
Stirling Council  Agenda Item No. 5 

Planning & Regulation Panel Date of 
Meeting:  9 November 2021 

Not Exempt 

Erection Of 4No Dwellinghouses With Associated Infrastructure 
At Land 60 Metres South East Of Aros House, Moor Road, 
Strathblane - Mr Ewan Buchanan - 20/00590/FUL - HEARING 

Purpose & Summary  
Full Planning Permission is sought to build four two storey detached dwelling houses and 
associated infrastructure on land sixty metres south east of Aros House, Moor Road 
Strathblane.  This land falls within Strathblane and forms part of the wider curtilage of Aros 
House and access is to be taken to this development via the existing Aros House private 
driveway, which leads to the private Moor Road, which leads out to the public Old Mugdock 
Road.  Moor Road serves a number of dwelling houses and the application site is bounded 
by a number of these properties.  

This application is being reported at this Panel, as it has received more than five objections 
and a Hearing has been requested, therefore in line with the approved scheme of delegation 
is required to be considered by the Panel.   

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

Recommendations  
The Planning & Regulation Panel is asked to: 

1. approve the application subject to the conditions set out at Appendix 1 and subject to
a S75 Legal Agreement to agree the necessary financial contribution towards
affordable housing.

Resource Implications  
Not applicable. 

Legal & Risk Implications  
Not applicable  

1. Background
1.1. Not applicable.



2. Considerations 
The Site 

2.1 The application site involves land within Strathblane and within the curtilage 
of Aros House, which is located to the south of the village of Strathblane, 
Stirlingshire.  The application site boundaries are formed by Punchbowl Dam 
to the northeast and east, the west by the access road to Aros House and the 
northwest by Aros House.  The site is covered by grassland, shrub and trees.  
There is a small un-named stream flowing from the west of the site towards 
the Punchbowl Dam at the east. 

2.2 The land within the site also features a varying topography, with a number of 
existing residential properties bounding the site, along the southern and 
towards the south western boundaries.  The site is shown on the Strathblane 
and Blanefield Proposals Map within the adopted Local Development Plan as 
falling within the established settlement boundary, which relates to 
Strathblane. 

The Proposal 

2.3 Full planning permission is sought for the erection of four, two storey 
detached dwelling houses on land comprising a section of land situated within 
the established curtilage of the dwelling house known as Aros House, which 
lies on the north side of Moor Road, Strathblane.  The site lies to the south 
and south east of Aros House, on land which forms part of the wider curtilage 
of Aros House and access is proposed via the existing driveway, which 
serves Aros House.  Prior to the access drive, access is to be taken along 
Moor Road, a private access road, which serves a number of residential 
properties and takes access onto the public Old Mugdock Road. 

Previous History 

2.4 Applications 16/00798/FUL to 16/00801/FUL for four houses, as single house 
plots were approved through delegated approval.  These decisions were 
subject to successful legal challenge, which quashed the decisions.  This 
application is separate from those applications which were withdrawn by the 
applicant.  Therefore, the site does not have any extant approval for housing.   

Consultations 

Roads Development Control: 

2.5 No Objection.  Roads acknowledge that that both roads, (Moor Road and Old 
Mugdock Road) and in particular Old Mugdock Road, do not fully provide the 
infrastructure that could be expected for roads serving residential 
developments, but consider that the level of development proposed will not 
significantly increase traffic on the aforementioned roads to the extent that 
road safety will be compromised.  Draft Supplementary Guidance: Transport 
and Access for New Developments; Table 1, suggests that small scale 
developments, (which this application can be considered as) should as a 
minimum provide safe access into the site from directly adjacent roads, which 
this Service is satisfied can be achieved. 

  



2.6 The Council’s Waste Service has also confirmed that current servicing 
arrangements, whereby the waste vehicle travels along the private track 
leading to Aros House before turning, can be maintained whilst incorporating 
the waste collection requirements from the proposed dwellings.  Given the 
above, the Transport Development Team has no objection to the proposal 
submitted, and can confirm that there are no transport conditions to be 
applied to any consent granted. 

Scottish Environment Protection Agency (East): 

2.7 No objections. 

Bridge & Flood Maintenance: 

2.8 No Objection subject to conditions set out at Appendix 1.  

Environmental Health: 

2.9 No Response.  

Scottish Natural Heritage: 

2.10 No Comments. 

Strathblane Community Council: 

2.11 Object to the proposals on the following grounds: 

2.11.1 Unsuitability of Moor Road and Old Mugdock Road for additional 
residential traffic.  The location is isolated, not a sustainable location 
for new development. 

2.11.2 Response: The Council’s Roads team have not raised concerns 
regarding access. 

2.11.3 Adverse impact on the wider landscape and amenity; lack of 
sufficient information on this.  The houses will be visually prominent 
in the landscape having an adverse impact.  The application contains 
no information at all about the impact on views and skylines.  Such an 
assessment requires at the very least a realistic visualisation of the 
houses in their landscape setting. 

2.11.4 Response: See Assessment below. 

2.11.5 Note objections from neighbours that the plans are inaccurate. 

Representations 

2.12 Thirty one contributor letters have been received, of which twenty nine object 
to the proposals on the following grounds: 

2.12.1 The siting, layout, density and plot size of the proposed is not 
appropriate for the location. 

2.12.2 Response:  See Assessment section below. 

2.12.3 The application makes no provision for affordable housing. 

2.12.4 Response:  Should this application be approved, a financial 
contribution towards affordable housing will be required. 

2.12.5 The access arrangements for the proposals are unsatisfactory. 

2.12.6 Response:  The Council’s Roads Service has not objected to the 
proposals. 



2.12.7 The proposed development will have an adverse impact upon the 
character of the surrounding area. 

2.12.8 Response:  See Assessment section below. 

2.12.9 The proposed dwelling houses would have an adverse impact on 
both the natural and built heritage of the area, particularly upon the 
setting of Punchbowl Dam. 

2.12.10 Response:  See Assessment section below. 

2.12.11 The proposed development would increase the risk of flooding within 
the surrounding area. 

2.12.12 Response:  Both SEPA and the Council’s Flooding Service have not 
objected to the proposals. 

2.12.13 The local infrastructure is inadequate to support the proposed 
development. 

2.12.14 Response:  See Assessment section below. 

2.12.15 The neighbour notification procedure associated with the applications 
was flawed. 

2.12.16 Response:  The application does include a plan sufficient to identify 
the land to which the application relates, showing the situation of the 
land in relation to the locality and, in particular, in relation to 
neighbouring land and plans and drawings necessary to describe the 
development to which it relates.  Therefore, it is considered that the 
plans/drawings submitted for this application meets the requirements 
of validation.  Based upon these drawings neighbour notification was 
carried out and the error whereby properties were missed has been 
rectified.  The Council is required to notify all buildings within 20 
metres of the proposed site red line boundary. 

2.12.17 The application does not include a red line all the way to the public 
road. 

2.12.18 Response:  The representations refer to and quote from the e-
planning guidance notes for submitting an application, in particular 
regarding extending the red line to the public road.  This is included 
as an example where in certain circumstances there is a need to 
extend the red line boundary to a public road to ensure road 
improvements can be carried out at the entrance to the public road.  
For this application, it is not necessary as the applicants do not need 
to show ownership/control of the land at the public road (Old 
Mugdock Road) since no junction improvements are proposed or 
required.  There are no road improvements proposed or 
recommended by roads in this instance.  Therefore, the proposed red 
line boundaries are correct.  Regarding legal access over the private 
Moor Road, it should be noted that planning permission is only one 
part of a suite of permissions that may be necessary to enable 
development to take place.  It is for the applicant to ensure that they 
have the required legal rights for the development to take place, 
should the application be approved. 

2.12.19 The red line plan does not include all of the necessary land to 
improve the westernmost twin culverts on the site plan. 

 



2.12.20 Response:  The proposed red line boundaries are correct and both 
SEPA and the Stirling Council Flooding Service have not raised any 
objections to the proposals.  Regarding legal access over the private 
culverts, it should be noted that planning permission is only one part 
of a suite of permissions that may be necessary to enable 
development to take place.  It is for the applicant to ensure that they 
have the required legal rights for the development to take place, 
should the application be approved.  A condition is set out at 
Appendix 1 requiring the drainage works to be carried out first, before 
development can commence on the houses. 

2.12.21 The red line boundary does not include the required access to a 
public road, particularly given that junction improvements are most 
likely to be required at the Moor Road/Old Mugdock Road to ensure 
safe access to the development site. 

2.12.22 Response:  Stirling Council Roads Authority has carried out an 
assessment of the proposed development on the surrounding road 
network and has raised no objections or the need for any roads 
improvement conditions. 

2.12.23 Moor Road is a Private Road and current guidance contained in the 
National Roads Development Guide (Section 2.1.4 on page 29) 
states that private roads should serve no more than 5 houses and 
recommends that any more than 5 houses be served by a road that 
requires Construction Consent (i.e. to adoptable standards).  Moor 
Road currently serves around 38 residential properties. 

2.12.24 Response:  Moor Road currently serves more than five residential 
properties and approval have been granted in recent years for further 
residential properties without upgrading this road or its access.  
Whilst it is acknowledged that Moor Road, and in particular Old 
Mugdock Road, do not fully provide the infrastructure that could be 
expected for roads serving residential developments, it is considered 
that the level of development proposed will not significantly increase 
traffic on the aforementioned roads to the extent that road safety will 
be compromised. 

2.12.25 Concerns raised regarding the impact of construction traffic along 
Moor Road, given that it is a private road.  Any damage caused by 
heavy vehicles will require to be repaired and this burden rests with 
the residents of Moor Road who have already had to pay out a lot of 
money to resurface the road this year. 

2.12.26 Response:  This is not a relevant planning matter and considered to 
be a civil issue outwith the scope of planning legislation. 

2.12.27 The development site itself does not include adequate turning 
facilities, as required by the Section 2.1.4 of the National Roads 
Development Guide for developments served by a private access.  
Without adequate turning facilities, how will construction vehicles, bin 
lorries and emergency vehicles be able to enter and exit the site 
safely? 

2.12.28 Response:  The Council’s Roads Service has not objected to the 
proposals. 

 



2.12.29 Raising concerns that the proposals will adversely impact upon 
European protected Species (EPS).  The Ecological Impact 
Assessment (EIA) that has been submitted by the applicant highlights 
the presence of otters on the site.  

2.12.30 Response:  Stirling Council’s Biodiversity Officer has reviewed the 
submitted ecological reports and has raised no objections subject to 
the conditions set out at Appendix 1 to this report.  Furthermore, 
NatureScot has made no comment. 

2.12.31 Raising concerns that the proposals will adversely impact upon a 
range of habitats that are recorded as having ‘local value’, for 
example the swamp habitat, unnamed watercourse and marginal 
vegetation.  These local value habitats are of great importance to the 
local environment including the animal and plant species that inhabit 
them and depend on them to survive.  

2.12.32 Response:  Stirling Council’s Biodiversity Officer has reviewed the 
submitted ecological reports and has raised no objections subject to 
the conditions set out at Appendix 1 to this report.  Furthermore, 
NatureScot has made no comment. 

2.12.33 Strathblane Community Council has not been notified of this 
application. 

2.12.34 Response:  The Community Council was notified in line with our 
agreed processes and a representation has been received from the 
Community Council. 

Local Development Plan 

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 The Adopted Local Development Plan is the 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.  Sites must be developed in accordance with the Local 
Development Plan and Supplementary Guidance, as well as Development 
Masterplans, Frameworks and Briefs, and extant planning permissions where 
applicable. 

2.15 The following adopted policies and the criteria/requirements set out within 
them are relevant for these proposals: Primary Policy 1: Placemaking; Policy 
1.1: Site Planning; Policy 2.11: Houses in Garden Ground/Curtilages; Policy 
3.1: Addressing the Travel Demands of New Development; Policy 3.2: Site 
Drainage; Primary Policy 4: Greenhouse Gas Reduction; Primary Policy 5: 
Flood Risk Management; Primary Policy 6: Resource Use and Waste 
Management; Primary Policy 8: Conservation and Enhancement of 
Biodiversity; Primary Policy 9: Managing Landscape Change; Policy 9.2: 
Landscaping and Planting in association with Development; Primary Policy 
10: Forests, Woodlands and Trees; Policy 10.1: Development Impact on 
Trees and Hedgerows. 

 

 



Other Planning Policy 

2.16 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. 

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

Assessment 

2.18 To address these determining issues, it needs to be considered whether:  

2.18.1 The proposed development is acceptable in principle in this location  

2.18.2 Whether the proposals create and contribute to the sense of place 
and whether there would be any adverse impact on the character and 
appearance of the area and wider area. 

2.18.3 The design and materials are acceptable. 

2.18.4 There would be any adverse impact on the privacy, amenity or 
daylighting of adjacent properties. 

2.18.5 Parking is acceptable and there would be any issues with highway 
safety. 

2.18.6 There are any biodiversity or tree issues. 

2.18.7 Affordable housing contribution is appropriate. 

2.18.8 Flooding protection and SUDs are catered for on the site. 

2.18.9 The representations have been addressed. 

2.19 Principle of Development:  The site is identified as part of the urban area of 
Strathblane where new housing is supported by Primary Policy 1, Policy 1.1 
and Policy 2.11 of the Adopted Stirling Council Local Development Plan 
(2018), which are general siting, design and place making policies.  These 
policies are supported by Supplementary Guidance 01: Placemaking and 
Draft Supplementary Guidance: Transport and Access for New 
Developments.  Combined they set out that the principle of this development 
type will be supported within a defined settlement boundary and within garden 
grounds, where compliant with the relevant criteria set out.  The criteria 
ensure the proposals respect the character and setting of an area, which are 
considered fully in the detailed design assessment, which follow in the 
paragraphs below.  

2.20 The development of this site for four houses is appropriate to the character of 
the area and the density of the development is appropriate to the wider 
context.  In accordance with policy, the proposals represent an appropriate 
use of land within the settlement of Strathblane.  It is considered that the 
density and layout of this proposed development is reflective of the character 
of the built form, which exists within the Moor Road area, with it being further 
considered that the house designs shown will make a real and positive 
contribution to the established character of the area. 



2.21 The density argument advanced by the Community Council is noted, 
however, the setting of Punchbowl Dam is in part established by the presence 
of substantial properties which bound on to the banks of the Dam.  
Consequently, as the proposed development can be seen to follow an 
established pattern in terms of the relationship of dwelling houses to the Dam, 
on balance the proposed development is considered acceptable.  It is not 
considered that this proposed development will result in the introduction of a 
new element into this established development pattern and that as such, it will 
not affect either the setting or general amenity of the Dam. 

2.22 The principle of this development is acceptable.  The policy context set out 
above 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. 

2.23 Design Layout and Materials:  In terms of Placemaking 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. 

2.24 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. 

2.25 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. 

2.26 Policy 2.11 (houses in garden ground/curtilages) requires this type of 
development to respect the established development pattern, to achieve a 
comparable curtilage in terms of size, shape, amenity and privacy, without 
materially affecting the privacy of neighbouring residential properties and 
seeks to ensure the retention of existing features, which contribute to 
character, such as:  trees, hedges and landforms. 

  



2.27 This application is supported by a Design Statement, the general purpose of 
which is to explain and demonstrate the design rationale, which underpins the 
details of the proposed developments.  Based upon the information that is 
provided within this Design Statement, the proposed housing development 
represents a considered design led response to the opportunities created by 
the characteristics of the site and the layout of each plot is both appropriate 
and respectful of the existing built form within the surrounding area, being of 
similar size and shape to existing.  In terms of the density proposed it is in 
keeping with that which is to be found within the surrounding area.  On the 
specific matter of the plot size associated with each proposed dwelling house, 
an analysis undertaken by the applicants agent, and supplied to the Council 
in further support of the applications, has demonstrated that the proposed 
plots are comparable in size and shape to that of the existing house plots in 
the surrounding area.  It is considered that the density and layout of this 
proposed development is reflective of the character of the built form, which 
exists within the Moor Road area. 

2.28 With respect to the proposed designs, layout and scale of the buildings.  
These are considered sympathetic to the character of the area.  The applicant 
has submitted elevations and sectional drawings with the application 
demonstrating that the design and scale of buildings proposed can sit well 
within this site and wider area.  Moor Road currently has a mixture of property 
types, styles and scales and this proposal will continue this theme.  There are 
house designs similar to these proposals in proximity to the site.  

2.29 The proposals show houses which will have a pitched roof, similar to that of 
others nearby.  The overall massing for each has been considered and the 
proposed material finishes, while modern, complement surrounding 
properties.  The finishing materials proposed are considered appropriate to 
the existing palette, however samples of the proposed materials will be 
sought to ensure that this is achieved.  The proposal therefore accords with 
the criteria of Policy 1.1 and 2.11. 

2.30 Also, the proposed house footprints sit well on each plot resulting in a 
reasonable area of garden space around the houses and between 
neighbours.  Each proposed plot achieves a road frontage on to the private 
drive (with Plots 3 and 4 sharing a frontage and means of access) and the 
buildings proposed, sit within a size of plot that can easily accommodate them 
and can be safely accessed.  The access arrangements are of an acceptable 
standard to allow the safe entry and exit of vehicles onto the private drive, 
then the private Moor Road.  

2.31 Although the fenestration design shown for each house is partly unlike any of 
the surrounding houses, Policy 1.1 does not rule out unique designs and the 
proposals will sit comfortably within this.  The fenestration adds interesting 
features to the proposals, which break up the massing of the build, reducing 
impact and will not result in loss of habitable room privacy and for these 
reasons it is considered appropriate. 

2.32 In terms of the landscape detail, in principle this is supported, and considered 
to broadly align with the Policy 1.1.  This support however is predicated upon 
the detail of all planting proposals being submitted in accordance with the 
conditions set out at Appendix 1, along with the necessary tree protection 
measures, through the conditions and confirmed as appropriate and 
acceptable. 

 



2.33 Once built and suitably finished and landscaped the proposed dwellings will 
integrate well with the surroundings, preserving the character of the area.  
Overall it is considered the proposals comply with Primary Policy 1, Policy 
1.1, Policy 2.11 and the associated Supplementary Guidance specified 
above.  The position, orientation and means of access to each dwelling house 
are considered satisfactory in terms of the relationship that it establishes with 
the existing properties which are located within the immediate vicinity of the 
site and that in overall terms.  The proposed development both maintains and 
respects the established development pattern within this part of the wider 
settlement of Strathblane.  

2.34 Visual Impact:  In terms of the proposals impact on the landscape, in 
accordance with Primary Policy 1: Placemaking, Primary Policy 9: Managing 
Landscape Change and Policy 1.1: Site Planning of the Local Development 
Plan.  As set out above it is considered that the proposed dwellings will 
integrate well with the surroundings, preserving the character of the area.  
This is also subject to the proposed landscaping and replacement tree 
planting along with the tree protection measures set out as conditions at 
Appendix 1 to this report. 

2.35 The proposed landscaping has a role, but not a vital role, to achieve 
integration between the built development, the surroundings and beyond.  
The preservation of existing trees at the boundaries of the site will strengthen 
the landscape setting. 

2.36 Overall it is considered that with the results of 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.  

2.37 Tree Removal/Protection:  Policy 2.11 and 10.1 of the adopted 
Development Plan sets out the policy criteria for protecting trees and 
woodland.  There are existing trees within the site and at the boundaries of 
the site, which have no statutory protection.  As such, the applicant/owner 
could have removed these trees and/or hedge at any time without the 
requirement for planning permission. 

2.38 In order to facilitate the development, trees are required to be removed, and 
as set out above, tree protection and replanting forms part of the conditions.  
The applicant’s submitted information on trees in support of the application 
and in finalising the layout of the proposed developments, care has been 
taken to retain existing trees within the plots, this being especially so in 
respect of those trees which are located along the sites western and southern 
boundaries.  The retention of tree cover within the plots and the tree 
protection measures conditioned is in line with the aims of these policies and 
the proposed development is considered to have no adverse impact upon the 
local amenity of the surrounding area.  It is therefore considered that the 
proposed developments can be reasonably justified against the provisions of 
Policies 2.11 and 10.1.  Furthermore, the proposed replacement planting will 
offer suitable screening and soft landscaping, which once matured will create 
enhanced biodiversity opportunities. 

 

 

 



2.39 Flooding/Drainage:  The siting, layout and design of SuDS is embedded 
within the principles of good urban design and Placemaking.  In line with 
Primary Policy 5: Flood Risk Management and guidance the proposals 
advocate the use SuDS features as an integral part of the development.  The 
applicant has submitted a Flood Risk Assessment and a Drainage Impact 
Assessment, which proposes the use of Sustainable Urban Drainage (SUDs) 
for surface water run off with the application.  Both provide full details of the 
potential flood risk associated with the site and mitigation measures to 
prevent the dwellings being flooded.  The houses are outwith the floodplain, 
furthermore, through the implementation of the required SUDs scheme and 
the conditions set out at Appendix 1, the proposed development will not give 
rise to any increased risk of flooding off-site. 

2.40 The consultation response from SEPA confirms agreement to the finding of 
the Flood Risk Assessment that the houses are not at risk of flooding.  The 
proposed houses are located outside the floodplain extent and SEPA has 
confirmed agreement to the flood management measures proposed in 
principle, provided any works to hydraulic structures does not increase flood 
risk elsewhere.  The applicant proposes a number of flood management 
measures, some of which are covered by condition set out at Appendix 1 to 
this report.  Once implemented these flood management measures will 
reduce the risk of flooding of the new development and seek to minimise flood 
risk outside the site boundaries. 

2.41 Transport Development:  The Roads consultation response confirms 
acceptance for the development proposals and the information submitted. 
Stirling Council's Transportation section has offered no objection to this 
application and accordingly, and in light of this response, it is considered that 
it has been demonstrated that the proposed access arrangements to each 
proposed plot are satisfactory.  The issues that have been raised as regards 
the "private nature" of Moor Road, from which the plot is to take access, is not 
considered to constitute a material planning consideration, rather, it is a legal 
issue that requires to be addressed by the respective parties. 

2.42 The principles of sustainable travel are a central thread running through the 
provisions of Development Plan policies.  This application represents 
development within the curtilage of an existing house and within the 
settlement boundary, which is supported by Stirling Councils Local 
Development Plan Policies.  The proposed housing development is 
considered to be in accordance with policy for the reasons set out below in 
the assessment section of this report.  Moor Road presently has no 
pavements and street lights and services a number of houses.  It is not 
considered reasonable to refuse this application on the grounds of a lack of 
street lighting and pavements, when in all other policy aspects the proposals 
are acceptable. 

2.43 Water Quality:  Policy 3.2 (Site Drainage), criterion a. (foul drainage) 
requires a connection to be made to the public sewage system; criterion b. 
(surface water drainage) requires the treatment of surface water by a 
Sustainable Urban Drainage System (SuDS) before it is discharged into the 
water environment. 

2.44 Dealing firstly with foul drainage, the development will connect to the public 
sewer system in accordance with Policy 3.2.  With regard to surface water 
drainage, this has been discussed above.  With sufficient mitigation in the 
form of SUDS, the development would have no adverse impact in terms of 
surface water flood risk or on water quality within the adjacent water courses. 



2.45 Ecology/Biodiversity:  Primary Policy 8 (Conservation and Enhancement of 
Biodiversity) of the adopted Local Development Plan states that the 
protection, conservation and enhancement of wildlife, its habits and other 
natural features in international designated sites will be supported in line with 
statutory requirements.  Where adverse impacts on existing assets are 
unavoidable, the Development Plan will only support proposals where these 
impacts will be satisfactorily mitigated. 

2.46 Stirling Council’s Biodiversity Officer has considered the submitted ecological 
surveys supplied by the applicant including the additional information 
submitted in answer to the following points: whether the proposed works will 
impact on the marginal habitats adjacent to the dam; whether a buffer will be 
left between the development footprint and the water’s edge; clarity on 
whether any further culverting of the burn is proposed and including clarity on 
whether any works are proposed that will alter the water course.  It was also 
highlighted by the Biodiversity Officer that the reports submitted list a number 
of medium negative impacts on biodiversity before any mitigation is applied 
and after mitigation concluded that ‘residual impacts of the project are not 
ecologically significant’.  This was not acceptable because it is expected that 
the report should clearly state measures that will be applied to ensure that 
there is a net biodiversity benefit, in line with the legal biodiversity duty.  

2.47 The applicant has resolved the above concerns and questions through the 
provision of additional ecological information.  The additional information has 
answered the concerns/questions raised, as it has outlined the steps they will 
take to reduce ecological impacts and secure a modest biodiversity gain.  
Furthermore, an Ecological Impact Assessment – Action Plan was submitted 
and it was concluded that this addressed all the relevant points raised by the 
Biodiversity Officer.  A condition is set out at Appendix 1 to this report to 
ensure that the development is carried out in compliance with this plan.  

2.48 Impact on Ornithology:  There are no statutorily or locally designated sites 
related to ornithology within or adjacent to the boundary of the site.  The main 
impacts on ornithology will arise from individual tree loss and loss of 
woodland, grassland and hedgerow habitats during, and as a result of, 
construction.  Urban development would also be brought closer to existing 
habitats to be retained, with the likely effects being that birds would be 
deterred from utilising these areas for breeding as previously. 

2.49 Overall, through the use of a condition which requires an ecological clerk of 
works to approve vegetation removal during the period of March to August 
these impacts can be mitigated.  It is therefore considered that subject to the 
use of conditions on the planning permission to secure the above mitigation 
measures that the proposal, as it relates to ecological and ornithology issues, 
would comply with the terms of National and Development Plan policy. 

  



2.50 Impacts on Amenity:  Each plot is reflective of the general plot size which is 
to be found within the surrounding area and is sufficient to ensure that the 
dwelling house to be erected thereon can be provided with a suitable level of 
amenity and privacy without impacting adversely upon either Aros House, in 
terms of loss of garden ground or privacy infringement or the immediately 
surrounding properties amenity.  The proposed development will have no 
adverse impact upon any existing nearby properties by way of overlooking, 
overshadowing or loss of daylight or privacy given the generous separation 
distances involved.  Provision is made for the retention of trees which are 
located within the site and the surroundings.  The position of each dwelling 
house seeks to ensure that this is the case and that as a consequence, the 
proposed development will not result in any diminution of the overall character 
and amenity of the surrounding area. 

2.51 Overall, the proposal is considered to accord with the detailed provisions of 
Policies of the Local Development Plan and Supplementary Guidance set out 
above for the reasons set out.  The proposals respect the amenity of the site, 
the area as a whole and will not result in an over-development of the site, with 
sufficient space remaining for landscaping. 

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

 

3. Implications  

Equalities Impact 

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

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required  

Other Policy Implications 

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

Consultations 

3.5 As set out within Considerations of this report.     

 

 

 

 

 

 

 



4. Background Papers 
4.1 Planning Application file 20/00590/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  
 

02 Site Plan AL(90)101 
 

03 Site Plan AL(90)100 
 

04 Floor Plans AL(0)100 
 

05 Floor Plans AL(0)101 
 

06 Floor Plans AL(0)102 
 

07 Elevations AL(0)103 
 

08 Elevations AL(0)104 
 

09 Floor Plans AL(0)200 
 

10 Floor Plans AL(0)201 
 

11 Floor Plans AL(0)202 
 

12 Elevations AL(0)203 
 

13 Elevations AL(0)204 
 

14 Floor Plans AL(0)300 
 

15 Floor Plans AL(0)301 
 

16 Floor Plans AL(0)302 
 

17 Elevations AL(0)303 
 

18 Elevations AL(0)304 
 

19 Floor Plans AL(0)400 
 

20 Floor Plans AL(0)401 
 

21 Floor Plans AL(0)402 
 

22 Elevations AL(0)404 
 

23 Elevations AL(0)403 
 

  

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of Development. 
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APPENDIX 1 

 

Erection of 4No. dwellinghouses with associated infrastructure at Land 60 Metres 
South East Of Aros House,Moor Road,Strathblane - Mr Ewan Buchanan - 

20/00590/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. Ecological Impact Assessment – Action Plan:  The development hereby approved 

is to be carried out in full compliance with the approved Ecological Impact 
Assessment – Action Plan March 2021.  Should development on site commence any 
later than one year from the date of the issue of the Decision Notice then further 
ecological survey work will be required.  Any amendments to the Action Plan, hereby 
approved, as a result of this survey work shall be submitted to, and approved in 
writing by, the Planning Authority.  

 
3. 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 “Ecological Impact Assessment July 2020” to 
determine if roosting bats are present within the site.  If evidence of bats are found 
the developer should consult with SNH and gain the appropriate licences to carry out 
works. 

 
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. Landscape - New Planting:  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 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, culverts and surface water drainage 
arrangements within the development shall be submitted for the further written 
approval of the Planning Authority.  Thereafter, all management and maintenance of 
these areas shall be implemented throughout the lifetime of the site in accordance 
with the approved programme. 
 

6. Waste Receptacle Provision:  Prior to occupation of the property, the developer 
shall provide the 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.  

 
7. Flooding: The works hereby approved are to be constructed in full accordance with 

the KAYA Consulting Flood Risk Assessment dated December 2019.  Also approved 
drawing: Site Sections AL(90)101, which demonstrates Finished Floor Levels for plot 
2 elevated at 115.7 mAOD, Plot 3 elevated at 114.8 mAOD well above the design 
flood level of 113.9 mAOD AND 113.3 mAOD adjacent to plots 2 and 3.  
Furthermore, the flood mitigation measures shown on approved drawing AL(90)101 
are to be fully implemented prior to the occupation of the dwelling houses hereby 
approved, with written approval sought that the works have been completed prior to 
occupation.  

 
8. Drainage and Flood Mitigation Maintenance:  Prior to the occupation of the house 

hereby approved details of the proposed Drainage and Flood Mitigation Maintenance 
arrangements are to be submitted and approved in writing by the Planning Authority.  

 
9. Water Flows: Any flows that enter the site from the areas identified in the Flood Risk 

Assessment are to be accommodated within the final design by designing finished 
ground levels to shed water away from buildings and direct such flows towards the 
stream and sustainable urban drainage network without affecting any properties.  
Finished road levels and adjacent ground levels shall be designed to direct any flood 
waters overtopping/bypassing the culverts to spill back into the open channel 
immediate downstream of each crossing.  Flow pathways shall guide runoff through 
the site, avoiding both ponding on-site and increasing the risk of flooding to 
properties.  
 

  



10. Sustainable Urban Drainage:  For the avoidance of doubt, surface water generated 
from the development during construction and for each house finished will be 
controlled in accordance with the "Sustainable Urban Drainage Systems, Design 
Manual for Scotland and Northern Ireland, as agreed within the Drainage Impact 
Assessment undertaken for Ewan Buchanan by Woolgar Hunter Engineers dated 
Sept 2017.  The exact detail of the proposed SUDs scheme is to be approved in 
writing by the Planning Authority prior to works commencing on site and drawings are 
to be submitted with the necessary flow information.  Surface water from the 
proposed development is to be treated and attenuated to underground storage tanks, 
the volume storage of which and the runoff flows are also to be agreed in writing by 
the Planning Authority prior to works commencing. Furthermore, filter trenches and 
stone reservoirs prior to discharge to the watercourse are to be proposed. Upon 
approval this is to be implemented in full prior to the occupation of the houses. 
 

11. 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 for agreement. 

 
12. 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. 

 
13. 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. 

 
14. 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 proposed levels and the specification of no-dig construction techniques 
where retained trees are close to proposals.  

 
15. Levels Plans and Tree Retention:  Prior to works commencing on site, proposed 

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

Reasons: 
 

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



2. In order to ensure that residual impacts (following mitigation) of the Project are not 
ecologically significant and to ensure a net biodiversity gain will be attained by the 
Project. 

 
3. To ensure that due regard is given to the protected species.  
 
4. To ensure all contamination within the site is dealt with.  
 
5. 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. 
 

6. To ensure that the proposals are in accordance with Stirling Council's Supplementary 
Guidance 19 - Waste Management.  

 
7. In order to ensure the house is built in full compliance with the KAYA Consulting 

Flood Risk Assessment and its conclusions dated December 2019.  
 
8. In order to ensure the proposed improved drainage arrangements and flood 

mitigation arrangements are maintained and work to full capacity at all times.  
 
9. In order to ensure surface water flow is contained and directed away from the 

proposed and neighbouring buildings.  
 
10. In order to ensure the site is drained during construction and the approved house is 

drained in full accordance with recognised approved sustainable urban drainage 
practices and the proposed volume storage and flow rates are fully agreed. 

 
11. In the interest of safeguarding the habitat of local bird species. 
 
12. In the interest of safeguarding the habitat of a protected species. 
 
13. In order to ensure trees within the site and adjacent to the site are protected. 
 
14. In order to ensure future hazards/risks are mitigated, whilst retaining 

amenity/biodiversity value of the trees.  
 

15. In order to ensure that trees are protected. 
 
  



Appendix 2 

Location of Development 
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