
Stirling Council  Agenda Item No. 6 

Planning and Regulation Panel Date of 
Meeting:  19 January 2022 

Not Exempt 

Extension of mineral extraction operations and construction of 
conveyor bridge, including site restoration at Land South of 
Cambusmore House, Doune - Cambusmore Trust Estate And 
Breedon GB Material Ltd - 21/00146/FUL 

Purpose & Summary  
This application is a major planning application under the terms of the Town and Country 
Planning (Hierarchy of Developments) (Scotland) Regulations 2009.  The application for 
planning permission is accompanied by an Environmental Impact Assessment in accordance 
with the Town and Country Planning (Environmental Impact Assessment) (Scotland) 
Regulations 2017 (as amended).  

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

Recommendations  
The Planning & Regulation Panel is asked to: 

1. approve the application subject to the conditions and reasons as set out in Appendix
1 attached to the Report.

Resource Implications  
Not applicable. 

Legal & Risk Implications  
Not applicable. 

1. Background
1.1. Not applicable.



2. Considerations 
The Site 

2.1 The site is located within a rural area, approximately 800 metres to the south-
east of Callander, and is bound to the east by the A84 trunk road.  The area 
extends to 33.2 hectares and consists of mainly agricultural parkland for 
sheep grazing. 

2.2 The site is an irregular shape and the landform is undulating.  The Keltie 
Water runs along the western boundary, beyond which is the existing 
operational quarry.  To the south, the site is bounded by trees and quarry 
access road and beyond this is agricultural fields and Ballochallan Farm.  To 
the east is a small woodland (Bod Mytle Wood) and two residential 
properties.  To the north is Cambusmore House (category C grade) listed 
building occupied by the landowner, and joint applicant, and the 
Cambusmore Estate Office, and two houses.  

2.3 The site incorporates the edge of the Keltie Water where the initial section of 
the proposed conveyor bridge and piers stand.  The remaining section of the 
conveyor bridge is within the administrative boundary of the Loch Lomond 
and Trossachs National Park as Planning Authority – a planning application 
for this section is currently under their consideration. 

2.4 The application site is designated as being Class 3.2 and 5.1 (approx. 50:50 
split) under the James Hutton Institute land capability classification for 
agriculture.  The site is therefore not ‘prime agricultural land’, as defined by 
Scottish Planning Policy. 

The Proposal 

2.5 Extension of mineral extraction operations and construction of conveyor 
bridge, including site restoration.  The proposal is to work in 4 phases. 

2.6 The application is for a major development and as such was the subject of an 
Environmental Impact Assessment which has been taken into account 
through the consultations.  

2.7 The planning application and Environmental Impact Assessment were 
published for public comment and neighbours notified. 

Previous History 

2.8 Cambusmore Quarry has operated since the 1960’s and produces a range of 
aggregates for the construction industry. 

2.9 In 1996, planning permission was approved for and gravel extraction - 
reference S/96/0267/MIN at Cambusmore Quarry. 

2.10 As required by law, in 2017, the conditions applied to the planning permission 
granted in 1996 – reference S/96/0267/MIN., required to be reviewed and 
updated to take into account present day environmental standards, this was 
approved on 1 November 2017 under application reference 
17/00526/MINREV for ‘Review of Old Mineral Permission (ROMP).’ 

Consultations 

Loch Lomond and Trossachs National Park Authority: 

2.11 No reply. 

Scottish Environment Protection Agency (East): 

2.12 No objection and no conditions required.  



Bridge & Flood Maintenance (Flood Officer): 

2.13 No objection subject to a condition. 

Environmental Health: 

2.14 No objections subject to conditions. 

Naturescot (formerly Scottish Natural Heritage): 

2.15 No objection subject to a condition. 

Transport Scotland: 

2.16 No objection. 

Representations 

2.17 Two representation have been received – one comment from the Scottish 
Wildlife Trust and one objection from the Woodland Trust, which are 
summarised as follows: 

2.17.1 The applicant’s mitigation proposals regarding barn owl / bat boxes 
in the short term is welcome. 

2.17.2 Response: Noted. 

2.17.3 The applicant’s planting native tree species (berries, flowers, 
catkins) and meadow in the future should help biodiversity. 

2.17.4 Response: Noted. 

2.17.5 Beaver were found in this area in 2012 and 2013 so we would 
encourage a further survey.  During restoration due consideration to 
stocking with trees suitable for beaver would be advisable. 

2.17.6 Response:  The Protected Species Survey report (EIA Report, 
Volume 3, Appendix 7-2) confirms that Beaver surveys were 
undertaken up to 250m from the site boundary and para 4.7 of the 
report confirms that no signs of beaver were found.  

2.17.7 Squirrels and pine martens could benefit from the right tree species 
selecting for reds and not greys with i.e. smaller cones possibly 
larch and nuts e.g. hazels (not just oak). 

2.17.8 Response:  The applicant proposes a planting mix within Appendix 
2-4 of the EIA Report which includes both hazel (Corylus avellana) 
and larch (Larix decidua), which is considered acceptable. 

2.17.9 There is a need for wildlife corridors and not isolated groupings of 
trees, including a suitable understory for shelter (hedgehogs). 

  



2.17.10 Response: The restoration proposals are illustrated on Figure 2-
12.of the EIA report.  New tree planting is proposed to link the 
existing groups of mature parkland trees with the small woodland to 
the south, thereby strengthening connectivity within the southern 
end of the site.  Further planting is proposed towards the north 
western end of the site to also improve connectivity.  The central 
area of the site is to be kept reasonably open to retain parkland 
views across the site from and to Cambusmore House. 

2.17.11 Giant hogweed is mentioned in the NBN Atlas as being in the area 
so due regard for Non-native invasive species is needed. 

2.17.12 Response:  No invasive species (including Giant Hogweed) has 
been recorded within the site.  Invasive species are known to be 
present along the River Teith and these are managed annually if 
they are found to encroach into the quarry boundary.  If found to be 
present, invasive species would be controlled during the extraction 
operations and aftercare period. 

2.17.13 Long-term it could provide very good mixed habitat and be 
beneficial, especially with public access for wildlife watching but 
suitably distant to avoid disturbance. 

2.17.14 Response:  A key objective of the restoration scheme is to create a 
diverse mix of habitats on the site to support and encourage wildlife. 
Paragraph 7.173 of the EIA Report, Volume 1, notes that the 
proposal has the potential to provide significant beneficial impacts to 
various species of breeding birds. 

2.17.15 There are a significant number of ancient and veteran trees to be 
felled to facilitate the proposed quarrying.  These trees contribute to 
biodiversity, cultural and heritage value and are irreplaceable.  The 
application is contrary to national and local planning policy in 
relation to tree/woodland removal.  

2.17.16 Response: See Assessment section below which consider trees 
loss in the context of replanting and landscape restoration. 

2.17.17 For retained trees, whilst acknowledged that the applicant is 
applying British Standard  BS5837:2012, the root protection area 
(RPA) of 12 times the stem diameter, or capped at 15 metres, is not 
appropriate protection  of a veteran tree and its long term vitality 
and protection.  The protection must be afforded a buffer zone of 15 
times the stem diameter or 5 metres beyond the crown whichever is 
greater. 

2.17.18 Response: It is considered that the BS5837:2012 remains the most 
appropriate guidance against which this issue should be considered 
as part of the planning application.  The BS series, produced by the 
British Standards Institute under royal charter, is formal consensus 
standards prepared to ensure appropriate standards are applied 
across Britain.  Furthermore, Stirling Council’s planning policy in 
relation to trees notes BS5837:2012 should be referred to which 
preparing a development proposal. Paragraph 2.4 of Stirling 
Council’s Supplementary Guidance SG31 – Trees and New 
Development states that; “The ‘Root Protection Area’ (BS5837:2012 
4.6 and ‘Annex D’) should be plotted and if required consideration 
should be given to ‘tree-friendly’ engineering solutions where 
construction can not completely avoid them.”  Appendix D of SG31 



– Trees and New Development states that trees with a single stem 
diameter of 1,250mm or greater should be afforded an RPA of 15m, 
equivalent to 707m2.  The woodland trust methodology does not 
form planning policy within the Stirling Council area and limited, or 
no, weight should be applied to it in the decision-making process.  It 
is considered that the assessment and findings contained within the 
Arboricultural Impact Assessment is acceptable. 

2.17.19 Damage and detriment to ancient woodland of semi-natural origin 
(ASNO), long established of plantation origin (LEPO), or an ancient 
woodland (AWI). 

2.17.20 Response:  With regards to the designated Ancient Woodland 
located within the southern extent of the Application Site, this 
woodland was surveyed by a qualified ecologist and was found to 
consist of non-native species which does not contain the 
characteristics of ancient woodland.  The consultation reply from 
NatureScot does not raised any concerns with regards to the loss or 
indirect impact to a designated ancient woodland. 

2.17.21 Impact on an ancient woodland from noise (blasting), floodlighting, 
vibration, trampling during the construction works, fragmentation of 
these areas, hydrological changes altering ground water and 
surface water and quantity and quantity, and substances - stone 
dust. Mitigation is required. 

2.17.22 Response:  Quarrying operations at Cambusmore quarry involve 
the excavation of sand and gravel.  The mineral is extracted using 
excavators.  No blasting is required.  Noise at the levels produced 
by the quarry would generally be lower than those created by traffic 
travelling along the A84 and would have negligible impact on the 
adjacent woodland.  No floodlighting is proposed.  Mobile plant 
would use headlights during dawn and dust activities during the 
winter months.  This would be similar to the use of headlights from 
traffic travelling along the A84 and would have negligible impact on 
the adjacent woodland.  The operations would not create any 
discernible vibration.  No blasting is proposed.  The Arboricultural 
Impact Assessment (EIA Report – Appendix 2-1) contains proposals 
for protective fencing to be put up around the trees to be retained to 
ensure these trees are appropriate protected.  The trees which 
would be removed stand in isolation from each other and the 
proposals would not lead to any fragmentation.  New planting is 
however proposed which would enhance the connectivity of the site, 
particularly in the southern end.  No dewatering of the ground water 
is proposed so no impact to ground water is envisaged.  No surface 
water features would be affected by the proposal.  Various 
measures are proposed to manage dust levels on site – see 
paragraphs 10.78 to 10.107 of Chapter 10 of the EIA Report.  Dust 
control is the subject of a planning condition as advised by 
Environmental Heath.  The majority of the site will be worked from 
under the water table, ensuring limited dust generation.  No 
processing is proposed within the Stirling Council administrative 
area. 

  



Local Development Plan 

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

2.19 Adopted Stirling Council Local development Plan policies are relevant: PP1 
placemaking, 1.1 Site Planning, 2.9 Economic Development in the 
countryside, LDP sustainable development criteria, 3.1 Addressing the Travel 
Demands of New Development, PP5 Flood Risk Management, 7.1 
Archaeology, 7.3 Development Affecting Listed Buildings, policy 8 
Conservation and Enhancement of Biodiversity, PP10 Forestry, Woodlands 
and Trees, 10.1 Development Impact on Trees, PP11 Mineral and other 
Extractive Industries. 

Other Planning Policy 

2.20 National Planning Framework 4 (consultative draft). 

Assessment 

2.21 The determining issues are economic development in the countryside, 
sustainable development, roads access from the A class trunk road, flood risk 
from the adjacent Keltie Water, archaeology, the setting of Cambusmore 
House as a listed building category c grade, loss of mature trees, biodiversity 
impact, and NPF 4 (consultative draft). 

2.22 Economic Development in the Countryside:  The Proposal to extract sand 
and gravel would maintain employment at Cambusmore quarry, which 
currently supports 11 full time jobs, in addition to contractors and hauliers.  
The application complies with LDP Policy 2.9 – economic development in the 
countryside and LDP Primary Policy 11 – mineral and other extractive 
industries. 

2.23 Sustainable Development:  The mineral at Cambusmore is a particularly high 
quality and makes a very good concrete sand which is in high demand at the 
moment due to the boom in the construction industry.  The mineral is used at 
various ‘fixed outlets’, such as ready mixed concrete plants, asphalt plants, 
pre-con concrete products (slabs, kerbing, paving, blocks etc.) and also as 
dry aggregates for drainage, driveways etc. on construction sites.  There are 
only two operational sand and gravel quarries within or partially within the 
Stirling area; Cambusmore Quarry being one of these.  The vast majority of 
the mineral extraction at Cambusmore Quarry travels east along the A84 
towards Stirling and the M9/M80 motorway network and is used in 
Stirlingshire and the central belt of Scotland.  As it currently stands, existing 
permitted reserves would be exhausted at Cambusmore Quarry by 2021/22.  
The 300,000 to 350,000 tonne per annum production of aggregates from 
Cambusmore Quarry would cease and this aggregate would require to be 
produced elsewhere.  In order to fill this gap, mineral would need to be 
transported greater distances from locations such as Angus, Fife or South 
Lanarkshire.  This would obviously lead to greater transportation distances, 
costs and environmental impact.  There is also no guarantee that nearby 
quarries would be in a position to fill demand, which is currently very high, 
due to processing capacity issues or limitations on production.  In the 
absence of the proposed development, the cessation of local aggregate 
production would come during a period where the aggregates land bank is 



below the recommended minimum and during a period of economic growth 
within Stirlingshire, where demand is likely to increase by at least 50,000 
tonnes production per annum within the Local Authority area due to planned 
house building increases.  The proposed extension would maintain 
Cambusmore Quarry’s contribution of construction aggregate which makes 
an important contribution to supplying the demand for construction materials.  
The proposal provides for a sustainable source of essential building material, 
and as such is a sustainable development and fulfils the LDP sustainable 
development criteria. 

2.24 Land Bank of Sand and Gravel:  There are currently two sand and gravel 
quarries within or partially within the Stirling area and a further 14 sites 
identified with 50km (30 miles) of the Local Development Plan boundary.  
Data from nine of these quarries indicates 242,000 tonnes of sand and gravel 
was supplied to the Stirling area during 2017/18, averaging around 28% of 
the total output across the nine sites.  The estimated remaining resource at 
March 2018 at these nine quarries was 12.4M tonnes, representing a 9.7 
year supply based on current output rates.  It should be noted that only three 
of the quarries have planning consent beyond 2028.  In 2018, when 
supplementary guidance on minerals development was being drafted by the 
Planning Service, it was estimated that the land bank was already below the 
10 year minimum and given the lack of planning permissions issued in the 
past couple of years, it is expected that the land bank position is to have 
worsened to perhaps 6 or 7 years land bank supply.  The proposed 
development would contribute towards the 10 year land bank for sand and 
gravel and as such would comply with Primary Policy 11 – minerals and other 
extractive industries.  

2.25 Conveyor Bridge:  The proposed bridge would be a low key feature physical 
temporary feature on the landscape and would not have a harmful impact on 
landscape setting.  As the Keltie Water is within the administrative boundary 
of the adjacent National Park, only a minor part of the conveyor bridge would 
be located in the Stirling Council area and as such is acceptable.  The 
proposed conveyor bridge complies with LDP Policy 1.1 – Site Planning. 

2.26 Flooding:  The consultation replies from SEPA and the Council Flood officer 
do not object to the proposed conveyor bridge on the grounds of flooding.  
The Flood Officer advised a condition which requires a suitable maintenance 
regime is put in place to prevent debris build up at the conveyor bridge piers 
that may exacerbate flood risk.  This condition has been included in the 
recommendation.  The application complies with PP5 flood risk management. 

2.27 Access from Road:  The existing access to Cambusmore Quarry from the 
A84 trunk road is acceptable to the Trunk Roads Authority, who have no 
objection to the application.  The access complies with LDP Policy 1.1 – Site 
Planning and LDP Policy 3.1 addressing the travel demands of new 
development. 

  



2.28 Special Area of Conservation (SAC):  The Council is required to carry out a 
Habitat Regulations Assessment (HRA) due to the adjacent Keltie Water 
which forms part of the wider River Teith SAC.  The SAC is designated for its 
Atlantic salmon and brook, river and sea lamprey.  NatureScot (formerly 
Scottish Natural Heritage) has advised that the proposal is acceptable on 
conservation grounds and that the proposal will not adversely affect the 
conservation integrity of the site as a SAC.  In terms of protected species, the 
applicant undertook a comprehensive suite of surveys to in 2018, 2019 and 
refreshed in 2021.  These are contained within Appendices 7-1 to 7-8 of the 
EIA Report.  The implications of the findings of these surveys is discussed at 
length in Chapter 7 of the EIA Report.  The HRA is in Appendix 2 attached to 
the report.  The applicant, Breedon, is aware of their responsibilities 
regarding protected species licensing, where these apply.  The application 
complies with LDP Primary Policy 8 relating to conservation and 
enhancement of biodiversity. 

2.29 Archaeology:  Through liaison with the Council’s archaeologist, there is no 
objection subject to a condition which requires the submission of a written 
scheme of archaeological investigation and this condition has been applied to 
the recommendation.  The application complies with LDP Policy 7.1 relating 
to archaeology. 

2.30 Noise, Dust and Lighting:  Environmental Health has assessed the 
application in relation to noise, dust and lighting and has no objection subject 
to conditions concerning these matters, all of which have been applied to the 
recommendation. 

2.31 Setting of Listed Building:  The area to the front of the dwelling house, known 
as Cambusmore House (Category C listed building) will be the subject of 
change through tree removal, interim quarry working over a period of 5 years 
and then the formation of water feature along with tree planting.  The setting 
of the listed building will be the subject of change as a result of temporary 
short term operational impact of the quarrying operation.  The garden ground 
of the listed building forms its own setting and amenity for the listed 
dwellinghouse and is not reliant of the application site area of the proposed 
quarry for amenity benefit.  The application site is a field used for sheep 
grazing and is planted with random mature trees, not in the form of woodland, 
which would be replaced by an alternative and equally attractive water 
feature along with significant new tree planting.  The proposed restoration 
scheme seeks to maintain a picturesque parkland which can be appreciated 
from the principal elevation of Cambusmore House and from within the 
Estate.  The aim is to create a formal designed landscape with waterbody 
similar to historical designed landscapes associated with large, rural houses 
in Scotland in the 18th century and developed throughout the 19th century.  
These 19th century gardens placed emphasis on formal designed gardens 
around a central house.  The restoration proposals have been designed to 
reflect the historic and modern parklands associated with estates 
contemporary to Cambusmore.  As such the restored parkland would be 
appreciable as a landscape design associated with a large post-medieval 
house and Estate.  The area of land which would experience the significant 
operational impact is all private land where public access is not encouraged, 
and there are very limited areas available to the public where the impact 
would be experienced (see Zone of Theoretical Visibility in Figure 6-3 of the 
EIA Report).  Furthermore, if permission is granted, public access would 
continue to be restricted during the quarrying operations.  The temporary 
(short term) impact on setting would therefore be largely academic as the 



impact would only be experienced by a small group of individuals, namely the 
landlord, quarry operatives and local farmer, all of whom would be ‘de-
sensitised’ to the development.  There will be a short term impact on the 
setting of the listed building during the quarrying works - the medium- and 
long-term impact of the proposed restoration scheme has merit and is 
material consideration.  The application complies with LDP Policy 7.3 relating 
to development affecting the setting of a listed building. 

2.32 Tree Removal:  The proposals involve the removal of 56No. ‘Scattered 
broadleaved trees’ (58% of the surveyed trees), the majority of which are 
mature these would be progressively removed through each phase.  Of those 
identified for removal, 64% are category A & B trees, these are 6No. 
Category A trees; 30No. Category B trees; 20No. Category C trees and 1No. 
group.  From visiting the site and considering the extent of the quarry working 
area, the tree removal is considered to be minimum in that the site area has 
been designed in order to respect the parkland setting in terms of tree 
retention.  The red line planning application site has a site area of 33.2ha.  
The proposed extraction area (the subject of mineral extraction) is 14.7ha, 
and the proposed waterbody is 10.1ha and the restoration plan also shows 
the planting of 335 trees in total with a species mix for this planting is 
contained within Appendix 2-4 of the EIA – Landscape Restoration 
Proposals.  The proposal is to retain and protect all existing trees and 
woodland which are located outwith the extraction design, including the 2.3ha 
coniferous woodland in the south east area of the application site – see 
Appendix 2-1 Arboricultural Impact Assessment.  The proposed tree removal 
is accepted in the context of its private locational context, limited contribution 
to the listed building setting and replacement restoration scheme which will 
provide an alternative habitat and amenity.  The application complies with 
LDP Policy 10 – forestry, woodland and trees and Policy 10.1 – development 
impact on trees and hedge rows and LDP policy PP1 placemaking 

2.33 Bio-diversity Net Gain:  Restoration proposals for the Application Site would 
result in the expansion of semi-natural broadleaved woodland, the 
introduction of permanent water bodies with gravel areas, marginal aquatic 
vegetation, wet grassland and reed beds, and the introduction of large areas 
of species-rich meadow grassland.  The restoration of the site would enhance 
the habitat for lapwing, common sandpiper and oystercatcher.  The species-
rich meadow grassland would enhance the habitat for curlew and the water 
bodies with appropriate marginal habitat (reed beds, ephemeral margins, wet 
grassland, marginal aquatic vegetation, carr woodland) would enhance the 
habitat for mallard, mute swan, grey wagtail and dipper.  The incorporation of 
steep edges with bare sand and gravel would introduce more suitable nesting 
locations for sand martin and the extension of semi-natural broad-leaved 
woodland would benefit song thrush, mistle thrush, willow warbler and 
dunnock.  These habitats are all considered to have high biodiversity value 
and so a net gain in biodiversity is predicted during the post restoration 
phase.  Whilst the removal of the 56 mature trees has amenity, habitat and 
historical /cultural importance, this is considered in relation to the 
replacement of 335 trees and a replacement landscape setting which will also 
contribute in terms of habitat and amenity.  The proposed tree removal is 
accepted in the context of its private locational context, limited contribution to 
the listed building setting and replacement restoration scheme which will 
provide an alternative habitat and amenity.  The application complies with 
LDP Primary Policy 8 relating to conservation and enhancement of 
biodiversity. 



2.34 Ecology:  The application includes an ecology report concerning bats, otters, 
red squirrels, pine martin, bird species, and barn owls and mitigation and sets 
out mitigations proposals.  This has been considered by Naturescot who 
have no objection but have advised that a fresh survey report is carried out 
prior to work starting on site – a pre-start species survey is required as a 
planning condition.  

2.35 Operating Hours:  The proposed mineral extraction operation is to be within 
the hours of 0700 to 2000 hours Mondays to Fridays and 0700 to 1200 hours 
on Saturdays.  In addition, maintenance operations are permitted to take 
place between the hours of 0700 to 1600 hours on Sundays.  The operating 
hours within the proposed quarry extension are acceptable to Environmental 
health and are restricted though a planning condition in the recommendation. 

2.36 Residential Amenity:  The proposed quarry working is set back from housing 
in the wider rural area such that it would be result in loss of amenity in terms 
of noise and dust – conditions have been applied to relate dust to take into 
account residential amenity. 

2.37 The recommendation includes a Restoration bond which is required as a 
guarantee to cover all site restoration and aftercare liabilities imposed on the 
expiry of this consent. 

2.38 National Planning Framework 4 (consultative draft):  NPF4 is a long-term 
plan which looks forward to 2045 and, once adopted by the Scottish 
Ministers, will replace both NPF3 and Scottish Planning Policy 2014 (SPP).  
As a result, the framework provides greater detail than NPF3, combining the 
advice from the two policy documents.  Once adopted, NPF4 will form part of 
the statutory Development Plan.  However, until NPF4 is adopted, NPF3 and 
SPP will remain in place and should be considered in the decision-making 
process.  For the time being, similar to the treatment of emerging LDPs, the 
consultation draft of NPF4 should be treated as a material consideration 
which Stirling Council should take into account.  With regards to the content 
of the NPF4 consultation document, Policy 22: Minerals is of particular 
relevance to the planning application.  The application complies with this 
policy in that: it contributes to the Scottish economy through the provision of 
raw materials; it would form part of the Council’s 10 year land bank of 
minerals; the proposal will not result in adverse impacts on biodiversity and 
the natural environment, sensitive habitats and the historic environment, as 
well as landscape and visual impacts; the site is set back from housing with a 
buffer, and the operation would be regulated in relation to noise, dust and 
lighting; the access to the site is safe, adequate environmental mitigation is 
proposed and there would not be any significant environmental impact. 

2.39 Conclusion:  The Proposed Extension Area contains sand and gravel 
aggregate, sufficient to maintain output at Cambusmore Quarry for 4 to 5 
years, thereby continuing to respond to the demand for aggregates within the 
Stirling area and the central belt of Scotland which is a sustainable 
development that will provides continuation of employment in the Stirling rural 
area.  The restoration of the site, new tree planting and creation of new 
habitats would result in a net-biodiversity gain and attractive landscape 
design which mitigates against the removal of mature trees.  Through the 
consultations process and account taken of objection and comments, there 
are no technical constraints on the approval of the application.  The 
application complies with LDP policies listed in paragraph 1.30 of this report 
and NPF 4 (consultative draft) and warrants approval. 

 



3 Implications 

Equalities Impact 

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

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required  

Other Policy Implications 

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

Consultations 

3.5 As set out within Considerations of this report.    

4 Background Papers 
4.1 Planning Application file 21/00146/FUL.  File can be viewed online at:  View 

Application 

4.2 List of determining plans: 

Stirling Council Plan No. Name Ref on Plan 

01A Location Plan

02 Location Plan

03A Site Plan

04A General

05A General

06A General

07A General

10 General

11 General

12 General

5 Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 - Habitats Regulation Appraisal. 
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APPENDIX 1 

 

Extension of mineral extraction operations and construction of conveyor bridge, 
including site restoration at Land South Of Cambusmore House, Doune - 
Cambusmore Trust Estate And Breedon GB Material Ltd - 21/00146/FUL 

Approve, subject to the following conditions 
 
1. Timescale for Consent:  Mineral extraction operations shall cease and all restoration 

and mitigation works shall be completed by the 31st December 2030.  
 
2. Operating Times:  All mineral extraction operations shall be undertaken within the 

hours of 0700 to 2000 hours Mondays to Fridays and 0700 to 1200 hours on Saturdays.  
In addition, maintenance operations are permitted to take place between the hours of 
0700 to 1600 hours on Sundays.  

 
3. Dust Management and Monitoring Plan:  Prior to the commencement of site 

preparation works or quarrying of the site, the developer shall submit a Dust 
Management and Monitoring Plan, for the written approval of the Planning Authority, 
in consultation with Environmental Health.  The proposed Dust Management and 
Monitoring Plan shall consider and propose measures/steps to minimise emissions of 
dust outwith the site in full accordance with best practise, and proposals for 
dust/particulate monitoring to assess the air quality impact of the quarry.  The Dust 
Management and Monitoring Plan shall be reviewed and submitted for written approval 
of the Planning Authority within 2 months of the Planning Authority requesting such a 
review, either following any dust complaint deemed justifiable by the Planning Authority 
or following any 12 month period following the approval of the last iteration of the Plan. 

 
4. Dust Suppression:  At all times during quarry operation, water bowsers and sprayers, 

whether fixed or mobile, shall be available and shall be used as necessary, to minimise 
the emission of dust from the site.  

 
5. External Lighting:  External lighting for the approved shall be angled in a downward 

direction such that it will not cause glare outwith the application site; prior to the 
installation of lighting, details of the siting and design of the lighting, shall be submitted 
to the Planning Authority and approved in writing.  

 
6. Pre-start Species Survey:  No work shall commence on site until a survey by a 

suitably qualified ecologist of all Bats, Otters, Red squirrel, Pine Martin, Bird Species, 
and Barn Owls is carried out and the findings of the survey with proposals for any 
mitigation along with timescale for compliance, are submitted for the written approval 
of the Planning Authority.  Should these animals or evidence of these animals using 
the trees be identified the felling plans shall be altered and appropriate licences shall 
be sought from Naturescot in advance of tree felling works proceeding.  
 

  



7. Noise:  
 
(a) With the exception of emergency works, all mineral extraction operations and 

associated processing shall be undertaken within the hours of 0700 to 2000 
hours Mondays to Fridays and 0700 to 1200 hours on Saturdays. In addition, 
loading of delivery vehicles is permitted between 0600 to 0700 hours Mondays 
to Saturdays and maintenance operations are permitted to take place between 
the hours of 0700 to 1600 hours on Sundays.  

 
(b) Maintenance of plant and machinery shall take place at locations remote and/or 

screened from noise-sensitive receptors.  
 
(c) No machinery/plant associated with the quarry operation shall operate 

overnight.  
 
(d) The noise levels attributable to site operations shall not exceed the day time 

level 55dB LAeq (07:00 - 19:00 hours) and night time level of 42 dB LAeq (19:00 
– 07:00 hours) measured free-field over any one hour period in accordance with 
PAN 50 at any noise sensitive property within vicinity of the quarry.  

 
(e) Notwithstanding the terms above, noise levels attributable to site operations 

during soil stripping and bund construction, shall not exceed 70dB LAeq, 
measured free-field over any one hour period in accordance with PAN 50 at 
any noise sensitive property within vicinity of the quarry. Soil stripping and bund 
construction shall not last for more than 8 weeks per annum.  

 
(f) Where requested by the Planning Authority, the operators shall carry out noise 

monitoring at noise sensitive receptors in the vicinity of the quarry (details of 
noise sensitive receptors to be submitted for written approval by the Planning 
Authority) to demonstrate that the above standards are being met.   

 
(g) The BPM noise mitigation measures in Appendix 1 of the Vibrock letter dated 

29 June 2021 (Ref: R21.11113/1/RK/Let2) shall be implemented at the site at 
all times and to the satisfaction of the Planning Authority. 

 
8. Programme of Archaeological Works:  No works shall take place within the 

development site until the developer has secured the implementation of a programme 
of archaeological works in accordance with a written scheme of investigation which 
has been submitted to and approved by the Planning Authority.  Thereafter the 
developer shall ensure that the programme of archaeological works is fully 
implemented and that all recording and recovery of archaeological resources within 
the development site is undertaken to the satisfaction of the Planning Authority.  Such 
a programme of works could include some or all of the following archaeological 
excavation, public engagement and open days, preservation in situ, post-excavation 
assessment and analysis, publication in an appropriate academic journal and 
archiving. 

 
9. Debris Maintenance Regime:  Prior to the start of any building operation on the 

conveyor bridge, a maintenance regime to prevent debris build up at the conveyor 
bridge piers, shall be submitted to the Planning Authority and approved in writing.  

 
10. Restoration:  All restoration shall be carried out in accordance with Planning Figure 

8:, Proposed Extension Area – Restoration development and Appendix 2-4 of the 
landscape restorations proposals in  Environmental Impact Assessment. 
 



11. Restoration Bond: That no development hereby approved shall commence until a 
guarantee to cover all site restoration and aftercare liabilities imposed on the expiry of 
this consent has been submitted for the written approval of the Council as Planning 
Authority.   The guarantee shall cover a minimum period of three years. Not more than 
6 months prior to the expiry of each guarantee, the guarantee shall renewed for a 
further period (of at least 3 years), until the planning permission has expired on 31 
December 2030, or all restoration and aftercare obligations are fulfilled.  Such 
guarantee must, unless otherwise agreed in writing by the Council as Planning 
Authority, shall:  

 
(a) Be granted in favour of the Council as Planning Authority. 

 
(b) Be granted by a financial institution with reference to a credit agency [details to 

be to be approved by the Planning Authority], which financial institution is of 
sound financial standing and capable of fulfilling the obligations under the 
guarantee. 

 
(c) Be for a specified amount which covers the full value of all site restoration and 

aftercare liabilities, as agreed between the operator and the Planning Authority: 
 

(i) in the first instance prior to the commencement of development and 
(ii) thereafter for an amended amount following an annual review carried 

out in accordance with Condition 15 below. 
 
(d) Contain indexation provisions so that the specified amount of the guarantee 

shall be increased on each anniversary of the date of this consent by the same 
percentage increase in the Consumer Price Index published by or on behalf of 
HM Government.  In the event that this index is no longer available, it shall be 
substituted by such other comparable index as the Planning Authority, acting 
reasonably, decide between the said date and such relevant anniversary.  The 
amount shall be reviewable to ensure that the specified amount of the 
guarantee always covers the value of the site restoration and aftercare 
liabilities. 

 
(e) Come into effect on or before the date of commencement of development, and 

expire no earlier than 12 months after the end of the aftercare period.  
 
No work shall begin at the site until (1) written approval of the Council as Planning 
Authority has been given to the terms of such guarantee and (2) thereafter the validly 
executed guarantee has been delivered to the Council as Planning Authority.  
 
In the event that the guarantee becomes invalid for any reason, no operations will be 
carried out on site until a replacement guarantee completed in accordance with the 
terms of this condition is lodged with the Council as Planning Authority.  
 
In the event the value of the guarantee held by the Council is less than the calculated 
site restoration and aftercare liabilities (calculated through condition 15 below), the 
operator shall, within four months of the submission of the annual progress plan 
required through condition 15, deliver a further guarantee to cover all site restoration 
and aftercare liabilities. Such guarantee must, unless otherwise agreed in writing by 
the Council as Planning Authority, comply with parts i to v, above.  If this further 
guarantee is not submitted within four months of the submission of the annual progress 
plan required through Condition 15, all extraction operations shall cease until the 
Council confirms, in writing, receipt of an acceptable guarantee.  

 



12. Wheel Cleaning Facilities:  Wheel cleaning facilities shall be made available at all 
times, maintained and used as necessary, for the duration of quarrying activities to 
serve vehicles leaving the quarry. 

  
13. Chemical Spill Kit:  For the duration of extraction and restoration operations, a 

chemical spill kit will be retained on site, used as necessary and disposed of off-site to 
an appropriately licenced waste management facility.  

 
14. Water Environment:   All containers being used to store liquids within the application 

site shall be labelled clearly to show their contents, and located in a bund which shall 
be at least 110% of the capacity of the largest container stored within it. Bunds shall 
conform to the following standards: 
 
(a) The walls and base of the bund shall be impermeable;  
(b) The base shall drain to a sump;  
(c) All valves, taps, pipes and every part of each container shall be located within 

the area served by the bund when not in use;  
(d) Vent pipes shall be directed down into the bund;  
(e) No part of the bund shall be within 50 metres of a watercourse; and  
(f) Any accumulation of any matter within the bund shall be removed as necessary 

to maintain its effectiveness. 
 

15. Monitoring - Quarry Progress Report:  Within 12 months of the commencement of 
development (and annually thereafter for the duration of the extraction and restoration 
operations and every two years during the aftercare period) a Quarry Progress Report 
shall be submitted to the Planning Authority.  The Quarry Progress Report shall cover 
all of the operations that have taken place on the site since the previous report, and 
provide a detailed programme for the following year (two years during the aftercare 
period).  The Quarry Progress Report shall include plans of the site which shall identify:  

 
(a) The extent of extraction operations undertaken within the previous 12 months; 
(b) The extent of restoration operations carried out within the previous 12 months;  
(c) The total extent of any stockpiling on site at the time of the review;  
(d) The extent of areas where aftercare has been completed; and  
(e) Areas of the site that have been subject to soil stripping in the previous 12 

months. 
(f) A calculation of the costs of restoring the area of the site disturbed by the 

development. 
 

16. Tree Planting and Protection:  Prior to any work commencing on site, proposals shall 
be submitted to and approved in writing by the Planning Authority for replacement 
planting and tree protection as follows:  

 
(a) Arboricultural attendance on site;  
(b) The root protection areas (RPA’s) of all trees shall be in accordance with 

BS5837:2012;  
(c) Arboricultural Method Statement;  
(d) Details of advanced supplementary tree planting;  
(e) Annotated planting plans showing a variety of trees, nursery stock sized trees, 

and  
(f) Species/plant numbers (percentages)/plant sizes and spacing, and under 

storey planting of varying species.;  
(g) Long term Maintenance. 
 

 



Reasons: 
 
1. In order to ensure the site is satisfactorily restored within a timely manner. 

 
2. In the interests of residential amenity. 
 
3. In the interests of public health and residential amenity. 
 
4. In the interests of public health and residential amenity. 

 
5. In the interests of residential amenity. 

 
6. To determine whether there are nests/roosts/couches within distances which would 

require mitigation, in the interest of protection of European Species. 
 

7. In the interests of residential amenity. 
 

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

9. To prevent to build up of debris which may exacerbate flooding 
 

10. To ensure that provision is made for the restoration and after care of the site. 
 

11. To ensure that provision is made for the restoration and after care of the site. 
 

12. To prevent the vehicles carrying mud onto the public road in the interests of road 
safety and to minimise the generation of dust in the interest of countryside amenity. 
 

13. To minimise the risk to the water environment. 
 

14. To minimise the risk to the water environment. 
 

15. In order to define the terms of the planning permission and in order to allow the 
Planning Authority to monitor the progress of the development and ensure that the 
restoration proposals are fully implemented within the approved timescales. 
 

16. To mitigate against the loss of trees and to visually integrate the approved 
development into the landscape setting. 

 

 

 

 

  





APPENDIX 2 

 

Extension of mineral extraction operations and construction of conveyor bridge, 
including site restoration at Land South Of Cambusmore House, Doune - 
Cambusmore Trust Estate And Breedon GB Material Ltd - 21/00146/FUL 

 

Habitats Regulation Appraisal (also known as an Appropriate Assessment). 

The River Teith Special Area of Conservation is located adjacent to the existing quarry 
operations and it is proposed to form a bridge over the Keltie Water, which forms part of the 
River Teith SAC.  The SAC is designated for its Atlantic salmon and brook, river and sea 
lamprey. 

In the consultation reply from Naturescot, they have advised that a Habitat Regulations 
Appraisal (HRA) is required to be undertaken by the ‘competent authority’ (i.e. Stirling 
Council) to assess the effect of the proposal on the SAC.  This is also called an Appropriate 
Assessment (AA) which should focus exclusively on the qualifying interests of the Natura 
site and clearly use the site's conservation objectives to help conduct the appraisal. 

Mitigation of potential impacts on site integrity can be used in an AA to support a conclusion 
of no adverse effects on site integrity.  Mitigation measures proposed is to ensure the 
proposal does not lead to significant effects on the River Teith SAC.  The mitigation is:  

 
a) A buffer of 50 metres for all proposed extraction operations from the riverbanks of the 

River Teith and Keltie Water; 
 

b) The siting of all proposed extraction operations outwith the modelled 1 in 200-year 
flood plain of the River Teith and Keltie Water; 
 

c) Ensuring no bridge structures are located within the channel of the Keltie Water, and 
that bridge and conveyor structures are sensitively sited within the floodplain; 
 

d) The proposed bridge  will have solid floor and wall to prevent material spilling into the 
river; 
 

e) The increase in height of the conveyor 0.5m above the highest water level during a 
flood event.  

Chapter 7 of the EIA Report provides a detailed assessment of the Proposals impact on 
natural heritage features, including the River Teith SAC.  The assessment is supported by a 
number of survey reports, including Fish Habitat Survey Report (Feb 2019), an Invertebrate 
Survey Report (May 2019).  The Fish Habitat Survey recommended that disturbance and 
alteration of instream channel habitat should be avoided at two locations downstream and 
one location upstream of the proposed crossing point.  In response, it is confirmed that no 
disturbance or alteration of the instream channel is proposed.  All bridge structures would be 
located outwith the channel.  The Invertebrate Survey Report indicates that from the 
perspective of the benthic macroinvertebrate communities present there were no notable 
species of particular conservation importance or unusual assemblages that might warrant 
specific mitigation actions, or avoidance of disturbance of a particular location within this 
reach surveyed.  

The siting and design of the bridge within the Keltie Water is acceptable to Naturescot. 
Subject to the above mitigation, the proposal would not have an adverse effect on the 
conservation interests within the SAC.  
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