
Stirling Council  Agenda Item No. 7 

Planning & Regulation Panel Date of 
Meeting:  5 October2021 

Not Exempt 

Demolition Of Existing Garage/Outbuilding And Erection Of 
Dwelling House. At Kings Park House, 21 Victoria Place, Kings 
Park, Stirling, FK8 2QT - Mr S Mcleod - 21/00550/FUL 

Purpose & Summary  
Full planning permission is sought for the erection of a dwelling house with associated 
landscaping, parking and site infrastructure at Kings Park House, 21 Victoria Place, Kings 
Park, Stirling.   

The application has been referred to the Planning & Regulation in accordance with the 
Council’s scheme of delegation procedures since the application has received five or more 
objections. 

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  
Planning & Regulation Panel is asked to: 

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

Resource Implications  
Not applicable. 

Legal & Risk Implications  
Not applicable  

1. Background
1.1. Not applicable.



2. Considerations 
The Site 

2.1 The application site is within The Kings Park Conservation Area, Stirling, 
(which is of outstanding value, consisting of early to late Victorian Villas set 
within mature gardens) and the grounds (part of the curtilage) of a category B 
Listed Building known as “Kings Park House” (21 Victoria Place).  21 Victoria 
Place is located along Victoria Place, facing towards the Kings Park and is an 
early example of the stone-built villas in the Kings Park, featuring prominently 
in views from the Kings Park.  Within the application site is an existing 
outbuilding (former coach house and stable), which is considered 
contemporary with the main subject of listing (Kings Park House) and sits 
down behind strong boundary walls, which are a key feature of this listed 
property.   

The Proposal 

2.2 The proposal is to erect a detached dwelling house (two storey) of 
predominantly contemporary design and appearance, sitting on the southern 
side of the main house (21 Vitoria Place) and behind the substantial winged 
walls that are a key feature of its listing.  The proposed dwelling is to be built 
where there is an outbuilding (former coach house and stables referred to 
above), which is to be substantially demolished to accommodate the new 
build.  The proposals only retain one wall of this outbuilding, which is the wall 
that runs parallel with the listed building.  This outbuilding has already been 
partially demolished with the wall facing into the rear garden having already 
been taken down.  

2.3 Demolition of the outbuilding requires separate consent through a Listed 
Building application.  It is important to note that whilst consent for this 
application does not consent demolition of the outbuilding, it is relevant to the 
consideration of this planning application that the proposals are assessed 
against Policy 7.2 (a) (ii) regarding the retaining of buildings that contribute to 
the character of the Conservation Area.  Furthermore, Policy 7.3 (b) 
presumes in favour of retaining listed buildings except where demolition can 
be justified against criteria.  These policies also require to be balanced 
against considerations of the acceptability of the proposed new build 
development and its assessment against the policies in the Local 
Development Plan. 

2.4 The proposed house is to be finished using mix of modern and traditional 
finishes, including for example natural slate on the roof, ashlar sandstone for 
wall finishes, steel cladding and banding.  Vehicular access is provided via 
the rear lane, utilising an opening in the listed boundary wall which (to an 
extent already formed) opens up to proposed in-curtilage parking.  As part of 
these works, a section of the rear wall will need to be rebuilt and made 
secure.  

Previous History 

2.5 21/00106/FUL: Erection of dwelling house: Withdrawn.  

2.6 21/00033/FUL: Orangery extension to rear of dwelling house: Approved.  

2.7 21/00232/FUL Alterations to existing rear dormers to replace windows with 
french doors and form inset balconies with black painted steel balustrading: 
Approved.  



2.8 10/00665/FUL: Erection of detached building housing a swimming pool: 
Refused. 

2.9 Proposals for housing on this site has not been refused to date.  Previous 
applications were considered contrary to policy as they were not considered 
to preserve or enhance the character and setting of the Conservation Area or 
listed building and were withdrawn.    

Consultations 

Scottish Water: 

2.10 No Objections. 

Roads Development Control: 

2.11 No objections subject to a condition requiring the submission of a traffic 
management plan.  

Representations 

2.12 Eight letters of representation have been received, including from Kings Park 
Community Council who object to the proposals. In total there are seven 
objections. The Scottish Wildlife have also written to support he outcomes of 
the Bat survey.   

2.12.1 The proposals will result in a loss of privacy, daylight and sunlight.  

2.12.2 Response:  See Assessment section regarding impact upon 
residential amenity. 

2.12.3 The proposals involve a balcony that will impinge upon the privacy of 
the neighbour property. 

2.12.4 Response:  See Assessment section regarding impact upon 
residential amenity. 

2.12.5 Object on the grounds the proposals will lead to traffic congestion in 
the lane. 

2.12.6 Response:  This is a private access lane and its management is a 
matter for the private residents with access rights to use it. 

2.12.7 Works have already commenced with foundations dug and walls 
already demolished of the building and the boundary. Also damage 
to the rear access lane wall. 

2.12.8 Response:  This matter is part of an ongoing enforcement case and 
is not relevant to the consideration of this planning application. 

2.12.9 The applicant is using 21 Victoria Place as an “Air B n B”. 

2.12.10 Response:  This is not a matter for this application. 

2.12.11 Objection on the grounds the development does not fulfil the 
requirement to preserve or enhance the listed building or it’s setting 
or preserve the character or appearance of the conservation area, as 
set out in section 591 and section 642 of the Planning(Listed 
Buildings and Conservation Areas)(Scotland) Act 1997, respectively. 

                                                 
1 Available at: https://www.legis 
lation.gov.uk/ukpga/1997/9/section/59 
2 Available at: https://www.legislation.gov.uk/ukpga/1997/9/section/64 



An approval of this application would therefore be a contravention of 
local policies and current national legislation. 

2.12.12 Response:  See Assessment section below. 

2.12.13 Object on the grounds that support for this development would also 
contradict and undermine planning decisions previously made for the 
same site, and advice previously provided by Historic Environment 
Scotland. 

2.12.14 Response:  Each case is considered on its own merits although 
planning history is a material consideration.  See Assessment 
section below. 

2.12.15 Objection on the grounds the proposals do not convert the existing 
building.  The current plan asks for an increase in the footprint over 
100% larger than the present building, and an additional storey. 

2.12.16 Response:  The proposals are for new build, barring the retention of 
one wall. 

2.12.17 Objection on the grounds the demolition works and the build will 
endanger the original listed boundary wall and the adjoining category 
C listed property.  A build of this type could cause fire to spread. 

2.12.18 Response:  These are civil matters and building warrant matters that 
are not relevant to the planning decision to be made. 

2.12.19 Objection on the grounds the works will result in a terrace and 
degrade the listed status of neighbouring properties. 

2.12.20 Response:  See Assessment section below on setting and impact 
on listed buildings. 

2.12.21 Objection on the grounds that the SLDP 2018 clearly states that new 
developments within the curtilage of listed buildings will not typically 
be supported. 

2.12.22 Response:  See Assessment section below on setting and impact 
on listed buildings. 

2.12.23 The proposals will harm the historic plots.  The subdivision of plots 
has a negative impact on the Kings Park area and “detracts” from the 
original houses. 

2.12.24 Response:  See Assessment section below on setting and impact 
on listed buildings and the character of the Conservation Area. 

2.12.25 Object on grounds the proposed development is not of scale in 
accordance with policy and will adversely impact upon the character 
of the Conservation Area and views towards the Old Town and 
Castle.  It is over-development of the site. 

2.12.26 Response:  See Assessment section below on setting and impact 
on listed buildings and the character of the Conservation Area. 

2.12.27 The proposals show the use of inappropriate materials for the 
Conservation Area. 

2.12.28 Response:  Materials are covered by conditions and assessed 
below in the Assessment section of this report. 

 



2.12.29 Objection on the grounds 21 Victoria Place is one of the most 
prominent properties in the King's Park area given its size and 
visibility from the Kings Park.  Introducing a new property that is 
visible from the street would disrupt the townscape and setting as it 
relates to the category B listed property. 

2.12.30 Response:  See Assessment section below on setting and impact 
on listed buildings and the character of the Conservation Area. 

2.12.31 This is likely to be used as a short term let and should not be 
allowed. 

2.12.32 Response:  The application is applied for as a residential property. 

2.12.33 Previous proposals have been refused on this site and the reasons 
still apply with the policies remaining similar. 

2.12.34 Response:  Each case is considered on its own merits.  See 
Assessment section below for the consideration of these proposals 
against the policies of relevance. 

2.12.35 The drawings are misleading and will be much higher than they 
show. 

2.12.36 Response:  The submitted section clearly shows the height of the 
house, which is to sit just below the upper storey side windows of 21 
Victoria Place. 

2.12.37 The proposals are not for extension of an existing building and 
represent new build, in either case the proposals are not supported 
by policy. 

2.12.38 Response:  The application is considered as a new build. 

2.12.39 These proposals will adversely impact upon the setting of the listed 
building and views through the Conservation Area from the rear 
access lane. 

2.12.40 Response:  This is considered and assessed in the below 
Assessment part of this report. 

2.12.41 Title deeds prevent this development. 

2.12.42 Response:  This is not a material planning consideration. 

2.12.43 An existing garage has already been demolished, along with 
additions removed from the main house and trees have been 
removed. 

2.12.44 Response:  These are part of an ongoing enforcement case. 

Kings Park Community Council Has Raised The Following: 

2.12.45 The proposals are contrary to Policy 7.4. 

2.12.46 The applicant has already demolished part of the listed boundary 
wall. 

  



2.12.47 The proposals represent the detrimental change the Kings Park 
Conservation Appraisal seeks to avoid, such as erosion of garden 
grounds, erosion of individual identity of houses, inappropriate 
scaled development, loss of historic fabric, erosion of boundaries 
and garden space through parking provision. 

2.12.48 The proposals do not preserve or enhance the character of the 
Conservation Area. 

2.12.49 Response:  The proposals are assessed against Policy 7.4 and set 
out below in the Assessment section of this report.  In balance the 
proposals are considered to preserve the character of the 
Conservation Area for the reasons set out in this report. 

2.12.50 The Scottish Wildlife Trust support the Bat report recommendations.   

Local Development Plan and Statutory Requirements 

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

2.14 Section 59 of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997 states that in considering whether to grant planning 
permission for development which affects a listed building or its setting, a 
planning authority shall have special regard to the desirability of preserving 
the building or its setting or any features of special architectural or historic 
interest which it possesses.  To be clear, the relevant assessment in this 
regard is the effect of the proposals on the existing building and its setting at 
21 Victoria Place. 

2.15 Section 64 of the Planning (Listed Buildings and Conservation Areas) 
(Scotland) Act 1997 states - special attention shall be paid to the desirability 
of preserving or enhancing the character and appearance of the Conservation 
Area. 

2.16 The Adopted Local Development Plan is the adopted Stirling Local 
Development Plan October 2018 (henceforth Local Development Plan.  The 
following provisions of the Local Development Plan are considered relevant to 
the consideration of this application.  

2.17 The following adopted policies and the criteria/requirements set out within 
them are also relevant for these proposals: Primary Policy 1: Placemaking; 
Policy 1.1: Site Planning; Policy 7.2: Development within and out with 
Conservation Areas, Policy 7.3: Development affecting Listed Buildings, 
Policy 7.4: Development in Gardens/Curtilages within Conservation Areas 
and around Listed Buildings, Primary Policy 8: Conservation and 
Enhancement of Biodiversity. 

Other Planning Policy 

2.18 Supplementary Guidance, Conservation Area Character Appraisals: Kings 
Park.    

2.19 Scottish Planning Policy (2014) (Valuing the Historic Environment), Document 
(2018). 

 



2.20 Historic Environment Scotland (HES) Historic Environment Policy for Scotland 
(May 2019), Managing Change in the Historic Environment: Demolition (2010) 
and the Interim Guidance on the Designation of Conservation Areas and 
Conservation Area Consent (2019) 

Assessment 

2.21 The proposals forms housing development within the curtilage of a B listed 
building within a Conservation Area of outstanding value and involving the 
substantial demolition of an ancillary listed building.  This building is part of 21 
Victoria Place’s original architecture and is listed by virtue of curtilage in 
association with that primary listed building.   

2.22 Key to the consideration of this application is whether the new build proposals 
will preserve the character and setting of the main listed building and will 
preserve or enhance the character, appearance and setting of The Kings 
Park Conservation Area (Policies 7.2 to 7.4).  Also whether the demolition of 
the ancillary listed building, rather than its conversion, is justified in 
compliance with Policy 7.2 (a) part (ii) and 7.3 part (b).  The presumption of 
which is to retain any features of special architectural or historic interest which 
the listed building possesses.  The demolition of this building is primarily 
considered by the associated listed building application (Ref 21/00549/LBC), 
which is delegated to Officers, however its removal does have a bearing for 
this application.  Applications for demolition can only be supported should the 
demolition satisfy any of the tests set out at Policy 7.3 (b) (see below) and the 
new build proposals are considered to preserve or enhance in accordance 
with Policies 7.2 to 7.4.   

2.23 The full issues to be assessed against the Adopted Local Development Plan 
policies and material considerations set out above are as follows, but not 
necessarily in that order:  

2.23.1 Principle of development being acceptable. 

2.23.2 The loss of the listed outbuildings. 

2.23.3 The proposal will preserve or enhance the character and appearance 
of the Kings Park Conservation Area. 

2.23.4 Design/Visual impact on the Setting of the listed building and 
Conservation Area. 

2.23.5 Road Safety. 

2.23.6 Natural Heritage/Biodiversity impacts have been addressed. 

2.23.7 Impact on Residential Amenity. 

2.23.8 Archaeology. 

2.23.9 Issued raised by objectors have been addressed (see above).  

2.24 Principle of Development:  Primary Policy 1 and Policy 1.1 of the Adopted 
Stirling Council Local Development Plan (2018), which are general siting, 
design and place making policies, set out that the principle of this 
development type will be supported within a defined settlement boundary, 
where compliant with the place making policies for the particular location.  In 
this respect Policy 1.1 sets out a number of criteria to ensure the proposals 
respect the character and setting of an area, which are considered fully in the 
detailed design assessment which follow in this report.  

 



 

2.25 Policies: 7.2: Development within and out with Conservation Areas and Policy 
7.3: Development affecting Listed Buildings, set out what needs to be 
considered when assessing proposals within a Conservation Area and 
affecting a listed building.  These Policies 7.2 and 7.3 do not specifically 
preclude development and specifically state that development which protects 
or enhances Conservation Areas and buildings or other built heritage of 
special architectural or historic interest will be supported.  Proposals will not 
be supported, however, where it is considered they will harm or damage listed 
buildings or their setting, including structures or features of special 
architectural or historic interest including ancillary buildings. 

2.26 Policy 7.4 generally does not support development within the garden/curtilage 
of properties that are listed and within Conservation Areas.  This policy seeks 
to ensure setting is preserved by restricting development in these instances.  
The preference is to see ancillary buildings appropriately converted.   

2.27 The conclusion to be reached on principle through consideration of these 
polices is the principle of this development is acceptable.  The policy context 
does not preclude development of this site for housing.  Proposals are instead 
to be assessed on whether the detail meets the criteria set out with these 
policies and legislation.  Crucially a conclusion must be reached, as to 
whether the proposals will preserve or enhance the special characteristics of 
the listed building and the Conservation Area. 

2.28 Special characteristics of the Conservation Area and the Listed 
Building, including the Ancillary Listed Building:  21 Victoria Place is one 
of the earlier villas in the King’s Park and is prominent in views across from 
the Kings Park.  The outbuilding proposed for demolition is contemporary with 
the main subject of Listing and is often a key feature of these villas.  The 
original architectural arrangement consists of a strong symmetrical 
arrangement, wherein the primary living apartments sit on a raised basement 
that extends out to either side in the form of wing walls.  Further, the 
proposed street elevation generally have rectangular frontages to the street.  
The existing tall walls around the property, the position of the ancillary 
buildings (being set down), frames the listed building and ensures ancillary 
buildings are hidden to a degree, leaving the focus on the listed building. 

2.29 The King’s Park Conservation Area is an outstanding early to late Victorian 
villa development with few later additions and an abundance of mature 
gardens throughout.  It has been carefully managed and retains most of its 
original villas, including original/historic outbuildings.  

2.30 Loss of the Listed Building: Section 64 of the Planning (Listed Building and 
Conservation Areas) (Scotland) Act 1997, Scottish Planning Policy (2014) 
(Valuing the Historic Environment), Document (2018), Historic Environment 
Scotland (HES) Historic Environment Policy for Scotland (May 2019), 
Managing Change in the Historic Environment: Demolition (2010) and the 
Interim Guidance on the Designation of Conservation Areas and 
Conservation Area Consent (2019) all apply with regard to this proposal.  

  



2.31 Policy 7.3 part b) also sets out that: Listed Buildings should not be 
demolished unless it can be clearly demonstrated that any of the following 
apply:  

(i) The building is no longer of special interest.  

(ii) The building is beyond repair.  

(iii) The demolition of the building is essential to delivering significant 
benefits to economic growth or the wider community.  

(iv) The repair of the building is not economically viable and it has been 
marketed at a price reflecting its location and condition to potential 
restoring purchasers for a reasonable period.   

2.32 In instances where demolition is to be followed by re-development of the site, 
consent to demolish should in general be given only where there are 
acceptable proposals for the new building.  If the building to be demolished is 
considered to be of any value, either in itself or as part of a group, a positive 
attempt should always be made to achieve its retention, restoration and 
sympathetic conversion to some other compatible use before proposals to 
demolish are seriously investigated. 

2.33 Historic Environment Scotland has not objected to the loss of this outbuilding, 
because of the alterations the villa has undergone on the east side, but has 
expressed opposition to its loss.  This opposition is based on the loss of 
historic fabric and to its adverse effect on an appreciation and understanding 
of the villa’s original form and status.  The relatively small scale and discrete 
location of the carriage house behind a screen wall is indicative of its function 
and is part of the historic interest of the villa as outlined above.   

2.34 In response, the applicant has submitted a structural report, which details the 
condition of the structure and makes recommendations that the roof and north 
wall are in poor structural condition and should be removed.  In terms of loss 
of the listed fabric, this roof is non-original and for the majority is covered with 
bituminous felt on a plywood deck.  A 1960/70's timber lining fascia with a felt 
capping and gutter has been installed, presumably when the current roof was 
erected.  The north wall of the garage lean-to be removed.  This wall is in a 
poor condition with a missing lintel over the window causing the roof to sag, a 
missing cill, patched in common brickwork and stone in poor condition.  The 
left jamb of the door has buckled and the lintel is cracked. 

2.35 In assessing the proposals against the criteria of 7.3 (b) it is considered that 
the building retains a historical interest.  However, it is of particular relevance 
that the building has been subject of substantial modern, and inappropriate 
alteration, previously, as noted in paragraph above.  Furthermore, any 
scheme to retain or rebuild this building would require support through rebuild 
involving the addition of much new fabric.  On balance, it is considered that 
the applicant has demonstrated that the scale of alterations to replace 
previous poor repairs and modern materials means that the building has 
already lost significant aspects of its heritage value, and the extent of new 
supports required to conserve and rebuild the structure outweigh the heritage 
benefits of retaining this building, particularly as the new building fits with the 
setting of the main listed building and the proposals, considering all these 
considerations, are in compliance with Policy 7.3 part (b) (iv).  

2.36 The proposals, preserve or enhance the character and appearance of 
the Kings Park Conservation Area/Design/Visual impact on the Setting 
of the listed building and Conservation Area:   



2.37 Policies 7.2 and 7.3 specifically relate to the built historic environment and 
state that development which protects or enhances Conservation Areas and 
buildings or other built heritage of special architectural or historic interest will 
be supported.  Development proposals must respect the unique character of 
the Conservation Area and listed buildings within and adjacent to and protect 
distinct architectural and historic characteristics.  This does not mean that 
design solutions should necessarily be traditional, but a contemporary 
approach should be appropriate and not compete with the traditional 
characteristics that are important in the area, but also can replicate some of 
the features evident traditionally.  

2.38 It is considered the proposals present an inconsistent frontage, in the form of 
a gabled front elevation, not reflecting the more traditional shape of the villa or 
its neighbours, which generally have rectangular frontages to the street.  
Whilst this is irregular in the Conservation Area context, it assists with 
ensuring that the integrity of the Listed Building is maintained by ensuring that 
the new building is subordinate to the listed building and does not compete 
with it.  This design impact on the Conservation Area has also been mitigated 
through sensitive siting and scale.  By setting the build back from the main 
building line and building height of 6.75m the proposals do not dominate the 
site or street and sustain both an appropriate massing and scale.  The 
proposed build is subordinate in scale/massing, it is to be set back and to the 
side from the listed building and neighbouring listed building.  The design is 
considered to fit in with the older house.  As a result, the proposal does not 
interfere with views of the listed building or disrupt formal approaches, 
preserving the setting of the listed buildings either side.  

2.39 When viewing 21 Victoria Place from the Kings Park the listed building will still 
sit proud with the new house appearing as an ancillary structure appearing 
above the wall.  Whilst this is a change in the setting from the current, with the 
ancillary building sat down behind the wall, it is not considered to warrant 
refusal of the application due to its height and extent of setback.  The 
materials are partly of a traditional appearance that are in keeping with the 
historic setting of the listed building, along with the extent of glazing that will 
lessen its massing and impact.  Exact finishing materials are controlled 
through conditions set out at Appendix 1.  Some traditional design also 
features are included such as window banding, but using modern materials. 

2.40 In terms of urban structure, the build is considered to preserve the character 
of the Conservation Area for the same reasons.  Views to the building from 
vantage points beyond, from the street and Kings Park would experience 
primarily similar views.  Given the above, it is considered that, on careful 
balance, the overall impact is one of preservation of the wider context and 
appropriate for the streetscape and the wider Conservation Area setting.  The 
proposals are not of a scale whereby views from the Castle will be adversely 
impacted and views of this building from the rear access lane will be partly 
obscured by the tall boundary walls.  This lane will continue to read as large 
villas set within substantial grounds with rear access. 

  



2.41 On careful balance, it is considered that the proposed new build would not 
have a detrimental visual impact on the surrounding area, and would have a 
neutral impact on the setting of nearby listed buildings and wider 
Conservation Area.  The subdivision of the site to form the new plot takes on 
a similar pattern as the subdivision at 21A leaving the existing house with a 
large garden area similar to neighbouring sites.  There are no concerns 
regarding adverse impact upon the density of the Conservation Area. In light 
of this, subject to conditions, the proposal complies with the Local 
Development Plan and associated guidance relating to density, design and 
visual impact.  

2.42 Road Safety:  Stirling Council Roads were consulted on the proposals and 
have not raised road safety objections regarding this application: A site plan 
outlining how the access is to be formed and showing in-curtilage parking has 
been submitted and accepted.   

2.43 Natural Heritage/Biodiversity:  Adopted Local Development Plan Policy 
supports new developments where they protect or enhance natural heritage 
assets.  Where adverse impacts on existing assets are unavoidable, the 
policy offers support only where the impacts will be satisfactorily mitigated.  
The submitted application is accompanied by an Ecological Appraisal.  This 
notes that several features with potential to support roosting bats, but 
concludes that no bats were found.  The site is not of particular ecological 
importance and there is no conflict with Policy 8.1 of the Local Development 
Plan.  

2.44 Archaeology:  There is no objection to the removal of this building in terms of 
Policy 7.8.  As set out above the proposed development impacts directly on 
an element of a mid 19th century house which reflect a period of growth and 
expansion in Stirling and Scotland and are of clear local and regional 
significance.  Therefore, should approval be granted there is a condition set 
out at Appendix 1 requiring a programme of archaeological works by way of 
mitigation regarding the loss of the site:  

2.45 Residential Amenity:  Development proposals need to be compatible with 
their surroundings in terms of their relationship to existing dwellings and 
should not adversely affect the amenity of neighbours.  The proposal is for 
residential development and assessments of privacy, overlooking and 
overshadowing are required.  Whilst the balcony overlooks rooflights of the 
property at 22 Victoria Place this is a kitchen and not a habitable room.  It is 
considered that there will be no significant amenity issues with respect to loss 
of privacy, or the overlooking of any neighbouring properties.  Upper storey 
windows will offer only oblique views of garden grounds front and rear.  
Furthermore, the proposal will not result in a material loss of daylight or 
sunlight to the neighbouring habitable room windows.  

2.46 The neighbouring land to the south will continue to receive sunlight with the 
extent of garden ground available allowing natural daylight in also.  Loss of 
light to a kitchen, when considering amenity impacts, needs to be considered 
by the fact that it is not a habitable room.  The residential use of the site is in 
keeping with the predominantly residential character of the area.  The 
proposed use is not likely to give rise to any unacceptable levels of noise or 
disturbance to neighbouring residents.  

  



Conclusion 

2.47 The above assessment indicates that, whilst there are a range of policies that 
presume against the loss of the existing outbuilding the information submitted 
by the applicant, particularly the loss of historic fabric of the building and the 
condition report, but crucially the assessment of the new building has built a 
sufficient case that indicates that planning permission should not be refused. 

2.48 On careful balance it is considered that the character and appearance of the 
new building, although a change from the historical appearance is acceptable.  
It is concluded therefore that the proposal, which would involve demolition of 
the outbuilding would not harm the character or appearance and setting of the 
Conservation Area and the listed building and that the changes proposed are 
appropriate to their location in terms of placemaking.  The proposal therefore 
complies with the Development Plan and associated guidance regarding its 
Impact on the Kings Park Conservation Area and the associated listed 
building. 

2.49 The development has been assessed against the relevant policies of the 
adopted Stirling Local Development Plan and other applicable material 
considerations and it is considered that the proposals accord with the 
provisions of the aforementioned Local Development Plan. 

 

3. Implications  

Equalities Impact 

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

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required.  

Other Policy Implications 

3.4 All relevant policies have been set out within Considerations.     

Consultations 

3.5 As set out within Considerations.  

 

  



4. Background Papers 
4.1 Planning Application file 21/00550/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  
 

04 General PL 007C 
 

05 Floor Plans PL 005A 
 

06  Elevations PL 006A 
 

  

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of Development. 
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APPENDIX 1 

 

Demolition of existing garage/outbuilding and erection of dwellinghouse. at Kings 
Park House,21 Victoria Place,Kings Park,Stirling,FK8 2QT - Mr S McLeod - 

21/00550/FUL 

Approve, subject to the following conditions  

1 Details of Materials:  Samples of the materials to be used for the external walls and 
roof of the development granted permission shall be submitted to, and approved in 
writing by, the Planning Authority before any work starts on site. 

 
2 Landscape - New Planting:  No development shall take place until details of new 

planting proposals with details of ground preparation, species, nursery stock size and 
density of planting and areas of grass seed/turf have been submitted to and 
approved in writing by the Planning Authority. 

 
3 Landscape - Hard Landscaping:  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. 

 
4 Unsuspected or Unencountered Contamination:  The presence of any previously 

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

 
5 Timber Window Frames and Doors:  All proposed window frames and doors are to 

be timber, unless otherwise agreed in writing by the Planning Authority. 
 
6 Fenestration Replacing Garage Door:  For the avoidance of doubt, the fenestration 

shown to replace the garage door is not approved and prior to works commencing on 
site, details of an alternative design is to be submitted for the written approval of the 
Planning Authority. 

 
7 Final Details:  Prior to works commencing on site the following is to be submitted for 

the written approval of the Planning Authority: 
 

(a) Rooflight design and size. 
(b) Details of all new windows and doors. 
(c) Details of alternative design/materials for balustrades.  Glass is not approved. 
(d) Alternative finishing materials for the proposed flat roof parapet. 
(e) Details of the Ashlar Sandstone, which can only be used following written 

approval of the Planning Authority. 
(f) Details of the proposed green roof and final finishes for this. 
(g) Details of the proposed timber rear access lane gates. 

 
8 Retention of Boundary Wall and West Wall of Coach House:  Prior to works 

commencing on site, an updated conservation Method Statement is to be submitted 
for the written approval of the Planning Authority, which clearly sets out how the 
existing boundary walls are to be protected and retained along with the existing wall 
of coach house shown retained. 

 



9 Rear Boundary Wall Restoration:  Prior to works commencing on site, a 
Conservation Method Statement is to be submitted including design drawings that 
clearly set out the restoration and rebuild of the rear boundary wall and shall include 
(where available the existing materials.  This wall is to be rebuilt before the house is 
occupied. 

 
10. Construction Traffic Management Plan (CTMP):  No development shall 

commence on site until a Construction Traffic Management Plan has been submitted 
to, and approved in writing by, the Planning Authority.  The approved Construction 
Traffic Management Plan shall be implemented prior to development commencing 
and remain in place until the development is complete. 

 
11. Archaeology:  No works shall take place within the development site until the 

developer has secured the implementation of a programme of archaeological works in 
accordance with a written scheme of investigation which has been submitted by the 
applicant, agreed by the Stirling Council Planning Officer (Archaeology), and approved 
by the Planning Authority.  Thereafter the developer shall ensure that the programme 
of archaeological works is fully implemented and that all recording and recovery of 
archaeological resources within the development site is undertaken to the satisfaction 
of the Planning Authority in agreement with the Stirling Council Planning Officer 
(Archaeology).  Such a programme of works could include some or all of the following 
historical research, excavation, post-excavation assessment and analysis, publication 
in an appropriate academic journal and archiving. 

 
 
Reasons: 
 
1 In order to achieve an acceptable form of external treatment. 

 
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 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. 
 

4 To ensure all contamination within the site is dealt with. 
 

5 In order to insure timber is used to respect the character of the Conservation Area 
and the listed building. 
 

6 In order to insure an arrangement that respects and preserves the character of the 
Conservation Area and the listed building. 
 

7 In order to ensure these design details are approved prior to works commencing on 
site. 
 

8 In order to ensure these are protected and retained as part of the works. 
 

9 In order to ensure the restoration and rebuild of the existing rear listed wall. 
 



10 In order to ensure a Construction Management Plan is approved in writing by the 
Planning Authority before works commence and then carried out in full in accordance 
with the approval. 
 

11 To safeguard and record the archaeological potential of the area. 
 

 

  





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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