
Stirling Council  Agenda Item No. 8 

Planning & Regulation Panel Date of 
Meeting:  1 March 2022 

Not Exempt 

Alteration And Extension Of Existing Dwellinghouse And 
Erection Of 9No. Dwellinghouses And Garages Together With 
Associated Roads, Footpaths And Landscaping At Land And 
Building At Glen View, East Plean Road, Plean - Hescott 
Engineering Limited - 21/00517/FUL – HEARING  

 

Purpose & Summary  
The application has been referred to Panel at the request of Councillor MacPherson on the 
basis of assessment against countryside policies. 

A competent request for a Hearing has been received. 

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

 

Recommendations  
Planning & Regulation Panel is asked to: refuse the application for the following Reasons: 

1. the site is located within the Countryside Policy boundary as defined in the Adopted 
Local Development Plan.  The proposed development does not fulfil any of the criteria 
for allowing housing in the countryside as set out within Local Development Plan 
Policy 2.10 - Housing in the Countryside and the related Supplementary Guidance 
SG10. 

2. the proposal does not accord with Local Development Plan Primary Policy 2 in that 
the site would not be in line with the vison and spatial strategy of the Local 
Development Plan as it is not an allocated site for development and is within the 
countryside. 

 

Resource Implications  
Not applicable. 

 

Legal & Risk Implications  
Not applicable. 

 

 



1. Background  
1.1. Not applicable. 

 

2. Considerations 
The Site 

2.1 The planning application site is located to the south of Plean and comprises 
the house and garden ground of a house known as Glenview.  The site is a 
former coal yard which has been restored and a bungalow constructed with 
ground converted to a well-managed domestic garden area.  The existing 
house on the site is in good condition and currently occupied. 

The Proposal 

2.2 Alteration and extension of existing dwellinghouse and erection of 9No. 
dwellinghouses and garages together with associated roads, footpaths and 
landscaping 

Previous History 

2.3 There is no planning history of relevance to this application.  It is noted 
however, that Pre-application advice for residential development on this site 
has been previously sought.  Officer’s Pre-application response stated that 
residential development did not comply with Policy 2.10 and that development 
on the site would not be supported.  

Consultations 

Environmental Health: 

2.4 No objection subject to conditions. 

Roads Development Control: 

2.5 No objection subject to conditions. 

Bridge & Flood Maintenance: 

2.6 No objection subject to conditions.  

Scottish Environment Protection Agency (East): 

2.7 Consultation issued but not required in terms of SEPA consultation criteria. 

Children's Services: 

2.8 No objection subject to developer contributions in line with Supplementary 
Guidance for developer contributions. 

Representations 

2.9 Three representations have been received with comments, which are 
summarised as follows:  

2.9.1 The outlet pipe from houses - Cardrowan Cottage and Helenslea 
septic tank, located on the north side of the A9, crosses the road 
diagonally then down the embankment and straight across the site 
and outlet into Plean Burn.  Can all drainage within the site be 
connected into a common system. 

2.9.2 Response:  This is a private civil matter and not a relevant planning 
consideration. 



2.9.3 The impact on tree removal requires consideration of impact on bats 
and birds. 

2.9.4 Response:  A bat survey was carried out and found no evidence of 
bat roosts within the young trees.  An advisory note on impact on birds 
could be applied in the event of approval. 

2.9.5 Bio-diversity should be preserved. 

2.9.6 Response:  The loss of trees and impact on bio-diversity could be 
addressed through replacement planting including hedge and tree 
planting and a planning condition.  See Assessment section below on 
tree removal. 

2.9.7 Maximum amount of natural ground drainage should be taken into 
account. 

2.9.8 Response:  This could be addressed through a planning condition for 
SUDS and a requirement to take into account maximum natural 
ground drainage.   

Local Development Plan 

2.10 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. 

2.11 Policy 1.1: Site Planning, Primary Policy 2: Supporting the Vision and Spatial 
Strategy, Policy 2.1: The 5 Year Effective Housing Land Supply, Policy 2.4: 
Safeguarding Employment Land, Policy 2.10: Housing in the Countryside, 
Policy 3.2: Site Drainage, Policy 3.3: Developer Contributions, Primary Policy 
5: Flood Risk Management, Policy 10.1: Trees and SG: Housing in the 
Countryside and Design Guidance. 

Other Planning Policy 

2.12 The application does not significantly deviate from the terms of National 
Planning Framework 4 Consultative Draft (NPF 4), which is a material 
planning consideration.  

Assessment 

2.13 The determining issues are policies related to housing in the countryside, 
village and countryside amenity, site planning, removal, loss of employment 
land, housing land supply, roads, education, drainage, noise impact. 

2.14 Housing in the Countryside: The location of the site is within the countryside 
policy boundary as defined in the Local development Plan.  The application 
does not fulfil any of the criteria for allowing housing in the countryside as set 
out within Local Development Plan Policy 2.10 - Housing in the Countryside 
2.10 and the related Supplementary Guidance SG10.  The reasons for non-
compliance are:  

 

 

 

 



a) Policy and SG (paragraph 1.5) does not support proposals leading to 
coalescence with the existing settlement, which this proposal would do 
due to its location adjacent to the settlement of Plean.  It is only in 
exceptional circumstances that development opportunities close to a 
village boundary could be supported outwith Local Development Plan 
(LDP) preparation, such as proposals for affordable housing.  The 
application does not provide any exceptional circumstances.  

b) The proposal does not relate to an existing building cluster/group 
located within the Countryside Policy boundary.  The existing building 
on the site does not meet the threshold for an existing cluster as it is a 
single house. 

c) The proposal is not for a development of an infill site, which permits a 
maximum infill of 2 houses.  Infill development is only applicable where 
there proposals would be in a liner form and between existing houses. 

d) The housing is not required in connection with the management of a 
rural business.  

e) The proposal is not for the replacement/renovation of a single house.  
Policy 2.10 supports proposals to replace or renovate existing single 
houses in the countryside, as this proposal is for a new housing this 
criteria is not applicable.  

f) The proposal is not for a conversion of a farm steading.  

g) The site is well maintained garden ground and so is not significantly 
degraded (visually and environmentally), such that it could be defined 
as ‘brownfield’ 

2.15 Village and Countryside Amenity:  Whilst the site is within the countryside 
policy boundary, the location of the site, directly across the A9 road from 
Cardrowan Cottage and entrance to Cardrowan Road, is immediately 
adjacent to the Plean village envelope boundary.  The site is situated on 
garden ground, the level of which sits down from the adjacent A9 and is 
screened from the public road by vegetation such that it will have no impact 
from the street scene.  The presence of the adjacent industrial estate (also in 
the countryside) is such that the built development of the site would be read 
as located in between the industrial estate and village boundary and so would 
integrate visually.  The adjacent farmland to the south and country park to the 
west are expansive areas of land use and this discreet and contained site, 
reads as linking more with the village than these countryside uses, and as 
such it is not considered the Proposal would result in harm to the countryside 
and so complies with LDP Policy 1.1 relating to site planning.  

2.16 Siting and Design:  The proposal shows an efficient cul-de-sac layout of 
detached housing, which provide a positive street frontage development.  The 
individual design shows houses pitched rood in cottage style houses suitable 
for the location of the site, located close to the village boundary and as such 
in a semi-rural setting.  The siting and design complies with LDP Policy 1.1 
relating to site planning.  

 

 

 



2.17 Tree Removal:  The application includes 70 conifer trees proposed for 
removal.  The trees are planted along the watercourse on the southern part of 
the site which is highly degraded state with little ecological value and is a 
significant hazard to people and animals trying to cross this burn.  The trees 
being planted on unstable ground are vulnerable to wind blow and collapse 
onto adjacent ground.  The application proposes to restore the burn to make it 
safe.  The trees do not have a high amenity value and as such there is no 
objection to removal subject to new planting.  There is adequate space for 
soft landscaping including tree and hedge planting to provide amenity and 
bio-diversity benefit. . The proposed tree removal complies with LDP Policy 
10.1 relating to development impact on trees.   

2.18 Employment Land:  The site is covered in the LDP by Policy 2.4 which relates 
to safeguarding employment land.  In terms of the loss of employment land, 
while the site is within an employment safeguarding area it is not an allocated 
site and as such, it does not contribute to the supply of effective employment 
land as monitored through the Employment land Audit.  In terms of the 
application of Policy 2.4, it is therefore necessary to determine whether the 
site has a secure planning status in order to meet the tests of effectiveness 
(i.e. is the employment land an established use or does it benefit from extant 
planning permission for such).  The lawful use of the site is garden ground 
and the site does not benefit from an extant planning permission for 
employment use, and so is not effective.  It is considered that the proposal 
would not have a negative impact on employment opportunities at both 
settlement and core area levels, particularly given the size and nature of the 
application site.  Therefore, there is no conflict with the Spatial Strategy and 
Policy 2.4 relating to the safeguarding of employment land.  

2.19 Housing Land Supply: Local Development Plan Policy 2.1 – The 5 year 
effective land supply:  In terms of the housing land audit, there is no identified 
shortfall in housing land supply which this proposal for 9 houses may 
contribute to.  This policy is therefore not triggered and not a consideration in 
the determination of this application.  

2.20 In terms of Primary Policy 2, whilst the site is located in the Core Area, the 
site would not be in line with the vison and spatial strategy of the Plan as it is 
not an allocated site for development and is within the countryside.  As per 
the assessment above, there is no support for the proposals in terms of Policy 
2.10.  

2.21 Roads:  The Council’s Road Development Control advises no objection 
subject to conditions relating to the provision and maintenance of junction 
visibility on Glen Road/A9, Glen Road Upgrades, footway provision, traffic 
regulation order, roads design, visibility at the site access onto Glen Road, 
site access formation, traffic signage, electric charging, driveway visibility, 
driveway construction, surface water management, street lighting, and 
construction traffic management plan.  The applicant has control over 
sufficient land to be able implement these conditions.  The proposed access 
complies with Policy 1.1 – site planning.  

 

 

 

 



2.22 Education:  Primary School - The development falls within the catchment area 
of East Plean Primary School.  Due to the combined impact of developments 
within this catchment area, East Plean Primary School is currently projected 
to breach capacity and as such, mitigation works will be required to 
accommodate pupils from new developments.  Secondary School - the 
development falls within the catchment area of Bannockburn High School.  
Due to the combined impact of developments within this catchment area, 
Bannockburn High School is currently projected to breach capacity and as 
such, mitigation works will be required to accommodate pupils from new 
developments.  This is considered further in paragraph 1.27 for developer 
contributions.  

2.23 Developer Contributions:  Supplementary Guidance for developer 
contributions (Draft May 2019) requires developer contributions towards 
education, health facilities and waste collection which the developer is willing 
to pay.  A revised SG on developer contributions has been approved for 
consultation at Environment & Housing Committee on 10 February 2022.  
This includes changes to education and health care contributions.  Any 
approval of the application would be subject to the satisfactory conclusion of a 
Section 75 Planning Agreement for developer contributions towards 
education, health care and waste collection provision as required by up-to-
date Supplementary Guidance.  This would comply with LDP Policy 3.3 
Developer Contributions and the related Supplementary Guidance.   

2.24 Flooding/Drainage:  As this site is not in a flood prone area, the application is 
deemed not at risk.  This is supported by the Flood Risk Assessment which 
shows the development does not flood in a 1 in 200 year event.  The 
Council’s Flood Officer has advised on the 4 conditions set out below – the 
applicant has sufficient control over the ground to be able to implement these 
conditions.  The application complies with LDP Primary Policy 5 – flood risk 
management and Policy 3.2 – site drainage.  

a) Details of the modelling of the proposed surface drainage network to 
ensure the network has capacity to cope with flows with a hydro-brake 
limiting the discharge to the green-field runoff rate.  

b) Details of the type of paving used here.  

c) Full details of SUDS proposal including details of the Dry Swales and 
ground investigation. 

d) The finished floor levels of the new build houses are at least 600 
millimetres above the 1 in 200 year plus climate change flood level.   

2.25 Noise Impact Assessment:  Environmental Health has no objection subject to 
noise mitigation (acoustic barriers) and compliance with noise criteria for 
habitable rooms.  

2.26 NPF4:  With regards to the content of the NPF4 consultation document, 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 housing siting would be regulated in 
relation to noise, the access to the site is safe, and there would not be any 
significant environmental impact.  The proposal does represent new housing 
in the countryside where draft policies seek to minimise. 

 

 



2.27 Conclusion:  There are no grounds for refusal on the grounds of safeguarding 
employment land.  The additional housing provided by the proposal is not 
required to meet any shortfall in the 5 year housing supply.  Through the 
consultations process and account taken of the three public representations 
and comments, there are no technical objections/constraints on developing 
the site.  The location of the contained and discreet site is such that the 
proposed development would not be harmful to the amenity and setting of the 
adjacent countryside.  However, the site is located outwith the village 
envelope and in the countryside, as defined in the LDP.  As the proposal does 
not meet any of the LDP policy and Supplementary Guidance criteria relating 
to housing in the countryside, and no material considerations that would 
outweigh this, the application is recommended to be refused.  

 

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 in Section 2.    

Consultations 

3.5 As set out in Section 2.  

 

4. Background Papers 
4.1 Planning Application file 21/00517/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 2189/P/1.01 
 

04 Site Plan 2189/P/1.03A 
 

05 Site Plan 2189/P/1.10 A 
 

06 General 2189/P/1.05 
 

07 General 2189/P/1.06 
 

08 General 2189/P/1.07 
 

09 General 2189/P/1.08 
 

10 General 2189/P/1.09 
 

11 General 2189/P/1.11 
 

12 General 2189/P/1.12 
 

13 General 21.1515-2601 
 

14 General 21.1515-2602 
 



15 General 21.1515-0500 
 

16 General 2189/P/1.13A 
 

  

5. Appendices 
5.1 Appendix 1 – Location of Development.  

 

Author(s) 

Name Designation Telephone Number/E-mail 

Iain Jeffrey Senior Planning Officer 01786 233676 
jeffreyi@stirling.gov.uk 

 

Report of Handing approved by Chief Planning Officer 

Name Designation Date 

Christina Cox Planning & Building 
Standards Manager 

16 February 2022 

 

Approved by 

Name Designation Date 

Drew Leslie Senior Manager – 
Infrastructure  

16 February 2022 

 

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

Cllr Alasdair MacPherson 

 

Wards affected: Ward 7 Bannockburn 

Key Priorities: N/A 

Key Priority Considerations: N/A 

Stirling Plan Priority Outcomes: 

(Local Outcomes Improvement Plan) 

N/A 



 

Appendix 1 

Location of Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Reproduced by permission of Ordnance Survey on behalf of HMSO. © Crown copyright and database right 2022.  All rights 
reserved. Ordnance Survey Licence number 100020780 




