
Stirling Council  Agenda Item No. 6 

Planning & Regulation Panel Date of 
Meeting:  5 October 2021 

Not Exempt 

Full Planning Permission for Proposed modification to the 
design of dwelling approved under 19/00980/FUL at Garden 
Ground of 12 Wellgate Drive Bridge Of Allan - 21/00554/FUL 

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

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  
Not applicable. 

Legal & Risk Implications  
Not applicable  

1. Background
1.1. The site benefits from full planning permission for the erection of a single

dwellinghouse granted on 7 April 2020 under 19/00980/FUL.  This application 
seeks to revise the proposed house type design and landscaping within the 
site.  



2. Considerations 
The Site 

2.1 Site Location:  The application site generally lies on a north-east to south-
west linear axis, and comprises the grassed north eastern portion of the 
garden at 12 Wellgate Drive.  This area of garden ground is screened on all 
sides by dense evergreen hedging.  It is accessed via a narrow gap in the 
hedging to the south west where there is a driveway area.  12 Wellgate Drive 
is a traditional stone/slate property featuring crow-stepped gables, traditional 
chimneys and sash and case windows.  This is separated from the garden 
area by an existing garage and car port where the site access and driveway is 
situated.  This is where the proposed house plot is to be subdivided.  The 
existing property benefits from garden ground to the front which is to remain, 
and is bound by stone walls.  The application site is a rectangular shaped 
area of garden ground situated parallel to Wellgate Drive which runs to the 
east and north of the site, and is bound by neighbouring properties across this 
road and to the immediate west separated by trees, hedging and walls. 

2.2 Wellgate Drive is a residential cul de sac which consists of a mix of detached 
residential dwelling houses of differing sizes and plot dimensions.  The 
houses have private front and rear gardens, again of varying sizes.  Whilst 
some properties along the street have quite a large degree of space between 
them, other dwellings are located close to mutual boundaries.  The property 
styles are mixed dating from approximately 1960s, with later alterations and 
extensions.  The application site is located outwith the Bridge of Allan 
Conservation Area, although the Conservation Area boundary is within the 
vicinity of the application site. 

2.3 Topography:  The site slopes gently towards the south west, with No. 12 
positioned on slightly lower ground. 

2.4 Access:  Access is to be obtained through the existing gated access which 
serves No. 12 Wellgate Drive.   

The Proposal 

2.5 The proposal seeks to erect a 1 and ¾ storey dwellinghouse which would be 
positioned towards the north eastern end of the plot, orientated fronting east 
looking onto Wellgate Drive.  It would be generally rectangular in shape with a 
footprint of approximately 115sqm (ground floor only).  It would feature 
extensive glazing on the front elevation with a projecting central gable 
extension and 2 flat roof dormer extensions either side of this.  Finishing 
materials are to include a grey zinc roof, white render, horizontal timber 
cladding, and grey coloured timber windows. 

  



2.6 The site is currently bound by mature hedging.  Following submission of 
revised proposals which includes detailed landscaping plans, hedge 4 to the 
north is to be retained, with the majority of hedge 3 retained also.  Hedge 2 to 
the rear is to be partially retained with a new hedge planted alongside.  The 
existing hedging to the front (east) at Wellgate Drive is to be removed and 
replaced with a hornbeam hedge as is hedge 1 to the south.  Elements of 
hedging to the north east corner and proposed front entrance, as shown on 
the landscaping plan, are to be removed, and boundary treatments are to 
include a low stone wall to the front at the south east.  Four trees within the 
neighbouring plot are to be retained and protected.  Tree protection measures 
and landscape maintenance measures have been outlined in a detailed 
landscaping plan.  An associated Section 42 application, reference 
21/00564/FUL, seeks to remove Condition 4 attached to the original approval 
which restricts any lopping, topping or felling of trees and hedges within the 
site.  However, should this permission for the revised house design be 
granted, the landscaping proposals would subsequently be accepted 
including removal of trees/hedges, thus negating the need for the associated 
S42 application.  Therefore, for the avoidance of doubt, should permission be 
refused, the S42 application would progress, but otherwise would not be 
required.  

2.7 The site is to be serviced as previously approved, with access obtained 
through the existing gates serving 12 Wellgate Drive forming a shared 
access, and parking for 2 cars proposed to the south of the site.  The site 
would connect to the public water supply network and existing drainage 
system serving No. 12, and surface water is to be disposed of via a soakaway 
proposed to the south of the site.  

2.8 The following documents were submitted in support of the application: 

2.8.1 Pre-Development Report on Trees- produced by Informed Tree 
Services, dated 16 April 2019.  This includes an outline arboricultural 
statement and tree schedule and makes recommendations.  Overall, 
the tree report states that the site is of low landscape value, low 
amenity value and low conservation value.  It recommends that the 
neighbouring trees are protected and if hedging is to be removed to 
accommodate development then makes recommendations for its 
replacement.  The report recommends that Hedge 3 (Holly) should be 
retained if possible. 

2.8.2 Surface Water Drainage Report and Site Drainage Layout and 
Details Plan- produced by David Reid Associates Consulting Civil & 
Structural Engineers, dated September 2019.  This shows the 
proposed detailed soakaway design. 

2.8.3 Report on Soakaway Tests- produced by Simpson Mining and 
Geotechnical LTD, dated 12 August 2019.  This contains technical 
details on the proposed drainage arrangements. 

2.8.4 Hedge Maintenance Specification- produced by J R Schad Tree 
Care, dated 12 August 2021.  This outlines a maintenance plan for 
the site. 

Previous History 

2.9 19/00980/FUL- Erection of Dwellinghouse- Granted, 7 April 2020 (Delegated). 

2.10 19/00605/FUL: Erection of Dwellinghouse- Withdrawn, November 2019. 

 



Consultations 

Roads Development Control: 

2.11 Note that the transport and access arrangements brought forward as part of 
this application are the same as previously considered under the initial 
application (19/00980/FUL).  As such the conditions previously requested by 
the Transport Development Team relating to visibility and waste are 
considered to still be valid, and are recommended for inclusion as part of any 
planning approval granted. 

Scottish Water: 

2.12 Raise no objection to the proposal, noting that there is currently capacity in 
the Turret Water Treatment Works and foul drainage capacity in the Stirling 
Waste Water Treatment Works.  

Representations 

2.13 6 letters of objection have been received and 0 letters of support have been 
received.  The comments raised by objectors can be summarised as follows: 

2.13.1 Layout, Siting and Design:  The proposed modern development 
and material finishes are not in keeping with the character and 
amenity of the surrounding area or the adjacent property, particularly 
the use of a zinc roof and loss of traditional style dormers and 
sandstone material, and is a significant departure from the previously 
approved house design.  The proposal introduces more glazing and 
is of low quality.  The proposal is commercial in appearance, like an 
office building, and is a contrast to the traditional properties 
surrounding. 

2.13.2 Response:  The amended house design is discussed below, and 
forms the premise of this application.  Although the previous approval 
on site is a material consideration an alternative design proposal is 
not precluded due to a previous planning permission, with each 
application considered on its own merits, as discussed further below. 

2.13.3 Scale and Position:  The development increases the footprint, is 
overdevelopment and is overbearing to neighbouring properties due 
to its position close to boundaries and its scale and massing.  There 
is a lack of front garden ground and is positioned close to the road. 
The proposal does not maintain and respect the established 
development pattern. 

2.13.4 Response:  The amended house design, layout and scale is 
discussed below, and forms the premise of this application.  

2.13.5 Loss of Privacy:  Due to larger windows and the closer position to 
the road as a result of the frontage changes, as well as loss of 
hedging. 

2.13.6 Response:  The increase in glazing is not considered to give rise to 
any significant additional adverse amenity impact due to the 
orientation, road separation and the non-habitable rooms served by 
such glazing. 

2.13.7 Loss of Sunlight/Daylight:  Due to the proposed house scale and 
proximity to the western boundary. 



2.13.8 Response:  The proposed revised house design is not considered to 
result in a significant additional impact compared to that previously 
approved. 

2.13.9 Loss of Trees/Hedging:  Affecting the character of the area, 
drainage and soil and resulting in a loss of privacy. Inaccuracy on 
drawings relating to tree position and loss of screening. 

2.13.10 Response:  The impacts of this material change are discussed 
further below.  The tree position is considered accurate as based on 
the tree report and updated landscaping plans.  Following submission 
of revised drawings and clarification on proposed landscaping, tree 
protection and repositioning of the soakaway to avoid root protection 
areas, the Stirling Council Tree Officer is satisfied with the proposals 
subject to conditions ensuring appropriate landscaping, root 
protection and appropriate construction methods are employed.  

2.13.11 Impact on species: As a result of tree loss. 

2.13.12 Response:  Comments from the Biodiversity Officer states that there 
are no ecological concerns at this site and notes that no mature trees 
will be significantly affected and considers that removal of parts of the 
existing evergreen hedge and replacement with the native mix 
suggested by the applicant will be an ecological improvement. 

2.13.13 Impact on Conservation Area:  The proposals are not sympathetic 
to the area and wider Conservation Area. 

2.13.14 Response:  The proposals are considered to comply with character 
of the area for the reasons set out in the below in the assessment 
section of this report and are not considered to result in a detrimental 
impact on the character and setting of the adjacent Conservation 
Area.  

2.13.15 Light Pollution:  From the proposed increased expanse of glazing.  

2.13.16 Response:  The scale of a development being a single 
dwellinghouse within an established residential area would not result 
in a significant adverse impact to warrant refusal in this instance.  

Local Development Plan 

2.14 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 application concerns only a revised house 
design and landscaping proposals, the principle of housing on this site is 
considered to be established.  

 
2.15 The following provisions of the Development Plan are considered relevant to 

the consideration of this application. 

  



2.16 Primary Policy 1: Placemaking, Policy 1.1: Site Planning, Policy 2.11: Houses 
in Garden Ground/Curtilages, 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 7: Historic Environment, Policy 7.2: Development within and 
outwith Conservation Areas, Primary Policy 8: Conservation and 
Enhancement of Biodiversity, Policy 8.1: Biodiversity Duty, Policy 9: 
Managing Landscape Change, Policy 9.3: Landscaping and Planting in 
Association with Development, Policy 10.1: Development Impact on Trees 
and Hedgerows. 

Other Planning Policy 

2.17 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. 

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

Assessment 

2.19 Determining Issues:  As permission was previously granted for a 
dwellinghouse at this location which establishes the principle of development 
in the garden ground at this site in accordance with Policy 2.11, the main 
issues to be addressed in the determination of the application include the 
acceptability of the proposed amended house design and the proposed tree 
removal in terms of visual appearance, layout, siting and design and any 
potential amenity impacts arising from this development.  The policies 
contained within the Stirling Local Development Plan 2018 are the main 
consideration in this case together with an assessment of any material 
planning considerations.   

2.20 Given the extant consent, which is a material consideration in this case, the 
assessment is therefore restricted to assessing the detail of the revised 
design against relevant sections of the Local Development Plan policies 
outlined above.  The principle of housing on this site has been established 
through the existing consent and is therefore not required to be revisited. 

2.21 Layout, Siting and Design:  The previous application sought a development 
of a similar scale, with the proposed dwellinghouse sited in the same position.  
An inevitable degree of visual impact and change to the character of this site 
is expected through the granting of permission for a new house at this site, 
and therefore what must be considered is whether the proposed revised 
design is acceptable in comparison that previously approved.  

 

  



2.22 This current proposal differs from the previous application by virtue of the 
following elements: 

2.22.1 Introduction of central glazed gable projection. 

2.22.2 Introduction of flat roof dormer extensions on front elevation, with full 
height glazing to replace traditional dormers. 

2.22.3 Revised materials including zinc roofing, timber cladding. 

2.22.4 Removal and replacement planting. 

2.23 In terms of the proposed design, this has been amended through the course 
of the application to feature the central projection as a gable with pitched roof 
as opposed to a flat roof projection.  This style is considered to fit more 
successfully with the surrounding area than the original flat roof proposal.  
The flat roof dormer extensions to each side of this offer a contemporary 
appearance taking design cues from extensions on adjacent and wider 
surrounding properties, and although large, appear subservient to the main 
property and the front gable.  The proposed central gable, together with the 
introduction of timber cladding, results in a mix of materials on the principal 
elevation which reduces the massing through its style and form.  Overall, 
when compared to the previous design, while more contemporary in style, it is 
not considered to be completely at odds with the streetscene which features a 
variety of semi-modern styles and therefore is considered to be acceptable, 
on balance. 

2.24 This is considered to be in compliance with Policy 1.1 and Policy 2.11 in that 
it responds to the site, its topography and streetscene, following the linear 
pattern and form as previously approved, and orientated to front the road, 
satisfying criteria (a) of Policy 2.11.  As per the previous approval on this site, 
the proposed dwelling faces onto the cul de sac, with access being taken via 
the existing access, onto Wellgate Drive and forms a relationship with the 
immediate properties within the cul de sac by respecting the established 
development pattern of plots size and shape, accessing immediately onto this 
road.  The proposed property will broadly follow the established building line 
of No. 12 and will be of a similar height and feature projections reflective of 
this traditional property.  The garden layout remains as per the previous 
approval, with the house sited in a similar position to No. 12 with no rear 
garden built close to the western boundary- this is in-keeping with the 
neighbouring property and therefore appropriate.  Furthermore, the proposal 
is not considered to negatively affect the character and setting of the adjacent 
Conservation Area as it is a single dwellinghouse located in an established 
residential area with extant planning permission.  The changes proposed are 
not considered to be substantially different to result in a harmful impact or 
adverse visual impact which would reduce the quality and setting of the area, 
its character or the conservation status nearby.  This is in accordance with 
Policy 7.2. 

 

  



2.25 In terms of design, the proposal will have a pitched roof, similar to the original 
property and that of others nearby.  The overall massing has been considered 
and revised to reduce the dominance of the front elevation and the proposed 
material finishes, while modern, provide an assertive contrast to the 
vernacular property adjacent, and complements surrounding properties.  
While the site is constrained in terms of scale, the proposal is not considered 
overdevelopment, as per the previous approval, and therefore the density is 
appropriate with sufficient garden ground and parking space.  In terms of 
material finishes, while the preference would have been for slate roofing 
materials, zinc is considered a high quality contemporary material and is 
suitable for a new building dwelling which fits successfully with render and 
timber cladding.  The proposal therefore accords with criteria (b) of Policy 
2.11 as the amended dwellinghouse can be adequately accommodated within 
the plot. 

2.26 Amenity Impacts:  Concerns were raised in the letters of objection received 
regarding overlooking from the proposed development due to the proximity of 
the dwellinghouse to neighbouring properties, introduction of full height 
glazing, removal of hedging which provided screening, and the scale of the 
proposed house in a prominent position.  It is the opinion of the Planning 
Authority that while additional glazing is proposed, the development is not 
considered to give rise to a significant loss of privacy which would warrant 
refusal in this instance.  This is because the upper storey space of which the 
glazing has increased is predominantly a non-habitable hallway.  It is 
appreciated that the dormer extensions also introduce more glazing at 
bedrooms and habitable rooms on the ground floor, however given that the 
separation distance to the east/south-east, which comprises the access road 
of Wellgate Drive, is in excess of 18m this is considered to be acceptable.  
Furthermore, replacement planting is proposed which, overtime, will screen 
the front boundary of the site and mitigate against any overlooking.  The 
house is to sit close to the boundary with the property to the west and is to 
only have small ancillary windows at a low level for this elevation with its main 
fenestration for principal rooms facing east towards the cul de sac.  This, 
together with the small scale and opaque glazing will mitigate any loss of 
privacy in this direction, despite an additional single window being introduced.  

2.27 Turning to overshadowing, the proposed scale and massing has not 
significantly increased from that previously granted, and the dwellinghouse 
occupies a similar footprint and position in the plot, and therefore it is not 
considered to give rise to any additional loss of sunlight/daylight.  Therefore 
the design is considered to comply with criteria (c) of Policy 2.11. 

2.28 Overall, the proposed dwellinghouse is considered on balance to be 
appropriately designed and scaled and would not result in a significant 
adverse amenity impact in accordance with Policies 1.1 and 2.11. 

2.29 Landscaping:  It is proposed under this application and the associated S42 
application to remove hedging which was previously to be retained, and to 
introduce replacement planting.  Condition 4 of the previous approval stated 
that no lopping, topping, felling or uprooting of trees was permitted without 
consent from the Planning Authority, to ensure the protection, retention and 
long term viability of existing trees which contribute to the amenity of the 
proposed development and the surrounding area and to ensure that no 
unnecessary damage is caused to existing trees, shrubs and other 
vegetation, as a result of the proposed development operations.  



2.30 However, as noted in the comments received by the Tree Officer, all hedges 
H1-5 are at least 4-5m high and 2-3m wide creating extreme 
enclosure/shading of the garden on this narrow site.  From site observations, 
while the hedges are mature they do enclose the site and are overbearing, 
and therefore by removing the hedges to the front (south east road facing 
side) it would allow for the site to benefit from an active frontage and more 
daylight. 

2.31 While the Condition was imposed to retain trees and hedging, and this offered 
a degree of screening, the proposed hedge removal can be accepted on 
balance.  The tree report does not recommend retention of the front facing 
hedge and confirms the hedges are of low-moderate value only (except 
Hedge 3 of which the majority is to be retained).  While some of Hedge 3 is to 
be removed, this is not considered to warrant refusal in this instance as it is 
only a small section.  Appropriate landscaping including suitable replacement 
planting and protection of neighbouring trees is proposed which is considered 
acceptable.  Furthermore, outwith the scope of the planning application, while 
these trees and hedges do contribute to the existing character and 
appearance of the Wellgate Drive area, they are not covered by a Tree 
Protection Order nor located within a Conservation Area.  As such, the 
applicant/owner could have removed these trees and/or hedge at any time 
without the requirement for planning permission. 

2.32 Through the course of the application, revised plans were provided which 
contain detailed landscaping proposals.  Of the hedging to be retained this 
seeks to uphold the character and offer some screening of the site.  As per 
the previous report, a sufficient element of hedge will remain and the plans 
submitted show that it is the intention to retain the neighbouring trees which is 
supported.  Of the hedges to be removed, it is not considered that they are of 
high ecological value worthy of retention, and the proposed replacement 
planting will offer suitable screening and soft landscaping, which once 
matured will create enhanced biodiversity opportunities. 

2.33 A condition seeking that the works are carried out in accordance with the 
maintenance details provided and tree protection fencing and construction 
methods will be attached to any permission granted in order to ensure that 
this is upheld in the interests of visual amenities.  Overall, this is considered 
acceptable in line with Policy 2.11 part (d) and Policy 9.3: Landscaping and 
Planting in Association with Development, as there is sufficient hedging 
retained and replaced to uphold the character of this site and appropriate 
landscaping and maintenance is proposed.  It is also in accordance with 
Policy 10.1: Development Impact on Trees and Hedgerows as a tree survey 
was provided and adequate protection is proposed.  For the avoidance of 
doubt, it is not considered necessary to reattach the Condition seeking no 
tree removal, as this would be permitted through any granting of this consent, 
and all works shall be carried out in full accordance with the landscaping plan 
provided, which will be conditioned.  Comments from the Council’s Tree 
Officer sought further details on the proposed landscaping and tree protection 
which have been addressed. 

2.34 Biodiversity concerns were raised in letters of representation received relating 
to the impact on protected species as a result of the hedge removal.  
Comments from the Biodiversity Officer confirm that there are no ecological 
concerns and that the proposed planting will improve biodiversity at this site.  
This is in accordance with Policy 8.1: Biodiversity Duty. 



2.35 Servicing: Policy 3.1: Addressing the Travel Demands of New Development 
and Policy 3.2: Site Drainage seek to ensure that all new developments can 
be adequately accessed and serviced.  No significant changes are proposed 
to the technical arrangements to that previously granted, although the surface 
water soakaway has been repositioned to avoid root protection areas, which 
is welcomed.  Roads Development Control raise no concerns with the 
proposed access, parking and bin storage, subject to standard conditions 
being attached to any permission granted.  Through the Building Standards 
warrant process the applicant will require to meet the required building 
standards. 

Conclusion 

2.36 The proposal for the erection of a dwellinghouse within the garden ground of 
12 Wellgate Drive is acceptable in principle due to an extant permission on 
the site which was recently granted.  This is in compliance with Policy 2.11 of 
the Stirling Local Development Plan 2018.  The proposed dwellinghouse is 
considered acceptable in terms of its revised layout, siting and design, and 
there are not considered to be any unacceptable impacts on neighbouring 
amenity, natural heritage or landscape as a result of the proposal. The site 
can be suitably serviced, and all concerns raised in letters of representation 
have been fully considered. The application is recommended for approval 
subject to conditions. 

 

3. Implications  

Equalities Impact 

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

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required  

Other Policy Implications 

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

Consultations 

3.5 As set out within Considerations of this report. 

 

4. Background Papers 
4.1 Planning Application file 21/00554/FUL.  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  
 

02A General PL 001 revD 
 

03 Site Plan PL 004 revA 
 

04 Landscaping PL 005 revA 
 

  

 

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of Development. 
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APPENDIX 1 

Full Planning Permission for Proposed modification to the design of dwelling approved under 
19/00980/FUL at Garden Ground of 12 Wellgate Drive Bridge of Allan - 21/00554/FUL 

Approve, subject to the following conditions: 

1 Construction Method Statement/Tree Protection Plan:  No development shall 
take place on site until an updated Construction Method Statement and a Tree 
Protection Plan (for trees/hedges within and out with the site) have been submitted 
and approved in writing by the Planning Authority.  These shall include:  
 
a) The location of trees to be retained and their Root Protection Areas in 

accordance with BS5827:2012 Trees In Relation To Construction and the position 
and construction of protective fencing around the retained trees (to be in 
accordance with BS 5837: 2012 Trees in relation to design, demolition and 
construction). 
 

b) Detailed consideration of all construction operations, including vehicle movement 
and the proposed location for storing building materials and the location of 
scaffolding,  

 
all outwith the Construction Exclusion Zone (CEZ) fence/Root Protection Area (RPA) 
of the trees/hedges on site and outwith, unless otherwise agreed in writing by the 
Planning Authority. 

 
The submitted Construction Method Statement and Tree Protection Plan shall be 
prepared and undertaken in accordance with BS5827:2012 Trees In Relation To 
Construction: in particular Clause 5.5, including an Arboriculture Method Statement in 
accordance with Clause 6.1, Barriers and ground protection in accordance with 
Clause 6.2 and Site monitoring in accordance to Clause 6.3.  If permanent hard 
surfacing is proposed within the RPA then this should be undertaken in accordance 
with BS5837:2012 Clause 7.4 and underground and above-ground utility apparatus 
in accordance with Clause 7.7.   
 
The installation of the Tree Protection fence is to be checked by a fully qualified 
Arboriculturalist and the findings reported to the Planning Authority for written 
approval in accordance with BS: 5837: Trees.  The specification of no-dig 
construction techniques where retained trees are close to proposed paths shall be 
carried out in full accordance with the details as shown on Drawing Number PL 005 
Rev A Proposed Landscaping.  
 
All trenches for services required within any fenced off areas of landscape 
importance shall be excavated and backfilled by hand and any tree roots 
encountered which have a diameter of 50 mm or more shall not be severed. 
 
No works in connection with the development hereby approved shall commence 
unless the tree protection measures have been implemented in full in accordance 
with the approved Tree Protection Plan and Construction Method Statement.  The 
approved tree protection measures shall be retained in situ until the development has 
been completed.  
 
 

  



2 Hard Landscaping Details:  Notwithstanding the details hereby approved, no 
development shall take place until details of proposed means of boundary treatment, 
enclosures, screening, walls and fences, paving and hard surfacing materials have 
been submitted to and approved in writing by the Planning Authority.  All hard 
landscaping proposals shall thereafter be carried out in accordance with the 
approved scheme.  Once provided, all landscaping works shall thereafter be 
permanently retained. 
 

3 Soft Landscaping Details:  All soft and hard landscaping proposals shall be carried 
out in accordance with the approved planting scheme and management programme 
as shown on Drawing Number PL 005 Rev A Proposed Landscaping.  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.  
 

4 Drainage:  Prior to works commencing on the site, the applicant shall submit and 
have approved in writing by the Planning Authority a Drainage Impact Assessment, 
including full details of the existing/proposed run off rates and all surface water and 
foul water drainage arrangements to achieve greenfield run off rates.  

 
5 Visibility Sightlines:  No development in connection with the permission hereby 

granted shall commence and the access hereby approved shall not be brought into 
use unless visibility has been provided and maintained by forming visibility splays of 
2.0m x 22m in either direction from the centre of the proposed access, within which 
there should be no obstruction to visibility more than 1.05m above carriageway level.  
Once formed, the visibility splays shall be permanently retained thereafter and no 
visual obstruction of any kind shall be permitted within the visibility splays so formed.  

  
6 Waste Pick-up:  Collection vehicles will not enter private driveways to collect 

domestic waste.  No works in connection with the development hereby approved 
shall commence unless details of a properly designed collection point and/or bin 
store at the roadside for bins awaiting collection have been submitted to and 
approved in writing by the Planning Authority.  The collection point and/or bin store 
shall be constructed outwith the required visibility splay sightlines.  The 
dwellinghouse shall not be occupied unless the refuse bin uplift store area has been 
provided and surfaced in accordance with the approved details.  Once provided, the 
refuse bin uplift store area shall thereafter be permanently retained as such. 
 

7 Driveway Construction:  The dwellinghouse hereby approved shall not be occupied 
unless the driveway, turning and parking area has been constructed so that it is 
suitably drained and surfaced to ensure no surface water or loose material is carried 
from it out onto the adjacent public footway and carriageway.  Loose gravel will not 
be permitted.  Once provided, all parking and turning areas shall thereafter be 
permanently retained as such. 
 

 
Reasons: 

1 In order to ensure the protection, retention and long term viability of existing trees 
which contribute to the amenity of the proposed development and the surrounding 
area, and to ensure that no unnecessary damage is caused to existing trees, shrubs 
and other vegetation, as a result of the proposed development operations. 

 



2 To ensure that the scheme of landscaping for the proposed development is of a 
satisfactory standard relative to the functional requirements and visual amenity of the 
site and its setting in the locality as insufficient details of the proposed scheme of 
landscaping have been submitted with the application. 

 
3 To ensure that the scheme of landscaping for the proposed development is 

satisfactorily maintained relative to the functional requirements and visual amenity of 
the site and its setting in the locality. 

 
4 In order to ensure the proposed development does not increase surface water run-off 

and protects neighbouring properties from flooding. 
 
5 To enable vehicles and pedestrians exiting the development to see and be seen by 

vehicles on the carriageway and join the traffic stream safely drivers of vehicles in the 
interests of road safety. 

 
6 To ensure the provision of an appropriate means of servicing in the interests of road 

safety. 
 
7 In order to ensure the driveway is constructed and suitably drained and surfaced to 

ensure no surface water or loose material is carried from it out onto the adjacent 
carriageway in the interests of road safety. 

 
 
Advisory Notes 
 
1. Bat Advisory 
2. Breeding Birds Advisory 
  





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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