
Stirling Council  Agenda Item No. 5 

Planning & Regulation Panel Date of 
Meeting:  1 February 2022 

Not Exempt 

Full Planning Permission For The Erection Of 4No. Flatted 
Dwellings And A Two Storey Dwellinghouse With Associated 
Landscaping At Land To The Rear Of Braehead House, 14 
Calton Crescent, Shirra’s Brae Road, Stirling- 21/00595/FUL 

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

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

Recommendations  
The Planning & Regulation Panel is asked to: 

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

Resource Implications  
Not applicable. 

Legal & Risk Implications  
Not applicable  

1. Background
1.1. The proposal seeks accommodation as a Gap Initiative associated with

Barnardos.  This would provide homes for young people leaving care and 
separate staff accommodation.  



2. Considerations 
The Site 

2.1 Site Location:  The application site is located between Calton Crescent and 
Shirra’s Brae within Stirling, in close proximity to St Ninian’s.  It comprises the 
existing 2 storey flat roof Barnardos building, and is surrounded by 
neighbouring residential properties.  The site is bound by Shirra’s Brae Road 
to the south and Calton Crescent to the north, where there is available 
parking on street and within the site.  To the immediate east is a single 
property and to the immediate west is a public footway connecting the two 
streets north to south.  Shirra’s Brae and Calton Crescent are characterised 
by semi-modern properties of individual style and size, predominantly 
featuring gable frontages. 

2.2 The existing Barnardos building, which is to be retained, is situated to the 
rear, north of the site with a separate single storey ancillary building to the 
west of this.  To the front, the levels change, sloping to the south and Shirra’s 
Brae Road falls to the east further beyond the site.  The front portion of the 
site currently comprises parking and landscaping.  The front boundary is 
demarcated by a low stone wall and there is a grouping of young, ornamental 
trees along this front boundary.  Hedging bounds the site to the east and 
west. Vehicular access is obtained from Shirra’s Brae at the south of the site 
and Calton Crescent at the north west corner.  Parking is currently available 
to the front and rear.   

The Proposal 

2.3 The proposal seeks to erect 4 flats across 2 storeys, and a 2 storey 
dwellinghouse for staff accommodation, formed of 3 terraced units.  The 
properties would be positioned to the front of the site at Shirra’s Brae Road on 
a west to east axis, separated from the Barnardos building by proposed 
communal open space and landscaping measuring approximately 350sqm 
which is to serve the development.  

2.4 The proposed residential flats and dwellinghouse would be 2 storeys in height 
finished in white and grey facing brick, black and grey vertical timber cladding 
and concrete roof tiles.  Each unit would feature a small rear, shared amenity 
garden area and would be separated by hedges.  The wider site would be 
bound by brick wall boundary treatments.  A change in levels towards the rear 
of the site at the proposed communal open space would be landscaped with 
stepped arrangements.  Four trees to the front are to be felled for 
development and two trees with ash dieback are to be removed immediately.  
General landscaping proposals include a wildflower lawn, native hedges, and 
replacement tree planting, with root protection proposed for the proposed 
retained existing trees and hedges. 

2.5 In terms of servicing, the opening of the existing vehicular access off Shirra’s 
Brae is to be utilised, providing 3 vehicular parking spaces at the south 
eastern corner of the site.  The access to the rear off Calton Road would 
continue to be utilised, offering 3 parking spaces, providing a total of 6 off-
street parking spaces within the development site.  The proposal would 
connect to the public water supply and drainage network, and surface water 
drainage is to be disposed of via soakaways.  Bins will be stored within 
existing bin store for the office buildings to keep individual bins away from the 
proposed landscaped courtyard.  Bins are to be collected from Calton 
Crescent.  



2.6 Overall the proposal is sought for the purposes of providing purpose built 
homes for young care leavers.  The Barnardos building is to remain on site 
and fully functional, with a reliance on this by occupants of the proposed 
units.  The proposal comprises 5 units in total including 4 flatted 
accommodation units and one staff accommodation dwellinghouse unit. 

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

2.7.1 Arboricultural Report - produced by Fiona Melville Arboricultural & 
Urban Forestry Consultant, dated June 2021.  This details the 
conditions of the trees on site and makes recommendations for their 
retention and removal.  It includes a tree survey and schedule.  
Updated landscaping plans have been provided throughout the 
course of the application to accompany this and reflect changes. 

2.7.2 Design Statement - produced by O’Donnell Brown Architects, dated 
June 2021.  This provides an overview of the site context, the 
proposal and the policy context.  It seeks to justify the proposed 
development in terms of the housing need it presents and the 
proposed design.  It provides background context to explain that the 
houses are proposed for young care leavers.  

2.7.3 Overshadowing Surveys - this shows the amount of shadow cast by 
the proposed development at certain times of the year in comparison 
to the existing arrangements.  

Previous History 

2.8 None relevant.  Pre-application advice was sought for this proposal in 2021. 

Consultations 

Transport Development Team: 

2.9 Has no objections subject to standard conditions relating to construction 
traffic management, vehicular access, parking and cycle parking being 
attached to any permission granted.  

Environmental Health: 

2.10 Due to proximity of residential properties, requests a standard construction 
noise condition is attached to any permission granted. 

Scottish Water: 
2.11 Note that there is currently sufficient capacity for a public water supply and for 

waste water disposal, and therefore has no objection.   
Flooding: 
2.12 No objection to the proposed surface water management strategy and 

maintenance arrangements following submission of revised drawings. 

Braehead and Broomridge Community Council: 
2.13 Do not object but has a number of concerns about the development which 

has the potential to impact on residents and the wider community relating to 
the use of the existing Barnardos building during the pandemic, parking, and 
pedestrian access. 

  



Representations 

2.14 11 letters of objection have been received and 0 letters of support have been 
received.   

2.15 Several letters of objection raised concern regarding the occupants of the 
proposed units. It is worth noting, that the behaviour of users/occupants, 
including noise and anti-social behaviour, is not a material planning 
consideration.  Individual behaviours of people cannot be controlled through 
the Planning system.  Construction works are also not material planning 
considerations.  Future plans not subject of this application are not relevant to 
the assessment and determination of this proposal.  

2.16 The comments raised by objectors can be summarised as follows: 

2.16.1 Insufficient Parking:  Loss of spaces on Calton Crescent to serve 
development and potential increased on-street parking from visitors 
on Shirra’s Brae Road.  This will lead to traffic and raises road safety 
concerns at the nearby primary school.  Requirement for yellow line 
road markings. 

2.16.2 Response:  Following discussion with Transportation, the parking 
arrangement has been amended to provide 3 spaces to the front at 
Shirra’s Brae Road to serve the proposed residential block, and 
retain the 3 spaces to the rear within the site off Calton Crescent to 
serve the existing Barnardos building.  This allows for the 5 spaces 
on Calton Crescent to be used by the public.  While the proposal 
would result in the loss of 5 spaces within the site, this Service 
consider that there is sufficient parking due to the reduced demand 
for the office in light of Covid-19 work from home implications.  This 
Service also notes that the three spaces provided off Shirra’s Brae for 
the new accommodation is also considered to be a suitable provision 
given the anticipated demand that will be generated, as it is unlikely 
tenants will have cars, and that adequate visibility can be achieved at 
this site.  As such, the Transportation Team has no objection to this 
proposal.  No road safety concerns to warrant refusal were raised by 
this Service.  For the avoidance of doubt, the private road at Calton 
Crescent is in the ownership of the Council. 

2.16.3 Loss Of Privacy:  Overlooking from proposed end elevation adjacent 
to 17 Shirra’s Brae Road and to rear of properties across the road on 
Melfort Drive.  

2.16.4 Response:  Windows on the east elevation have been removed to 
avoid any overlooking in this direction, and only one ground floor 
window is proposed on the west facing elevation where there is 
adequate screening provided by neighbouring fences and the 
neighbouring property is separated by the footpath.  The separation 
distance provided by the road and change in levels, together with the 
existing boundary treatments being high walls mitigates against any 
overlooking arising to the south which could potentially affect 
properties on Melfort Drive.   

2.16.5 Loss of Sunlight/Daylight:  Due to the proposed house scale, 
proximity and design. 

 

 



2.16.6 Response:  The linear layout proposed would reduce any 
overshadowing to the east and west, and the separation distance 
provided by the road and change in levels, together with the existing 
boundary treatments being high walls mitigates against any 
overlooking arising to the south which could potentially affect 
properties on Melfort Drive.  Overshadowing surveys have been 
provided which demonstrate there is no significant loss of 
sunlight/daylight as a result of this development.  

2.16.7 House Design and Scale:  The proposal features a large footprint and 
steep roof pitch of high height.  This is not in-keeping with the 
surrounding designs and scale, and would be overbearing and over-
dominate the area.  The residential block would be positioned 
extremely close to the only pavement.  The house types should be 
single storey in scale. Impacts from artificial lighting.  

2.16.8 Response:  The layout, siting and design of the proposal is 
discussed further below.   

2.16.9 Loss Of Trees and Impact on Wildlife:  The proposed removal of trees 
and landscaping area would affect wildlife species and habitats 
including bats and birds.   

2.16.10 Response:  Advisory notes would be attached to any permission 
granted in relation to such species.  Landscaping proposals will 
enhance biodiversity opportunities at this site. 

2.16.11 Drainage:  Concern regarding surface water drainage arrangements 
due to natural eastern slope of the land and provision for a soakaway 
to deal with surface run-off. 

2.16.12 Response: A surface water soakaway is shown on the proposed 
plans. Full technical details will be required to be submitted and 
agreed at Building Warrant stage. The Council’s Flooding Team 
requested further information on the surface water disposal 
arrangements and are satisfied with the proposal.  

2.16.13 Noise and Light Pollution:  Arising from the proposed new 
development. 

2.16.14 Response:  The scale of a development comprising 4 flats and 1 
dwellinghouse within an established residential area would not result 
in a significant adverse impact to warrant refusal in this instance.  

Local Development Plan 

2.17 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 
amended) indicates that in making any determination under the Planning 
Acts, regard is to be had to the Development Plan taking into account 
material considerations.  As this application concerns only a revised house 
design and landscaping proposals, the principle of housing on this site is 
considered to be established.  

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

 

 

 



2.19 Primary Policy 1: Placemaking, Policy 1.1: Site Planning, 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 8: Conservation and Enhancement of 
Biodiversity, Policy 8.1: Biodiversity Duty, Policy 9: Managing Landscape 
Change, Policy 9.3: Landscaping and Planting in Association with 
Development, Policy 10.1: Development Impact on Trees and Hedgerows. 

Other Planning Policy 

2.20 National Policy:  Scottish Planning Policy 2014, sets out national planning 
policies which reflect Scottish Ministers’ priorities for operation of the planning 
system and for the development and use of land.  As a statement of Ministers’ 
priorities it carries significant weight in the determination of planning 
applications.  Relevant to this application is to create successful, sustainable 
places by supporting the creation of well-designed, sustainable places and 
sustainable economic growth. 

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

Assessment: 

2.22 Determining Issues:  The main issues to be addressed in the determination 
of the application includes the acceptability in principle of new residential flats 
and staff accommodation at this location, as well as an assessment of its 
layout, siting and design and any amenity impacts arising from this, and 
consideration of technical servicing matters.  The policies contained within the 
Stirling Local Development Plan 2018 are the main consideration in this case, 
together with an assessment of any material planning considerations.  

2.23 Principle of Development: Primary Policy 1 and Policy 1.1 together set out 
criteria which must be met to ensure that the proposal contributes, in a 
positive manner, to quality of the surrounding built and natural environment.  
This includes that the development is appropriate in its siting, layout and 
density, and responds to its setting including the surrounding character and 
appearance, scale and design of the area.  Patterns of development should 
be respected and open space provision made, with respect for surrounding 
amenity.  SG: Placemaking supports this policy outlining appropriate design 
considerations for new developments in urban settings such as this, to ensure 
compliance with the six qualities of a successful place.    

2.24 Layout, Siting and Design:  Taking this into account, as noted in the 
supporting Design Statement, the proposed block has been orientated to front 
Shirra’s Brae Road with a slight set back to provide a landscape buffer with 
the street.  While this creates an appropriate active frontage, access to the 
properties would be from the landscaped courtyards to the rear where there 
would be a shared open space.  The buildings will feature stair access, small 
amenity spaces and landscaping.  The house types are of pitched form in a 
terraced layout with gable frontages reflecting the predominant pattern of 
development in the area.  There is a vertical emphasis in the fenestration and 
the proposed material finishes appropriately break up the massing along with 
Juliette style balconies and flat roof stairwells which connect each unit.  While 
the proposal comprises 4 flats and a dwellinghouse, the arrangement and 
style is such that it appears as 3 properties, of cottage flat form.  The position, 
orientation and layout is considered to follow a similar building line as the 
neighbouring properties to the east and west.  While it is recognised that the 



height and scale contrasts with lower/bungalow styles found throughout the 
area, the overall form is considered to be acceptable with enough separation 
distance to avoid adverse impacts, as discussed further below.  The 2 storey 
scale and footprint of the development is not considered to be over-
development of the site given it is comparative to the Barnardos office 
building as existing, and ample open space is provided.  The differing heights 
of the stairwell links offers visual interest and a break in the massing.  

2.25 In accordance with the principles set out in the Placemaking supplementary 
guidance, the development as a whole is sustainable, introducing SUDS and 
high quality materials, allows for ease of movement as it is well connected, 
and creates a sense of place.  It has a clearly defined position and 
incorporates social spaces.  Overall, the siting and layout has been 
considered in its context and in relation to the existing Barnardos building.  
The density, scale and massing has been considered through its design and 
the appearance is appropriate.   

2.26 While the garden ground afforded to each block is minimal, the proposed 
arrangement, type of properties and communal open space is acceptable in 
response to this.  This offers suitable useable open space, it provides 
opportunity for hard and soft landscaping which can contribute to a sense of 
place and create a welcoming site, contributing to a quality place.  
Furthermore, such landscaping proposals offer biodiversity enhancements.  
This is in accordance with Policy 1.1, 8.1 and 9.3.  While the proposal 
requires the removal of some trees to accommodate the development, this is 
not considered to be to a significant detriment as replacement planting is 
proposed, and none of the trees are protected.  As such, conditions relating to 
landscaping and trees are included at Appendix 1.  This is in line with Policy 
10.1. 

2.27 Amenity Impacts:  As outlined in the representation section above, several 
objections have been raised in relation to loss of privacy, loss of 
sunlight/daylight and the overbearing impacts resulting from overdevelopment 
of this site.  In accordance with Policy 1.1 and associated supplementary 
guidance the proposals have taken consideration of such concerns.  There 
are no windows on upper storey levels to the east and west, and only one 
small scale window to the west.  To all sides there is adequate separation 
distance of approximately 12.5m from the Barnardos building to the north, 
13.6m to the east which is screened by existing hedging, 25.5m to the south 
separated by the road, and 14.4m to the west separated by the footpath.  
Together with changing levels, boundary treatments, orientation and non-
habitable rooms this is not considered to give rise to any significant loss of 
privacy to warrant refusal in this instance.   

2.28 In terms of the overshadowing impacts, this has been demonstrated in 
supporting drawings which compare the shadow cast by the existing site 
arrangement and the proposed site arrangement.  Through spring, summer 
and autumn months it is shown that any additional shadow is largely 
contained in the site only, and thus based on this there would be no 
detrimental impact to neighbouring properties in terms of loss of 
sunlight/daylight during such times.  While a small portion of neighbouring 
garden ground to the north east would be overshadowed by the development 
in winter, this is considered to be a small area only, and the sun is lowest at 
this time of year anyway, thus it is not considered significantly adverse to 
warrant refusal in this case.  Notwithstanding, the affected neighbouring 
property benefits from garden ground to the other side with this area being 
small rear/side.  To the south, there is no impact.  



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

2.30 In terms of developer contributions, the site is small scale, and comprises 5 
units, albeit 4 of which are flatted units.  Education contributions are not 
required for schemes which are not designated as open market housing.  No 
city transport contribution has been identified by the Transportation Team.  
Furthermore, the development is located in the core area proposing less than 
10 units, thus no affordable housing contribution is required, and the site is 
outwith the areas requiring healthcare contributions.  Open space is provided 
within the site and waste provision is also made as existing.  Therefore, 
overall, the proposal complies with Policy 3.3 and no contributions are 
required.  

Conclusion 

2.31 The proposal is acceptable in principle in terms of its layout, siting and 
design.  This is in compliance with Policy 1.1 of the Stirling Local 
Development Plan 2018.  There are not considered to be any unacceptable 
impacts on neighbouring amenity, natural heritage or landscape as a result of 
the proposal.  The site can be suitably serviced, and all concerns raised in 
letters of representation have been fully considered.  The application is 
therefore recommended for approval subject to conditions. 

 

3. Implications  

Equalities Impact 

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

Fairer Scotland Duty 

3.2 This section is not applicable.  

Climate Change, Sustainability and Environmental Impact 

3.3 An Environmental Impact Assessment is not required  

Other Policy Implications 

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

Consultations 

3.5 As set out within Considerations of this report 

  



4. Background Papers 
4.1 Planning Application file 21/00595/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 00_001 
 

04 Site Plan PL_00_015 B 
 

05 Site Plan PL_00_016 C 
 

06 Floor Plans PL_00_100 B 
 

07 Floor Plans PL_00_101 B 
 

08 Floor Plans 00_102 
 

09 Elevations PL_00_200 B 
 

10 Elevations PL_00_201 B 
 

11 Elevations 00 250 
 

12 Sections 00 240 
 

13 Landscaping FM/PP/0140/21 REV 2 
 

14 Details 2101-25-910 REV F 
 

15 Details PL_00_300 A 
 

17 Details SK_00_002 REV B 
 

  

5. Appendices 
5.1 Appendix 1 – Conditions and Reasons. 

5.2 Appendix 2 – Location of Development. 
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Christina Cox Planning & Building 
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Wards affected: Ward 6 Stirling East 
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(Local Outcomes Improvement Plan) 

N/A 

  



APPENDIX 1 

Erection of 4No. flatted dwellings and a two storey dwellinghouse with associated 
landscaping at Land to the rear of Braehead House, 14 Calton Crescent, Shirra’s Brae 

Road, Stirling- 21/00595/FUL 

 

Approve, subject to the following conditions: 

1 Occupancy Condition:  The residential shall not be let or sold separately as open 
market housing.  
 

 
2 Vehicular Access:  Notwithstanding the details hereby approved, the vehicular 

access off Shirras Brae shall be formed as a vehicular footway crossing, with a 
drawing detailing the arrangements to be submitted for the approval of the Planning 
Authority, prior to construction works commencing.  Upon completion of the new 
access, the historic access off Shirras Brae shall be permanently closed, with the 
footway reinstated to the required standard of the Roads Authority. 
 

3 Car Parking Construction:  The development hereby approved shall not be 
occupied unless the car parking spaces off Shirras Brae have been provided and 
paved.  The maximum gradient shall not exceed a gradient of 1:10 and the access 
and parking spaces shall be suitably surfaced and drained to ensure no loose 
material or surface water is discharged from them onto the adjacent road.  
Thereafter, the access and parking spaces shall be permanently retained as such.  
 

4 Cycle Parking:  Notwithstanding the development hereby approved, full details of 
cycle parking shall be submitted to and approved in writing by the Planning Authority. 
For the avoidance of doubt, a minimum of 4No. covered cycle parking spaces shall 
be provided, and located in close proximity to the entrance points to the flats.  Once 
provided, the cycle parking shall be permanently retained in accordance with the 
agreed details.  
 

5 Drainage:  The drainage arrangements shall be carried out in full accordance with 
the maintenance schedule hereby approved as shown on Drawing Number 2101-25-
910 REV F. 
 

6 Public Water Supply:  The proposed development shall be connected to the public 
water supply as indicated in the submitted application and shall not be connected to a 
private water supply without the separate express grant of planning permission by the 
Planning Authority. 
 

7 Landscaping:  All soft and hard landscaping proposals shall be carried out in 
accordance with the approved planting scheme and management programme.  Once 
provided, all hard landscaping works shall thereafter be permanently retained. 
 
 

Reasons: 

1 In order to ensure that the development is not used as open market housing without 
express planning consent. 
 

2 In the interests of road safety. 



3 In the interests of road safety.  
 

4 In the interests of promoting active travel, sustainability and road safety.  
 

5 To ensure the site can be adequately serviced and to ensure the long term 
sustainability of the site.  
 

6 To ensure the long term sustainability of the development and the safety and welfare 
of the occupants and visitors to the site. 
 

7 To ensure the implementation and management of a satisfactory scheme of 
landscaping which will help to integrate the proposed development into the local 
landscape in the interests of the visual amenity of the area. 

 

Advisory Notes 

Construction Noise:  ‘Construction works which are audible outwith the site boundary 
should be undertaken during normal working hours, viz:- 08.00 to 18.00 hours Monday to 
Friday, and 09.00 to 13.00 hours on Saturdays.  No noisy works audible outwith the site 
boundary should take place on Sundays or Bank Holidays’. 
 
Construction Traffic Management Plan (CTMP):  No development should commence on 
site until a Construction Traffic Management Plan (including a routing plan for construction 
vehicles) has been submitted to, the Roads Authority.  The approved Construction Traffic 
Management Plan shall be implemented prior to development commencing and remain in 
place until the development is complete.   
 
 

 
  



Appendix 2 

Location of Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2022.  All rights 
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