
Stirling Council  Agenda Item No. 7 

Planning & Regulation Panel Date of 
Meeting:  7 September 2021 

Not Exempt 

Approval Of Matters Specified In Conditions 1, 2, 3, And 6 Of 
Planning Permission In Principle 14/00783/PPP For Residential 
Development And Associated Infrastructure At Land Adjacent 
To North Of Bearside House And South Of Clayhill Cottage, 
Polmaise Road To Carron Reservoir, Stirling, Stirling  - BDW 
Trading Ltd - 21/00206/MSC 

 

Purpose & Summary  
Matters Specified by Conditions (MSC) approval is sought to build housing and associated 
infrastructure at land adjacent to north of Bearside House and south of Clayhill Cottage, 
Polmaise Road to Carron Reservoir, Stirling.  The application site is an allocated Local 
Development Plan (LDP) site to the east of Cambusbarron along Polmaise Road, which also 
has established residential approval through appeal, following the refusal of application 
14/00783/PPP.  

This application seeks the Planning & Regulation Panel’s approval of the information 
submitted to address the MSC conditions one to three and six of approved application 
14/00783/PPP. This approval was also subject to a planning obligation to cover the 
necessary contributions such as education and roads.  The relevant conditions have been 
listed in the description of the development.   

This submission is not a planning application but the second part of the two-stage planning 
permission in principle process.  The detailed matters considered under Conditions one to 
three and six are primarily in accordance with the Stirling Council Development Plan Oct 
2018. The proposed designs, layout, landscaping and roads requirements (subject to further 
conditions set out at Appendix 1) are all acceptable. In addition, conditions four, five, seven 
and eight are discharged.  These conditions are not MSC conditions and the discharge of 
these conditions is delegated to officers.   

Whilst an application for approval of matters specified in conditions do not fall into national, 
major or local categories, under the terms of the Town and Country Planning (Hierarchy of 
Developments) (Scotland) Regulations 2009, this Council has generally brought these 
matters to Panel for approval.  

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 in Appendix 1 to this report.  

 

Resource Implications  
None. 

 

Legal & Risk Implications  
Not applicable.  

 

1. Background  
1.1. This council refused Planning application 14/00783/PPP on the 17 March 

2016. That decision was appealed to Scottish Ministers who appointed a 
Reporter from the Department of Planning and Environmental Appeals 
(DPEA) to examine the appeal. The Planning Permission in Principle subject 
to conditions and a unilateral obligation (S75) was subsequently granted by 
the reporter on the 4 September 2018.   

 

2. Considerations 
The Site 

2.1. Site Location: The site is allocated for housing (The Adopted Development 
Plan identifies the site for development, as housing allocation H159 with an 
indicative capacity of 250 units) and falls within the defined boundaries of 
Cambusbarron.  The site lies on a north facing slope on the southern edge of 
Cambusbarron.  Polmaise Road and St. Ninian’s Road lie to the north and 
east of the site with existing housing to the western boundary and woodland 
directly to the south on Gillies Hill.  As well as the woodland area to the south, 
there are a number of mature trees within the site, predominantly in the 
northern area.  

2.2. Topography:  The site slopes downwards towards the north-eastern 
boundary, before gradually levelling out towards St. Ninian’s Road which 
wraps around the northern and eastern boundary. Landform is generally even 
with surface water draining towards the north east of the site.  Development 
proposals are to utilise the natural levels of the site to inform the location of 
housing and areas of open space.  Access roads and new footpaths will also 
follow the site contours. 

 

 

 

 



2.3. Access: The existing road and pedestrian network is largely contained to the 
north and east of the site by St. Ninian’s Road and Polmaise Road which also 
provide connection north to Cambusbarron and east towards Stirling.  A 
section of Polmaise Road also crosses the M9 directly to the east of the site. 
There is an existing footpath along St. Ninian’s Road to the north, which 
provides connections to the centre of Cambusbarron to the north, to the 
nearby schools and to the wider footpath network.  There is also a proposed 
bus stop directly to the north of the site.  An existing core path lies directly to 
the west of the site and can be accessed from the existing residential street 
along Gillies Hill.  This allows public access to the Hill and the Community 
woodland to the south, as well as Gillies Hill Fort and Polmaise Castle. 

The Proposal 

2.4. The proposal seeks permission to erect 194 housing units and associated 
infrastructure.  Therefore this application is for approval of matters specified in 
Conditions 1 to 3 and 6 of the planning permission in principle (PPP) 
application Ref 14/00783/PPP.  In addition discharge of Conditions 4 to 8 is 
sought.  It is important to note that the discharge of conditions 4 to 8 is 
delegated to Officers and the discharging of these conditions within this 
application are for noting only.   

2.5. Condition 1 of the PPP approval requires the following (listed within 
condition 2) to be approved by the Planning Authority, in the form of detailed 
proposals/drawings before works commence:  

2.6. Condition 2 of the PPP approval requires the following to be approved by 
the Planning Authority, in the form of detailed proposals/drawings: 

2.7. Prior to commencement of development on site, further applications for 
approval of matters specified in the conditions shall be submitted to and 
approved in writing by the Planning Authority; such further applications shall 
include the following details: 

2.8. a) drawings illustrating the layout of the site and position of all buildings 
including existing and proposed levels; 

2.9. b) foul and surface water drainage arrangements; 

2.10. c) floor plans, elevations, and sections of all proposed buildings; 

2.11. d) External facing materials. These shall be selected to minimise the visual 
prominence of the housing in wider views, notably those from Stirling Castle; 

2.12. e) retention of existing landscaping and proposals for hard and soft 
landscaping including boundary treatment and new planting and maintenance 
arrangements; and 

2.13. f) All external lighting. 

2.14. Condition 3 of the PPP approval requires the following to be approved by 
the Planning Authority, in the form of detailed proposals/drawings: 

2.15. Any future Matters Specified by Condition submission shall incorporate the 
guiding principles for the development of the site as outlined in the document 
entitled “Cambusbarron Masterplan Report” lodged with this application for 
planning permission in principle. 

2.16. Condition 6 of the PPP approval requires the following to be approved by 
the Planning Authority, in the form of detailed proposals/drawings. 

 



2.17. The design and construction of all roads within the proposed development 
shall be in accordance with the requirements outlined in the Roads Authority 
response dated 27 January 2016, specifically as regards internal junction 
visibility, junction visibility at the proposed roundabout, driveway/parking court 
visibility, forward visibility, parking provision, SUDS, public transport facilities, 
driveway construction, waste collection and travel plan and incorporate the 
design guidance given in ‘Designing Streets’, and shall be offered for 
adoption upon satisfactory completion. 

2.18. In addition to the above, information has also been submitted to satisfy the 
requirements of conditions 4 to 5 and 7 to 8 of the PPP approval.  These 
conditions required the submission of: Habitat Survey, Archaeological Survey, 
The design of the roads and drainage, the design of the new roundabout and 
the meeting of maximum noise targets.  

2.19. Detailed Proposals: The application is for 194 residential units, 48 of which 
are affordable units.  The private sale units are predominantly two storey 
detached properties, with semi-detached and short terraces in the north part 
of the site. The overall proposed residential layout provides a range of 
housing and housing densities which respond the existing site constraints, 
including the PPP masterplan and neighbouring residential areas.  Higher 
density development is located to the west, with lower density housing 
located to the south and east.  Storey heights also vary and includes single, 
1.5 and two storey dwellings.  These lower height plots are to be located on 
the southern and eastern edge of the site.  The private sale units includes 
bungalows.  

2.20. Materials: The proposed material palette consists of dark grey tiles on the 
roof, brick and roughcast for the walls and feature reconstituted stone on key 
elevations.  

2.21. Site Access/Public Transport: The site is to be accessed via a new 
roundabout on Polmaise Road with open space to the east of the access.  In 
terms of public transport, the site will make use of the existing bus stop to the 
north of the site on St. Ninian’s Road via a direct footpath link to the north of 
the site.  As per the Stirling Council Local Development Plan requirements, 
the new roundabout at the junction of Polmaise Road and St. Ninian’s Road 
shall be fully formed before the occupation of any building within the 
development. 

2.22. Landscaping: The landscape proposals will provide areas of open space and 
new areas of landscape planting.  The landscape setting to the north of the 
site is to be retained, along with a row of mature oak trees, and a SUDS basin 
will be formed within the open space.  Additional tree and landscaping is to 
form structure around the open space and improve biodiversity.  The 
incorporation of a trim trail and new informal footpaths will improve 
accessibility for new residents of all ages.  A small pocket of open space is 
shown within the southern area of the site, as well as a green corridor through 
the centre of the site, with a direct pedestrian link to the north. In addition, a 
landscape buffer is shown around the perimeter of the site and will be planted 
with additional trees and shrubs.  This also includes an additional footpath to 
the west. Hedgerow and structure planting is to provide further definition to 
the front of properties and will establish a soft boundary to the street. 

 

 



2.23. Affordable Housing: The site includes affordable housing which is located in 
the north-western corner of the site, with direct access to St. Ninians Road 
and nearby links to public transport.  This area contains a mix of two-storey 1 
and 2 bed cottage flats and 2 and 3 bed terraced housing.  A mix of parking 
court and on-street parking is shown to the front of each dwelling.  The 
Affordable housing is to be ‘tenure blind’ meaning that appearance, materials 
and specification of all houses throughout the development are the same 
regardless of tenure.  The affordable homes are sited to benefit from an 
attractive setting overlooking the open space as well as an accessible 
location in close proximity to the town. 

Previous History 

2.24. 14/00783/PPP: Residential development was granted on appeal after the 
Council refused the application.  The detail of which is the subject of this 
application.  This PPP approval was subject to a planning obligation (S75 
agreement) to cover the necessary contributions and on site provisions.  

2.25. 19/00462/MSC Application for approval of Matters Specified in Conditions 
Nos. 1, 2, 3, 4 and 6 of planning permission 14/00783/PPP for erection of 265 
homes and associated infrastructure was refused by panel on 08/01/20.  That 
decision was appealed to Scottish Ministers who appointed a Reporter from 
the Department of Planning and Environmental Appeals (DPEA) to examine 
the appeal.  

2.26. The appeal was dismissed by the reporter on the 20 July 2020, who found the 
density of the proposed development to be excessively dense, with an urban 
character, particularly in the context of the linear and relatively narrow form of 
the site in the southern and eastern part of the site.  Furthermore, it was 
concluded that the densities as proposed in those areas did not reflect the 
rural nature and character of adjacent development.  Consequently, it was 
concluded that the proposed development failed to meet the terms of 
condition 3 of the PPP consent and was considered contrary to Adopted 
Local Development Plan policy 1.1. 

Consultations 

Children's Services: 

2.27. Have confirmed that: four additional classrooms; together with ancillary 
facilities; including replacement nursery building; an extension to the 
hall/dining; General Practice space; toilets/cloaks; staff facilities, as well 
external play spaces are required. The proposed expansion would require the 
school to move to a 14 classroom model with associated accommodation. 

Scottish Water: 

2.28. No Objections. 

Housing Strategy & Development: 

2.29. No Objection.  The plan shows 48 affordable homes out of a development 
total of 194 and therefore meets the requirement for onsite provision.  

2.30. The mix of affordable housing to be provided has been discussed and agreed 
with Forth Housing Association.  The homes provided will be predominantly 
two and three bedroomed terraced houses together with a number of one and 
two bedroomed cottage flats providing a satisfactory mix suited to the needs 
of the local community.  The affordable homes will also benefit from their 
position adjacent to an area of open space and from footpath links to the 
wider village.   



2.31. The site is included in the SHIP 2021-2026 for the homes to be delivered in 
partnership with Forth Housing Association.  It is the expectation therefore 
that the required grant subsidy will be available to support this.  The 
developer and Forth Housing Association are both aware that a requirement 
for funding is that the homes comply with Housing for Varying Needs (HfVN) 
design guidance.  

2.32. In conclusion, Stirling Council’s Housing Service is supportive of the 
development of this site. 

Historic Environment Scotland: 

2.33. No Objections. 

Bridge & Flood Maintenance: 

2.34. No final response received.  A condition to require final approval of drainage 
calculations has been included at Appendix 1. 

Roads Development Control: 

2.35. No Objections subject to conditions.  

Sustainable Development Manager: 

2.36. No Objection.  The updated ecological survey information that has been 
submitted in response to the PPP conditions for 14/00783/PPP is adequate to 
meet the ecological condition (number 4). 

NatureScot: 

2.37. No objection. 

Scottish Environment Protection Agency (East):   

2.38. No Response.  

Land Services Team Leader: 

2.39. No Objections.  

2.40. In terms of the development sites location its centre is approximately 500m 
from the nearby King George V Park.  However, the Southern side of the 
development site is greater than 500m and a main road, St Ninian’s Road 
runs between the development site and the existing park.  It is suggested in 
this situation provision of on-site children’s play facilities is the more 
appropriate mechanism for provision. 

2.41. A “Trim Trail” is proposed to the North of the site and this service would 
welcome further details to ascertain suitability (condition of approval).  In 
general rural equipped play spaces should have at least 5 items of 
equipment.  The equipment should provide a mix of play opportunities, 
including, swinging/balancing/sliding/rocking/climbing/rotating etc. and be 
inclusive.  Passive surveillance from the windows of nearby buildings is 
essential. 

2.42. Response: See assessment section.  

Environmental Health:   

2.43. No formal response. 

 

 



2.44. Response: It is noted that noise levels are considered via condition 8 of the 
original PPP appeal decision and that the prior to submission of the MSC part 
of this condition has been signed off.  A condition requiring submission of a 
remediation strategy should there be any unknown/unecountered 
contamination found on the site during construction has been included at 
Appendix 1. 

Cambusbarron Community Council  

2.45. Object to the application and raise the following matters: 

2.46. Development increases, yet again, the number of houses in an area where 
the community has had its population grow exponentially over the last 20 or 
so years.  Lack of community infrastructure to cope with this number of new 
residents.  Consider it to be the wrong development in the wrong place, which 
has historic and sentimental value to the community.  Aware that there is a 
PPP and that there is some construction to be expected. 

2.47. Proposed development is more than allowed for by the PPP, which was for 
c170 units, current number of units is a 15% increase in that.  Existing 
infrastructure cannot cope with this number of new houses.  It is 
acknowledged that the LDP allocation H159, indicates up to 250 units, 
however this figure was not agreed by the community and suggest a figure of 
150 houses would be much more in keeping with the needs and ambitions of 
current residents.   

2.48. Response:  This application is for 194 units, of which 48 are affordable.  The 
proposed numbers in the PPP are indicative only and it is for a detailed MSC 
to determine the exact numbers of units that can be accommodated on site 
taking into account Placemaking, site design and layout and infrastructure 
considerations.  In this case the indicative numbers have increased from 170 
to 194.  As explained in the assessment section below the increase in unit 
numbers does not result in overdevelopment of the site.  

2.49. The development will increase pressure at Cambusbarron Primary School 
and local amenities.  

2.50. Impact on pupil numbers is not yet known and this has an impact on the 
previously agreed Section 75 Agreement. From 2024-5 the school will have 
deficit places and that by 2030 that this deficit will be 102 places.  This has an 
impact on all aspects of education in the village: nursery places will be in 
great demand earlier that 2024.  Social areas within the school will be 
insufficient for school life to be viable and rich.  

2.51. Community concerns related to this development are very much linked to 
density; traffic generation; lack of community resources and infrastructure; 
increase in population; parking and increased demand on schools.  

2.52. Response:  The impact on education and roads is discussed in the 
assessment section of this report.  Including the signed Section 75 agreement 
with regards to impact on education is discussed. 

2.53. The layout and density of the site is not suitable and goes against local and 
national policy.  

2.54. Response:  It is not considered that the layout and density of the site is 
against policy.  This is further discussed in the assessment section below. 

2.55. There will be a negative impact on the Local Landscape Area. 

2.56. Response:  This issue was addressed at the Planning Permission in 
Principle stage.  



2.57. Erosion of village identity and concerns over coalescence with Stirling.  

2.58. Response:  It is not considered that the development will lead to physical 
coalescence with Stirling. 

2.59. Housing mix should include accessible bungalows instead of flats.  Object on 
lack of equality of opportunity and unequal provision. 

2.60. Response:  It is considered that the housing mix provided for the site is 
appropriate and Housing Strategy and Development have not objected to the 
application.  This is further discussed in the assessment section set out 
below.  

2.61. Seek confirmation that the area of land adjacent to Bearside has been gifted 
to a resident in this area.  This would relieve concerns by residents over 
access.  

2.62. Response: This is not a material consideration and is a private civil matter.  

2.63. Confirmation as to which, if any, of the existing trees are to be removed and 
that these will be replaced with mature, hardwood native species.  Consider 
that Tree felling for this development is contrary to PPP and expect that the 
planned hedgerows and development planting be of native species. 

2.64. Response: This is discussed in the assessment section of the report.  

2.65. A residential travel plan, as required by the PPP has not been included in this 
application.  

2.66. Response:  A condition requiring the submission of a Residential Travel Plan 
has been recommended in Appendix 1.   

2.67. Concerns regarding a safe route to school.  

2.68. Response: The development shows the provision of this path up to the site 
boundary.  Beyond the site boundary it will be for the council to form this path 
using the S75 funds to be provided.   

2.69. Seek evidence that plans are in place for cyclist safety after the changes in 
road structure.  

2.70. Response:  Roads Development Control have no objection to the application.  
A Section 75 Agreement has been entered into which requires the developer 
to pay a financial contribution to fund transport mitigation measures in the 
vicinity of the site. 

2.71. Concerns raised regarding Bus provision.  

2.72. Response:  Roads Development Control have no objection to the application.  
A Section 75 Agreement has been entered into which requires the developer 
to pay a financial contribution to fund transport mitigation measures in the 
vicinity of the site. 

2.73. A clear and concise timetable for adoption by Stirling Council for this site 
needs to be provided.  

2.74. Response:  This issue is a matter to be resolved by roads should the 
development be approved.  

2.75. Concerns raised regarding the fact the actual number of children will be much 
higher than is anticipated.  This has an impact on all aspects of education in 
the village: nursery places will be in great demand earlier that 2024. Social 
areas within the school will be insufficient for school life to be viable and rich.  



2.76. Response:  The calculation used is the same as set out in Draft SG: 
Developer Contributions.  The Pupil Product Numbers are derived from 
Council data on existing and new developments and is considered robust. 

2.77. There is no play facilities included within the application and there are no safe 
routes to school. 

2.78. Response:  The PPP application and appeal decision did not require the 
provision of play equipment by condition or a financial contribution to play 
provision.  It is therefore not a matter that can be addressed by this MSC 
application.  However, it should be noted that the developer has included 
within the design areas for informal play.  Roads Development Control have 
no objection to the application.  A Section 75 Agreement has been entered 
into which requires the developer to pay a financial contribution to fund 
transport mitigation measures in the vicinity of the site. 

2.79. The removal of trees and lack of independent tree survey. 

2.80. Response:  A Tree Survey carried out by a suitably qualified person 
accompanies this application.   

2.81. Adverse impact on local GP and dental practices and that Forth Valley Royal 
Hospital will be able to cope with the huge level of house building currently 
taking place in Stirling and in particular with Midwifery where we are aware of 
an ongoing level of pressure on resources. 

2.82. Response: In line with Policy 3.3 and Draft SG: Developer Contributions 
Cambusbarron is not identified as a pressured area for Health and therefore 
would not attract any developer contributions in this regard.  In any event, the 
S75 for this site places no obligation on the developer to provide any such 
payment and is not a matter that can be considered at this MSC stage. 

2.83. The scale of this development needs to be appropriate for the place and to 
reduce the need to travel.  In line with LDP 2018 4.1 to 6.1, PP4 to PP6 the 
community council wish to see adequate provision for active travel and public 
transport and to ensure that both drainage and flood management are 
appropriate and have concerns for the impact of flooding to the Burnside and 
Kersebonny Road.   

2.84. Response: These matters are covered in the assessment section of this 
report. 

2.85. In line with LDP 2018 10.1 to 15.1, PP10 to PP15 the community council look 
for evidence that these homes meet SC’s ambitions with regard to 
renewables and that trees and other planting be native species.  

2.86. Response: The detail of the renewable energy provision is a building 
standards matter.  The detail of the native planting is covered by condition set 
out at Appendix 1 to this report.  The extent of build and open space provision 
meets with policy as set out in the assessment section of this report.   

Representations 

2.87. 26 letters of objection have been received and 20 letters of support have 
been received, 19 of which are a signed template letters of support.  The 
comments raised by objectors and supporters can be summarised as follows: 

2.88. Objector’s comments set out below:  

 

 



2.89. Principle of Development:  The village cannot support more housing and 
population growth, with recent and planned developments placing a strain on 
existing infrastructure such as schools and health facilities.  Population 
growth will be difficult to absorb without unreasonable disruption.  
Development will detract from rural nature and appeal of the village.  The 
area is the last part of Green Belt around the village and should remain 
protected.  The area is a Green Belt area of national historic significance.  No 
expansion in local employment or services to justify more housing.  Planning 
permission has been previously refused for this site.  Cite Main Issues Report 
Site Assessment that did not allocate the site in the Local Development Plan. 
Concern over coalescence with St Ninian’s/Stirling.  194 houses is more than 
that set out in the PPP for 170 houses and above the 250 indicative capacity 
in the Local Development Plan.  Development on this field does not accord 
with the policies or the spatial strategy as set out in the Local Development 
Plan and other brownfield sites around Stirling should be developed.  
Concern over this setting a principle of development being allowed contrary to 
the Local Development Plan.  Do not agree with the principle of the 
development. Impact of the development on the line of sight from Stirling 
Castle and impact on tourism as the new houses will detract from the view.  
Concern that Stirling Council supports this development.  The area is a 
valuable area of green space.  No provision of retail within the site. 

2.90. Response:  The principle of development on this site has been established 
through the appeal process which granted planning permission in principle.  
This application is limited to addressing the detail of the matters set out in this 
application description.  

2.91. Design and Layout:  Number of units proposed is overdevelopment of the 
site.  Bungalows should be provided to provide for a range of house types 
and for those that want to downsize.   

2.92. Response:  It is not considered that the number of units proposed is 
overdevelopment of the site as there is sufficient open space provided for 
within the site layout.  The applicant has provided a range of house types and 
sizes as well as provision for affordable housing that is in compliance with 
policy as per the response from Housing Strategy and Development.  

2.93. Education:  Primary School is at capacity and cannot cope with impact of 
new development and is itself not fit for purpose.  Capacity concerns at 
Secondary School.  An extension at the Primary School is not sufficient as 
this involves using adjacent outdoor space and woodland which is used by 
the community and pupils.  A new build school is required.  Current mitigation 
money would not be sufficient to address issues.  Additional concern over the 
length of time for this money to be received.  Type of housing proposed will 
attract families and increase pressure on the school.  A new school should be 
built on part of the site and the existing school site freed up for housing.  

2.94. Response:  Impact on education is an issue that was covered at the PPP 
stage and a signed Section 75 Legal Agreement is in place that requires the 
applicant to contribute £5,004,700 to the provision of capacity enhancement.  
The scope of this planning application limits assessment of education impact.  
Only the impact of the unit numbers on the Section 75 Legal Agreement can 
be considered.  The section 75 Legal Agreement was secured on the basis of 
funding to allow an increase in capacity to a double stream school.  It is 
considered that the proposed double stream school can accommodate the 
development without further mitigation being required.   



2.95. It is out with the scope of the Planning Authority’s assessment of this 
application to address how this mitigation is to ultimately be provided utilising 
the contributions to be received from the applicant.  This will be for the 
Council as Education Authority, in consultation with the Council’s Assets team 
and the community, to take forward an agreed mitigation measure.  

2.96. Roads:  Roads access and extra traffic generated by the development in 
Cambusbarron and surrounding streets and areas.  Increase in parking 
problems in the village.  Loss of amenity from increased traffic.  Concerns 
about the prospect of a roundabout next to the motorway bridge.  At peak 
times this will mean large volumes of traffic coming from 4 directions into the 
roundabout leading to congestion issues at this roundabout and at the mini 
roundabout at the Torbrex side of the at the motorway bridge.  It is unclear 
how pedestrians/ children/cyclists will be able to safely navigate this road 
from the new estate.  Concern over increased traffic on pedestrian/cyclist 
safety, particularly for children walking to schools.  Impact on the road 
network in conjunction with quarry application.  Concerns over increase in 
speeding within 30mph zone leading to pedestrian safety concerns.  
Concerns are raised regarding a lack of pedestrian link across main roads.  
Lighting required would increase light levels directly into the property.  
Location near a bend so there is a concern of safety.  Lack of public transport 
through the village.  Concern over sightlines being achieved at Polmaise 
Road.  Increased school traffic will increase pressure on road to primary 
school.  Provision should be made for cyclists, no safe, legal access is shown 
to access existing developments or local schools.  Erroneous references to 
footpaths.  A travel plan has not been provided.  Electric vehicle charging 
points are not provided.  

2.97. Response:  Roads Development Control has no objection to the details of 
the proposal. Roads Development Control is satisfied that the matters raised 
and subsequent conditions of the PPP application are addressed subject to 
further conditions.  Where appropriate further conditions have been 
recommended in Appendix 1.  Further information on Road issues are 
addressed in the assessment section of this report.  

2.98. Flooding:  Area is at risk of flooding.  Surface water run-off impacting on 
existing drainage and impact on flooding on local roads.  Concern over 
displaced water and impact of erosion of the top soil and existing planting.  
SUDS scheme could be maximised for wider people and wildlife benefits.  
Concern that SUDS scheme is not adequate.  Concern that SEPA and 
Council’s Flood Officer has not objected to this application.  Concern that 
future development may increase risk of flooding.  

2.99. Response:  A planning condition is recommended to deal with flooding and 
surface water run-off. A SuDs scheme is shown and the condition will ensure 
it is designed and formed to recognised standards.  Planning permission is 
just one of the stages of development, it will be for the applicant to ensure 
that technical consents as required by other regulatory functions are obtained 
and complied with.  

 

 

 

 



2.100. Environment:  Development will cause a strain on the sewerage system, 
water supply, electricity supplies and local services.  Bats present in tree 
adjacent to the site.  Site should be left as it at is regularly used by grazing 
deer and other animals with ducks and swans using the flooded areas.  It is 
an area of biological diversity.  Impact of the development on CO2 emissions.  
Request a phase 1 habitat survey.  Deadwood from cut down trees should be 
left on site for ecological value.  Requirement for bat survey.  Habitat survey 
is needed.  Risk of damage to surrounding woodland as a result of the 
development.  Existing trees on the site should not be removed, particularly 
those listed Category A or B.  Development does not reflect the fact that there 
is a Climate Emergency as declared by Stirling Council and Scottish 
Government as there is no renewable energy sources such as ground source 
heat pumps proposed.  Gas central heating should not be considered. 
Houses should be built that are for a low carbon future.  

2.101. Response:  Scottish Water has not objected to the application.  SEPA have 
not responded.  It will be for the applicant to ensure that other technical 
consents required by statutory bodies are sought and complied with.  The 
developer has confirmed that all houses will comply with current Scottish 
Building Standards, this is out with the planning system and this will be 
assessed at the Building Warrant stage.  Further information regarding 
environmental impact is discussed within the assessment section of this 
report. 

2.102. Landscaping:  The developer should plant and fence up all boundaries of the 
site. Links should be provided into the informal path network to the south of 
the site.  Only informal play is provided.  

2.103. Response:  A revised landscaping scheme was sought from the applicant to 
address areas of concern relating to planting and boundaries around the site.  
The revised landscaping plan shows an acceptable mix of boundary 
treatments and allows links to the informal path network beyond the site. 

2.104. Neighbour amenity:  Proximity of buildings and style/number will affect light 
received to neighbouring properties.  Concern over the impact of privacy on 
existing properties from the proposed houses.  Increase in dropped litter as a 
result of the development.  Development would disrupt line of site 
communications infrastructure. 

2.105. Response:  Increase in litter is not a material planning consideration and the 
application could not be reasonably refused on this ground.  The proposed 
houses vary in distance from existing houses throughout the site, it is not 
considered that any of the houses will introduce an unacceptable detrimental 
impact on privacy of these houses due to a combination of separation 
distances and proposed landscaping and boundary treatments.   

2.106. Health:  Existing health infrastructure is unable to cope with the demands 
from the new development. 

2.107. Response:  This is not a matter than can be addressed through this MSC 
application.  The principle of development has been established and a 
Section 75 Legal Agreement is in place to secure developer contributions to 
infrastructure provision.  As this site is not within an identified area of 
pressure for health no contribution has been sought from the developer. 

2.108. Construction:  Concern over the number of years that the site will take to 
construct. 

2.109. Response:  This is not a relevant planning consideration. 



2.110. Legal Matters:  Access rights for drainage into the field for registered sceptic 
tank and soak away.  Development showing within adjacent properties and 
shown on title deeds.  Developer should pay the S75 financial contributions 
prior to completion and occupation of the houses due to concerns over the 
ability of the developer to pay the required contributions.  

2.111. Response: Property legal matters are not relevant planning considerations 
and are civil matters.  It will be for the applicant to ensure that they have legal 
rights to implement the proposals.  In terms of the S75 Legal Agreement, this 
requires payments on a phased basis as the development progresses.  This 
is normal procedure for securing S75 payments from developers.  

Local Development Plan 

2.112. 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 taking into account 
material considerations.  As this is a Matters Specified in Conditions 
application the assessment is limited to discharging conditions 1 to 3 and 6 of 
the associated PPP application.  The principle of housing on this site cannot 
be revisited.  

2.113. The following provisions of the Development Plan are considered relevant to 
the consideration of this application. 

2.114. Primary Policy 1: Placemaking, Policy 1.1: Site Planning, Policy 1.3: Green 
Infrastructure and Open Space, Policy 2.2: Planning for Mixed Communities 
and Affordable Housing, Policy 2.3: Particular Needs Housing and 
Accommodation, Primary Policy 3: Provision of Infrastructure, Policy 3.1: 
Addressing the Travel Demands of New Development, Policy 3.2: Site 
Drainage, Policy 3.3: Developer Contributions, Primary Policy 4: Greenhouse 
Gas Reduction, Policy 4.1: Low and Zero Carbon Buildings, Primary Policy 5: 
Flood Risk management, Primary Policy 7: Historic Environment, Primary 
Policy 8: Conservation and Enhancement of Biodiversity, Policy 8.1: 
Biodiversity Duty, Policy 9: Managing Landscape Change, Policy 9.1: 
Protecting Special Landscapes, Policy 9.3: Landscaping and Planting in 
Association with Development, Policy 10.1: Development Impact on Trees 
and Hedgerows 

Other Planning Policy 

2.115. National Policy:  Scottish Planning Policy 2014, sets out national planning 
policies which reflect Scottish Ministers’ priorities for operation of the planning 
system and for the development and use of land.  As a statement of Ministers’ 
priorities it carries significant weight in the determination of planning 
applications.  Relevant to this application is to create successful, sustainable 
places by supporting the creation of well-designed, sustainable places and 
sustainable economic growth. 

2.116. Non-statutory Supplementary Guidance - SG01: Placemaking, Draft SG: 
Transport and Access for New Developments, Draft SG: Developer 
Contributions. 

Assessment 

2.117. Determining Issues: This application specifically and exclusively covers 
Conditions 1, 2, 3 and 6 of planning permission 14/00783/PPP.  The 
assessment is therefore restricted to assessing the detail of these conditions 
against relevant sections of the Local Development Plan policies outlined 
above.  The principle of housing on this site cannot be revisited.   



2.118. To address these determining issues, the committee needs to consider 
whether: 

a) The submitted detail is in line with the PPP conditions 1 to 3 and 6 and 
complies with the PPP conditions and the adopted policies listed above; 

b) The design, layout and materials are acceptable;  

c) Landscaping, trees and open space are acceptable 

d) Issues relating to transport, biodiversity, tree loss, road safety and active 
travel have been addressed; 

e) Any other material considerations and Representations have been 
addressed.   

2.119. Compliance with Planning Permission in Principle: As set out above, 
application reference 14/00783/PPP was granted on appeal for the erection of 
housing.  Therefore, the principle of housing development on this site is 
established.  To mitigate against the impact of the development the appeal 
decision listed a number of conditions to be addressed before development 
commences and a Section 75 Legal Agreement has been agreed to require a 
financial contribution from the applicant to allow mitigation of matters relating 
to affordable housing, education provision and transport.  

2.120. This application for approval of matters specified by conditions seeks to 
address the PPP conditions to gain approval for the detail of 194 units on the 
site, including 48 affordable units.  The PPP does not restrict the number of 
residential properties, but does condition that any future MSC application 
follow the guiding principles for the development of the site as outlined in the 
document entitled “Cambusbarron Masterplan Report” lodged with this 
application for planning permission in principle.  This application proposes the 
delivery of housing, including twenty five percent affordable, of a layout and 
density, which meets with the principle of the PPP conditions and the guiding 
masterplan.  The application is also supported by the necessary 
drawings/plans, supporting documents/reports in accordance with the MSC 
condition requirements of the PPP approval, which are assessed below. 

2.121. Delegated Discharge Conditions: Not all conditions on the decision require 
to be discharged through a Matters Specified by Conditions application, 
specifically Conditions 4, 5, 6, 7 and 8 are delegated to officers.  
Information/Reports has been submitted in support of Conditions 4, 5 and 8 
and these conditions have been satisfied.  Furthermore, a Roads 
Construction Consent has been agreed to support Conditions 6 and 7, 
however the requirement for the roundabout to be fully formed prior to the 
occupation of the first house still stands.  Condition 9 also still stands and will 
have to be adhered to by the applicant during the construction phase of the 
development.  

 

 

 

 

 

 

 



2.122. Conditions to be determined by this application: The conditions sought to 
be addressed by this MSC application relate to the following: Condition 1 and 
2, the submission of plans covering: the detailed layout of the site and 
position of all buildings including existing and proposed levels; foul and 
surface water drainage arrangements; floor plans, elevations and sections of 
all proposed buildings; external facing materials, the retention of existing 
landscaping and proposals for hard and soft landscaping, including boundary 
treatment and new planting, including maintenance arrangements and all 
external lighting.  Condition 3: A report outlining compliance with the 
Masterplan Report and Condition 6: the internal roads design is in line with 
the requirements of the Roads Authority response set out at the PPP 
approval stage.  

2.123. The drawings and supporting documents submitted in response to PPP 
conditions 1 to 3 and 6 with the application have been considered in detail 
against the PPP approval (conditions 1 to 3 and 6), the policy context set out 
above, including the wider Placemaking and Design policies outlined and it is 
concluded that this application accords with detailed required by the PPP 
conditions (subject to the follow on conditions set out at Appendix 1) and 
these policies and material considerations and can be supported for the 
reasons, which follow.  A key part of this assessment has been the responses 
of the consultees, the conclusions of which are also assessed within the 
following paragraphs. 

2.124. Place Making:  In terms of place making and design, Scottish Planning 
Policy advises that planning should take every opportunity to create high 
quality places by taking a design-led approach and planning should support 
development that is designed to a high quality, which demonstrates the six 
qualities of successful place.  Those qualities are: distinctive; safe and 
pleasant; welcoming; adaptable; resource efficient; easy to move around and 
beyond. 

2.125. Primary Policy 1 (Placemaking) of the adopted Local Development Plan 
requires development of all scales to contribute to achieving the Council’s 
Placemaking objectives.  It requires development to not only be designed and 
sited with reference to their own specifications, but also in relation to the 
character and amenity of their wider location.  Development is expected to 
take account of any relevant design or landscape guidance, safeguard and 
enhance built and natural heritage and contribute to Green Network 
objectives and have minimal adverse impact on air quality.   

2.126. Policy 1.1 (Site Planning) requires all new development to contribute, in a 
positive manner, to the quality of the surrounding built and natural 
environment.  To do so, it sets a series of more detailed design criteria 
relative to design and site planning which development is expected to meet.  
This includes working with site topography and skylines, ensuring delivery of 
buildings of an appropriate size, scale and design, and creating a coherent 
structure of high quality streets and inclusive places which are easy to 
navigate.  It also requires development to demonstrate that buildings and 
spaces have been designed with future adaptability in mind wherever 
possible.   

 

 

 



2.127. Condition 1:  Condition 1 required that the applicant submit plans and 
particulars in accordance with the remaining conditions.  It stated that no work 
shall begin until the written approval of the Authority has been given and the 
development shall be carried out in accordance with that approval.  As per 
this application information has been submitted to cover the remaining 
conditions including matters 2, 3 and 6.  It is therefore considered that the 
applicant has demonstrated compliance with Condition 1 and this condition 
can be approved.   

2.128. Condition 2 a): In accordance with this condition Drawings have been 
submitted illustrating the layout of the site and position of all buildings 
including existing and proposed levels (amended during the course of the 
application to respond to consultees).  This been considered in detail against 
the wider Placemaking and Design policies outlined and it is concluded that 
this application accords with these policies and material considerations and 
this condition can be approved.  The layout incorporates a lot of what was 
previously negotiated through the previous MSC application (19/00462/MSC) 
in respect of Urban Design and Placemaking.  In terms of the changes made, 
the introduction of an additional area of amenity open space towards the 
southern portion of the site incorporating an existing tree is a welcome 
change.  It will provide some additional relief and interest to the streetscape, 
whilst retaining a mature tree.  Equally the changes made relative to layout 
and house types in the vicinity of Bearside can be supported.  The proposals 
also introduce a footpath running in close proximity to the boundary of the site 
with existing residential properties (forming the current built edge of 
Cambusbarron at this point).  This path is not particularly well integrated or 
overlooked.  Therefore, a condition is set out at appendix 1 requiring 
fenestration at ground and upper floors to allow casual overlooking of both the 
footpath itself and the surrounding open spaces.   

2.129. The revisions also show a number of locations where ‘feature’ house types 
are proposed that have an enhanced material finish to announce areas of 
change within the site or to assist in framing vista views. 

2.130. Visual interest is added from the differing house types, varied positions and 
use of materials that ensure integration with the existing surrounding area.  
The site layout includes variety, which helps to achieve a sense of place 
through the layout of the buildings, orientation and landscaping.  The design 
response is broadly in accordance with the requirements of LDP Policy PP1 
and 1.1.  The development design has sought to have a positive impact on its 
surroundings through height, form, scale, position of buildings and materials.  
Overall it is considered that the scale, form and materials are appropriate 
within the context of the site.    

2.131. It is considered that the proposals can be viewed in accordance with this PPP 
Condition 1 and policy, demonstrating a reasonable understanding of the 
context of the site.  It is considered that the submitted building plans and 
elevations demonstrate that there are elements of the design, which have 
considered the site context and offer both an appropriate response to the site 
reflective of the LDP policy framework outlined, and the guidance contained 
within adopted Supplementary Guidance: Place Making.  Conditions are set 
out at Appendix 1 to this report requiring the submission and approval of all 
intended building materials.  

 

 



2.132. Furthermore, the development displays good levels of garden space and 
planting.  In general the approach to boundary treatments is acceptable, 
particularly the use of hedging in important and visible locations.  Conditions 
are also attached requiring the submission and approval of all hard 
landscaping materials, in order to ensure delivery of the design aspirations 
articulated.  

2.133. In terms of the landscape detail, in principle this is supported, and is 
considered to broadly align with the Policy 1.1 and condition 2 part e).  This 
support however is predicated upon the detail of all planting proposals being 
submitted along with further tree protection measures, through the conditions 
and confirmed as appropriate and acceptable.  

2.134. Once built, and suitably finished and landscaped, the proposed dwellings will 
integrate well with the surroundings, preserving the character of the area.  
The drawings and information submitted, (subject to additional information 
being submitted through conditions) have satisfied the requirements of 
Condition 2 part a) of the PPP approval.  The scale, size and external 
appearance are in accordance with Development Plan Policies PP 1 and 1.1 
of the Adopted Stirling Local Development Plan 2018. 

2.135. Condition 2 b):  In accordance with this condition, in terms of foul water, a 
sewer system is shown that will be adopted by Scottish Water.  Scottish 
Water have not objected to the proposals shown.  

2.136. Surface Water will be collected and drained to a SUDS attenuation pond 
shown on the northern (lower) portion of the site. Scottish Water have not 
objected to drainage method shown.  It is noted that the SUDS pond has 
been designed in as an integral part of the open space and incorporates the 
path network to provide an attractive design feature.  It is therefore 
considered that the applicant has demonstrated compliance with Condition 2 
b) and it can be approved. The proposals are also satisfactory in terms of 
Policy 3.2. 

2.137. Condition 2 c):  There are a range of house types proposed on the site 
ranging from cottage flats to detached houses.  Floor plans, elevations and 
cross sections of all house types have been submitted. In line with Policy 2.2 
and it is considered that the proposed housing mix provided is appropriate.  

2.138. 48 affordable houses, to be managed by Forth Housing Association, are to be 
provided.  As outlined in the consultation response from Housing, it is 
considered that the requirement of 25% affordable housing is being met. 
Policy 2.2 and Draft SG: Developer Contributions is clear that a development 
of this scale and location requires this contribution to be met on site and this 
is provided for in the Section 75 Legal Agreement.  The delivery of affordable 
units is dependent on funding being available, and where the balance of 
funding cannot be achieved, an unfunded provision can be sought, however 
at the lower amount of 7.5%.  This is in line with policy and Draft SG: 
Developer Contributions and is therefore supported.  The applicant has also 
worked with the Housing Strategy team to ensure an appropriate mix of 
house types is provided on the site and it is noted that they support the 
proposed housing mix.  

 

 

 



2.139. The remaining market houses consist of semi-detached homes and detached 
homes.  The PPP masterplan provides for a range of house types including 
bungalows, which are proposed on the site.  The applicant has also submitted 
a justification for the housing mix on the site.  It is accepted that the Design 
and Access report submitted through this application to support the 
masterplan provides for flexibility in house types and the proposal broadly 
complies with Policy 2.2. 

2.140. Policy 2.3 states a preference that all new housing is built to a ‘varying needs’ 
or ‘lifetime homes standard’ to support independent living, to ensure they are 
accessible to as wide a range as possible and to allow for future adaptation.  
It is noted that the Ballater, Breamar, Brechin and Glenbervie house types 
provide additional rooms on the ground floor, such as a study, and those 
house types with integral garages, allow for adaptable room uses and allow 
space for future adaptions of garages to habitable rooms to meet this 
requirement.  The applicant has also confirmed that all houses will be fully 
compliant with Scottish Building Regulations adaptability standards which will 
be assessed during the Building Warrant stage, separate from the planning 
process.  

2.141. On balance, it is accepted that the proposal shows a mix of tenures, house 
types and sizes that are appropriate for the site and its location.  It is also 
noted that there are no 5 bed properties proposed and this is supported as it 
is in line with the Council’s Housing Need and Demand Assessment which 
points to the need for smaller house types and lack of need for larger 5bed+ 
houses in the Stirling area.  It is therefore considered that the applicant has 
demonstrated compliance with Condition 2 c), which can be approved. 

2.142. The design approach has evolved from the indicative plan shown as part of 
the PPP application.  The design of the units has had a degree of regard to its 
context and provides a degree of uniformity across the site with a consistent 
materials palette.  Visual interest is added from the differing house types, 
varied positions and use of materials that ensure integration with the existing 
surrounding area.  The site layout includes variety, which helps to achieve a 
sense of place through the layout of the buildings, orientation and 
landscaping.  The design response is broadly in accordance with the 
requirements of LDP Policy PP1 and 1.1.  The development design has 
sought to have a positive impact on its surroundings through height, form, 
scale, position of buildings and materials.  Overall it is considered that the 
scale, form and materials are appropriate within the context of the site.    

2.143. Condition 2 d):  External facing materials are from a relatively simple and 
consistent pallet to minimise impact of the development on wider views.  The 
materials pallet includes a mixture of dark grey tiles on the roof, brick and 
roughcast for the walls and feature reconstituted stone on key elevations.  

2.144. It is considered that the proposed materials and colour pallet achieve the aim 
of minimising the developments impact in wider views.  It is considered 
unlikely that the chosen materials will be unacceptably visually prominent in 
wider views, therefore minimising impact on the view from Stirling Castle. 

2.145. The feature houses will vary this design by using an enhanced finish by way 
of stone feature elevations on marked plots at key junctions and open space 
to provide an enhanced streetscape.  It is therefore considered that the 
applicant has demonstrated compliance with Condition 2 d), which can be 
approved. 



2.146. Condition 2 e):  The applicant has provided a comprehensive landscaping 
plan for the site showing all proposed hard and soft landscaping for the site.  
This is considered to be appropriate (subject to conditions set out at appendix 
1) overall and will provide for a well landscaped development.  A mixture of 
shrubs, meadow planting and woodland mix around the edges of the site.  It 
is considered that this approach to the edges of the site will help bed the 
development into the surrounding landscape and provide a buffer between 
the new and existing development.  This support however is predicated upon 
the detail of all planting proposals being submitted along with further tree 
protection measures, through the conditions and confirmed as appropriate 
and acceptable.  

2.147. Once built, and suitably finished and landscaped, the proposed dwellings will 
integrate well with the surroundings, preserving the character of the area.  
The drawings and information submitted, (subject to additional information 
being submitted through conditions) have satisfied the requirements of 
Conditions. 

2.148. Overall it is considered subject to the conditions set out at Appendix 1, the 
development proposals will protect the visual amenities of the area and 
landscape character.  On these points it is considered that the development 
complies with the terms of adopted development plan policy and the 
drawings/information requirements. 

2.149. A key consideration for this condition is the impact on trees.  The appeal 
condition calls for the retention of existing landscaping.  Whilst a Tree Survey 
was carried out for the PPP application in 2014 which was available to the 
Reporter at that time, the applicant has also submitted a revised Tree Survey 
given the length of time since then.  The survey details that there has been an 
overall deterioration in the condition of trees since 2014.  The Tree Survey 
and Landscape Plan shows that within the site boundary not all trees will be 
required to be removed to accommodate development.  Whilst it is regrettable 
that not all trees are considered to be accommodated within the layout and 
landscaping the conclusions of the Tree Survey are considered to be valid 
and therefore acceptable. 

2.150. Policy 10.1 Trees of the adopted development plan sets out the policy criteria 
for protecting trees and woodland.  There are existing trees and woodland 
within the site and at the boundaries.  No trees within the site are protected by 
Tree Preservation Orders, it is the trees outwith at the boundary, which are 
protected by Tree Preservation Orders.  The woodland at the North West 
boundary will primarily remain untouched as a result of this development.  
However, in order to facilitate the development trees are required to be 
removed.  This element of the proposals has been refined by the applicant to 
ensure greater retention of trees.  Furthermore tree protection and replanting 
forms part of the further conditions.  The proposal by seeking to minimise tree 
loss complies with Policy 10.1 and satisfies the requirements of PPP 
Condition 1, part d), which can be approved.  

2.151. To mitigate against the loss of trees within the site the applicant proposes to 
extensive new planting, the final detail of which is covered through condition 
set out at appendix 1.  It is therefore considered that on balance the 
submitted information complies with the condition overall as the mitigation 
and proposed landscaping offsets the loss of the, identified trees and will 
contribute to the biodiversity potential of the developed site as well as 
providing an attractive landscape setting.  



2.152. Condition 2 f):  The applicant has provided floorplans that show the location 
of external lighting as proposed on all buildings.  The location and design of 
all street lighting and fixtures will be considered through a separate Roads 
Construction Consent.  It is therefore considered that the applicant has 
demonstrated compliance with Condition 2 f), which can be approved. 

2.153. Condition 3: The applicant has been required to submit a Compliance with 
Masterplan Report to show that the guiding principles for the development of 
the site as outlined in the Cambusbarron Masterplan Report have been 
incorporated into the design of the site.  

2.154. In terms of built form, the masterplan provides for a variety of house types 
and suggests that the site is capable of accommodating circa 170 units.  As 
with all masterplans this number is accepted as being indicative and it is for 
detailed site drawings showing house sizes and types that will determine the 
final unit numbers that can be accommodated on a site.  The number of units 
shown is not considered to be inappropriate for the site in design or density 
terms and will not lead to overdevelopment of the site.  The built development 
follows the footprint of that set out in the Masterplan with large areas of open 
space to the north of the site and a development footprint that is pulled away 
from the edges of the site, particularly the south west of the site which is more 
visually prominent.  

2.155. As part of this masterplan, in relation to density, there is a requirement to 
incorporate the highest density development to the west of the site (closest to 
the village) with the density lowering to the east of the site and along the 
parcel to the southern tip.  The reporter dismissed the previous application at 
appeal on the basis that densities were not considered complaint with the 
masterplan, and were too high, particularly at the eastern/ southern edge of 
the site.  This application has considered this decision to ensure that the 
densities throughout are more in accordance with the masterplan and the 
comments made by the reporter.  

2.156. It is considered this application has achieved this.  The current application 
proposes 71 fewer units than the previous application which is a reduction of 
circa 30%. Moving a parcel of affordable homes further to the east would be 
at variance with the PPiP masterplan because the affordable homes 
constitute higher density development by virtue of the mix requested by the 
council / housing association (1 and 2 bedroom cottage flats and terraced 
blocks).  By moving these further east the density would therefore increase at 
that particular location at odds with the PPP requirements.  In terms of the 
existing pattern of residential development it also appropriate to site these 
units on the western side of the site because the existing housing adjoining 
the site is of a compatible density, scale and typology comprising terraced, 2 
storey homes.   

2.157. The street hierarchy follows that proposed in the masterplan.  The materials 
and typology of the internal road structure are supported in road safety and 
design terms.  The variance in street layout, materials, location of parking 
courts, areas of shared surface and variance in building lines assist in slowing 
traffic down incorporates Designing Streets principles and will create a high 
quality environment.   

 

 

 



2.158. In terms of open space, the open space has overall been provided in line with 
the masterplan.  The proposed drawing shows the north of the site as open 
space and incorporating the SUDS basin with open space/landscaped areas 
around the western, eastern and southern boundary.  A local park is shown in 
the southern portion of the site and a central green link through the site that 
integrates well with the proposed housing and greenspace and an area of 
informal open space is shown.   

2.159. The masterplan proposed a network of paths that would connect through and 
around the development.  This has not been carried over in full to the 
proposed site layout. The submitted plans show that formal path links are 
made along the northern open space and along with the road access provide 
3 pedestrian routes linking the site to St Ninians Road.  The middle link, to the 
north of the SUDS pond, is shown to the boundary of the ownership of the 
applicant.  Beyond this is Council owned/adopted land with a small section in 
other ownership.  Ownership issues are currently being sought to be resolved 
to allow for a path connection in this location to be achieved.  

2.160. Internally there is a path through the central green link to connect to the 
southern area of the development.  The proposed path network achieves 
what the masterplan set out to achieve as the links between the northern 
open space, central green link, southern open space and opportunities for 
informal links to the adjacent woodland are maintained. Indeed, this provides 
for further landscaping to assist in bedding the development into the wider 
landscape and affords greater privacy to both existing and proposed houses.  

2.161. Overall, it is considered that the aims and guiding principles of the masterplan 
are being delivered and the applicant has demonstrated compliance with 
Condition 3, which can be approved.  

2.162. Condition 4:  This condition is primarily a condition that will have to be 
adhered to by the developer throughout the development as a number of 
mitigation measures relate to construction management to minimise the risk 
to protected species or a net decrease in the biodiversity value of the site.  
However, the extended Phase 1 habitat report recommended that further 
studies relating to Bats and Great Crested Newts are carried out.  The 
applicant has submitted this information.  

2.163. The bat survey concludes that a presence/absence survey is carried out 
following survey guidelines prior to development commencing to confirm if 
roosting bats are present.  The applicant has a legal responsibility to this 
protected species and a condition requiring this survey to be carried out prior 
to development has been included in Appendix 1.   

2.164. The Great Crested Newt Survey did not identify the presence of newts on this 
site and no further mitigation is required.  Due to the nature of the condition it 
cannot be considered as being fully satisfied by this application and elements 
of the condition should be carried forward and have been included in 
Appendix 1.   

2.165. Condition 6:  This condition requires that the design and construction of all 
roads within the proposed development shall be in accordance with the 
requirements outlines in the Roads Authority response to the PPP application.  
Each of these are discussed in turn below.  

 

 



2.166. As discussed above, the revised layout of the site is considered to comply 
with the design principles of Designing Streets Guidance and further 
information regarding construction materials and the widths and gradients of 
the path network will be considered as part of the Roads Construction 
Consent process, separate from the planning process, is assessed.  

2.167. The new roundabout that is proposed is considered to accord with the Design 
Manual for Roads and Bridges TD 16/07 and includes a pedestrian refuge 
island and road lighting.  Evidence has also been submitted to show that the 
design of the roundabout can accommodate Heavy Goods Vehicles from 
Murrayshall Quarry.  As the requirement for the formation of the roundabout 
prior to the occupation of any building cannot be satisfied at this stage, this 
part of the condition is included in Appendix 1.  

2.168. In terms of internal junction visibility, forward visibility and driveway/parking 
court visibility, initial assessments raising concerns that sightlines may be 
compromised as the visibility splay covers garden ground have been 
addressed by the applicant.  The areas of concern are now designated as 
open space and covered by landscape maintenance to ensure no 
encroachments of the sightlines will occur.  A condition is set out at appendix 
one to ensure the sight lines are maintained.  Details have also been 
submitted to show that no bin collection points are located within an area 
which will restrict the visibility sightlines of any driveways. 

2.169. A Section 75 Legal Agreement has been agreed to fund pedestrian crossing 
points required as a result of the development.  Discussions with 
Cambusbarron Community Council, the applicant and the Council’s Roads 
Service is required to establish the appropriate locations and design of such 
crossings.  Whilst funding has been secured through the Section 75 Legal 
Agreement this condition cannot be discharged at this stage and has been 
included in Appendix 1.  The Section 75 Legal Agreement also covers the 
required developer contribution to fund transport measures within the vicinity 
of the site.  

2.170. The applicant has shown on the proposed drawings that surface water is to 
be drained to a SUDS Basin for storage and treatment.  This is sufficient to 
satisfy the condition, however, as part of the Roads Construction Consent 
process the applicant will be required to submit detailed engineering drawings 
demonstrating how surface water will be drained and the proposed SUDS 
measures are to be incorporated on site.  

2.171. In terms of bus stop provision. The majority of the development site sits 
wholly within the 400m buffer zone of the nearest bus stop on St Ninians 
Road. The design of the site shows that 3 connections will be made to 
Polmaise Road, one of which will link to the bus stop. Given that only a small 
number of plots are not within the buffer zone and the proximity of the bus 
stop on the main road, it is considered that the introduction of bus stops within 
the development site would be detrimental to the design of the road layout 
and would result in the proposed Designing Streets approach within the site 
being compromised.  As part of the Section 75 financial contribution, 
upgrades to the existing public transport will be implemented which will 
benefit the development site and the existing public transport users within 
Cambusbarron. 

2.172. The parking requirements set out in the condition have been demonstrated by 
the applicant.  



2.173. Driveway construction gradients of a maximum of 1:10 and materials of such 
have not yet been submitted.  As this condition will be adequately covered by 
the Roads Construction Consent Process that the applicant has to submit 
there is no requirement to carry forward this condition. 

2.174. With respect to the Residential Travel Pack.  It is normal practice for these to 
be required prior to the occupation of the first dwelling and as this condition 
has not yet been fully satisfied, a condition has been included at Appendix 1 
requiring the submission of the Residential Travel Plan to be submitted and 
approved prior to the occupation of the first unit on the site.  

2.175. In addition to those conditions above that are not yet fully satisfied, Roads 
have requested a condition relating to Roads Construction Consent be 
applied.  This is out with planning legislation, however it is recommended that 
should approval be granted that an advisory note reminding the applicant of 
their legal obligation with regards to the Roads Construction Consent be 
attached to the Decision Notice.  

2.176. Impacts on Amenity:  The provision and enhancement of a good quality 
footpath, would provide benefits in terms of health, well-being, recreation and 
physical activity for the new residents.  Furthermore, it is not considered that 
the proposals will adversely impact upon neighbour privacy, daylight or 
sunlight due to the distance, scale and positioning of the buildings. 

2.177. Summary:  This submission sought to agree information submitted in regard 
to the relevant Conditions that were applied to the planning permission in 
principle decision.  The list of Conditions has been set out in the description of 
this application.  Of the conditions listed it is considered that sufficient 
information has been submitted to satisfy the conditions of the in principle 
application.  Where further information is required these have been included 
in Appendix 1.  

 

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 the this report.  

Consultations 

3.5 As set out in within Considerations of the this report.   

 

 

 



4. Background Papers 
4.1 Planning Application file 21/00206/MSC.  File can be viewed online at: View 

Application 

4.2 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan 18134(OS)002 
 

02A Site Plan 18134(PL)101G 
 

03 General 18134(PL)111D 
 

04 General 18134(PL)122 
 

05 Floor Plans H469-S8 14 
 

06 Elevations H469-S8 13 
 

07 Floor Plans H469-S8 14 
 

08 Elevations H469-S8 13 
 

09 General 18134(PL)120 
 

10 Floor Plans H417R-S8 13 
 

11 Elevations H417R-S8 12 
 

12 General 18134(PL)117 
 

13 Floor Plans H436 0-G2 13 
 

14 Elevations H436 0-G2 14 
 

15 General 18134(PL)118 
 

16 Floor Plans H433 0-G2 13 
 

17 Elevations H433 0-G2 12 
 

18A General 2021/S/CASH/01 
 

19 General 2020/ STAS/01 
 

20 General 18134(PL)116 
 

21 Floor Plans H454R-S8 13 
 

22 Elevations H454R-S8 12 
 

23 General 18134(PL)112 E 
 

24 General 18134(PL)123 
 

25 Floor Plans H453R-S8 12 
 

26 Elevations H453R-S8 11 
 

27 Floor Plans H453R-S8 12 
 

28 Elevations H453R-S8 11 
 

29 General 18134(PL)119 
 

30 Floor Plans H411R-S8 14 
 

31 Elevations H411R-S8 13 
 

32 General 18134(PL)113 D 
 

33 General 18134(PL)124 
 

34 Floor Plans H350R-S8 14 
 

35 Elevations H350R-S8 13 
 

36 Floor Plans H350R-S8 14 
 

37 Elevations H350R-S8 13 
 

38 Floor Plans H408R-S8 14 
 

39 Elevations H408R-S8 13 
 

40 Floor Plans H408R-S8 14 
 

41 Elevations H408R-S8 13 
 

42 Floor Plans 2020/STAS/02 
 

43 Elevations 2020/STAS/01 
 

44 General 18134(PL)115 
 

45 Floor Plans H421R-S8 13 



 

46 Elevations H421R-S8 12 
 

47A General 2021/S/INV/01 
 

48 General 2020/STAS/PLANNING 
 

49 General 18134(PL)114 D 
 

50 General 18134(PL)125 
 

51 General 2020/STAS/01 
 

52 General 020/STAS/01 
 

53 General 18134(PL)110E 
 

54 General 18134(PL)121 
 

72A Details J5004-033 revG 
 

73B Details J5004-012 
 

74B Details J5004-035 revK 
 

75B Details J5004-036 revH 
 

76 Details SD14-013 revC 
 

77 Details DET/07/03/01 
 

78A Details J5004-009 revE 
 

79B Details J5004-011 revH 
 

80B Details J5004-012 revK 
 

81B Details J5004-013 revJ 
 

82B Details J5004-014 revG 
 

83 Sections 18134(PL)200 
 

86 Details 2021/S/ROSS/01 
 

87 Details 2021/S/ROSS/01 
 

88 Details H417 0-G2 12 
 

89 Details H408 0-G2 13 
 

90 Details 2021/S/ARDL/01 
 

91 Landscaping 99.52.20b 
 

92 Landscaping 99.52.21b 
 

93 Landscaping 99.52.22b 
 

94 Details  
 

95 Details SD 0217(25)- Tree 
 

96 Details SD 0217(25)- Tree 
 

97 Details SD 0217(25)- Tree 
 

98 Details SD 0217(25)- Prot 
 

99 Details SD 0217(25)- Prot 
 

100 Landscaping 99.52.23b 
 

101 Landscaping 99.52.01d 
 

102 Landscaping 99.52.11d 
 

103 Landscaping 99.52.02d 
 

104 Landscaping 99.52.03d 
 

105 Landscaping 99.52.04d 
 

106 Landscaping 99.52.05d 
 

107 Landscaping 99.52.06d 
 

108 Landscaping 99.52.07d 
 

109 Landscaping 99.52.08d 
 

110 Landscaping 99.52.09d 
 

111 Details J5004-002 revB 
 

112 Details J5004-001 revJ 
 

113 Details J5004-020 revC 
114 Details J5004-001 

 



5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of development. 
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APPENDIX 1 

 

Approval of matters specified in Conditions 1, 2, 3, and 6 of planning permission in 
principle 14/00783/PPP for residential development and associated infrastructure at 
Land Adjacent To North Of Bearside House And South Of Clayhill Cottage,Polmaise 

Road To Carron Reservoir,Stirling,Stirling, - BDW Trading Ltd - 21/00206/MSC 

Approve, subject to the following conditions 

1 Finishing Materials And Feature designs: Prior to the commencement of development on 
site a scheme of/samples of the materials to be used for the external walls and roof of the 
development granted consent along with detailed design drawings showing the proposed 
feature designs for the houses marked for this, shall be submitted to, and approved in 
writing by the Planning Authority before any work starts.  
 

2 Overlooking of Footpaths and Open Space: Prior to the commencement of development on 
site further written details of properties requiring additional fenestration at ground and 
upper floors to allow casual overlooking of both the footpath itself and the surrounding 
open spaces, as marked on Drawing 02a – Site Plan as ‘Enhanced Gable Plots’, shall be 
submitted to, and approved in writing by, the Planning Authority. 

 

3 Ecology:  Mitigation measures shall be implemented as set out in the extended Phase 1 
Habitat Survey as set out in this approval and 14/00783/PPP. Prior to works commencing on 
site a Strategic Biodiversity Management Plan (“SBMP”) shall be submitted for the written 
approval of the Planning Authority. The SBMP shall include the following details: 
 
Mitigation measures identified through ecological survey work. 
 
Species Protection Plans taking into account the above; and, 
 
Biodiversity mitigation and enhancement measures identified. 

 
4 Roundabout:  Prior to the occupation of the first house on the site the new roundabout 

hereby approved at the junction of Polmaise Road/St Ninians Road shall be fully formed. 
 
5 Bat Survey:  Prior to commencement of works on site presence/absence surveys, in line with 

Bat Conservation Trust’s Bat Surveys for Professional Ecologists: Good Practice Guidelines, 
shall take place for all trees identified as having moderate or high roost suitability in the 
document “Bat Roost Potential Survey” to determine if roosting bats are present within the 
site.  If evidence of bats are found the developer should carry consult with SNH and gain the 
appropriate licences to carry out works. 

 
6 Pedestrian Crossing Facilities St Ninians Road:  Prior to the occupation of any house within 

the development site, the location of the 2 crossing points shall be agreed in consultation 
with Transport Development Control and Cambusbarron Community Council. Furthermore, 
one of these crossing points is to be fully formed and operational prior to the occupation of 
any house within the development site, unless otherwise agreed in writing by the Planning 
Authority. 

 



7 Travel Plan:  Prior to the occupation of any house within the site a Travel Plan aimed at 
encouraging more sustainable means of travel shall be submitted to and approved in writing 
by the Planning Authority.  The Travel plan shall include provision for walking, cycling and 
public transport access to and within the site and identify measures provided, the system of 
management, monitoring, review reporting and duration of the plan.  

 
 

8 Construction Traffic Management Plan:  Prior to works commencing on site a Construction 
Traffic Management Plan shall be submitted to and approved in writing by the Planning 
Authority, in consultation with the Roads Authority. The approved Construction Traffic 
Management Plan shall be implemented prior to development commencing and remain in 
place until the development is complete. 

 
9 Cross Section:  Prior to the start of works on site the developer shall submit cross‐sections of 

all paths. 
 
10 Phasing Plan:  Prior to works commencing on site a phasing plan showing build out of the 

development and related infrastructure, including footway connections and play equipment 
provision, shall be submitted to, and approved in writing by, the Planning Authority.   

 
11 Landscaping Details:  Prior to works commencing on site final details of the landscaping of 

the site shall be submitted for the written approval of the Planning Authority and shall 
include a detailed scheme of hard and soft landscaping works.  Details of the scheme shall 
include: The planting of new native trees, hedges, shrubs and areas of grass, including details 
of the proposed locations for such features; A schedule of planting to comprise species, 
stock sizes and proposed numbers and density; The location and materials of all hard‐
surfaced areas; The location, design and materials of all boundary treatments including 
walls, fences, and other means of enclosures/screening; A programme for the 
implementation and completion of the landscaping in relation to the construction of the 
development and a maintenance schedule for the landscaping scheme/open space, and 
details of maintenance arrangements. 

 
All soft and hard landscaping proposals shall be carried out in accordance with the approved 
scheme.  All soft landscaping proposals agreed shall be completed during the first planting 
season immediately following the completion of the development, or such other date as 
may be agreed in writing with the Planning Authority.  Any planting which, within a period of 
5 years from the completion of the development, in the opinion of the Planning Authority is 
dying, being severely damaged or becoming seriously diseased, shall be replaced by plants of 
similar size and species to those originally required to be planted. 
 
In addition, prior to the commencement of the implementation of the approved scheme, 
detailed proposals for a programme for the long‐term management and maintenance of all 
the approved landscaped and open space areas (including the SuDs drainage) within the 
development shall be submitted for the further written approval of the Planning Authority.  
Thereafter, all management and maintenance of the landscaped and open space areas shall 
be implemented throughout the lifetime of the site in accordance with the approved 
programme. 
 

12 Surface Water Drainage – Details:  Prior to works commencing on site final details of the 
proposed surface water drainage shall be submitted for the written approval of the planning 
authority and is to include provision for the disposal of all storm water drainage by means of 



suitable Sustainable Drainage Systems (SuDS).  The drainage scheme must comply with the 
principles of SuDS in terms of the CIRIA C753 (Construction Industry Research and 
Information Association) manual.  The detailed design shall be supported by a 
comprehensive Drainage Assessment including full drainage/hydraulic calculations and 
details of the proposed means of attenuating, treating and disposing of surface water from 
the development, including how surface water run‐off shall be addressed during 
construction and how it would relate to any agreed phasing of development.  Plans and 
drawings shall be submitted to include details of, as relevant: 
 
Peak rate run‐off from the developed site for a 100 year (1%) storm event shall not exceed 
peak rate run‐off from the undeveloped site for a 1 in 5 year (20%) storm event. 
 
No surcharging shall occur within the drainage system for a 1 in 30 year (3.33%) storm event.  
 
No overflow shall occur anywhere within the drainage system for storm events up to and 
including 1 in 100 year (1%). 
 
Flood volumes, overland flow rates, paths, depth of water, rate of rise and duration are 
required for a 1 in 200 year (0.5%) storm event, if overflow occurs anywhere within the 
drainage system ‐ to show that no flooding, or damage, to existing property, will occur. 
 
Finished Floor Levels shall be a minimum of 300mm above road level and airbricks, where 
they exist, should be 150mm above road level ‐ unless it can be shown that overland flows 
will not cause internal flooding to buildings either above their FFL’s and or through their 
airbricks. 
 
Upon approval each the development is to be developed in full compliance with the agreed 
detail, unless otherwise agreed in writing by the Planning Authority.  
 

13 Unsuspected or Previously Unencountered Contamination:  If contamination not previously 
identified by the site investigation report is encountered during the development, all works 
on site (save for site investigation works) shall cease immediately and the Planning Authority 
shall be notified in writing within 2 working days. 
 
Unless otherwise agreed in writing with the Planning Authority, works on site shall not 
recommence until either (a) a Remediation Strategy has been submitted to and approved in 
writing by the Planning Authority or (b) the Planning Authority has confirmed in writing that 
remediation measures are not required.  
 
The remediation strategy shall include a timetable for the implementation and completion of 
the approved remediation measures.  Thereafter remediation of the site shall be carried out 
and completed in accordance with the approved remediation strategy.  Following 
completion of any measures identified in the approved remediation strategy a Verification 
Report shall be submitted to the Planning Authority.  
 
Unless otherwise agreed in writing with the Planning Authority, no part of the site shall be 
brought into use until such time as the whole site has been remediated in accordance with 
the approved remediation strategy and a verification report in respect of those works has 
been approved in writing by the Planning Authority. 
 



14 Informal Areas – Submission of Detailed Designs:  Prior to works commencing on site 
detailed submissions for all equipped play areas, and associated amenity green spaces shall 
be submitted for the written approval of the Planning Authority.  This shall include detailed 
plans at a scale no greater than 1:250 and be supported by visualisations, and levels and 
sections drawings.  The detailed submissions shall:   
 
Identify the defined function of all spaces within each play area; 
 
Include the type and specifications of all equipment to be installed; and, 
 
Provide details of hard and soft landscaping including proposed planting; retention of 
existing trees/landscape features and ground modelling; drainage arrangements and 
features; surfacing types; street furniture including seating, benches, and bins; external 
lighting; boundaries and access gates; management and maintenance, and renewal 
arrangements.  
 
 

15 Protection of Nesting Birds ‐ Mitigation:  No removal of hedgerows, trees or shrubs or 
works to or demolition of buildings or structures that may be used by breeding birds shall 
take place between 1st March and 31st August inclusive, unless the appointed Ecological 
Clerk of Works (ECoW) has undertaken a careful, detailed check of vegetation for active 
birds’ nests immediately before the vegetation is cleared and provided written confirmation 
that no birds will be harmed and/or that there are appropriate measures in place to protect 
nesting bird interest on site.  Any such written confirmation shall be submitted to the 
Planning Authority. 
 

16 Protection of Roosting Bats – Mitigation:  Where ecological surveys identify the presence of 
roosting bats, no activities that could result in disturbance (such as demolition, roof 
stripping, excavations or building works or associated operations) shall be carried out 
between the dates of 1st April and 30th September inclusive.  Any works undertaken during 
the specified periods shall only be carried out under the direction of a licensed bat ecologist 
to ensure that an offence is not committed. 

 
17 Visibility – Roads:  Visibility requirements within the site shall comply with Designing Streets 

Guidance. Prior to works commencing on site details of the proposed factoring 
arrangements are to be submitted for the written approval of the Planning Authority. To 
ensure visibility splays can be maintained. Should the land fall within private gardens then 
revised layout drawings are to be submitted for the written approval of the Planning 
Authority showing the required changes.  

 
 
18 Electric Vehicle Charging Points:  No development shall commence until a scheme has been 

submitted for the written approval of the Planning Authority detailing the provision of 
electric car charging points.  The scheme shall include:  

 
Communal electric car charging points serving flatted developments in the associated phase 
or sub‐phase and located in communal parking areas; 
 
the provision of infrastructure, defined as the provision of cabling and universal charge point 
from the consumer unit within the property to an external point, to allow charging of electric 
car charging points within the curtilage of each house in each phase or sub phase; 
 



a timescale for implementation for infrastructure within each phase or sub phase; and 
 
outline detail of a communication pack to be provided to each household on first occupation 
explaining how they can access electric car charging infrastructure.  
The approved scheme(s) shall be implemented in line with the approved timescales. 
 
 

19 Broadband Connectivity: Prior to occupation of the first dwelling on site, the developer shall 
install the necessary infrastructure to enable the houses to be connected to the existing fibre 
optic network, where available, and in accordance with the relevant telecommunications 
provider's standards. 

 
 
20 Waste Management (Receptacles): Prior to occupation of each housing unit, the developer 

will be required to provide each household with the necessary recycling and waste 
management receptacles to serve the development in accordance with the Council's Waste 
Service requirements and as specified in the Supplementary Guidance on Waste 
Management Requirements for Development Sites (SG19). 

 
21 Tree Protection: Prior to works commencing on site, an updated tree protection plan is to be 

submitted for the written approval of the Planning Authority and the installation of the Tree 
Protection fence is to be checked by a fully qualified Aboriculturist and the findings reported 
to the Planning Authority for written approval in accordance with BS: 5837:Trees. No trees 
are to be topped lopped or felled without the written approval of the Planning Authority. 
 

22 Detailed Arboricultural Method Statement:  Prior to works commencing on site a detailed 
Arboricultural Method Statement is to be submitted for the written approval of the Planning 
Authority. This report is to include recommendations to ensure the retention of trees and 
alleviate ground compaction. The retention of trees is dependent on existing ground levels 
being retained and the specification of no‐dig construction techniques where retained trees 
are close to proposed paths eg trees 2301 & 2303.  

 
23 Levels plans and Tree Retention: Prior to works commencing on site proposed levels plans 

showing changes in levels within the Root Protection Area of trees is to be submitted for the 
written approval of the Planning Authority.  The RPA’s of all trees to be retained shall be 
accurately plotted on all plans and include existing/proposed level plans or sections. 
 

24 Parking: Driveways shall be dimensioned either 3m wide x 5.5m long (single car) or 5.5m 
wide x 5.5m long / 3m wide x 11m long (2 cars) or a combination of the two to 
accommodate three cars. Parking spaces within private parking courts should be 
dimensioned 2.5m x 5m.  
 

 
25 Driveway Construction: Driveways shall not exceed gradients of 1:10 and shall be fully 

surfaced and suitably drained to ensure no surface water is discharged or loose material 
carried from it out into the access road. Where driveways fall towards the access road, a 
surface water interceptor shall be provided across the driveway at the rear of the service 
strip with a positive drainage connection discharging into the plots surface water drainage 
system. 



 
 

 
 
Reasons: 
 
1 In order to ensure this detail is approved by the Planning Authority before works 

commence.  
 

2 In order to ensure the overlooking of these elements of the approved design.  
 
3 To ensure that flora and fauna on the site are suitably protected and enhanced.  
 
4 To ensure that the roundabout is provided timeously to serve the development. 
 
5 To ensure that due regard is given to the protected species.  
 
6 To ensure that appropriate crossing points are located and one is fully formed prior to 

the first house occupation in the interests of pedestrian safety.  
 
7 In order to facilitate a sustainable means of transport.  
 
 
8 To ensure that the traffic management plan for the construction phase of each phase 

of the development minimises the impact on the surrounding area and ensure the 
maintenance of road safety.  

 
9 To ensure adequate details are submitted to show the finished gradients of these and 

that they do not exceed a 1:20 gradient.  
 
10 To ensure that infrastructure is provided in a timeous manner. 

 
11 To ensure the implementation of a satisfactory scheme of landscaping which will help 

to integrate the proposed development into the local landscape in the interests of the 
visual amenity of the area and to ensure that the landscaping is managed and 
maintained. 
 
 

12 To ensure that the drainage scheme complies with the best SuDS practice to protect 
adjacent watercourses and groundwater, and in the interests of the amenity and 
wellbeing of existing and future users adjacent to and within the development site 
respectively. 
 

13 To ensure any potential contamination of the site is dealt with appropriately in the 
interests of human health. 
 
 

14 In order to secure high-quality, accessible and inclusive open spaces generally in 
compliance with Stirling Council’s Supplementary Planning Guidance. 

15 In the interest of safeguarding the habitat of local bird species. 
 

16 In the interest of safeguarding the habitat of a protected species. 
 
17 In the interests of road safety and the effective management of the transport network 



 
 
18 In the interests of air quality and sustainability, and in order to comply with the 

requirements of Stirling Council Supplementary Guidance Transport and Access for 
New Developments. 

 
19 So that the necessary infrastructure to enable fibre-based high-speed broadband in 

new homes is available in accordance with Primary Policy 3 of the Stirling Council 
Local Development Plan 2018. 

 
20 To ensure that receptacles are provided timeously, reduce reliance on landfill whilst 

seeking to achieve the aims set out by the Scottish Government in the Zero Waste 
Plan 

 
21 In order to ensure trees within the site and adjacent to the site are protected. 

 
22 In order to ensure future hazards/risks are mitigated, whilst retaining 

amenity/biodiversity value of the trees.  
 

23 In order to ensure that trees are protected. 
 

24 In order to ensure the parking is provided to these standards. 
 

25 In order to ensure the driveways are formed to these standards. 
 
 

Informative Notes 
 

1. There are a number of areas within the development proposal layout that require 
further amendments to be made, notably sections of road layout which impede car 
park space usage and vehicle turning areas. It is not anticipated there will be any 
issues to these omissions being made, as they do not require any changes to the 
overall layout beyond their removal. 

2. There is no information currently provided on the proposed location of road surface 
water infrastructure and connections, and it is expected these items would be 
confirmed as part of a future Road Construction Consent (RCC) application for the 
development site. 

3. A Road Construction Consent application for the proposed roundabout has been 
approved by the Transport Development Team, consented under RCC ref no; 
‘19/00001/RORCC’. A Road Construction Consent application is required for any 
new roads infrastructure that forms part of the proposed development beyond the 
consented roundabout. 

4. For all accessible parking spaces, signage and markings shall be provided compliant with the 
standards set out in Transport Scotland’s Roads for All and the Department for Transport’s 
Inclusive Mobility guidance. 

 

  





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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