
Stirling Council  Agenda Item No. 6 

Planning & Regulation Panel Date of 
Meeting:  7 September 2021 

Not Exempt 

Proposed Erection Of Detached Dwelling House In Garden 
Ground. At Garden Ground North Of 40 Castle Road, 
Causewayhead, Stirling - Mr Paul Byrne - 21/00560/FUL – 
Hearing 

 

Purpose & Summary  
The proposal is being considered by Planning & Regulation Panel as the development has 
received more than five objections and requires determination by Planning & Regulation 
Panel in accordance with the Council’s Scheme of Delegation for determining planning 
applications. 

A Hearing request has been made within timescales according to procedure in order to have 
the opportunity to address the Panel. 

This report forms the Report of Handling for the planning application in compliance with the 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 
2013. 

 

Recommendations  
The Planning & Regulation Panel is asked to: 

1. approve the application, subject to the conditions set out at Appendix 1 to this report.  

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
Not applicable.  

 

1. Background  
1.1. Not applicable. 

 



2. Considerations 
The Site 

2.1 The site is located within the garden ground to the north of 40 Castle Road, 
which is a single storey, pitched roof, detached residential dwelling located 
within an established residential area of Causewayhead.  The site is 
immediately bound to the west by Castle road where the site is accessed and 
on all other sides by residential development.  The site is relatively flat and is 
situated within the designated inventory battlefield of the Battle of Stirling 
Bridge. 

The Proposal 

2.2 Planning permission is sought for the erection of a two storey dwelling in the 
Garden Ground to the North of 40 Castle Road, Causewayhead.  The 
footprint of the proposed dwelling is in the north extents of the garden ground 
and will take access from Castle Road.  

2.3 The footprint of the proposed L-shaped dwellinghouse will be approx. 10.5 
metres in width and approx. 13.4 metres in length.  The overall height of the 
proposed roof will be approx. 8.6 metres with an eaves height of approx. 4.9 
metres.  

2.4 The external walls of the dwellinghouse will be finished in buff roughcast with 
a smooth roughcast basecourse also in buff.  The roof will be finished in 
terracotta concrete interlocking tiles.  Windows and doors are to be white 
uPVC.  

Previous History 

2.5 Planning history of particular relevance to the application site includes:  

09/00426/FUL Approved with Conditions: Erection of dwelling house, August 
2009. 

11/00648/FUL Approved with Conditions:  Alternative house design to that 
approved under planning permission 09/00426/FUL, November 2011. 

14/00647/FUL Approved with Conditions: Application under section 42 of the 
Town and Country Planning (Scotland) Act 1997 to vary condition 1 of 
planning permission 11/00648/FUL, December 2014. 

20/00857/FUL Approved with Conditions: Erection of dwellinghouse, February 
2020. 

Consultations 

Roads Development Control: 

2.6 No objections subject to conditions relating to vehicular access, parking, 
visibility, driveway construction and access gates. 

Historic Environment Scotland: 

2.7 No objections. 

Bridge and Flood Maintenance:  

2.8 No objections subject to conditions relating to permeable paving.  

  



Representations 

2.9 There have been 8 representations received in response to the application, all 
of which object to the proposals.  The comments raised can be summarised 
as follows: 

2.9.1 Materials. 

2.9.2 Response:  This is discussed in more detail in the Assessment section 
below.  However, it is noted that the agent has submitted revised 
plans which address these concerns.  The proposed external 
materials are now to match the existing dwelling at No. 40 Castle 
Road and are overall considered to be consistent with that seen 
elsewhere on Castle Road. 

2.9.3 Scale and Design. 

2.9.4 Response:  This is discussed in the Assessment section below. 

2.9.5 Plot Ratio. 

2.9.6 Response: This is discussed in the Assessment section below. 

2.9.7 Impact on Privacy. 

2.9.8 Response:  There are no windows on the northern elevation which 
faces onto the garden ground of No. 38 Castle Road.  The rear 
windows are not directly facing the garden ground and therefore there 
is not considered to be a material impact on the privacy of the garden 
ground at No. 38 Castle Road.  

2.9.9 Parking Provision. 

2.9.10 Response:  Roads have been consulted as part of this application and 
have raised no concern that the parking requirements cannot be 
delivered.  However, parking requirements are requested as a 
condition.  

Local Development Plan 

2.10 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan.  The determination shall 
be made in accordance with the Plan unless material considerations indicate 
otherwise.  The following provisions of the Development Plan are considered 
relevant to the consideration of this application. 

2.11 Policies 1.1: Site Planning, 2.11: Houses in Garden Ground/Curtilages, 3.1: 
Addressing the Travel Demands of New Development, 3.2: Site Drainage, 
7.8: Development affecting Battlefields, Gardens and Designed Landscapes. 

Other Planning Policy 

2.12 Draft SG: Transport and Access for New Development  

Assessment 

Principle of Development 

2.13 It is noted that the site has an extant planning consent for a 1.5 storey 
dwelling and so material weight should be given to this to establish the 
principle of development.  



2.14 The proposed development is situated within the garden ground of 40 Castle 
Road. Policy 2.11: Housing in Garden Ground/Curtilages is therefore the key 
Policy to establish the acceptability of the proposals. 

2.15 Policy 2.11 supports the use of garden grounds for housing development 
provided the proposals meet the criteria set out within this policy, which 
ensure that the development of the plot contributes to, and respects, the 
development pattern and streetscape, and does not impact the amenity of 
existing  dwellings.  Overall, it is considered that the proposals demonstrate 
compliance with each of the criteria outlined in Policy 2.11 and thus the 
principal of development is acceptable.  

Placemaking and Streetscape 

2.16 The garden ground of No. 40 Castle Road is particularly large in comparison 
to others either side and within the wider street.  The proposed siting of a 
dwelling in the northern extents of the garden ground appear to complete a 
gap in the streetscape.  Development of the site will not result in over-
development within the setting of the street.  Furthermore, there is 
accordance with criteria (a) of Policy 2.11 and Policy 1.1, as the siting of the 
proposed dwelling is consistent with the surrounding buildings.  Properties 
along Castle Road are generally set back from the road and the dwellings 
tend to follow a common building line adjacent to the road.  

Scale and Design 

2.17 The proposed dwelling is to be two storey, and is slightly higher than the 1.5 
storey dwelling which is approved under planning permission 20/00857/FUL.  
Whilst the majority of the dwellings on Castle Road are single storey 
bungalows, this increase to two storeys is not considered to be stand out 
within the wider street as there are other instances of two storey dwellings, 
one of which is just opposite the proposed site.  In addition, the highest point 
of the roof is set back from the building line which has a considerably lower 
ridge height, this reduces the overall impact of the dwelling.  Furthermore, the 
proposed blend of materials, as shown on the revised elevations, are 
considered to be appropriate and will ensure the proposed dwelling is suitably 
integrated.  It is therefore considered that the proposals are in compliance 
with Policy 1.1 in this regard.   

Plot Ratio 

2.18 It is considered that the proposal accords with criteria (b) and (c) of Policy 
2.11, as the proposed dwelling is sited and designed to a scale that has 
considered its local context to preserve amenity and the proposed curtilage 
and that remaining attached to the existing house are comparable with those 
nearby in terms of size, amenity and privacy.   

  



Amenity Impact 

2.19 The proposed dwelling is considered to comply with criteria (b) in that it is 
afford a degree of privacy comparable to surrounding dwellings, due to the 
orientation of the proposed dwelling, the position of windows and screening 
from boundary treatments.  Furthermore, the curtilage remaining attached to 
the existing house is comparable in terms of size and shape with the 
surrounding properties and its amenity space and privacy is being maintained 
as part of this proposal.   

2.20 Furthermore, Criteria (c) also outlines that the proposed dwelling must not 
materially affect the privacy or daylight of the surrounding residential 
properties.  The proposed dwelling is suitably oriented and windows are 
carefully sited so that there are no instances of direct overlooking between 
the proposed dwelling and surrounding neighbouring properties or the private 
garden grounds.  Thus, the proposed dwelling is considered to be in 
compliance with Policy 2.11 Criteria (c) in this regard.  

Boundary Treatments 

2.21 The new plot will be bound to the north and east by the existing hedge, which 
is to be retained.  Furthermore, a new timber fence is to be erected on the 
southern boundary to define the new plot boundary.  The proposed fence 
starts at a lower height of 0.9 metres from Castle Road up to the building line 
and then rises to 1.8 metres, running to the rear boundary.  

Trees 

2.22 The proposal will not adversely impact upon the local landscape, such as 
trees and hedges, in accordance with criteria (d) of Policy 2.11.  

Water and Drainage 

2.23 With regards to site drainage, the proposed dwelling is to be connected into 
the existing public water supply network and public drainage network for foul 
and surface water.  It is therefore considered that the proposals are in 
compliance with Policy 3.2.  Furthermore, the Flooding and Bridge 
Maintenance team have been consulted as part of this application and have 
no objections to the proposals subject to a condition relating to permeable 
paving which is detailed in Appendix 1 to this report.  

Roads 

2.24 The Roads Authority was consulted as part of the assessment of this 
application and has responded with no objections to the proposal subject to 
conditions which have been detailed in Appendix 1 to this report.   

  



Impact on Battlefield 

2.25 The site is located within the Battle of Stirling Bridge designated battlefield, 
and as such, Stirling Council’s Archaeology team and Historic Environment 
Scotland (HES) have been consulted on the proposals.  HES has no 
comments to make with regards to the proposed development.  Stirling 
Council’s Archaeologist was also consulted on the proposals, the initial 
response requested further survey work to be undertaken prior to a 
recommendation being given including a metal detection survey and a 
photographic record of current ground conditions.  Furthermore, if the 
requested surveys were to identify archaeological features or finds of merit a 
negative suspensive condition was proposed relating to the implementation of 
a programme of archaeological works.  However, after further discussion with 
Stirling Councils Archaeologist, given the sites history and that there is an 
extant planning permission where no such condition has been requested, it 
was agreed that, in this instance, further survey work was not necessary.  The 
Archaeologist’s final response indicates that, due to the significant 
development having occurred in the area previously, it is likely that any 
historical remains will have been previously destroyed and the proposals are 
considered to be in compliance with Policy 7.8.  

Conclusion 

2.26 Overall, it is considered that, subject to the conditions outlined in Appendix 1 
attached to this report, the siting and design of the proposed dwelling is 
consistent with Policies 1.1, 2.11, 3.2 and 7.8 and therefore considered to 
comply with the Local Development Plan. 

 

3. Implications  

Equalities Impact 

3.1 This application was assessed in terms of equality and human rights.  Any 
impact has been identified in the Consideration/Assessment section of this 
report. 

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required. 

Other Policy Implications 

3.4 All relevant policies have been set out within Considerations of this report.    

Consultations 

3.5 As set out in within Considerations of this report.  

  



4. Background Papers 
4.1 Planning Application file 21/00560/FUL.  File can be viewed online at:  View 

Application 

4.2 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01A Location Plan  
 

03 General PL-001 
 

04A Elevations PL-002 A 
 

  

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of Development. 
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APPENDIX 1 

 

Proposed erection of detached dwelling house in garden ground. at Garden Ground 
North Of 40,Castle Road,Causewayhead,Stirling - Mr Paul Byrne - 21/00560/FUL 

 
Approve, subject to the following conditions 
 

1. Vehicular Access:  Vehicular access shall be formed at right angles to the public 
road as a vehicular footway crossing of a minimum width three metres. 

 
2. Visibility:  There shall be no obstruction to visibility over 1.05m in height above 

existing road level within 2.5m of the carriageway edge over the plots frontage with 
the adjacent public road.  Any proposed fencing or boundary treatment shall not 
encroach on or obstruct this visibility splay. 

 
3. Driveway Construction:  The driveway shall not exceed a gradient of 1:10, and 

shall be suitably surface and drained to ensure no loose material or surface water is 
discharged from it onto the public road.  Where the driveway falls towards the public 
road a surface water interceptor drain shall be provided across the driveway to the 
rear of the footway heel kerb with a positive drainage connection discharging into the 
site. 

 
4. Access Gates:  Any access gates shall be set back from the carriageway edge, 

constructed in line with boundary fencing and open inwards only. 
 
5. Parking:  Parking shall comply with the rates provided in Stirling Council’s Draft 

Supplementary Guidance: Transport and Access for New Development.  These rates 
are exclusive of any spaces provided within proposed garages. 

 
6. Unsuspected or Unencountered Contamination:  The presence of any previously 

unsuspected or unencountered contamination that becomes evident during the 
development of the site shall be brought to the attention of the Planning Authority 
within one week.  At this stage, a comprehensive contaminated land investigation 
shall be carried out if requested by the Planning Authority. 

 
Reasons: 

 
1. In order to provide sufficient space to allow vehicles to safely access and egress the 

site. 
 

2. In order to ensure vehicular drivers have visibility over the length of the road in both 
directions in the interest of highway safety. 
 

3. To ensure no surface water is discharged or loose material is carried from it onto the 
adjacent public road. 
 

4. In order to preserve the amenity of the footpath. 
 

5. To ensure compliance with Parking Standards. 
 

6. To ensure any contamination within the site is dealt with. 





Location of Development 

Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2020.  All rights 
reserved. Ordnance Survey Licence number 100020780 
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