
   

CLACKMANNANSHIRE COUNCIL 

Report to Regulatory Committee on 11th December 2008 

Subject:  Planning Application: Alterations, Extension and Change of 
 Use of Former Caravan Site Manager's House to Licensed         
                  Restaurant and Shop at The Woods Caravan Park, Fishcross 
                  (Ref. 08/00320/FULL)                 

Applicant:  Hillfoot Homes Ltd, Hillfoot Farm, Dollar 

Prepared by:  Keith Johnstone, Principal Planner 

Ward: Clackmannanshire Central 3 

1.0 SUMMARY 

1.1. The proposal would involve the alteration and extension of the vacant former 
manager's house to create a restaurant and bar and the change of use of the 
house's garage to a shop to serve visitors to the caravan site at the Woods 
near Fishcross. 

1.2. Following an assessment of the relevant Development Plan policies, guidance 
in SPP15, the advice from consultees and the objections from neighbours, it is 
concluded that; 

 * the principle of providing this type of development at this location would 
  be supported by the Development Plan and in particular the policies 
  relating to tourism and development in the countryside.  There would 
  be a sufficiently strong locational justification given the development's 
  potential to enhance an existing successful visitor facility and increase 
  visitor spending and promote a wider spread of visitors in the area,  
  thereby enhancing the role of tourism in Clackmannanshire; 

 * the development would be compatible with adjoining land uses and  
  could operate without having an unacceptably detrimental impact on 
  the residential amenity of the nearby houses or the character of the  
  area, subject to the proposed conditions; 

 * the proposal could operate without resulting in any adverse impact on 
  road safety and would provide a positive economic use on an  
  underused part of the caravan site. 
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1.3 Given the strength of Development Plan support and the lack of any material 
 considerations that would outweigh this support, the application is 
 recommended for approval subject to the conditions set out in Section 2.0 
 below. 

2.0 RECOMMENDATION 

2.1. It is recommended that the application is APPROVED subject to the following 
conditions; 

1. Before any works start on site, samples of all external materials to be used on 
 the buildings and ground surfaces shall have been submitted to and approved 
 in writing by the Council, planning authority.  Thereafter the development shall 
 be completed in accordance with the approved details. 

2. Before any works start on site, protective fencing shall be erected around all 
 trees and hedges to be retained as part of the development.  This shall 
 include the trees to the north of the existing dwelling house and adjacent to 
 the public road as outlined in green on the approved site plan drawing unless 
 otherwise agreed in writing by the Council.  The fencing shall be erected in 
 accordance with BS5837 (2005), inspected and approved by a representative 
 of the Council and shall be retained in place for the duration of the 
 construction work on site. 

3. No trees, shrubs or hedges shall be lopped, topped, felled or removed within 
 or adjacent to the site at any time without the prior written approval of the 
 Council, or planning authority. 

4. Before any works start on site, a detailed plan at 1:200 scale shall have been 
 submitted to and approved in writing by the Council showing the 
 arrangements to ; 

a) define and delineate the existing bellmouth and junction onto the C110 
to create a 7.3 metre wide bellmouth with 11 metre entrance radii. 

b) define and maintain at all times in the future visibility splays of 2.5 
metres x 160 metres to the south and 2.5 metres x 120 metres to the 
north of the access onto the C110 public road.  Within these splays 
there shall be no obstruction to visibility over 1 metre in height above 
carriageway level. 

c) deter parking by vehicles in the vicinity of the junction of the access to 
the caravan site and the access to the houses at Diverswell Farm.   

 Thereafter, the approved details shall be completed prior to the 
 commencement of use of the dwelling house as a restaurant and the 
 arrangements for maintaining the visibility splay implemented 
 thereafter. 

 



   

5. Before any works start on site, details of a car parking monitoring plan for the 
 restaurant use shall have been submitted to and approved in writing by the 
 Council, as planning authority.  The monitoring plan shall include details of the 
 following; 

a) the arrangements to monitor the level of off-street parking demand 
generated by the restaurant facility and to analyse the adequacy of the 
parking spaces annotated on the approved Site Plan to accommodate 
the demand. 

b) the arrangements to submit information to the Council to allow it to 
consider and approve the results of the information produced by (a) 
above and details of the measures that shall be implemented by the 
developer to address any overspill parking outwith the site if deemed 
necessary by the Council.   

 Thereafter, the developer shall comply with the approved details while 
 the building is used as a restaurant. 

6. The restaurant/bar use hereby approved shall not commence until the car 
 parking and service spaces annotated on the approved Site Plan have been 
 completed. 

7. Before any works start on site, details of the following shall have been 
 submitted to and approved in writing by the Council; 

a) The location and any means of enclosure of the refuse/bin storage 
areas to serve the development. 

b) any means of enclosure proposed within or around the perimeter of the 
site. 

c) the design and location of any external lighting within the site or 
attached to buildings.  These shall be suitably shielded to minimise 
glare affecting drivers on the public road or the nearby residential 
properties. 

d) a detailed specification, produced by a suitably qualified person, for the 
ventilation system and any mechanical plant to be installed at the site.  
This shall include details of the location and appearance of any external 
plant/equipment, the anticipated noise output from the equipment and 
the fan location, type of filtration, flue termination point and efflux 
velocity of any ventilation system. 

e) a construction management plan for the site including details of the 
land to be used for temporary storage of construction materials, 
accommodation for operatives and parking for construction operatives 
and delivery vehicles and the arrangements to minimise the risk of 
environmental pollution. 



   

Thereafter, the development shall be completed in accordance with the 
approved details prior to the commencement of use of the building as a 
restaurant unless otherwise agreed in writing by the Council. 

8.  Before any works on site, revised details for the design of the wallhead 
  on the east elevation of the extension shall have been submitted to and 
  approved in writing by the Council, as planning authority.  The detail 
  shall complement the parapet detail above the extension on the south 
  facing elevation.  Thereafter, the development shall be completed in 
  accordance with the approved details. 

9.  The restaurant/bar building hereby approved shall be maintained and 
  operated so that, at all times, no amplified sound (including music,  
  speech and video/amusement games) is audible in nearby residential 
  properties. 

10.  The occupation of the residential accommodation within the extended 
  building shall be limited to someone employed full time in the running 
  of the  restaurant/bar business or the caravan site or a dependant of 
  such a person living with him or her. 

11.  Construction work shall take place, machinery shall be operated and 
  deliveries shall be received at the site only between 0800 - 1800 hours 
  Monday to Friday, 0800 - 1300 hours on Saturday and at no time on 
  Sunday or local bank holidays unless otherwise agreed in writing in  
  advance by the Council. 

Reasons 

1. In the interests of visual amenity. 

2. In the interests of visual amenity. 

3. To retain effective control over the development in the interests of residential 
and visual amenity. 

4. To consider these details yet to be submitted and in the interests of road 
safety. 

5. It is considered necessary, to monitor and review the demand for parking 
generated by the approved use in the interests of road safety and the 
amenity of the area. 

6. In the interests of road and pedestrian safety. 

7. In the interests of visual and residential amenity and to minimise the risk of 
environmental pollution. 

8. To consider these details yet to be submitted in the interests of visual 
amenity. 

9. To safeguard the residential amenity of adjacent residents. 



   

10. To ensure the residential accommodation is occupied by persons solely or 
mainly employed in the running of the business. 

11. To safeguard residential amenity, 

3.0 BACKGROUND TO THE PROPOSALS 

3.1. Planning permission is sought to alter and extend the former caravan site 
manager's house to create a licensed restaurant with ancillary residential 
accommodation for a manager of the premises at the Woods Caravan Site, 
Fishcross (see location plan).  The existing single garage at the site would be 
altered and converted for use as a shop to serve the Caravan Site facility. 

3.2. The existing building would be extended to the east and south which would 
approximately double the footprint of the existing building.  The extension 
would be flat roofed but would be designed with external finishes to 
complement the existing building.  A decked area would be created at the rear 
of the building within the former garden ground which would be used as a 
beer garden. 

3.3. The applicant has confirmed that the facility is intended to serve visitors to the 
caravan site and would extend and enhance the amenities available to visitors 
thereby increasing the potential customer base.  The applicant has been 
upgrading and extending the site following approval of planning permission in 
2004 and 2007 (Ref 04/00223/FULL and Ref 07/00338/FULL) and the facility 
has continued to flourish since they took over the site.  The applicant has 
provided the following indicators of this growth; 

• Occupation rates at the site have increased by almost 600% since 2004. 

• The number of visitor nights this season has reached 36,000 which is an 
increase of around 6500 on the corresponding figure in 2007. 

• Recognition as the third highest rated site in Scotland by readers of Practical 
Caravan Magazine. 

3.4 In 2007 planning permission was granted for a new manager's house on land 
within the caravan site to the west of the reception building (Ref 
07/00338/FULL).  Approval was also given to delete the occupancy condition 
attached to the permission for the original manager's house, since it had 
effectively become surplus to requirements when the new house was built.  A 
condition required the applicant to refurbish the exterior of the house to 
improve its appearance.  The applicant had intended to sell the house and 
invest the proceeds in the upgrading of the caravan site but has decided to 
use the building to enhance the existing facilities at the site. 

3.5 Although the restaurant would be part of the caravan site, 8 parking spaces 
would be provided within the site for staff and visitor parking.  The existing 
access roads serving the caravan site and the 4 houses to the North would be 
unchanged. 



   

4.0 CONSULTATIONS 

4.1. Roads and Transportation have no objection to the proposals and advise that 
the existing access from the public road into the caravan site be upgraded to 
meet the Council's Specification Standards in terms of the provision of a 
kerbed bellmouth entrance, provision of visibility splays at the junction and the 
provision of drainage on the private road to the rear to direct any surface 
water run-off away from the public road.    Comment: On balance, it is not 
considered that the frequency and character of the traffic generated by the 
development when compared with the traffic associated with the existing uses 
would sufficiently diminish the level of road safety at the junction with the 
public road to justify the scale and cost of all the recommended works.  
However the applicant would be required, by condition, to apply road 
markings at the junction and bellmouth and provide and maintain the 
recommended visibility splays.   

4.2. Environmental Health advise that details of the location and type of any 
ventilation system or other plant to be installed and the refuse storage 
arrangements should be submitted for approval to minimise the risk of noise 
or odour nuisance to the nearest residential properties.  They also highlight 
that a mine shaft is recorded in the vicinity of the site.  Comment: The detailed 
design and specification for any mechanical plant can be considered and 
approved through a planning condition.  Given the relationship between the 
building and the nearest houses  it is considered that any plant or refuse 
storage could be incorporated without creating any significant adverse impact 
although the details would have to be approved in advance.  The applicant 
has confirmed that they are aware of the ground conditions in the vicinity of 
the site and do not anticipate this would constrain the development.  This 
would be considered at the building warrant stage. 

4.3. SEPA has no objection to the proposal.  They advise that foul water discharge 
from the development would need to be authorised by them. 

5.0 REPRESENTATIONS 

5.1. A total of 6 neighbouring properties were notified of the application.  The 
application was also advertised in the local press as a "bad neighbour" 
development given the proposed use as a licensed premises. 

5.2. In response to the publicity, four letters of objection have been received from 
the following parties; 

a) Alan Menzies, Tulliallan Farms Ltd, Bankhead, Fishcross 

b) Mr and Mrs Quigley, 4 Diverswell Farm, Fishcross 

c) Mr and Mrs Wilson, 2 Diverswell Farm, Fishcross 



   

d) Mr & Mrs Monteith, 3 Diverswell Farm, Fishcross 
 
 

5.3 The main issues raised by these parties can be summarised as follows; 

a) the potential increase in risk to road and pedestrian safety at the site due to 
increased traffic and parking manoeuvres.  Comment: Given the facility is 
intended primarily to serve visitors to the caravan site the additional traffic 
generated would not be likely to result in significant increase in the risk to road 
or pedestrian safety compared with that associated with the lawful use of the 
caravan site subject to the proposed improvements required by the conditions. 

b) concern about noise and activity generated by the restaurant use including the 
beer garden.  The beer garden was also not mentioned in the Notice to 
Neighbours.  Comment:  The development is adjacent to the existing caravan 
site which already generates a level of activity in the area.  Subject to the prior 
approval of the details of the ventilation and other plant, it is considered that 
the use could operate without resulting in nuisance or a significant adverse 
impact on the existing standard of amenity enjoyed by the nearest houses.  
The site is separated from the houses by a bund and tree planting which 
would screen the development.  The beer garden would be ancillary to the 
restaurant facility and we are satisfied that publicity of the application has 
been carried out in accordance with the relevant regulatory requirements.  It is 
reasonable to assume that a restaurant/bar use would incorporate an outdoor 
area for customers.  This would also be regulated through the licensing 
regime. 

c) Inadequate details about refuse/bin storage.  Comment:  These details could 
be regulated by planning condition. 

d) The sale of alcohol would attract the wrong type of person to what is a quiet 
area.  Comment:   The proposed use is considered compatible with and will 
remain ancillary to the caravan site. The principle of allowing the sale of 
alcohol would be considered by the Licensing Board. 

e) Concern about possible odour nuisance from the restaurant.  Comment:  The 
provision of a suitably designed ventilation system could be regulated by a 
planning condition.  Environmental Health are satisfied that the use could be 
capable of operating without a significant risk of odour nuisance subject to this 
condition. 

f) The foul drainage system could not cope with the development.  Comment: 
The development would be served by a septic tank and the discharge of the 
system would be regulated by SEPA. 
 
 
 
 
 



   

 
 

g) the development would adversely affect the character of the area which 
existed when residents decided to buy the adjacent houses.  Comment:  The 
site is part of a commercial caravan site and comprises the former manager's 
house. The adjacent houses are accessed from the road serving the caravan 
site.  While the proposal would increase activity in this part of the caravan site, 
it is considered that this could be achieved without any significant adverse 
impact on residential amenity.  This impact has also to be balanced with the 
economic benefits associated with the expansion of facilities at the site. 

h) The applicant does not have the ability to operate the facility in a manner 
considerate to neighbours.  Comment:  This is not a material planning 
consideration. 

6.0 PLANNING CONSIDERATIONS 

6.1. The planning application must be determined in accordance with the terms of 
the Development Plan unless material considerations indicate otherwise.  Key 
issues relevant to the determination of the application can be summarised as 
follows; 

 (a) whether the principle of the development at this location accords with 
  the Development Plan and is acceptable; 

 (b) whether the siting and design and environmental impact of the  
  proposal would be acceptable and compatible with neighbouring land 
  uses having regard to relevant Development Plan policies and the  
  particular concerns raised by neighbouring residents; 

 (c) whether there are any other material considerations that would justify 
  withholding or granting permission. 

6.2 Principle of Development 

 In terms of (a) above, the key policy considerations are contained in Policies 
 ENV3 (Development in the Countrside), T1 (tourism) and ED4 (Rural 
 Development) of the Clackmannanshire and Stirling Structure Plan and 
 Policies EN18 (Development in the Countryside) and JOB12 (tourism) of the 
 Clackmannanshire Local Plan. 

 

6.3 In countryside areas Policies ENV3, ED4 and EN18 of the Development Plan 
 seek to restrict development to those which require a countryside location, 
 which could not readily be located in a built up area and which respect the 
 character of the surrounding countryside area.  The tourism policies provide 
 clear support for tourism development which contribute to the role and image 
 of Clackmannanshire as a tourist area and in particular where they increase 
 the length of people's stay, increase visitor spending or promote a wider 



   

 spread of visitors.  Policy JOB12  states that proposals for new tourism 
 development will be required to satisfy a sequential approach favouring town 
 centres, local centres and local plan sites before sites outwith settlement 
 boundaries.  However, as this is an enhancement of an existing tourist facility, 
 the sequential approach does not apply.  Consequently the concluding section 
 of the policy is applicable, where it indicates that there will be a presumption 
 in favour of proposals to expand or enhance existing visitor facilities. 

6.4 The proposal to convert and extend the former caravan site manager's house 
 to a restaurant and bar and create a shop is considered to satisfy the 
 Development Plan policy guidance above for the following reasons; 

 * the purpose of the development is to enhance the tourism facilities  
  available to visitors to the existing, caravan park and therefore there 
  would be a locational justification as supported by Policy JOB12 and 
  ENV3 and EN18; 

 * it is acknowledged that the facilities may also be used by local people 
  but the close physical relationship of the buildings to the caravan park 
  and the scale and success of the development of the caravan park  
  facility to date are sufficiently persuasive factors to conclude that the 
  proposal would be ancillary to the caravan site; 

 * the site comprises a previously developed but currently underused part 
  of the caravan site. The proposal would be complementary to the  
  caravan park use. 

 * the investment by the applicant in the caravan park to date has already 
  resulted in increased length of visitor stays, promoted a wider  
  spread of visitors and in all probability increased visitor spending in the 
  Council area.  The proposed development is considered to   
  complement and build on this trend at an existing visitor facility. 

 * the development would create additional employment equivalent to 2 
  full-time positions and four part-time positions. 

 * the siting and design would not adversely affect the existing character 
  of the area which would accord with Policy EN18; 

 * the residential accommodation for the restaurant building would both 
  be ancillary to the operation of facilities at the caravan   
  park.  This could be regulated by planning condition. 



   

6.5 Environmental and Visual Impacts 

 In terms of the issue in para 6.1(b) above, Local Plan Policy JOB4 (Bad 
Neighbour Locational Criteria) states that such uses will normally be directed 
to town centres but this is not a normal situation since it relates to the 
extension of an existing tourism facility in the countryside. Concerns have 
been raised by the occupants of the nearest houses to the site  about 
potential nuisance from noise, odour and activity.  Our response to these 
concerns is contained in Section 5.0 of the report. Following full consideration 
of the objections it is concluded that the proposal would not result in an 
adverse impact due to noise, odour or disturbance and would comply with 
Policy JOB4 having regard to the layout and juxtaposition between the 
buildings, the advice from Environmental Health, the controls available to 
regulate the impacts from mechanical plant and refuse storage using planning 
conditions and the established use of the site as a caravan park. 

6.6 The site is well screened by existing tree and shrub planting, most of which 
 would remain and the proposed development would not have a significant 
 adverse impact on the existing character of the area.  The applicant has 
 amended the design of the extension in response to advice from the Service 
 and it is considered that the proposal would achieve an acceptable standard 
 of design consistent with the guidance in Local Plan Policies EN11, EN18 and 
 JOB12 on this issue. 

6.7 Other Material Considerations 

 It is considered that there would not be any other material considerations that 
 would justify withholding permission.  The most significant issues have been 
 summarised below; 

 * the objections received from third parties have been addressed at  
  paragraph 6.5 above; 

 * the proposed parking and access arrangements are considered to be 
  acceptable subject to the relevant conditions set out in Section 2.0 of 
  this report.  The advice from the Roads and Transportation Unit has 
  been addressed in paragraph 4.1 above.  It is expected that the level of 
  parking demand generated by the restaurant would be relatively low 
  due to the use by visitors to the caravan site. However, Condition 5  
  would oblige the developer to monitor and review the arrangements for 
  parking at the site to allow the Council to monitor the impact. 

 * the applicant is aware of the advice received to the application relating 
  to foul drainage and ground conditions but neither of these issues  
  would justify withholding permission; 
 
 
 
 



   

 * although the advice in SPP15 Rural Development does not necessarily 
  depart from the Development Plan position of only supporting  
  developments that require a countryside location, it also indicates that 
  planning authorities should support the development of the tourism  
  industry; 

6.8 In summary, the proposed uses would be justified at this location having 
 regard to the relevant countryside and tourism policies in the Development 
 Plan and the nature and character of the application site.  Furthermore, the 
 proposal would meet the criteria set out in the Development Plan relating to 
 siting and design, environmental impact and access arrangements.  It is not 
 considered that there would be other material considerations that would 
 outweigh the level of Development Plan support for the proposal and the 
 application should be approved. 

7.0 SUSTAINABILITY IMPLICATIONS 

7.1. None  

8.0 FINANCIAL IMPLICATIONS 

8.1.  None 

8.2. Declarations 

(1) The recommendations contained within this report support or implement 
Corporate Priorities, Council Policies and/or the Community Plan: 

•      Corporate Priorities (Key Themes) (Please tick ) 

Achieving Potential       
Maximising Quality of Life       
Securing Prosperity       
Enhancing the Environment       
Maintaining an Effective Organisation      

• Council Policies  (Please detail) 

            None 

• Community Plan (Themes) (Please tick ) 

Community Safety            
Economic Development       
Environment and Sustainability       
Health Improvement       



   

(2) In adopting the recommendations contained in this report,    
the Council is acting within its legal powers. (Please tick ) 

(3) The full financial implications of the recommendations contained  
in this report are set out in the report.  This includes a reference 
to full life cycle costs where appropriate. (Please tick ) 

 

 

 

____________________________ 
Head of Development Services 
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Report to Regulatory Committee 

To accompany all Reports to Regulatory Committee 

To: Head of Administration And Legal Services 

Author: Keith Johnstone, Principal Planner Date: 26 November 2008 
Service: Development and Environmental Services   

Date of Meeting: 11th December, 2008   
Title of Report: Alterations, Extension and Change of Use of Former Caravan Site Manager's 

House to Licensed Restaurant  and Shop at The Woods Caravan Park, 
Fishcross (Ref: 08/00320/FULL) 

Recommendation that the attached report be: 

1. Given unrestricted circulation 9 (tick appropriate box) 

2. Taken in private   

By virtue of paragraph ____ of schedule 7A, Local Government (Scotland) Act 1973. 

Appendices attached to this report (if none, state “none”) 

1. None 
2.  
3.  
4.  

List of Background Papers (if none, state “none”) 
1. Clackmannanshire Local Plan and Clackmannanshire and Stirling Structure Plan 
2. SPP15 Planning for Rural Development 
3. Consultation replies 
4. Letters of Objection 
Note: All documents specified must be kept available by the author for public inspection for four 
years from the date of the meeting at which the report is considered. 
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