
Stirling Council  Agenda Item No. 9 

Planning & Regulation Panel  Date of 
Meeting:  9 November 2021 

Not Exempt 

Erection Of 89No. Dwelling Houses With (In Principle) 
Erection Of 5No. Class 4/Class 1 Buildings And Care 
Home Facility, Demolition Of Remaining Buildings And 
Remediation Of The Site, With Associated 
Infrastructure, Open Space, Landscaping Drainage 
And Tree Works At Land And Buildings At Former 
Killearn Hospital, Killearn - CALA Management Ltd - 
20/00098/FUL  

Purpose & Summary  
This report is being brought before Members to seek changes to the conditions that the 
Planning and Regulation Panel previously approved at its meeting on 6 October 2020.  
Members will recall that this application was approved subject to conditions and the 
satisfactory conclusion of a Section 75 Legal Agreement.  This Agreement has not yet been 
concluded.  As the formal Decision Notice has not been issued it is appropriate to consider 
the changes to conditions sought by the applicant before the decision is issued rather than 
by a Section 42 application at a later date.  As the recommended conditions are different 
from those agreed by Panel on 6 October 2020 it is appropriate that Panel considers the 
altered conditions as recommended in this report. 

This report should be seen as an addendum and update to specific sections of the Report of 
Handling as set out in Appendix 3.  This report relates solely to the proposed changes to 
conditions.  There are no other changes in circumstance since Panel took its decision.  The 
Report of Handling remains relevant on all matters other than related to considering changes 
to conditions and the decision of 6 October 2020 is a significant material consideration in the 
consideration of the proposal.  

Recommendations  
The Planning and Regulation Panel is asked to approve the application subject to the 
following: 

1. the conditions detailed in Appendix 1; and

2. the conclusion of the Section 75 Legal Agreement.



Resource Implications  
Not Applicable 

 

Legal & Risk Implications  
Not applicable. 

 

1. Background  
1.1. The site is identified as an allocated Housing, Employment site (H157 and 

B47) within the Stirling Local Development Plan 2018.  The allocated site is 
also recognised as an Employment Safeguarding Area.  Officers have worked 
to conclude the S75 Legal Agreement which is close to being concluded.  

 

2. Considerations 
The Site 

2.1 The application site is located outwith the settlement of Killearn on the site 
which previously accommodated the Killearn Hospital.  The site extends to 
approximately 11 hectares and is found to be partly cleared although a 
number of former hospital buildings and internal road infrastructure remain on 
site.  Two cottages are also found onsite and are occupied.   

2.2 The application site is bound to the north, south and west by existing 
countryside, while to the east the site is bound by the A81.  Access to the site 
is from the A81. 

The Proposal 

2.3 The proposal is as set out in the original Report of Handling at Appendix 3 
with the exception that the proposed remediation of the full site is now not 
sought prior to commencement of works on site.  It is now proposed that the 
residential site will be fully remediated but that the area identified as Phase 2, 
the non-residential component, will be remediated at a later date, prior to 
commencement of works on that part of the site.  There are no other 
alterations proposed.  

Previous History 

2.4 Proposal of Application Notice (PAN-2019-002) described as proposed 
residential led mixed use redevelopment of former Killearn Hospital site, 
including the demolition of remaining hospital buildings and remediation of the 
site with associated access, infrastructure, open space, landscaping, 
drainage and tree works was approved on 26 June 2019.  It is considered that 
the nature of the scheme is such that it is clearly and recognisably linked to 
the proposal described in the proposal of application notice. 

Consultations 

2.5 As set out in the original Report of Handling as set out in Appendix 3. 
Discussions have taken place with Environmental Health regarding the 
revised proposal and they do not object subject to conditions. 

 

  



Representations 

2.6 These are outlined in the original Report of Handling at Appendix 3. 
Representations around contamination are discussed at 2.29 of that report. 
The proposal does not significantly alter the response noted as Environmental 
Health have no objection to the proposals subject to inclusion of necessary 
conditions.  

Local Development Plan 

2.7 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.   

2.8 In this instance the development plan consists of the Stirling Local 
Development Plan (LDP) which was adopted in October 2018.  The following 
provisions of the LDP are considered relevant to the consideration of this 
application. 

2.9 LDP policies of relevance include: Primary Policy 1: Placemaking; Policy 1.1: 
Site Planning; Policy 1.2: Design Process; Policy 1.3: Green Infrastructure 
and Open Space; Primary Policy 2: Supporting the Vision and Spatial 
Strategy; Policy 2.1: The 5 Year Effective Housing Land Supply; Policy 2.2: 
Planning for Mixed Communities and Affordable Housing; Policy 2.3: 
Particular Needs Housing and Accommodation; Policy 2.4: Safeguarding 
Employment Land and Property; Primary Policy 3: Provision of Infrastructure; 
Policy 3.1: Addressing the Travel Demands of New Development; Policy 3.2: 
Site Drainage; Policy 3.3: Developer Contributions; Primary Policy 4: 
Greenhouse Gas Reduction; Policy 4.1: Low and Zero Carbon Buildings; 
Primary Policy 5: Flood Risk Management; Primary Policy 6: Resource Use 
and Waste Management; Primary Policy 8: Conservation and Enhancement 
of Biodiversity; Policy 8.1: Biodiversity Duty; Primary Policy 9: Managing 
Landscape Change; Policy 9.3: Landscaping and Planting in Association with 
Development; Policy 10.1: Development Impact on Trees and Hedgerows; 
Primary Policy 13: The Water Environment. 

2.10 The LDP allocates the site for housing (H157) and an employment 
safeguarding area (B47). 

Other Planning Policy 

2.11 Non-statutory Supplementary Guidance - SG01: Placemaking; SG02: Green 
Network; SG04: Affordable Housing; SG06: Health Care Facilities; SG14: 
Ensuring a Choice of Access for New Developments; SG15: Education 
Provision; SG16: Developer Contributions; SG17: Low and Zero Carbon 
Buildings; SG19: Waste Management; SG26: Biodiversity Conservation; and 
SG29: Landscape and Planting Requirements in New Developments; SG31: 
Trees and New Development. 

2.12 Draft Supplementary Guidance: Developer Contributions. 

2.13 Scottish Planning Policy. 

2.14 Designing Streets. 

 

 

 



Assessment 

Summary of Issues 

2.15 The key issue is that the entire site is now not proposed to be remediated 
prior to the start of works on site.  The developer is now proposing that 
remediation of the site will now occur over 2 phases.  Phase 1 prior to the 
start of works on site 1, the residential site, and phase 2 to be undertaken at a 
later date prior to the start of works on site 2, the non-residential site.  This 
proposal raises a number of concerns primarily relating to the acceptability of 
the remediation plan, any resulting impact on placemaking and design, impact 
on developer contributions and impact on previously proposed conditions.  
These issues are discussed in turn below. 

Contamination 

2.16 In principle, the proposals are considered to be acceptable.  The issue of 
contamination is discussed at sections 2.65 – 2.71 of the original Report of 
Handling at Appendix 3.  The conclusions are not altered but the developer 
has submitted evidence that the remediation of site 1 and site 2 can be 
carried out independently of each other and that there is not considered to be 
significant further risk in doing so.  A key area of concern was that work on 
site 2 will be undertaken at some unknown point in the future once detailed 
proposals come forward for that part of the site.  It is however noted that, site 
2 contains lower levels of contamination than site 1, and there is less of a 
concern over the remediation of that site.  

2.17 The Council’s Environmental Health team have reviewed the proposals, as 
has an independent consultant, and it is concluded that subject to alteration of 
the conditions that the proposal is acceptable in principle.  These will ensure 
that prior to development on either site, the contamination is remediated in 
line with an agreed remediation plan.  

2.18 In terms of compliance with the Development Plan, the site is allocated within 
the Stirling Local Development Plan as site H157/B47.  The key issue arising 
is the Key Site Requirements, one of which notes that residential 
development is permitted to a scale to enable the implementation of a 
contaminated land remediation strategy.  

2.19 The previous proposals agreed by Planning & Regulation Panel would have 
ensured that the entire allocated site would have been remediated prior to 
development.  The current proposals would only fully remediate the 2 parts of 
the site prior to development on each site.  Whilst the developer had intended 
to do this there is a civil issue relating to ownership that is precluding this from 
taking place.  It is the developer’s view that in order to facilitate development 
on any part of the site that the conditions require to be altered to allow the 2 
phases to be undertaken independently of each other.  

2.20 Whilst it is unfortunate that the entire site would not be remediated prior to 
development, the proposed conditions would still require remediation of both 
sites prior to their development. In technical terms, there is no objection to 
this.  

  



Impact on Placemaking/Design 

2.21 The site layout and design are considered in detail in the original Report of 
Handling at Appendix 3 in sections 2.55 – 2.59, 2.72 – 2.77 and 2.106 – 
2.127.  The site layout anticipates the site being developed in 2 phases.  
There is no significant change to the site layout as a result of the proposed 
changes to conditions.  However, in order to enclose the site and in the 
interests of visual amenity of residents within the residential properties, further 
screening has been requested from the applicant, as has the erection of 
temporary boundary fencing between access points from site 1 to site 2 to 
ensure future residents will have no access from site 1 to site 2.  These have 
been requested as conditions.  The conclusion therefore reached in Section 
2.127 is not altered. 

Impact on Developer Contributions 

2.22 As set out in sections 2.81 – 2.105 of the previous Report of Handling, at 
Appendix 3, the developer sought a reduction in developer contributions in 
order to facilitate the level of remediation required across the site.  Paragraph 
2.105 notes that “In this instance, given the proposed development is capable 
of positive consideration against all relevant LDP policies, with the exception 
of Policy 3.3 where it is not fully compliant, and recognising the risks 
associated with the development of the site and indeed the opportunity for a 
long term vacant and derelict site to be returned to an active and beneficial 
use, in this instance and on balance, it is considered that the proposed 
development can be viewed in a positive manner.”  This reduction was 
agreed by Panel previously.  Whilst the proposal is now to not remediate the 
whole site, the level of remediation required within site 2 is low and there is no 
significant change in the cost to the developer in remediating the site.  This 
supports the technical evidence that contamination levels in site 2 are low and 
that there is less risk associated with its remediation.  Consequently, the 
developer does not propose any further contribution that already agreed by 
Panel.  It is not considered that there is sufficient reason to seek a further 
increase in the amount of developer contributions sought from the applicant.  
The conclusion therefor reached in Section 2.105 is not altered.  

Impact on Conditions 

2.23 Essentially, the conditions remain the same as set out in the original Report of 
Handling at Appendix 3, however, they have been separated out to allow 
remediation works to be undertaken on site 1 and site 2 separately.  As noted 
above, there is an additional condition to require details of boundary 
treatments between site 1 and site 2.  Further details of the alterations to the 
previously set out conditions are below: 

2.24 Condition 1 has been updated in the interests of clarity to specifically refer to 
phase 1 and phase 2. 

2.25 Condition 4 has been updated to include details of the boundary 
treatment/screening between phase 1 and phase 2. 

2.26 Conditions 22 – 26 required consequential changes to wordings to ensure 
that the works required by these conditions applied to both phases.  

2.27 Conditions 27 – 31, the conditions relating to contamination, have been 
altered to reflect the requirements of phasing the decontamination of the site. 

2.28 Conditions 34 – 39 required consequential changes to numbering as a result 
of changes to conditions 27 – 31. 



Conclusion 

2.29 Whilst it is unfortunate that the entire site is now not proposed to be 
remediated by the developer prior to construction, the proposed splitting of 
the remediation works to 2 phased is technically acceptable.  Panel’s 
previous decision to approve the application subject to conditions and the 
conclusion of the Section 75 Legal Agreement adds significant material 
weight in favour of the development.  The key issue is the acceptability of the 
site being remediated in 2 phases rather than 1. 

2.30 In planning terms, the Key Site Requirements and the allocation of the site for 
residential use is in recognition that there is a significantly long term vacant 
site that requires remediation to enable the site to be brought back into active 
productive use.  The derelict nature of the site is not an attractive feature 
within the countryside and the site is visually prominent from the A81.  The 
proposed conditions will not fully resolve this issue as originally intended.  
However, it is concluded that due to the harm of the site in its current form, 
and that there has not been significant developer interest in the site, that the 
changes to the conditions are acceptable.  This will allow development to 
progress on site 1 which is the larger of the 2 sites and allow for the most 
contaminated parts of the site to be brought back into use.  There is a 
concern that should these conditions not be agreed that the entire site will 
continue in its derelict and contaminated form for an unspecified time.  

2.31 As outlined above, in planning terms, it is also considered to be acceptable as 
this will enable the largest, most visually prominent, and most contaminated 
part of the derelict site, to be brought back into productive use.  The 
conditions still require that prior to any works commencing on site 2 that the 
remediation is fully dealt with.  This proposal therefore does not alter the 
overall conclusion reached in sections 2.128 – 2.134 of the original Report of 
Handling at Appendix 3. 

2.32 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 The contents of this report were assessed under the Council’s Equality. 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 20/00098/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 LP_01 RevA 
 

02 Site Plan PL_02 RevA 
 

03A Site Plan PL_03 RevB 
 

04 General CLE_PD1_RURAL 
 

05 General CLE_PD1_RURAL (H) 
 

06 General DAR_PD1_RURAL 
 

07 General DAR_PD1_RURAL (H) 
 

08 General GAR_PD1_RURAL 
 

09 General GAR_PD1_RURAL (H) 
 

10 General LEW_PD1_RURAL 
 

11 General LEW_PD1_RURAL (H) 
 

12 General LOG_PD1_RURAL 
 

13 General LOG_PD1_RURAL (H) 
 

14 General MAC_PD1_RUR V1 
 

15 General MAC_PD1_RUR V1 (H) 
 

16 General MAC_PD1_RUR V2 
 

17 General MAC_PD1_RUR V2 (H) 
 

18 General MEL_PD1_RURAL 
 

19 General MEL_PD1_RURAL (H) 
 

20 General MON_PD1_RURAL 
 

21 General MON_PD1_RURAL (H) 
 

22 General RAM_PD1_RURAL 
 

23 General RAM_PD1_RURAL (H) 
 

24 General RAN_PD1_RURAL 
 

25 General RAN_PD1_RURAL (H) 
 

26 General BUN_PD1_RURAL 
 

27 General SEMI_PD1_RURAL RevA 
 

28 General TERR_PD1_RURAL Rev A 
 

29 General TERR_PD1_RURAL (H) RevA 
 

30 General DG_PD1_RURAL 
 

31 General DG_PD1_RURAL (H) 
 

32 Details 65201037-PL-0105 RevO 
 

33 Details 65201037-PL-0110 RevO 
 

34 Details 65201037/000/0751 
 

  

 

  



5. Appendices 
5.1 Appendix 1 – Conditions. 

5.2 Appendix 2 – Location of Development. 

5.3 Appendix 3 – Previous Report of Handling – report to Planning & Regulation 
Panel on 6 October 2020, “Erection of 89No. dwelling houses with (in 
principle) erection of 5No. Class 4/Class 1 buildings and care home facility, 
demolition of remaining buildings and remediation of the site, with associated 
infrastructure, open space, landscaping drainage and tree works at Land And 
Buildings At Former Killearn Hospital, Killearn - CALA Management Ltd - 
20/00098/FUL” 

 

Author(s) 

Name Designation Telephone Number/E-mail 

Michael Mulgrew Development Management 
Team Leader 

01786 233664 
mulgrewm@stirling.gov.uk 

 

Report of Handing approved by Chief Planning Officer 

Name Designation Date 

Christina Cox Planning & Building 
Standards Manager 

27 October 2021 

 

Approved by 

Name Designation Date 

Drew Leslie Senior Manager - 
Infrastructure 

27 October 2021 

 

Details of Convener(s), Vice Convener(s), 
Portfolio Holder and Depute Portfolio Holders 
(as appropriate) consulted on this report: 

Cllr Alasdair MacPherson 

Cllr Danny Gibson 

Wards affected: Ward 2 Forth & Endrick 

Key Priorities: N/A 

Key Priority Considerations: N/A 

Stirling Plan Priority Outcomes: 
(Local Outcomes Improvement Plan) 

N/A 



APPENDIX 1 

Conditions 

Erection of 89No. dwelling houses with (in principle) erection of 5No. Class 4/Class 1 
buildings and care home facility, demolition of remaining buildings and remediation of 
the site, with associated infrastructure, open space, landscaping drainage and tree 
works at Land And Buildings At Former Killearn Hospital, Killearn, - CALA Management 
Ltd - 20/00098/FUL 

 
Approve, subject to the following conditions: 
 
1. Site Plan:  Prior to any development commencing on site, a revised site plan shall be 

submitted which details the full extent of both the residential element of the proposals 
(phase 1) and also the commercial element of the proposals (phase 2).  
 

2. Matters Specified in Conditions:  Prior to the commencement of any development 
on the commercial element of site (as identified by the site plan submitted as part of 
condition 1), an application for the approval of matters specified in condition shall be 
submitted to and approved in writing by the Planning Authority which provides the 
following details: 

 
(a) A site layout plan at a scale of 1:500 detailing the position of all buildings, roads, 

means of access, footpath provision, parking areas, vehicular turning areas, 
electric vehicle charging points and walls and fences.  The layout should ensure 
that the development positively addressed the A81 and ensures that the A81 is 
not fronted by rear buildings, yards, service areas or security fencing. 

 
(b) Plans, sections and elevations of all proposed buildings and other structures 

clearly indicating the colour and type of facing materials to be used in relation 
to all external walls and roofs. 

 
(c) Plans and documentation detailing the foul and surface water drainage 

arrangements. 
 
(d) The existing and proposed ground levels throughout the site, details of any 

underbuilding and finished floor levels, in relation to a fixed datum point. 
 
(e) All requirements as stated in the Conditions 3 to 20 as listed below. 

 
Following approval, the development shall be implemented in accordance with the 
approved details. 

 
3. Proposed Materials:   Prior to any development commencing on site, details (which 

may include samples) of all external finishing materials shall be submitted to, and 
approved in writing by the Planning Authority. The finishing materials shall accord with 
the following guidelines: 

 
(a) Roofs:  Shall be dark grey, utilising natural slate, or slate effect tiles. 
 
(b) Fenestration:  All frames shall have a dark colour finish. 

 



(c) Render:  All render shall be textured with a limited range of colours.  Smooth 
render, stark white finish or the use of a single render colour throughout the 
entire development will not be supported. 

 
(d) Cladding:  Cladding shall utilise timber and be hung vertically with a painted or 

stained finish.  
 
(e) Masonry:  All masonry shall be dark grey in colour, with a textured face and 

narrow horizontal dimension.  Details shall be submitted noting the material, 
unit sizing and laying pattern. 

 
(f) Garage Doors:  All detailing should provide a vertical emphasis. 
 
(g) Combination of Materials:  The combination of materials and their use within all 

elevations shall ensure that circumstances will be avoided whereby masonry 
detailing is brought to first floor level across the entire/or majority of any front 
elevation. 

 
4. Boundary Treatments:  Prior to the commencement of development, details of the 

location, height and materials of all new boundary fences, gates or other means of 
enclosure and details of all paving and hard surfacing materials shall be submitted for 
the prior written approval of the Planning Authority.  Thereafter the enclosures and 
hard surfacing shall be implemented in accordance with the approved details.  The 
proposed boundary treatments shall accord with the following guidelines: 

 
(a) Front gardens: all plots shall have a consistent treatment with clearly defined 

front boundaries.  The treatment shall take the form of low hedging, supported 
by either timber post and wire fencing or painted metal ‘rural estate’ fencing.  
The hedge species shall reflect the rural context of the site. 

 
(b) Rear gardens: rear boundary treatments prominent with the street scape or 

bounding public space, shall be formed utilising a material and finish to match 
the render or masonry material of the buildings.  A consistent approach shall 
be taken throughout the development.  The use of timber fencing in such 
circumstances, or extensive runs of high timber fencing along the site 
boundaries with the adjoining countryside should be avoided.   

 
(c) Boundary screening should be provided between Phases 1 and 2 whilst Phase 

2 remains undeveloped. 
 

5. Proposed Residential Elevations:  The use of Juliette balconies is not supported.  
Prior to the commencement of the construction of the residential element of the 
development, revised elevations of all housetypes shall be submitted to, and approved 
in writing by the Planning Authority.   
 

6. Landscaping Scheme:  Prior to the commencement of development, a scheme of 
landscaping indicating the siting, numbers, species of all trees, shrubs and hedges to 
be planted shall be submitted and approved in writing by the Planning Authority.  The 
scheme as approved shall be implemented within six months or the first planting 
season following the completion of the development, whichever is the soonest. 

 
  



7. Landscape Maintenance:  Prior to the commencement of development, details of the 
future management and aftercare of the proposed landscaping and planting shall be 
submitted to and approved in writing by the Planning Authority.  Thereafter the 
management and aftercare of the landscaping and planting shall be carried out in 
accordance with the approved details. 
 

8. Vehicular Access:  Vehicular access to the site shall be via the newly formed fourth 
arm of the existing roundabout, to be designed in accordance with the Design Manual 
for Roads and Bridges, Volume 6, Section 2, TD 16/93. 
 

9. Roads Design:  The design and construction of all roads within the proposed 
development site shall be in accordance with this requirements of Stirling Council 
Roads Service, whilst incorporating the design guidance set out in the National Roads 
Development Guide, and Designing Streets, with the roads offered for adoption upon 
satisfactory completion. 
 

10. Travel Plan Framework: No part of the development shall be brought into use until a 
Travel Plan aimed at encouraging more sustainable means of travel, has been 
submitted to and approved in writing by the Planning Authority. 
 

11. Visibility: Visibility requirements within the site should comply with Designing Streets 
Guidance.  A 2.4m x 25m (subject to design speed) minimum splay should be provided 
at all internal junctions.  Forward visibility on the inside of bends should be a minimum 
of 25m (within these splays there should be no obstruction to visibility over 0.6m in 
height above adjoining carriageway level).  
 

12. Swept Path:  A swept path plan detailing the turning movements of a fire tender 
vehicle and a standard waste collection vehicle shall be submitted for the written 
approval of the Planning Authority, in consultation with the Transport Development 
Team, prior to works commencing on the site. 
 

13. Off-site Works: No dwellinghouse shall be occupied until the footpath connection 
between the application site and Killearn has been constructed to the adoptable 
standards of Stirling Council Roads Authority.  The proposed bus stop on the A81 shall 
also be installed.  No development shall commence until detailed drawings have been 
submitted to for approval in writing by, the Planning Authority in consultation with 
Transport Development. 
 

14. Parking Provision:  Parking requirements, including disabled spaces and cycle 
parking provision, shall generally be provided in accordance with Supplementary 
Guidance Transport and Access for New Developments.  Driveways shall be 
dimensioned either 3 metre wide x 5.5 metre long (single car) or 5.5 metre wide x 5.5 
metre long/3 metre wide x 11 metre long (2 cars) or a combination of the two to 
accommodate three cars.  Parking spaces within private car parks/parking courts shall 
be dimensioned 2.5 metre x 5 metre and be served by a 6 metre aisle width. 
 

15. Electric Vehicle Charging Points:  No development shall commence until a scheme 
has been submitted detailing the provision of electric car charging points.  Details shall 
be submitted to, for approval in writing by, the Planning Authority in consultation with 
Transport Development.  The scheme shall include: 

 
(a) Communal electric car charging points serving terraced development 

communal parking areas; 



(b) The provision of infrastructure, defined as the provision of cabling and universal 
charge point from the consumer unit within the property to an external point, to 
allow charging of electric car charging points within the curtilage of each house; 

 
(c) A timescale for implementation for infrastructure within the site 
 
(d) Outline detail of a communication pack to be provided to each household on 

first occupation explaining how they can access electric car charging 
infrastructure. 

 
16. Driveway Construction:  Driveways shall not exceed a gradient of 1:10 and shall be 

fully surfaced and suitably drained to ensure no surface water or loose material is 
discharged from them out onto the public road. 
 

17. Waste Collection: Waste collection provisions shall be in accordance with 
Supplementary Guidance Waste Management: Requirements for Development Sites. 

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

on site until a Construction Traffic Management Plan (including a routing plan for 
construction vehicles) 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. 

 
19. Sustainable Urban Drainage Systems (SUDS):  The surface water drainage system 

shall be designed to the requirements and satisfaction of SEPA, The Water Authority 
and Stirling Council, taking account of the sustainable urban drainage (SUDS) 
principles and in accordance with the guidance given in ‘SUDS for Roads’.  The SUDS 
strategy will include details of measures to be employed during the construction phase 
of the project. 

 
20. Play Provision:  No development shall take place until the details for the provision of 

play equipment including the long term maintenance of all play spaces and any 
associated equipment has been submitted to and agreed in writing by the Planning 
Authority. 
 

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

22. Archaeology:  No works shall take place within either phase until the developer has 
secured the implementation of a programme of photographic recording in agreement 
with the Stirling Council Planning Officer (Archaeology), and approved by the Planning 
Authority for that phase.  Thereafter the developer shall ensure that the programme of 
recording 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).  
 

  



23. Tree Protection:  Prior to the commencement of any development on either phase, 
an updated Tree Protection Plan together with an Arboricultrual Method Statement 
shall be submitted to, and approved in writing by the Planning Authority for that phase.  
The Tree Protection Plan shall reflect the approved site layout and include details for 
construction within the vicinity of tree roots, outline guidance on materials and 
surfacing, detail methods of work and no dig construction techniques.   
 

24. Invasive Non-Native Species Management Plan:  Prior to the commencement of 
any development on either phase, an invasive non-native species management plan 
shall be submitted tom and approved in writing by the Planning Authority for that phase.  
The Management Plan shall detail how the spread of rhododendron will be avoided. 
 

25. Pre-Construction Surveys:  Prior to the commencement of any development on 
either phase, pre-construction surveys in respect of pine martens, otters and badgers 
shall be submitted to, and approved in writing by the Planning Authority for that phase.  
The details and timings of the aforementioned surveys shall be agreed with the 
Planning Authority in conjunction with Stirling Council’s Biodiversity Officer.  
 

26. Habitat Management Plan:  Prior to the commencement of any development on either 
phase, a Habitat Management Plan shall be submitted to, and approved in writing by 
the Planning Authority for that phase. 
 

27. Phase 1 Site Investigation:  Following approval of the Asbestos Removal Report by 
the Planning Authority and prior to the commencement of any development on Phase 
1, as identified by the site plan submitted as part of Condition 1, an additional site 
investigation shall be carried out to fully assess any potential ground contamination 
risks on Phase 1.  The additional site investigation shall be completed in accordance 
with a recognised code of practice such as the British Standards Institution ‘The 
investigation of potentially contaminated sites – Code of Practice (BS 10175:2011).  
The findings of the site investigation shall be detailed in a Site Investigation Report 
which shall be submitted to, and approved in writing by the Planning Authority.  The 
report shall include a site specific risk assessment which takes account of all relevant 
pollutant linkages, as required in Scottish Government Planning Advice Note 33 (or as 
may be amended). 

 
28. Phase 2 Site Investigation:  Following approval of the Asbestos Removal Report by 

the Planning Authority and prior  to the commencement of any development or ground 
disturbance (not associated with the Site Investigation works)  on Phase 2, as identified 
by the site plan submitted as part of Condition 1, an additional site investigation shall 
be carried out to fully assess any potential ground contamination risks on Phase 2.  
The additional site investigation shall be completed in accordance with a recognised 
code of practice such as the British Standards Institution ‘The investigation of 
potentially contaminated sites – Code of Practice (BS 10175:2011).  The findings of 
the site investigation shall be detailed in a Site Investigation Report which shall be 
submitted to, and approved in writing by the Planning Authority.  The report shall 
include a site specific risk assessment which takes account of all relevant pollutant 
linkages, as required in Scottish Government Planning Advice Note 33 (or as may be 
amended). 

 
29. Phase 1 Remediation Plan:  Prior to the commencement of any development on 

Phase 1, as identified by the site plan submitted as part of Condition 1, a detailed 
remediation plan, taking account of the findings of the additional site investigation, shall 
be submitted to, and approved in writing by the Planning Authority. 
 



30. Phase 2 Remediation Plan:  Prior to the commencement of any development or 
ground disturbance on Phase 2, as identified by the site plan submitted as part of 
Condition 1, a detailed remediation plan, taking account of the findings of the additional 
site investigation, shall be submitted to, and approved in writing by the Planning 
Authority. 

 
31. Phase 1 Remediation: Remediation of the Phase 1, as identified by the site plan 

submitted as part of Condition 1, shall be carried out in accordance with the approved 
remediation plan.  Any amendments to the approved remediation plan shall not be 
implemented unless approved in writing by the Planning Authority. 

 
32. Phase 2 Remediation:  Remediation of the Phase 2, as identified by the site plan 

submitted as part of Condition 1, shall be carried out in accordance with the approved 
remediation plan.  Any amendments to the approved remediation plan shall not be 
implemented unless approved in writing by the Planning Authority. 

 
33. Phase 1 Validation: On completion of the remediation works, the developer shall 

submit a report to the Planning Authority confirming the works have been carried out 
in accordance with the remediation plan.  This report shall be approved in writing by 
the Planning Authority prior to any home or other unit on the phase being occupied. 
 

34. Phase 2 Validation:  On completion of the remediation works, the developer shall 
submit a report to the Planning Authority confirming the works have been carried out 
in accordance with the remediation plan.  This report shall be approved in writing by 
the Planning Authority prior to any unit on the phase being occupied 

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

unsuspected or encountered contamination that becomes evident during the 
development of any part of the site shall be brought to the attention of the Planning 
Authority within one week.  At this stage, further contaminated land investigations shall 
be carried out if requested by the Planning Authority. 
 

36. Phase 1 Asbestos Removal:  All asbestos removal works on the site shall be carried 
out by a HSE Licensed Asbestos Removal Contractor.  Prior to the commencement of 
any construction on Phase 1, as identified by the site plan submitted as part of 
Condition 1, a post demolition report which includes all relevant details of asbestos 
removal works Phase 1 shall be submitted to, and approved in writing by the Planning 
Authority. 

 
37. Phase 2 Asbestos Demolition Survey:  An asbestos demolition survey undertaken 

in line with HSG264 (Asbestos: The survey guide) must be carried out on the site 
building(s) and associated structures prior to their removal.  Details of how the survey 
will be carried out shall be submitted to and approved in writing by the Planning 
Authority in advance of the works.  Only survey and investigation works are permitted 
on any site buildings and associated structures prior to their removal from site. 

 
38. Phase 2 Asbestos Removal:  All asbestos removal works on the site shall be carried 

out by a HSE Licensed Asbestos Removal Contractor.  Prior to the commencement of 
any construction, or disturbance of ground (not associated with the Asbestos Removal 
Works), on Phase 2, as identified by the site plan submitted as part of Condition 1, a 
post demolition report which includes all relevant details of asbestos removal works on 
Phase 2 shall be submitted to, and approved in writing by the Planning Authority. 
 



39. Site Supervision:  The developer must ensure that all site investigation, remediation 
and asbestos removal works at the site are supervised by a suitably qualified person(s) 
in order to ensure all contamination risks at the site are suitably addressed during the 
site development and that the required validation of remediation measures can be 
provided in due course. 
 

40. Site Works:  At all stages of site works including site investigation, asbestos 
removal, demolition of buildings, preparation and development of the site, measures 
must be in place to ensure contamination, particularly asbestos, is contained within 
the development site boundary.  Suitable monitoring, the details of which shall be 
agreed by the Planning Authority prior to commencement of any works at the site, 
must be carried out to demonstrate this requirement is being met at all times. 
 

41. Road Noise:  The proposed development shall be constructed in accordance with the 
layout plans in the SWECO Acoustics Report 65201037-001-ACO-PLN-R01 (Revision 
3) dated 18 June 2020.  Suitably designed and constructed acoustics barriers shall be 
installed on site and an alternative means of ventilation shall be included in the design 
and construction of the properties in accordance with the aforementioned report.   
 

42. Noise Targets:  The residential properties and care home shall be designed and 
constructed to ensure the following noise targets are met: 

 
Maximum Target Noise Levels 
Trigger Criteria 
(Free Field) 

Compliance Criteria  

55 dB LAeq,16h(07:00 – 23:00) 40 dB LAeq,16h(07:00 – 23:00) (Internal with Windows Closed) 
45 dB LAeq,8h(23:00 – 07:00) 30 dB LAeq,8h(23:00 – 07:00) (Internal with Windows Closed) 
 55 dB LAeq,16h(07:00 – 23:00) (External in private garden areas) 

 
Offices within the commercial development must be designed and constructed to 
ensure the following noise standards are met: 
 

Location Upper guideline indoor ambient noise level 
(daytime) 

Office: meeting room 35 to 45 dB LAeq, 8 hour 09:00-17:00 

Office: open plan 45 to 50 dB LAeq, 8 hour 09:00-17:00 

 
43. Phase 1 Dust:  Prior to the commencement of any demolition and asbestos removal 

works on Phase 1, as identified by the site plan submitted as part of Condition 1, a 
Dust Mitigation Plan shall be submitted to, and approved in writing by the Planning 
Authority. 
 

44. Phase 2 Dust:  Prior to the commencement of any demolition and asbestos removal 
works on Phase 2, as identified by the site plan submitted as part of Condition 1, a 
Dust Mitigation Plan shall be submitted to, and approved in writing by the Planning 
Authority. 
 

45. Ventilation Systems:  The ventilation systems installed at any of the proposed 
commercial units including the care home, shall comply with the EMAW and updated 
DEFRA guidance entitled ‘Control of Odour and Noise from Commercial Kitchen 
Exhaust Systems’.  Details of the proposed systems shall be submitted to, and 
approved in writing by the Planning Authority in advance of any installation.   



46. Care Home Ventilation: Details of all plant and equipment and ventilation systems 
proposed for installation at the care home shall be submitted to, and approved in 
writing by the Planning Authority prior to installation. 
 

47. Noise Standards:  Any Air Source Heat Pumps or domestic Wind Turbines installed 
at residential properties on the site shall comply with the noise standards in MCS 020 
‘Microgeneration Certification Scheme - Planning Standards for permitted 
development installations of wind turbines and air source heat pumps on domestic 
premises’.  Completed assessments from the stated document should be submitted to 
and approved in writing by the Planning Authority in advance of installation.  
 

48. Cumulative Nosie Levels:  The corrected cumulative noise rating levels from any 
business operation, plant, machinery or equipment associated with the 
commercial/industrial units shall not exceed the following levels at the corresponding 
locations. 

 

Residential receptors 

Plant noise limit in free-field conditions 

Plant operating during the daytime only 

(07:00 to 23:00) 
Plant operating at any time of day 

Essengel Cottage 32 dB LAr,Tr 23 dB LAr,Tr 

Valley Lodge 35 dB LAr,Tr 25 dB LAr,Tr 

Proposed new residential dwellings 35 dB LAr,Tr 30 dB LAr,Tr 

Proposed care home 35 dB LAr,Tr 30 dB LAr,Tr 

 
Written evidence that these levels will not be exceeded shall be submitted to and 
approved in writing by the Planning Authority prior to any fit out of the units and 
commencement of operation in each of the commercial units. 
 

Reasons: 
 
1. In order to clarify the extent of the residential and commercial elements of the 

development. 
 

2. In order to ensure that the overall layout and the design is satisfactory for the site. 
 
3. In the interests of visual amenity. 

 
4. In the interests of visual and residential amenity. 

 
5. In the interests of visual amenity. 
 
6. In the interest of visual amenity and to ensure a satisfactory standard of local 

environmental quality. 
 
7. In the interest of visual amenity and to ensure that adequate measures are put in place 

to protect the landscaping and planting in the long term. 
 
8. To ensure the development provides a safe and efficient vehicular access. 
 



9. To ensure roads are appropriately designed.   
 

10. In the interests of sustainable transport. 
 
11. In the interests of road safety and the effective management of the transport network. 
 
12. In the interests of road safety and the effective management of the internal road 

network within the development. 
 
13. To ensure suitable pedestrian access to local services.     
 
14. To ensure that there is sufficient parking provided to serve the needs of all users within 

the development and that the parking is appropriately dimensioned. 
 
15. In the interests of air quality and sustainability, and in order to comply with the 

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

 
16. In the interests of roads safety. 
 
17. To ensure that domestic waste collection points have been taken account of within the 

development. 
 
18. To ensure the impacts of construction vehicles are fully understood and mitigated. 
 
19. To ensure that a suitable and sustainable surface water drainage system is in place 

for the commencement and occupation of the site. 
 
20. In the interest of ensuring sufficient play provision is provided as part of the 

development. 
 
21. So that the necessary infrastructure to enable fibre-based high-speed broadband in 

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

 
22. To ensure that appropriate steps are taken to carry out archaeological recording in 

advance of the development. 
 
23. In the interest of protecting existing trees. 

 
24. In the interest of biodiversity.  

 
25. In the interest of biodiversity.  

 
26. In the interest of biodiversity.  

 
27. In the interests of ensuring contaminated land is identified and managed appropriately. 

 
28. In the interests of ensuring contaminated land is identified and managed appropriately. 

 
29. In the interest of Public Health. 

 
30. In the interest of Public Health. 
 



31. In the interests of ensuring contaminated land is identified and managed appropriately. 
 

32. In the interests of ensuring contaminated land is identified and managed appropriately. 
 

33. To ensure that the works have been carried out to the required standard. 
 

34. To ensure that the works have been carried out to the required standard. 
 
35. In the interests of ensuring contaminated land is identified and managed appropriately. 
 
36. In the interests of ensuring all asbestos is removed and managed appropriately. 

 
37. In the interests of ensuring all asbestos is removed and managed appropriately. 

 
38. In the interests of ensuring all asbestos is removed and managed appropriately. 

 
39. In order to ensure all works are carried out and completed appropriately. 
 
40. In order to ensure all works are carried out and completed appropriately. 

 
41. To ensure that residents are not adversely affected by noise from the adjacent road. 

 
42. To ensure appropriate noise levels can be achieved for the protection of the users of 

the properties concerned.   
 

43. To ensure that dust from the development does not result in undue loss of amenity for 
surrounding properties. 
 

44. To ensure that dust from the development does not result in undue loss of amenity for 
surrounding properties. 
 

45. To ensure that odour and noise from the development does not result in undue loss of 
amenity for surrounding properties. 

 
46. To ensure that odour and noise from the development does not result in undue loss of 

amenity for surrounding properties. 
 
47. In the interests of residential amenity. 

 
48. In the interests of residential amenity. 
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APPENDIX 3 

Stirling Council Agenda Item No. 5 

Planning & Regulation Panel 
Date of 
Meeting:  

6 October 2020 

Not Exempt 

Erection of 89No. dwelling houses with (in principle) 
erection of 5No. Class 4/Class 1 buildings and care 
home facility, demolition of remaining buildings and 
remediation of the site, with associated infrastructure, 
open space, landscaping drainage and tree works at 
Land And Buildings At Former Killearn Hospital, Killearn 
- CALA Management Ltd - 20/00098/FUL  

 

Purpose & Summary 

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.   

The application has been referred to the Planning and Regulation Panel in accordance 
with the Council’s scheme of delegation procedures since the application proposes a 
‘major’ development as defined in The Town and Country Planning (Development 
Management Procedure) (Scotland) Regulations 2013. 

Planning Permission is sought for the erection of 89 dwelling houses with associated 
infrastructure, open space, landscaping and drainage works and the erection of 5 class 
4/class 1 buildings and a care home facility following the defoliation of the remaining 
buildings and remediation of the site formally occupied by the Killearn Hospital.  It should 
be noted with significance the proposed Class 4, Class 1 units and care home facility are 
proposed in principle only. 

Recommendations 

Planning and Regulation Panel is asked to approve the application subject to the 
following: 

1. the conditions detailed in Appendix 1; and 

2. a Section 75 Legal Agreement (or other suitable Legal Agreement). 

  



Resource Implications 

Not applicable. 

Legal & Risk Implications and Mitigation 

Not applicable.   

1. Background 

1.1. The site is identified as an allocated Housing, Employment site (H157 and B47) 
within the Stirling Local Development Plan 2018.  The allocated site is also 
recognised as an Employment Safeguarding Area. 

2. Considerations 

The Site 

2.1. The application site is located outwith the settlement of Killearn on the site which 
previously accommodated the Killearn Hospital.  The site extends to approximately 
11 hectares and is found to be partly cleared although a number of former hospital 
buildings and internal road infrastructure remain on site.  Two cottages are also 
found onsite and are occupied.   

2.2. The application site is bound to the north, south and west by existing countryside, 
while to the east the site is bound by the A81.  Access to the site is from the A81. 

The Proposal 

2.3. The proposal seeks full planning permission for the residential aspect of the site 
and planning permission in principle for the proposed business units. 

2.4. Full planning permission is therefore sought for the following: 

2.4.1 Demolition of existing buildings on site, including the remaining hospital 
buildings and residential cottages; 
 

2.4.2 Full remediation of the entire application site; 
 

2.4.3 The erection of 89 residential dwellinghouses; 
 

2.4.4 Provision of new access form the A81; and 
 

2.4.5 Provision of associated infrastructure, landscaping, drainage, open space 
and tree works. 

2.5. The aspects of the proposed development which seek planning permission in 
principle relate to future commercial use and are detailed as follows: 

2.5.1 Erection of 2,500sqm class 4 business space over five buildings with the 
potential for ground floor class 1 use in part of the aforementioned floor 
space; 

2.5.2 Erection of care home facility comprising 36 rooms over two floors; and 



2.5.3 Provision of access from the residential part of the site. 

Previous History 

2.6. Proposal of Application Notice (PAN-2019-002) described as proposed residential 
led mixed use redevelopment of former Killearn Hospital site, including the 
demolition of remaining hospital buildings and remediation of the site with 
associated access, infrastructure, open space, landscaping, drainage and tree 
works was approved on 26 June 2019.  It is considered that the nature of the 
scheme is such that it is clearly and recognisably linked to the proposal described 
in the proposal of application notice. 

Consultations 

Scottish Environment Protection Agency: 

2.7. No objection. 

Roads Development Control: 

2.8. No objection subject to conditions. 

Scottish Water: 

2.9. No objection. 

Housing Strategy & Development: 

2.10. Concern raised that the developer does not intend to provide the full financial 
contribution for the provision of affordable housing.  The Housing Service are of 
that view that as this is well established policy, the developer will have factored the 
financial cost of this policy when negotiating the purchase of the site or will factor it 
in if they have not already purchased the site. 

Environmental Health: 

2.11. No objection subject to conditions. 

Land Services Team Leader: 

2.12. No objection subject to condition. 

Scottish Natural Heritage: 

2.13. No comment. 

Children's Services: 

2.14. No objection.  

Bridge & Flood Maintenance: 

2.15. No objection subject to condition. 

Health & Safety Executive: 

2.16. No response. 

Biodiversity: 

2.17. No objection subject to conditions. 

Representations 

2.18. Seven representations have been received, 3 of which object to the proposed 
development, 3 neither object nor support the development, while one supports the 
development.  All representations can be viewed online at 



https://pabs.stirling.gov.uk/online-
applications/search.do?action=simple&searchType=Application.   

2.19. The issues raised can be summarised as follows: 

2.20. Impact to Neighbouring Properties 

2.20.1 The development should not result in the diminution of access rights that 
neighbouring residents currently enjoy. 

2.20.2 Neighbouring properties have pedestrian and vehicular access rights to their 
property through the Killearn Hospital site. 

2.20.3 Neighbouring properties have rights to use the existing sewage pipe and 
existing septic tank. 

2.20.4 Access path to the A81 should be positioned away for the existing 
properties.   

2.20.5 Potential overlooking of existing properties from proposed properties 
nearby. 

2.20.6 When will development take place around the neighbouring properties.   

Response: Issues relating to access and service rights are not material planning 
considerations.  In terms of overlooking the proposed development is not 
considered to result in any unacceptable overlooking of existing residential 
properties.  It is not known when development would commence.   

2.21. Access 

2.21.1 Access site is many metres from the junction with the A875 and the nearest 
bus route. 

2.21.2 There are significant sections of the A81 within the vicinity of the site with an 
inadequate footpath.   

2.21.3 An off road walking and cycling route to Killearn Primary School and the 
village shops should be provided. 

2.21.4  A significant contribution should be made to the provision of the Traffic and 
Speed Management Scheme which has been projected for 
Blanefield/Strathblane for years. 

2.21.5 The development would require every occupier, visitor, courier, employee to 
drive to the site. 

2.21.6 The proposed care home would not be serviced by any mode of public 
transport. 

Response: Roads Development Control were consulted in relation to the proposed 
development and raise no objection subject to a number of conditions.  The 
applicant has intimated that the existing overgrown footpath will be improved to an 
acceptable standard to allow access to Killearn.  

2.22. Non-Residential Elements 

2.22.1 The suggested uses in the non-residential part of the site are not in the best 
interests of the citizens of Killearn. 

2.22.2 The non-residential part of the site should be developed by Stirling Council, 
Forth Valley Health Board and the Scottish Government as a care facility. 



Response: The proposed commercial uses includes a proposed care home.  The 
proposed uses are considered to be compliant with the key site requirements of 
the site as stated in the Local Development Plan (LDP). 

2.23. Education 

2.23.1 The developer should fund the expansion of facilities at Killearn Primary 
School and Balfron High School to cater for the increase in the school age 
population. 

2.23.2 The LDP states that capacity at Killearn Primary School and Balfron High 
School is limited so development will need to be phased. 

Response: Children’s Services have been consulted on the application and have 
confirmed there are currently no capacity issues at Killearn Primary or Balfron High 
Schools and therefore no education contributions are required. 

2.24. Sustainability 

2.24.1 The proposal should be rejected if the design of the proposed housing units 
are not carbon free. 

2.24.2 A carbon free district heating system should be installed. 

2.24.3 Electric charging points should be incorporated and installed in the 
development form the outset. 

Response: It is recommended that a condition be attached to any planning consent 
issued which requires a scheme to be submitted detailing the provision of electric 
car charging points.  In addition, the proposed development will require to meet the 
required level of building standards.   

2.25. Affordable Housing 

2.25.1 No contribution is proposed despite the LDP requiring a contribution 
towards affordable housing. 

2.25.2 The proposal does not align with Stirling Council’s Local Outcome 
Improvement Plan 

2.25.3 The proposal does not align with the Scottish Government’s targets for 
affordable housing. 

2.25.4 The proposal excludes all elements of social housing whether rented or 
affordable for sale. 

Response: The applicant has proposed a developer contribution of £566,000 
towards affordable housing and waste. 

2.26. Waste Water 

2.26.1 The Killearn waste water treatment works may not have sufficient capacity 
to deal with any further development.  The lack of capacity could lead to 
pollution in the River Blane which may wash up on agricultural land. 

Response: Scottish Water were consulted in relation to the proposed development 
and do not raise any objection. 

2.27. Design 

2.27.1 The design of the proposed housing is contrary to the LDP which requires a 
bespoke solution.  

2.27.2 The proposed new building are of a modern design and not in keeping with 
neighbouring cottages. 



2.27.3 Will there be fencing erected at shared boundaries? 

2.27.4 The development lacks the provision of a playpark or football pitch. 

Response: The design of the proposed development is addressed at paragraph 
2.106 of this report. 

2.28. Wildlife 

2.28.1 What protection is in place for existing wildlife including bats and pine 
martens? 

2.28.2 Existing habitats should be preserved. 

2.28.3 Habitat creation should be promoted. 

2.28.4 An ecologist and ecological clerk of works should be encouraged from the 
beginning. 

2.28.5 The development should incorporate good practice as demonstrated on 
other sites. 

Response: Stirling Council’s Biodiversity Officer was consulted in relation to the 
proposed development and did not raise any objections subject to conditions being 
attached to any grant of planning consent. 

2.29. Contamination 

2.29.1 The submitted remediation plan will require to be updated following work 
undertaken on site which instructed the ground in February 2020. 

2.29.2 Over recent years the illegal demolition of the former hospital wards have 
resulted in the spreading of contamination.  

2.29.3 The remediation will not protect the employees and subcontractors of CALA. 

2.29.4 There is no mention of a SUDS pond in the remediation strategy.   

2.29.5 The landowner should be held to account for significant quantities of 
asbestos which may have been removed from the site. 

2.29.6 Should contaminated soil be washed this risks asbestos leaking into to the 
River Blane. 

2.29.7 Concern over the removal of asbestos, how this will be done and will it be 
monitored? 

2.29.8 Will residents of neighbouring properties require to be rehoused during 
asbestos removal? 

Response: Environmental Health were consulted in the consideration of the 
application and offer no objection to the development subject to conditions.  A 
number of conditions are attached which relate to the need for an additional site 
investigation and remediation strategy.   

2.30. Other Issues 

2.30.1 The old sewage works are located nearby and are a hazard for children and 
adults. 

2.30.2 The site does not meet the test of a brownfield site. 

2.30.3 When will security fencing be erected? 

Response: The application site is considered to be a brownfield site.  In terms of 
security fencing and the condition of the nearby sewage works, these are not 
material planning considerations.   



2.31. Supporting Comments 

2.31.1 The change from 86 to 89 units is of no real consequence. 

2.31.2 The development will result in site being cleared of contaminated materials.  

2.31.3 A reasonable stance should be adopted in respect of reduced limit on 
contributions to ensure the proposed clean-up is not in jeopardy. 

Response: The supporting comments are noted. 

Local Development Plan 

2.32. 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.   

2.33. In this instance the development plan consists of the Stirling Local Development 
Plan (LDP) which was adopted in October 2018.  The following provisions of the 
LDP are considered relevant to the consideration of this application. 

2.34. LDP policies of relevance include: Primary Policy 1: Placemaking; Policy 1.1: Site 
Planning; Policy 1.2: Design Process; Policy 1.3: Green Infrastructure and Open 
Space; Primary Policy 2: Supporting the Vision and Spatial Strategy; Policy 2.1: 
The 5 Year Effective Housing Land Supply; Policy 2.2: Planning for Mixed 
Communities and Affordable Housing; Policy 2.3: Particular Needs Housing and 
Accommodation; Policy 2.4: Safeguarding Employment Land and Property; Primary 
Policy 3: Provision of Infrastructure; Policy 3.1: Addressing the Travel Demands of 
New Development; Policy 3.2: Site Drainage; Policy 3.3: Developer Contributions; 
Primary Policy 4: Greenhouse Gas Reduction; Policy 4.1: Low and Zero Carbon 
Buildings; Primary Policy 5: Flood Risk Management; Primary Policy 6: Resource 
Use and Waste Management; Primary Policy 8: Conservation and Enhancement of 
Biodiversity; Policy 8.1: Biodiversity Duty; Primary Policy 9: Managing Landscape 
Change; Policy 9.3: Landscaping and Planting in Association with Development; 
Policy 10.1: Development Impact on Trees and Hedgerows; Primary Policy 13: The 
Water Environment. 

2.35. The LDP allocates the site for housing (H157) and an employment safeguarding 
area (B47). 

Other Planning Policy 

2.36. Non-statutory Supplementary Guidance - SG01: Placemaking; SG02: Green 
Network; SG04: Affordable Housing; SG06: Health Care Facilities; SG14: Ensuring 
a Choice of Access for New Developments; SG15: Education Provision; SG16: 
Developer Contributions; SG17: Low and Zero Carbon Buildings; SG19: Waste 
Management; SG26: Biodiversity Conservation; and SG29: Landscape and 
Planting Requirements in New Developments; SG31: Trees and New 
Development. 

2.37. Draft Supplementary Guidance: Developer Contributions. 

2.38. Scottish Planning Policy. 

2.39. Designing Streets. 

Assessment 

Supporting Documents 

2.40. In assessing and reporting on a planning application the Council is required to 
provide details of any report or assessment submitted as set out in Regulation 16, 



Schedule 2, para 4(c)(i) to (iv) of the Development Management Regulations.  In 
this regard the following reports and assessments were submitted by the applicant 
in support of the planning application: 

2.41. Pre-Application Consultation (PAC) Report: This outlines the community 
engagement undertaken by the applicant during the pre-application consultation 
period, compliance with statutory requirements and the views expressed by the 
local community and how the development proposals takes them into 
consideration. The PAC Report provides a summary of the issues raised as part of 
the consultation exercise and details how each of these issues will be addressed.  

2.42. Design and Access Statement: This is a key document of the application and 
seeks to provide a concise description of the key issues and the evaluation that 
informed the design of the proposed development.  In addition, the document seeks 
to provide clear details relating to the design of the proposed development 
including composition, urban form, access, circulation, open space, landscaping 
and phasing.   

2.43. Planning Statement: This statement details an assessment of the proposed 
development in relation to all relevant planning policies and set out the relevant 
material considerations.   

2.44. Drainage Statement: This statement states that new foul water sewers will be 
required for the development and as such will discharge into a foul water pumping 
station which will then discharge into the existing sewer.  In terms of surface water 
the statement notes that surface water will discharge into the Blane Water.  
Appropriate SUDS measures will be provided which include porous driveway 
construction with attenuation, porous car parking with attenuation, filter drains 
within service verges and a SUDS basin with a controlled and agreed release rate. 

2.45. Flood Risk Assessment: This report details the assessment undertaken in 
respect of the application site which seeks to development an understanding of the 
flood risk to the site and to model the fluvial risk from the Blane Water.  The report 
concludes that there is little to no risk of flooding at the site from coastal, fluvial and 
groundwater sources, while there is a low to medium risk to the site from surface 
water sources and a failure in the local drainage system.  The reports notes a 
number of mitigation measures including appropriate ground levels and the use of 
SUDS.  The report concludes that the proposed development is feasible and is in 
broad accordance with the principles of Scottish Planning Policy. 

2.46. Preliminary Roost Assessment and Bat Activity Survey: This report details the 
findings of a bat survey in respect of the application site.  The report notes that one 
single, non-breeding soprano pipistrelle roost was identified and as such a licence 
is required to destroy the roost prior to any works taking place.  In addition, the 
report also notes that the survey recorded barn swallows and common house 
martins throughout the site with nesting locations observed.  In this regard all active 
nests should remain in situ until all chicks are fledged.  A nesting bird survey shall 
be required should works be required to commence within the breeding season.  

2.47. Ecological Constraints Survey: This reports details the results of survey which 
aimed to identify the broad habitats on the site and question and to identify any 
potential ecological constraints.  The report confirms that that pine martens and 
nesting swallows were found in the site while the site also has habitat suitable for 
badger, otter, water vole and reptiles however no sign of these species were 
recorded during the survey.  

2.48. Tree Survey and Arboricultural Constraints: This report details the findings of a 
tree survey which was carried out in relation to the application site.  The survey 
relates to 29 trees, areas of scrub and woodlands.  The arboricultural impact 



assessment notes that it would be desirable to keep the Category A trees as they 
are of significant amenity value, while four mature silver birch trees are also 
desirable and should be retained.  It is acknowledge that the remaining individual 
Category B tress could be retained however this may present too great a constraint 
on the sensible redevelopment of the site.  The report outlines a tree protection 
plan which indicates the exclusion zone required to allow trees to be retained.   

2.49. Transport Statement: This report examines the transport matters associated with 
the proposed development.  The report concludes that it is likely that the car will be 
the dominant mode of transport given the rural location of the site while it is likely 
that the level of vehicle trips generated will have no impact on the operation of the 
surrounding road network.   
 

2.50. Air Quality Assessment: This report details the assessment undertaken to 
determine the potential impact from the proposed development on existing 
properties and the surrounding area.  The report concludes that there are no 
concentrations of NO2, PM10 and PM2.5 AQO at any receptor locations modelled 
within the study area. 

2.51. Acoustic Assessment: This report details the assessment undertaken to 
determine the potential acoustic impact from the proposed development.  The 
report notes that the dominant source of noise was road traffic movements on 
roads directly adjacent to the application site with occasional aircraft and natural 
sounds.  The report concludes that there is no reason that the proposed 
development should be refused on noise grounds.   

2.52. Asbestos Survey Report: This report details the results of a survey which sought 
to locate suspect asbestos containing materials.  The report concludes that the site 
has significant asbestos cement debris littered and hidden in the undergrowth while 
material fabric finishes have been inspected and material identified.  
Recommendations are noted in line with legislative requirements with regard the 
removal of asbestos. 

2.53. Remediation Strategy: This report details the potential contamination constraints 
and selects appropriate remedial options.  A remediation strategy is detailed within 
the report which focuses on the areas of human health, buildings and services and 
the verification plan. 

2.54. Landscape and Visual Appraisal: This report details the assessment undertaken 
to identify any likely effects predicted during the operating phase of the proposed 
development in the landscape and visual resources of the surrounding landscape.  
The assessment concludes that the proposed development would result in some 
noticeable landscape enhancement and the landscape setting of the Loch Lomond 
and The Trossachs National Park and the Killearn Conservation Area would remain 
unaffected. 

Planning Considerations  

2.55. Principle of Development: The development site in question is allocated in the 
LDP as both a housing and employment site and is identified in the LDP as H157 
(Killearn Hospital) and B47 (Killearn Hospital Rural Activity Area).   

2.56. Primary Policy 2 entitled Supporting the Vision and Spatial Strategy states that 
housing, employment and retail development proposals will be directed to sites 
identified for the particular purpose as outlined within the LDP. 

2.57. In this regard the proposed development of 89 dwellinghouses and a range of 
commercial uses, on an allocated site, can be considered, in principle, to be 
capable of positive consideration against the vision and spatial strategy of the LDP. 



2.58. In addition, Policy 2.2 entitled Planning for Mixed Communities and Affordable 
Housing should be considered with some significance.  The policy requires that all 
new residential development schemes of four or more units within Highly Pressured 
Areas should include affordable housing or make a financial contribution to facilitate 
affordable housing provision elsewhere. 

2.59. Killearn is noted as a rural village within the LDP and is identified as a highly 
pressured area.  The proposed development is therefore required to provide an 
onsite contribution of 33% or alternatively a financial contribution reflecting the 
33%.   

2.60. Key Site Requirements: Appendix A of the LDP outlines ten key sites 
requirements which any development on the site is required to take account of.  
The ten key site requirements are outlined and considered below. 

2.61. Planning and Development Brief/Design Statement: The key site requirement 
states that a Planning and Development Brief/Design Statement will be prepared by 
the Planning Authority in consultation with the prospective developer.  

2.62. In this case a Planning and Development Brief/Design Statement has not been 
prepared by the Planning Authority, however extensive pre-application discussions, 
dating from July 2018, have taken place with members of the Planning Authority, 
the developer and their design team. 

2.63. Throughout the extensive pre-application stage, discussions focused on issues 
relating to contamination and remediation of the site, the proposed number of 
residential units and their design, the nature of the non-residential uses, the need 
for development contributions in respect of affordable housing and the 
establishment of suitable footpaths to ensure a suitable pedestrian route to Killearn.   

2.64. A Design and Access Statement has been submitted by the applicant in support of 
the proposed development and outlines the design rationale for the site.  

Contamination 

2.65. The LDP recognises that the site has contamination issues and in this regard 
residential development is permitted to a scale to enable the implementation of a 
contaminated land remediation strategy and general site restoration.  The key site 
requirement notes that based on provisional costings a residential development of 
around 70 units may generate sufficient development to allow the implementation 
of a remediation strategy. 

2.66. In terms of the level of development required to enable site to be the remediated 
and developed in a viable manner this is considered below under the heading 
developer contributions. 

2.67. In terms of a remediation strategy the applicant has submitted both an Asbestos 
Survey Report and a Remediation Strategy in support of the application.   

2.68. The Asbestos Survey identifies all suspect material and details areas that required 
to be accessed by those with sufficient training and appropriate protective 
equipment.   

2.69. The report states that in order to comply with current legislation, all asbestos 
detected within the site must be removed prior to any refurbishment or demolition.   

2.70. The submitted remediation strategy includes an encapsulation layer underlain by a 
bio barrier, a capping layer in garden areas, delineation and removal of made 
ground material contaminated with asbestos, hand picking of asbestos materials 
found at site surface post demolition and the installation of protection measures for 
ground gas risks.  In addition, appropriate concrete to be selected to protect 



building elements, appropriate barrier pipes to be installed to protected potable 
water supplies and the installation of services within clean capping.  A verification 
of the successful implementation of the remediation measures will be undertaken 
by verification assessments which evidence that all work has been completed 
effectively and complies with all objectives. 

2.71. In respect of the remediation strategy, Environmental Health were consulted on the 
application and advised that they do not object to the proposed development 
subject to a range of conditions which relate to issues concerning contamination, 
remediation, noise and air quality.  

2.72. Mixed Use Development: The LDP notes that a residential redevelopment of the 
site of a scale of 70 units would require to be shown to be an essential part of a 
wider mixed use redevelopment which includes the provision for business, leisure 
and tourism uses compatible with a countryside location. 

2.73. The proposed development does include the erection of 89 dwellinghouses as well 
as the following commercial uses:  

2.73.1 Erection of 2,500sqm class 4 business space over five buildings with the 
potential for ground floor class 1 use in part of the aforementioned 
floorspace; 

2.73.2 Erection of care home facility comprising 36 rooms over two floors. 

2.74. It is recognised that the number of proposed units is higher than the 70 outlined 
within the LDP however it considered that the increase in the number of proposed 
dwellinghouses can be accommodated on site as a result of the proposed design 
and mix of proposed house types.   

2.75. The commercial element of the proposals provide for a range of uses which could 
be accommodated on site. 

2.76. The application does not provide any detail in relation to the proposed business 
space or care home and has been submitted to be in principle at this stage.  Should 
planning consent be required, a detailed planning application would be required in 
relation to this part of the site. 

2.77. In all regards it is considered that the proposed mix of 89 dwellinghouses together 
with a commercial development, which at this stage seeks planning permission in 
principle, meets the terms of the key site requirement to provide a wider mixed use 
redevelopment of the site. 

2.78. New Footway Connection: The key site requirements recognise the remote 
nature of the site and as such requires the provision of a new footway connection 
from the site to link in with established adopted footways in or adjacent to the 
village. 

2.79. The proposed development does include details relating to the delivery of a 
footpath from the application site which travels north along the A81 and then east 
along the B834 and therefore provides a pedestrian route to Killearn.   

2.80. The proposed footpath will be secured via a S75 legal agreement. 

2.81. Developer Contributions: A key site requirement of the LDP states that a 
contribution towards off site affordable housing will be required.  In addition it is 
also relevant to consider other developer contributions required as a result of the 
proposed development. 

2.82. Policy 3.3 entitled Developer Contributions requires that developer contributions will 
be sought in situations where a development proposal creates a need for new, 
extended or improved public infrastructure, facilities or services.  The policy 



requires that such contributions will be secured through a planning obligation (a 
Section 75 agreement or other legal agreement as necessary) and be consistent 
with Circular 3/2012. 
 

2.83. In all regards, the contributions sought in respect of the proposed development 
relate to offsite affordable housing, as discussed in relation to Policy 2.2, and also 
in respect of waste.  The required contributions are therefore as follows: 

2.84. Waste: £9,078. 

2.85. Affordable Housing: £1,196,827.50. 

2.86. Total Contributions: £1,205,906. 

2.87. In this case however the applicant has advised that there are significant viability 
issues which impact on their ability to develop the site and pay the required level of 
developer contributions.   

2.88. The Draft Supplementary Guidance: Developer Contributions details that where a 
developer finds developer contributions threatens the viability of the development 
then a development viability assessment requires to be submitted.  The Council 
then appoints the District Valuer to assist in verifying the information submitted.  

2.89. The applicant has submitted a viability assessment.  The applicant’s assessment 
has been assessed by the District Valuer Service (DVS) to assist in verifying the 
information submitted.   

2.90. The draft Supplementary Guidance states that the details of contribution are set out 
in report to Planning & Regulation Panel but that Viability Assessments are treated 
confidentially.  This is due to the commercial sensitivities involved with such 
assessments.  This is common practice that Local Planning Authorities follow.   

2.91. In this regard the DVS has advised that they have undertaken a development 
appraisal and residual valuation using DVS QS assessment of abnormal costs and 
market derived inputs.  Such an appraisal produces a development margin which in 
the opinion of the DVS is within an acceptable range.  The residual valuation in this 
case allows for the affordable housing contribution and an acceptable development 
margin. 

2.92. Furthermore, the DVS also undertook a development appraisal and residual 
valuation for the proposed development which considered the CALA inputs and 
market derived inputs.  The DVS advises that the various appraisals, in their 
opinion, unanimously support the planning policy compliant scheme, with S75 
affordable housing costs and an acceptable level of profit for the developer.   

2.93. The DVS consider that the proposed development is viable. 

2.94. In light of the above, it is significant that detailed discussions have taken place with 
regard the viability of the site and indeed that applicant has stated that they do not 
agree with the assessment undertaken by the DVS and they cannot foresee any 
way in which they could develop the site on the basis of the recommendations 
made by the DVS.   

2.95. The main areas of disagreement between the applicant and the DVS are around 
the level of profit margin, the purchase price of the application site, the level of 
abnormal costs, and sales and marketing budgets. 

2.96. Following detailed discussions the applicant has undertaken further work and 
assessment of the viability issues and has reduced their sales and marketing 
budget while also reducing the costs committed to any abnormalities that may 



arise.  The applicant has stressed that given the underground asbestos on site, the 
reduction in abnormal costs represents increased risk to themselves as developers.   

2.97. The applicant has therefore advised that they are able to make a total contribution 
of £566,000 in respect of the required developer contributions. 

2.98. The level of the developer contribution is significantly less than that required as per 
Policy 3.3. 

2.99. In considering the acceptability of the level of developer contribution it is significant 
to note the Report of Examination in respect of the Stirling Council Local 
Development Plan.  In this instance, the Reporter comments with regard the 
application site: 

2.100. Viability is undoubtedly a central issue for site H157 and I am satisfied that this 
would be a valid consideration in discussions concerning the level of any 
contribution towards the provision of affordable housing.  

2.101. In all regards, taking account of the required level of developer contributions, the 
comments and recommendations made by the DVS and the contribution offered by 
the applicant as well as the comments of the Reporter in the recent LDP 
examination, it is considered that the proposed development is not fully compliant 
with the terms of Policy 3.3. 

2.102. Notwithstanding the above, it is accepted that the application site is a long term 
vacant and derelict site which has a number of significant contamination issues.  
Such issues bring increased costs and risks to developers and indeed bring in to 
question the possibility of the site being fully remediated and redeveloped.  The 
relatively remote location of the development brings associated risks to continuity of 
marketability. 

2.103. In addition, it is recognised that the proposed development provides the opportunity 
for a long term vacant and derelict site to be brought back into a beneficial use and 
help improve the amenity of the countryside in this location.   

2.104. House builders will usually require standard or above profit margins before 
proceeding to commit to developing a site that has unusual risks associated with its 
development. 

2.105. The proposed development also requires to be considered with regard to all other 
relevant policies of the Stirling Council Local Development Plan 2018 and all 
relevant material considerations.  In this instance, given the proposed development 
is capable of positive consideration against all relevant LDP policies, with the 
exception of Policy 3.3 where it is not fully compliant, and recognising the risks 
associated with the development of the site and indeed the opportunity for a long 
term vacant and derelict site to be returned to an active and beneficial use, in this 
instance and on balance, it is considered that the proposed development can be 
viewed in a positive manner.   

2.106. Site Layout and Design: The layout and design is required to take account of the 
relevant placemaking criteria and as such given the countryside location and rural 
character the LDP requires that the scale and form are carefully considered and a 
bespoke design solution sought.  The LDP key site requirements note that a 
suburban layout with standard house types in detached plots would be wholly 
incongruous.   

2.107. The proposed development site is accessed from the existing roundabout on the 
A81, with existing woodland adjacent to the A81 being retained.  Public open space 
can also be found on the frontage with the A81.  A SUDS basin is proposed on the 
western extent of the development site. 



2.108. A mix of residential units are proposed with a village green being central to the site.  
The mix of residential units include detached, semidetached, terraced and 
bungalow dwellinghouses.  The proposed dwelinghosues range from 2 bedroom to 
5 bedroom units.  

2.109. The mix and type of units has been a major discussion point since the pre-
application discussions commenced.  It is recognised that the recent revisions to 
the site layout and the proposed mix of dwellinghouses are considered to be an 
improvement albeit it is noted that the proposal includes a slightly higher proportion 
of larger, detached units.  

2.110. The proposed mix and type of units are considered, on balance, to be capable of 
positive consideration.  

2.111. The LDP site requirement notes the expectation that the design of the buildings 
should offer a bespoke solution to the site and avoid the use of standard layouts 
and house types. 

2.112. The proposed development includes a small number of bespoke house types (the 
terraced units) however it should be noted that the majority of the proposed house 
types are of a standard house type design.   

2.113. Detailed discussions have focused on the design of the proposed housetypes and 
the need for a bespoke design solution to be achieved.  In this regard it is 
recognised that the finishing materials adopt across the site will help to provide a 
bespoke solution even if the proposed house types are of a standard built design.   

2.114. In this regard, the applicant has advised their willingness to adopt a palate of 
finishing materials across the site which would reflect the rural nature of the site 
and seek to achieve a bespoke solution which although, not strictly meeting the key 
site requirement as stated in the LDP, would assist in ensuring the site does not 
appear to be a standard suburban housing site. 

2.115. A detailed planning condition is proposed to ensure a bespoke palate of finishing 
materials are utilised throughout the site. 

2.116. Similarly, the layout also requires to take influence from the site’s rural context and 
seek to offer a solution which is not considered to be standard. 

2.117. A number of revisions to the layout have been proposed, firstly through pre-
application discussions, and latterly as a revision to the planning application.  A 
central village green is the focus of the proposed layout and from a placemaking 
perspective is supported.  In addition the utilising of open space and landscaping 
as well as the placement of buildings will assist in the softening of western and 
southern boundaries as the site transitions into the countryside. 

2.118. It is recognised that the proposed layout incorporates a more sinuous road layout 
and shared surfaces in places which reflects elements of Designing Streets.   

2.119. In addition, the retention of a number of trees and their incorporation into the 
proposed layout is welcomed and are considered to provide attractive features to 
the development site. 

2.120. The proposed layout minimises the prevalence of longer stretches of straight roads 
and allows for greater irregularity both the streetscape and the arrangements of 
buildings overall.   

2.121. The approach to the proposed layout can be supported from a placemaking 
perspective. 

2.122. In terms of boundary treatments, there is little clarity provided in relation to their 
nature or the proposed materials.  It is considered that high timber fences should 



be avoided where boundaries form a prominent part of the streetscape or an edge 
to the adjoining countryside. 

2.123. In order to ensure that boundary treatments reflect the rural context of the site, 
conditions are proposed in respect of front and rear garden boundary treatments.   

2.124. A landscape masterplan has been submitted in respect of the proposed 
development and incorporates the retention of a number of Category A and B trees 
and areas of open space.  The areas of open space will offer a variety of functions 
including SUDS and formal play space.  The principles of the landscape masterplan 
are supported from a placemaking perspective however specific details relating to 
planting, open space and play space require to be submitted.  

2.125. The proposed open space and landscaping approach is found to be capable of 
positive consideration against the terms of Policies 1.1 and 1.3 of the LDP and 
SG02, however suitable conditions will be attached in order to ensure outstanding 
details are provided and meet the expectations of the rural nature of the site. 

2.126. In all regards, the proposed layout and design of the site can be considered in a 
positive manner.  It is accepted that the proposals are not fully in compliance with 
the key site requirements as stated in the LDP, however a number of elements are 
reflective of the key site requirements.  It is considered that the use of appropriate 
planning conditions will help to ensure the site is reflective of its rural context and 
will not appear to be a standard suburban housing site. 

2.127. In considering all the key site requirements, it is considered that the proposed 
development is capable of positive consideration against the relevant policies of 
the LDP. 

2.128. Conclusion: The proposed development seeks the development of a brownfield 
site which has been in an abandoned and derelict site for many years. 

2.129. The site requires to be subject to a remediation strategy in order to ensure all 
contaminated materials are safety removed and disposed of.  A suitable 
remediation strategy has been submitted in support of the proposed development. 

2.130. The erection of 89 residential units as well as a number of commercial uses is 
considered to accord with the principles of the LDP. 

2.131. The LDP outlines a number of key site requirements and it is considered, that 
although not fully meeting all the requirements the proposed development, on 
balance, is capable of positive consideration.   

2.132. A financial contribution, although not fully meeting the expectations, will be made in 
respect of affordable housing and will be secured by a legal agreement. 

2.133. The site layout and design are not fully compliant with the key site requirements 
outlined in the LDP however the use of appropriate conditions will ensure suitable 
materials, boundary treatments and landscaping are secured. 

2.134. Taking all considerations into account, it is concluded that the proposed 
development can be considered in a positive manner.  The proposal will remediate 
a contaminated site, will bring a long term derelict site into an active and beneficial 
use and meet the principles of the LDP while conditions and a legal agreement will 
secure further enhancements which will be consistent with the terms of the LDP. 

  



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. 

Sustainability and Environmental 

3.2. An Environmental Impact Assessment is not required.  

Fairer Scotland Duty 

3.3. This section is not applicable. 

Other Policy Implications 

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

Consultations 

3.5. As set out in Considerations within this report.  

4. Background Papers 

4.1. Planning Application file 20/00098/FUL.  File can be viewed online at: 
https://pabs.stirling.gov.uk/online-
applications/simpleSearchResults.do?action=firstPage 

4.2. List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 
 

01 Location Plan LP_01 RevA 
 

02 Site Plan PL_02 RevA 
 

04 General CLE_PD1_RURAL 
 

05 General CLE_PD1_RURAL (H) 
 

06 General DAR_PD1_RURAL 
 

07 General DAR_PD1_RURAL (H) 
 

08 General GAR_PD1_RURAL 
 

09 General GAR_PD1_RURAL (H) 
 

10 General LEW_PD1_RURAL 
 

11 General LEW_PD1_RURAL (H) 
 

12 General LOG_PD1_RURAL 
 

13 General LOG_PD1_RURAL (H) 
 

14 General MAC_PD1_RUR V1 
 

15 General MAC_PD1_RUR V1 (H) 
 

16 General MAC_PD1_RUR V2 
 

17 General MAC_PD1_RUR V2 (H) 
 

18 General MEL_PD1_RURAL 
 

19 General MEL_PD1_RURAL (H) 
 

20 General MON_PD1_RURAL 
 



21 General MON_PD1_RURAL (H) 
 

22 General RAM_PD1_RURAL 
 

23 General RAM_PD1_RURAL (H) 
 

24 General RAN_PD1_RURAL 
 

25 General RAN_PD1_RURAL (H) 
 

26 General BUN_PD1_RURAL 
 

27 General SEMI_PD1_RURAL RevA 
 

28 General TERR_PD1_RURAL Rev A 
 

29 General TERR_PD1_RURAL (H) RevA 
 

30 General DG_PD1_RURAL 
 

31 General DG_PD1_RURAL (H) 
 

32 Details 65201037-PL-0105 RevO 
 

33 Details 65201037-PL-0110 RevO 
 

34 Details 65201037/000/0751 
 

03A Site Plan PL_03 RevB 
 

 

5. Appendices 

5.1. Appendix 1 - Conditions. 

5.2. Appendix 2 – Location of Development. 
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APPENDIX 1 

Conditions 

Erection of 89No. dwelling houses with (in principle) erection of 5No. Class 4/Class 1 
buildings and care home facility, demolition of remaining buildings and remediation of 
the site, with associated infrastructure, open space, landscaping drainage and tree 
works at Land And Buildings At Former Killearn Hospital, Killearn, - CALA Management 
Ltd - 20/00098/FUL 

 
Approve, subject to the following conditions: 
 
1. Site Plan: Prior to any development commencing on site, a revised site plan shall be 

submitted which details the full extent of both the residential element of the proposals 
and also the commercial element of the proposals.  
 

2. Matters Specified in Conditions:  Prior to the commencement of any development 
on the commercial element of site (as identified by the site plan submitted as part of 
condition 1), an application for the approval of matters specified in condition shall be 
submitted to and approved in writing by the Planning Authority which provides the 
following details: 

 
(a) A site layout plan at a scale of 1:500 detailing the position of all buildings, roads, 

means of access, footpath provision, parking areas, vehicular turning areas, 
electric vehicle charging points and walls and fences.  The layout should ensure 
that the development positively addressed the A81 and ensures that the A81 is not 
fronted by rear buildings, yards, service areas or security fencing. 

(b) Plans, sections and elevations of all proposed buildings and other structures clearly 
indicating the colour and type of facing materials to be used in relation to all 
external walls and roofs. 

(c) Plans and documentation detailing the foul and surface water drainage 
arrangements. 

(d) The existing and proposed ground levels throughout the site, details of any 
underbuilding and finished floor levels, in relation to a fixed datum point. 

(e) All requirements as stated in the conditions 3 to 20 as listed below. 
 
Following approval the development shall be implemented in accordance with the 
approved details. 

 
3. Proposed Materials: Prior to any development commencing on site, details (which 

may include samples) of all external finishing materials shall be submitted to, and 
approved in writing by the Planning Authority. The finishing materials shall accord with 
the following guidelines: 
(a) Roofs: shall be dark grey, utilising natural slate, or slate effect tiles. 
(b) Fenestration: all frames shall have a dark colour finish. 
(c) Render: all render shall be textured with a limited range of colours.  Smooth render, 

stark white finish or the use of a single render colour throughout the entire 
development will not be supported. 

(d) Cladding: Cladding shall utilise timber and be hung vertically with a painted or 
stained finish.  

(e) Masonry: all masonry shall be dark grey in colour, with a textured face and narrow 
horizontal dimension.  Details shall be submitted noting the material, unit sizing 
and laying pattern. 

(f) Garage Doors: all detailing should provide a vertical emphasis. 



(g) Combination of Materials: The combination of materials and their use within all 
elevations shall ensure that circumstances will be avoided whereby masonry 
detailing is brought to first floor level across the entire/or majority of any front 
elevation. 
 

4. Boundary Treatments: Prior to the commencement of development, details of the 
location, height and materials of all new boundary fences, gates or other means of 
enclosure and details of all paving and hard surfacing materials shall be submitted for 
the prior written approval of the Planning Authority.  Thereafter the enclosures and 
hard surfacing shall be implemented in accordance with the approved details.  The 
proposed boundary treatments shall accord with the following guidelines: 
(a) Front gardens: all plots shall have a consistent treatment with clearly defined front 

boundaries.  The treatment shall take the form of low hedging, supported by either 
timber post and wire fencing or painted metal ‘rural estate’ fencing.  The hedge 
species shall reflect the rural context of the site. 

(b) Rear gardens: rear boundary treatments prominent with the street scape or 
bounding public space, shall be formed utilising a material and finish to match the 
render or masonry material of the buildings.  A consistent approach shall be taken 
throughout the development.  The use of timber fencing in such circumstances, or 
extensive runs of high timber fencing along the site boundaries with the adjoining 
countryside should be avoided.    

 
5. Proposed Residential Elevations: The use of Juliette balconies is not supported.  

Prior to the commencement of the construction of the residential element of the 
development, revised elevations of all housetypes shall be submitted to, and approved 
in writing by the Planning Authority.   
 

6. Landscaping Scheme: Prior to the commencement of development, a scheme of 
landscaping indicating the siting, numbers, species of all trees, shrubs and hedges to 
be planted shall be submitted and approved in writing by the Planning Authority.  The 
scheme as approved shall be implemented within six months or the first planting 
season following the completion of the development, whichever is the soonest. 

 
7. Landscape Maintenance: Prior to the commencement of development, details of the 

future management and aftercare of the proposed landscaping and planting shall be 
submitted to and approved in writing by the Planning Authority.  Thereafter the 
management and aftercare of the landscaping and planting shall be carried out in 
accordance with the approved details. 
 

8. Vehicular Access: Vehicular access to the site shall be via the newly formed fourth 
arm of the existing roundabout, to be designed in accordance with the Design Manual 
for Roads and Bridges, Volume 6, Section 2, TD 16/93. 
 

9. Roads Design: The design and construction of all roads within the proposed development 
site shall be in accordance with this requirements of Stirling Council Roads Service, whilst 
incorporating the design guidance set out in the National Roads Development Guide, and 
Designing Streets, with the roads offered for adoption upon satisfactory completion. 
 

10. Travel Plan Framework: No part of the development shall be brought into use until a 
Travel Plan aimed at encouraging more sustainable means of travel, has been 
submitted to and approved in writing by the Planning Authority. 
 

11. Visibility: Visibility requirements within the site should comply with Designing Streets 
Guidance.  A 2.4m x 25m (subject to design speed) minimum splay should be provided 



at all internal junctions.  Forward visibility on the inside of bends should be a minimum 
of 25m (within these splays there should be no obstruction to visibility over 0.6m in 
height above adjoining carriageway level).  
 

12. Swept Path: A swept path plan detailing the turning movements of a fire tender vehicle 
and a standard waste collection vehicle shall be submitted for the written approval of 
the Planning Authority, in consultation with the Transport Development Team, prior to 
works commencing on the site. 
 

13. Off-site Works: No dwellinghouse shall be occupied until the footpath connection 
between   between the application site and Killearn has been constructed to the 
adoptable standards of Stirling Council roads authority. The proposed bus stop on the 
A81 shall also be installed. No development shall commence until detailed drawings 
have been submitted to for approval in writing by, the Planning Authority in consultation 
with Transport Development. 
 

14. Parking Provision: Parking requirements, including disabled spaces and cycle 
parking provision, shall generally be provided in accordance with Supplementary 
Guidance Transport and Access for New Developments. Driveways shall be 
dimensioned either 3 metre wide x 5.5 metre long (single car) or 5.5 metre wide x 5.5 
metre long / 3 metre wide x 11 metre long (2 cars) or a combination of the two to 
accommodate three cars. Parking spaces within private car parks / parking courts shall 
be dimensioned 2.5 metre x 5 metre and be served by a 6 metre aisle width. 
 

15. Electric Vehicle Charging Points: No development shall commence until a scheme 
has been submitted detailing the provision of electric car charging points.  Details shall 
be submitted to, for approval in writing by, the Planning Authority in consultation with 
Transport Development.  The scheme shall include: 
(e) communal electric car charging points serving terraced development communal 

parking areas; 
(f) the provision of infrastructure, defined as the provision of cabling and universal 

charge point from the consumer unit within the property to an external point, to 
allow charging of electric car charging points within the curtilage of each house; 

(g) a timescale for implementation for infrastructure within the site 
(h) outline detail of a communication pack to be provided to each household on first 

occupation explaining how they can access electric car charging infrastructure. 
 

16. Driveway Construction:  Driveways shall not exceed a gradient of 1:10 and shall be 
fully surfaced and suitably drained to ensure no surface water or loose material is 
discharged from them out onto the public road. 
 

17. Waste Collection: Waste collection provisions shall be in accordance with 
Supplementary Guidance Waste Management: Requirements for Development Sites. 

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

on site until a Construction Traffic Management Plan (including a routing plan for 
construction vehicles) 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. 

 
19. Sustainable Urban Drainage Systems (SUDS):  The surface water drainage system 

shall be designed to the requirements and satisfaction of SEPA, The Water Authority 
and Stirling Council, taking account of the sustainable urban drainage (SUDS) 
principles and in accordance with the guidance given in ‘SUDS for Roads’. The SUDS 



strategy will include details of measures to be employed during the construction phase 
of the project. 

 
20. Play Provision:  No development shall take place until the details for the provision of 

play equipment including the long term maintenance of all play spaces and any 
associated equipment has been submitted to and agreed in writing by the Planning 
Authority. 
 

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

22. Archaeology:  No works shall take place within the development site until the 
developer has secured the implementation of a programme of photographic recording 
in agreement with the Stirling Council Planning Officer (Archaeology), and approved 
by the Planning Authority.  Thereafter the developer shall ensure that the programme 
of recording 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).  
 

23. Tree Protection:  Prior to the commencement of any development on site an updated 
Tree Protection Plan together with an Arboricultrual Method Statement shall be 
submitted to, and approved in writing by the Planning Authority.  The Tree Protection 
Plan shall reflect the approved site layout and include details for construction within 
the vicinity of tree roots, outline guidance on materials and surfacing, detail methods 
of work and no dig construction techniques.   
 

24. Invasive Non-Native Species Management Plan:  Prior to the commencement of 
any development on site an invasive non-native species management plan shall be 
submitted tom and approved in writing by the Planning Authority.  The Management 
Plan shall detail how the spread of rhododendron will be avoided. 
 

25. Pre-Construction Surveys:  Prior to the commencement of any development on site, 
pre-construction surveys in respect of pine martens, otters and badgers shall be 
submitted to, and approved in writing by the Planning Authority.  The details and 
timings of the aforementioned surveys shall be agreed with the Planning Authority in 
conjunction with Stirling Council’s Biodiversity Officer.  
 

26. Habitat Management Plan:  Prior to the commencement of any development on site, 
a Habitat Management Plan shall be submitted to, and approved in writing by the 
Planning Authority. 
 

27. Site Investigation:  Prior to the commencement of any development on site, an 
additional site investigation shall be carried out to fully assess any potential ground 
contamination risks at the site.  The additional site investigation shall be completed in 
accordance with a recognised code of practice such as the British Standards Institution 
‘The investigation of potentially contaminated sites – Code of Practice (BS 
10175:2001).  The findings of the site investigation shall be detailed in a Site 
Investigation Report which shall be submitted to, and approved in writing by the 
Planning Authority.  The report shall include a site specific risk assessment which takes 
account of all relevant pollutant linkages, as required in Scottish Government Planning 
Advice Note 33 (or as may be amended). 



 
28. Remediation Plan:  Prior to the commencement of any development on site, a 

detailed remediation plan, taking account of the findings of the additional site 
investigation, shall be submitted to, and approved in writing by the Planning Authority. 
 

29. Remediation:  Remediation of the site shall be carried out in accordance with the 
approved remediation plan.  Any amendments to the approved remediation plan shall 
not be implemented unless approved in writing by the Planning Authority. 
 

30. Unsuspected or Unencountered Contamination: That 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, and which shall be submitted to for the formal prior written 
approval of the Planning Authority.  The investigation shall be completed in accordance 
with a recognised code of practice such as British Standards Institution 'The 
investigation of potentially contaminated sites- Code of Practice' (BS 10175: 2001, or 
as may be amended).  The report shall include a site-specific risk assessment of all 
relevant pollutant linkages, as required in Scottish Government Planning Advice Note 
33 (or as may be amended).  Any unacceptable risk or risks as defined under Part IIA 
of the Environmental Protection Act 1990, shall be the subject of a detailed remediation 
strategy which shall be submitted for the formal prior written approval of the Council 
as Planning Authority.  Remediation of the site shall be carried out in accordance with 
the approved remediation plan prior to the occupation of the development.  Any 
amendments to the approved remediation plan shall not be implemented unless 
approved in writing by the Planning Authority.  
 

31. Asbestos Removal:  Prior to the commencement of any construction on site, a post 
demolition report which includes all relevant details of asbestos removal works at the 
site shall be submitted to, and approved in writing by the Planning Authority.  
 

32. Site Supervision:  The developer must ensure that all site investigation, remediation 
and asbestos removal works at the site are supervised by a suitably qualified person(s) 
in order to ensure al contamination risks at the site are suitable addressed during the 
site development and that the required validation of remediation measures can be 
provided in due course. 

 
33. Road Noise:  The proposed development shall be constructed in accordance with the 

layout plans in the SWECO Acoustics Report 65201037-001-ACO-PLN-R01 (Revision 
3) dated 18 June 2020.  Suitable designed and constructed acoustics barriers hall be 
installed on site and an alternative means of ventilation shall be included in the design 
and construction of the properties in accordance with the aforementioned report.   
 

34. Noise Targets:  The residential properties and care home shall be designed and 
constructed to ensure the following noise targets are met: 

 
Maximum Target Noise Levels 

Trigger Criteria 
(Free Field) 

Compliance Criteria  

55 dB LAr, Tr (Day) 40 dB LAr, T (Internal with Windows Closed - Day) 
45 dB LAr,Tr (Night) 30 dB LAr,T) (Internal with Windows Closed - Night) 
 55 dB LAr,Tr (External in private garden areas - Day) 

 



Offices within the commercial development must be designed and constructed to 
ensure the following noise standards are met: 
 

Location Upper guideline indoor ambient noise level 
(daytime) 

Office: meeting room 35 to 45 dB LAeq, 8 hour 09:00-17:00 

Office: open plan 45 to 50 dB LAeq, 8 hour 09:00-17:00 

 
35. Dust:  Prior to the commencement of any demolition and asbestos removal works at 

the site, a Dust Mitigation Plan shall be submitted to, and approved in writing by the 
Planning Authority. 
 

36. Ventilation Systems:  The ventilation systems installed at any of the proposed 
commercial units including the care home, shall comply with the EMAW and updated 
DEFRA guidance entitled ‘Control of Odour and Noise from Commercial Kitchen 
Exhaust Systems’.  Details of the proposed systems shall be submitted to, and 
approved in writing by the Planning Authority in advance of any installation.   
 

37. Care Home Ventilation: Details of all plant and equipment and ventilation systems 
proposed for installation at the care home shall be submitted to, and approved in 
writing by the Planning Authority prior to installation. 
 

38. Noise Standards:  Any Air Source Heat Pumps or domestic Wind Turbines installed 
at residential properties on the site shall comply with the noise standards in MCS 020 
‘Microgeneration Certification Scheme - Planning Standards for permitted 
development installations of wind turbines and air source heat pumps on domestic 
premises’.  Completed assessments from the stated document should be submitted to 
and approved in writing by the Planning Authority in advance of installation.  
 

39. Cumulative Nosie Levels:  The corrected cumulative noise rating levels from any 
business operation, plant, machinery or equipment associated with the 
commercial/industrial units shall not exceed the following levels at the corresponding 
locations. 

 

Residential receptors 

Plant noise limit in free-field conditions 

Plant operating during the daytime only 

(07:00 to 23:00) 
Plant operating at any time of day 

Essengel Cottage 32 dB LAr,Tr 23 dB LAr,Tr 

Valley Lodge 35 dB LAr,Tr 25 dB LAr,Tr 

Proposed new residential dwellings 35 dB LAr,Tr 30 dB LAr,Tr 

Proposed care home 35 dB LAr,Tr 30 dB LAr,Tr 

 
Written evidence that these levels will not be exceeded shall be submitted to and 
approved in writing by the planning authority prior to any fit out of the units and 
commencement of operation in each of the commercial units. 
 
 



Reasons: 
 
1. In order to clarify the extent of the residential and commercial elements of the 

development. 
 

2. In order to ensure that the overall layout and the design is satisfactory for the site. 
 
3. In the interests of visual amenity. 

 
4. In the interests of visual and residential amenity. 

 
5. In the interests of visual amenity. 
 
6. In the interest of visual amenity and to ensure a satisfactory standard of local 

environmental quality. 
 
7. In the interest of visual amenity and to ensure that adequate measures are put in place 

to protect the landscaping and planting in the long term. 
 
8. To ensure the development provides a safe and efficient vehicular access. 
 
9. To ensure roads are appropriately designed.   

 
10. In the interests of sustainable transport. 
 
11. In the interests of road safety and the effective management of the transport network. 
 
12. In the interests of road safety and the effective management of the internal road 

network within the development. 
 
13. To ensure suitable pedestrian access to local services.     
 
14. To ensure that there is sufficient parking provided to serve the needs of all users within 

the development and that the parking is appropriately dimensioned. 
 
15. In the interests of air quality and sustainability, and in order to comply with the 

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

 
16. In the interests of roads safety. 
 
17. To ensure that domestic waste collection points have been taken account of within the 

development. 
 
18. To ensure the impacts of construction vehicles are fully understood and mitigated. 
 
19. To ensure that a suitable and sustainable surface water drainage system is in place 

for the commencement and occupation of the site. 
 
20. In the interest of ensuring sufficient play provision is provided as part of the 

development. 
 
21. So that the necessary infrastructure to enable fibre-based high-speed broadband in 

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



 
22. To ensure that appropriate steps are taken to carry out archaeological recording in 

advance of the development. 
 
23. In the interest of protecting existing trees. 

 
24. In the interest of biodiversity.  

 
25. In the interest of biodiversity.  

 
26. In the interest of biodiversity.  

 
27. In the interests of ensuring contaminated land is identified and managed appropriately. 

 
28. In the interest of Public Health. 

 
29. In the interest of Public Health. 
 
30. In the interests of ensuring contaminated land is identified and managed appropriately. 
 
31. In the interests of ensuring all asbestos is removed and managed appropriately. 

 
32. In order to ensure all works are carried out and completed appropriately. 
 
33. To ensure that residents are not adversely affected by noise from the adjacent road. 

 
34. To ensure appropriate noise levels can be achieved for the protection of the users of 

the properties concerned.   
 

35. To ensure that dust from the development does not result in undue loss of amenity for 
surrounding properties. 
 

36. To ensure that odour and noise from the development does not result in undue loss of 
amenity for surrounding properties. 

 
37. To ensure that odour and noise from the development does not result in undue loss of 

amenity for surrounding properties. 
 
38. In the interests of residential amenity. 

 
39. In the interests of residential amenity. 
  



APPENDIX 2 

Location of Development 
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