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Introduction

The following documents were issued for consultation in May 2006 and sent to the relevant
stakeholders, placed in local libraries and Council offices and on the Councils’ websites: -

e Third Alteration issues report - an overarching paper which discussed the need for the
Structure Plan review including the potential future housing growth options.

e Urban Capacity Study - this looked at the potential to accommodate future housing
development within existing towns and villages by identifying specific brownfield and infill
sites.

e Housing 2025 Research Topic Paper - this looked at population and household projections
to estimate the future additional housing land that may be required to meet the areas need to
2025.

e Topic papers on Environment, Economic Development, Shopping, Rural
Development, Minerals and Waste Management - this paper discussed these other issues
which the alteration will seek to address explaining the current context, the need for revision
and associated issues.

e SEA Scoping Paper - There is now a legal requirement to fully assess the Environmental
implications of any plan, policy or programme. Regulations set out the formal procedures
that should be adhered to as part of this statutory process including early consultation with
SEPA, SNH and Historic Scotland (referred to as the Consultation Authorities) regarding the
scope of the assessment. A scoping report was produced in this context and was submitted
to the Consultation Authorities. Part of this approach included the assessment of alternative
options.

All written responses made to Structure Plan Issues Stage have been summarised and are
contained within the first part of this report. A series of workshops with key community groups and
key organisations were held to help inform the Councils’ approach to the 3" Alteration to the
Structure Plan. These are also summarised within this report.

In order to update statistics on mineral working and resources, for the Background Report and to
inform consideration of policy changes, a questionnaire was issued to a small number of sand
and gravel extraction operators in the Plan Area. Only one response was received.

The comments received from this initial stage of consultation will inform the more detailed
research that the Councils have to carry out before coming to a decision. Further public
consultation will be carried out when a Consultative Draft Structure Plan Alteration is prepared in
February 2007.



Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator | Rep.No. Comments

Scottish Coal 3/1/1 The proposed Alteration to the SP to reflect, amongst other things, contemporary national policy, is welcomed. The
proposed fitting of emissions reduction equipment to Longannet power station - extending its life and creating a larger
demand for indigenous coal - should be considered material to coal supply policies in the area. The updated policy on
opencast coal working should reflect SPP16 — there is not a presumption against opencast coal extraction. The Councils
should engage with the Coal Authority and the industry to bring forward potential future coal working sites. The proposal to
bring forward the programming of the Castlebridge strategic employment site is welcomed and supported.

Scottish Coal 3/2/1 Principal concern is surface mining of coal and assimilation into plan of latest guidance in SPP16. Plan must have regard
to issues such as potential sterilisation of coal deposits by built development and identification of areas of search for
opencast coal. Reiterates that Longannet power station needs on-going coal supply and that ideally this should be locally
sourced. Further dialogue is sought on how policy on surface working of coal is to be expressed in the Plan. Scottish Coal
still working on consideration of whether there are workable coal deposits in E Stirling.

Drygrange 37/1/1 The Alteration should take cognisance of SPP15. A more balanced approach to rural development should be adopted. In

Estates particular new housing in the countryside should be favourably considered in the established gardens "once associated

(Agriculture & with a country/estate house" and in walled gardens. Such sites would enable "well designed small housing developments

Forestry) being located in appropriate countryside areas but well screened and within a good landscape setting".

Company Ltd

East 62/1/1 There is concern expressed that there is no reference in the Structure Plan to the proposed Regional Park in the Campsie

Dunbartonshire Fells. It is also believed that the Campsie fells could be managed and promoted in order to enhance their tourism and

Council recreational potential. Development in the village of Strathblane, and surrounding areas should be kept to a minimum so
that commuter traffic is not exacerbated. It is also the view that the current Green Belt policy for Strathblane should be
retained.

Falkirk Council 63/1/1 No comments to be made at present.

Broomridge 74/1/1 The projected 9% population increase should not be exceeded. Best use should be made of Brownfield and Windfall sites.

Community There are concerns regarding the proposed housing development on Weaver Row. Affordable housing should be

Council administered by Housing Associations and not financed by the ratepayer. It should be in the joint interest of both Councils

21/02/07

to reduce the uptake of Green Belt land.




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator

Rep.No.

Comments

Drymen
Community
Council

Dunblane
Community
Council

Kippen
Community
Council

21/02/07

84/1/1

85/1/1

93/1/1

It is inevitable that Stirling will grow. Recommends comparative trend and regression analyses. Inner city transport system
needs some radical changes. Scale of growth? - marginal under-supply (presumably of housing) is the prudent policy.
Appropriate distribution of 'cost segments' (presume house price bands) to avoid imbalance. Small scale settlement
expansions preferable if they can build on existing communities without creating social or economic strain. Increased
housing in the countryside is a useful concept in principle if infrastructure is adequate and nearby employment is available.
Larger scale settlement expansions are only worthwhile if there are suitable sites, enough employment opportunities and a
balanced in-migrating population. Rural Centres — Problems because new facilities such as Balfron high school and NHS
are inaccessible to non-car owners. Rural Villages - If there is adequate well-paid employment the need for low-cost
housing is reduced. There is too much concentration on housing rather than economic issues. Should not rely on private
sector to provide infrastructure. Some 'magnet projects' such as Aberfoyle wool centre have useful economic spin-offs;
similar smaller scale projects might assist other rural settlements. Mixed tenure housing sites should be identified but mix
has to be right. Rural settlements lack dedicated sites for small scale commercial and industrial uses, eg. office clusters
with common services, small workshop units etc. National Park - matter of degree. Developments that can create jobs and
economic gain without detriment to the 'natural attractions' are desirable, but large scale retail, sports, leisure and
entertainment centres should not be allowed in the Park.

Dunblane Community Council would be nervous about any relaxation of Greenbelt policy. In order to relieve pressure on
house prices Greenfield housing should be considered. There should be more emphasis on delivering more genuinely
affordable housing in Dunblane. The Barbush industrial estate should be protected from residential development. Dentist
and Doctors services should have more emphasis within the Structure Plan. Moderate growth in the Stirling area would be
welcomed.

Kippen Community Council found the rural issues workshop interesting although not surprisingly a large part of the
discussion focused on the National Park. The Community Council does not meet in July or August so these views do not
necessarily reflect all of the Council. Concern was expressed that expansion of rural villages should be mixed tenure with
consideration being given to the necessary infrastructure. Any revision of Greenbelts should be approached with caution
as the whole character of a rural village could be altered with unsympathetic expansion.




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator | Rep.No.

Comments

Loch Lomond & 144/1/1
The Trossachs
National Park

21/02/07

Given the impending changes to the Development Plan System the Alteration will have a relatively short period of
influence on local planning. The Park have a timetable for a Local Development Plan with a consultation draft early 2008.
It will be important to secure an approach in the alteration which enables appropriate flexibility for the Park to develop its
own strategic approach. Some of the Parks policy stance is established through the Park Plan and the Structure Plan
alteration should avoid conflict with these. For instance the Park plan sets out the Parks approach to renewables and
minerals which differ from that of the Structure Plan. To address these issues the Park should be identified as a separate
planning area recognising the different planning context which applies. This approach will enable the Structure Plan to
continue to apply across the whole area whilst recognising that variations in approach will exist. This is a similar approach
to that taken in the Argyll and Bute Structure Plan. To examine and amend every topic area to reflect the stance of the
National Park would be onerous and unjustified given the short shelf life of the Plan. There may be some difficulties in this
approach , for instance if the Structure Plan review were to adopt a different stance conflicting with detailed policies in
Alteration 1B. The implications for development control would have to be further considered.

In terms of the locational strategy paragraph 2.5.6 should be amended to reflect the role of the Park Plan and the future
National Park Local Plan. It should also explain that only certain policies will apply in the Park area. The Park should be
shown as a separate planning area in Figure 2.3 (although this may still show the rural villages and upland area). A
number of non contentious policies that would continue to apply are identified along with those where the approach should
be left to the National Park Development Plan. In the Environment chapter ENV1-3 (with removal of reference to
ENV4),ENV5, ENVP3, ENV6-9 could continue to apply but ENV4,7,10,11, 12-17 would not. In the jobs and homes chapter
policies ED1,2,S2.H1,H2, HP2 and H3 would apply but ED3,4,S3 and 4, S5, T1, H4-H6 would not. In the community
infrastructure chapter TR1,2 and INF1 would apply but SR 1 would not.

In terms of the housing land allocation the 2004 projections would not require additional land. It is understood the Council
may still wish to promote some growth. This presents a different scenario which would require to be clarified before
responding formally. In principle the National Park can provide a share of the new housing land requirement as new
housing will be required. The future Development Plan for the Park will identify where new housing is required informed by
work to be undertaken this year on housing needs and where there may be a case for attracting new people into certain
communities. At present it is not possible to say what this figure will be but a 10% share of a figure in the order of 1000 up
to 2025 appears realistic. The Structure Plan would need to explain that the National Park share would be informed by the
work being conducted on housing needs.




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator | Rep.No.

Comments

Rural Stirling 156/1/1
Housing
Association

Bett Homes 174/1/1

21/02/07

The relatively healthy 10 - 12 year housing land supply conceals a significant level of unmet demand for affordable and
particular needs housing. RSHA waiting list has risen from 509 to 820 in 2005-06. Hopefully LHS, Community Care
Housing Needs Study and Nat. Park housing needs assessment will give a clearer picture. Insufficient regard is had to
rural housing needs. Here land supply is very constrained. Sustainability of communities requires that low - and average -
income people can continue to live in them. There may be merit in identifying another ‘rural centre' for concentrated
development. For rural villages, existing policy is not working. Mixed tenure sites could be considered on a limited basis,
with affordable housing (meaning rented) still being the primary purpose. Cautious response to SPP15 is understood, but
there may be some prospect of delivering affordable housing outwith existing settlements. Further involvement of 'key
players' is needed to explore delivery mechanisms for affordable rural housing.

Support and endorse the representations made by Homes for Scotland. Welcome the aim of the Issues Paper to support
growth. Support continuing importance of the Hillfoots corridor as an area of search for housing. This will allow Betts to
continue their investment in this area. Support diversion of some of the pressure for growth from Stirling to
Clackmannanshire. This will allow more rural settlements to benefit from planned growth. It should however be noted that
a policy of restraint in Stirling will drive up house prices and reduce housing choice. The Plan should fully reflect and
respond to the issue of market demand making provision in a range and choice of locations. Over reliance on urban
capacity sites is a high risk strategy as not all of these sites may come forward. The method for assessing the sites is
unclear. Concerned about the deliverability of small sites. We would request that the likelihood of such sites coming
forward is clarified. The Structure Plan in light of SPP21 should adopt a flexible approach to Green belts and countryside.
There is a significant amount of land currently allocated as Green belt which can provide a sustainable location for
housing. Such sites may be the most sustainable in terms of the SEA process. We would therefore promote a review of
Green Belt boundaries to identify the potential for long term growth areas. SPP7 on flooding highlights that land raising
may be acceptable as part of a planned long term strategy in a structure plan context. Would wish to comment on further
research proposed on the need for affordable housing in Stirling. In strategic terms it is important that sufficient land is set
aside for affordable housing. Without a supply of suitable land affordable housing aspirations are unlikely to be delivered.
The Plan must provide sufficient flexibility for additional greenfield land release to be brought forward early particularly in
Stirling. Bett Homes would wish to be fully involved in the alteration process.




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator

Rep.No.

Comments

Kippendavie
Consortium

Tesco Stores
Ltd

21/02/07

184/1/1

201/1/1

A strategic case for Dunblane is promoted as the existing Structure Plan led to only 50 houses being allocated through the
first Local Plan alteration. At the inquiry into the first alteration the Council accepted the potential of some of the land at
Kippendavie and that the release of further land should await a future review of the Structure Plan. The updated Structure
Plan is required through Scottish Planning Policy to address the need for affordable housing. Dunblane is identified as
having a shortfall in this context. As a minimum the Council has to address the 12 year land supply from 2008 and
potentially the 20 year time frame. A table is included comparing the 2002 and 1996 household projections pointing to the
scale of increase that the review will need to address. It is reasonable to expect Towns such as Dunblane to address
some of this increase and to meet the established backlog in housing needs. Sufficient time has passed since the
significant allocations of the previous Structure Plan to justify the release of further land. A strategic requirement identified
for Stirling North will necessitate release of further land in Dunblane as the capacity of Bridge of Allan is constrained.
Development on the Kippendavie Estate could take place without adversely affecting the towns setting. It could deliver 500
houses with 25% affordable housing, a single stream primary school with community facilities, a site for an enlarged health
centre, a relocated Tesco and pedestrian linkage into the town generating a number of benefits for Dunblane and relieving
town centre traffic congestion. There are no specific policy designations which constrain development in this locality.
Detailed site appraisal information is submitted to demonstrate the suitability of the Kippendavie land.

Support for Option 3 in Shopping Topic Paper - 'Meet all Projected Needs' as growth in expenditure generally runs ahead
of increases in floorspace. Options 1 and 2 are not practical propositions and would be likely to result in the Structure Plan
area failing to attract important retail investment. Structure Plan should place greater emphasis on the importance of
ensuring continued investment to enhance or replace existing retail facilities in order to provide centres and stores better
suited to modern requirements and more capable of meeting the needs of communities. Replacement superstores in or
adjacent to the city centre will function as part of and supportive of the city centre and ought to be designed to modern
standards containing space for the sale of both convenience and comparison goods otherwise trade will 'leak’ out of the
area.




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator | Rep.No.

Comments

Taylor Woodrow 209/1/1

VICO Properties 213/1/1
(Scotland) Ltd

21/02/07

The most up to date projections should be used as a starting point. Need does not cover choice or other factors in the
housing market such as infrastructure delivery and affordable housing. An assessment of housing demand and the
potential for inward migration should be undertaken. The revised PAN 38 supports consideration of economic
development or market conditions. The Structure Plan does not address the requirements of SPP3, SPP17 and SPP21.
An end date of 2028 should be adopted and the need for full replacement of the Plan should be considered.

The Urban Capacity study approach is welcomed but SPP3 requires such sites be used as flexibility rather than the
principle allocations. To suggest that such a high proportion will contribute to the land supply is not logical. The scale of
these sites is not viable in terms of the delivery of planning gain required to deliver sustainable communities. Allocation of
more land will assist in the delivery of affordable, well designed and sustainable new communities. Taylor Woodrow is
confident completions of between 1250 and 1400 completions per year could be sustained. Stirling and Clackmannanshire
are well placed to attract growth in a similar fashion to Falkirk and Fife. Growth fits with the national agenda of increasing
population and reducing the average age. If growth is to be accommodated then a full landscape, visual, environmental
impact analysis should be undertaken. A mix between concentration and dispersal is likely to best meet requirements. The
Glasgow and Clyde Valley Structure Plan provides a good example of this approach identifying growth areas along with
smaller greenfield land releases and urban capacity to meet any shortfall. The most suitable locations should be chosen,
for example Cambusbarron to the West, Dunblane to the North and West Sauchenford to the East. Stirling and
Clackmannanshire should be identified as separate market areas. The Clackmannanshire housing land supply is
considered to lack effectiveness and should be rethought focusing on areas with a rail link and good communications.
The ability of Dollar to meet demand for executive housing should also be considered.

For the rural area some private housing should be allowed in newly defined rural centres and in the National Park. A full
review of housing needs in Stirling should be carried out to establish how much affordable housing is required and how
much private sector housing is required to deliver it. The current methodology does not provide enough linkages between
the assessed housing need and a spatial development strategy. Affordable housing should be provided where the need is
identified (PAN 74).

Retail capacity exists in Stirling particularly given the removal of major retailing at Forthside (Proposal SP2 requires
alteration). Limited availability of suitable sites for retail development within Stirling city centre, additional edge of centre
sites require to be identified to reduce expenditure leakage. More flexible policies are required with Edge of Centre
locations playing a key role in addressing both quantitative and qualitative deficiencies in retail provision and providing
sites for retailers who are otherwise unable to move to Stirling. Currently pursuing an edge of centre site for retailing.




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator | Rep.No.

Comments

Myra Allan 225/1/1
Composite 241/1/1
Energy

Sears Property |245/1/1
Group Ltd

21/02/07

The potential shortfall of 1327 dwellings should be met by releasing a number of sites. Fallin and Cowie are better placed
than Plean, which is too close to Durieshill. Bandeath Farm was assessed favourably by the Durieshill Reporter compared
to other sites. Although the site's capacity has not been evaluated it could reach the 500 units required to provide a
primary school. The SP review is supported and the Council should adopt a strategy of greenfield additions to the eastern
villages, particularly Fallin.

Company holds DTI exploration and development licence for extraction of coal bed methane over Plan area and
neighbouring areas. Minerals section of Alteration should recognise the natural gas resource in deep lying coal strata and
Policy should support extraction and distribution, subject to avoidance of adverse environmental impacts.

The approach to meeting some of Stirling's housing needs in Clackmannanshire is flawed and contrary to SPP3 which
states that requirements should be met within the Housing Market Area (HMA). The analysis of migration does not include
information on flows from Stirling to Clackmannanshire. A restrained approach in Stirling with growth in Clackmannanshire
is not sustainable. Stirling is avoiding the need to plan for growth in its administrative area. The concept of a shared HMA
is flawed in seeking to deliver affordable housing outwith the area in which the need originates, contrary to PAN 74.
Diverting requirements to Clackmannanshire will lead to less sustainable patterns of travel contrary to SPP17 and PAN75.

Reliance on urban capacity sites is questioned. The critical issue will be the effectiveness of this supply. The sources of
this supply need to be detailed on a settlement basis. The Plan needs to account for SPP21 on Green belts. Green Belts
should be reviewed and there is a need to ensure that the inner boundary is not drawn to tightly. This will require
adjustment of the settlement strategy. The thresholds for delivery of Infrastructure are to low and the lead in times for such
delivery are long. this should be factored into the Structure Plan. The land requirement should be reconsidered placing
less reliance on urban capacity sites or on moving people currently resident in Stirling into Clackmannanshire. A restrained
approach on environmental grounds is not justified given that the recent Inquiry demonstrated there are a number of sites
suitable for development including Pleanbank farm. A more realistic and flexible strategy is required identifying further
growth in East Stirling, recognising the potential of Pleanbank farm.




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator | Rep.No.

Comments

Warren 265/1/1
Consultants

Taylor Woodrow 280/1/1

21/02/07

There is no mention of the housing pressures being placed on rural villages such as Drymen, Balfron, Kilearn and Fintry.
More housing land should be made available in rural areas to cope with these pressures. Housing pressures in the
Southwest region should be recognised in order to meet local housing needs. A more flexible and innovative approach to
affordable housing supply is needed, especially in rural areas. Allowing private landlords to deliver affordable housing
could be a possibility for meeting the shortfall. There is concern that the shortfall in residential land in Stirling will be met in
the Clackmannanshire area, thus doing little to alleviate housing pressure in the West.

The issues paper focuses on quantitative issues. Full consideration of a spatial strategy should follow in the coming
months. In setting a new agenda for Stirling a starting point should be to "Grow the City". Unclear as to whether any of the
options address this in any real sense. Question the change in approach towards a shared housing market area. There
has been no assessment of the deliverability of the urban capacity sites. A higher growth projection might address issues
relating to higher growth rates being achieved in Falkirk, Fife and West Lothian. The assessment presented in the Issues
paper is not informed by any qualitative assessment and Taylor Woodrow would wish to discuss how this will be
addressed, along with the growth or no growth choices and a review of anticipated completions. Further analysis of
sasines returns should also be undertaken to inform the final assessment of housing needs highlighting where specific
shortages may exist. Wish to consider a Housing Choices review to seek to determine what the forces for change might
be. Need to avoid overdependence on meeting Stirling's housing needs in Clackmannanshire if the requirements of SPP3
are to be met. Need to consider the quantification of mobile demand.

In terms of the various options Option 1 raises delivery issues and both options 1 and 2 place over reliance on untested
urban capacity sites. Option 3 places heavy reliance on Clackmannanshire. Option 4 implies that some 2000 of Stirling's
Housing Needs would be met in Clackmannanshire. The potential for this area to absorb this level of growth and the lead
in times for infrastructure provision are questioned. Option 5 where each Council meets its own needs better reflects SPP3
and should not be discounted. Suggest Clackmannanshire could still promote growth for regeneration in a similar fashion
to Falkirk. The council should be adopting a more proactive review of Green Belt and other designations looking at
capacity to absorb growth in the long term.

Options for strategic development are identified at Cambusbarron. Work is currently being undertaken on options for
addressing schools capacity issues. It is unfortunate that the recent Schools PPP approach has not addressed issues of
future capacity but work has been commissioned by our clients to address these issues and a comprehensive submission
on this will be made to Stirling council in due course. It is imagined that the Council will be reluctant to consider a further
major growth area and that small scale growth will not deliver the required infrastructure. The specific option at
Cambusbarron identified in three parcels could deliver up to 400 units, a primary school, community centre and other
ancillary facilities. This option would be deliverable and could be taken forward with considerable certainty through the
forthcoming strategic options exercise. A separate document "Analysis and Development Option” was submitted in May
2006 outlinina the location of these proposals.

10




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator

Rep.No.

Comments

Walker Group

Walker Group

21/02/07

281/1/1

281/1/1

Question the evidence to support such a substantial increase in reliance on urban capacity (windfall) sites. This ignores
the need to provide for a range and choice of housing quality, particularly in Clackmannanshire. A suitable safety net
would be required should these sites fail to deliver. The windfall figure for Clackmannanshire has increased from 285 units
to over 2000. No account is taken of demand. Option 4 is supported as it plans for the whole requirement and allows for
additional growth in Clacks east which is undoubtedly a key strategic location.

While the Walker Group is fully committed to providing an appropriate level of employment land within the MGA (in
accordance with development plan policy), it would question whether this is supported by the current development plan
policy context. The Stirling Business Space Strategy suggests that there is an urgent need to identify new future high
quality employment land and locations in Stirling, which may have to include greenfield sites in order to meet anticipated
future demand and current demonstrable land for owner occupied business space. Although it is entirely proper for the
Structure Plan to address this, the study does not recommend a specific requirement for 10 ha of employment land within
the MGA as set out and supported in the development plan as it currently stands. Walker Group cannot be expected to
accommodate additional strategic employment land requirements that have arisen from new survey and analysis work
carried out when the previous structure and local plans were promoted.

Approved Structure Plan Proposal EDP2: New Strategic Employment Sites makes provision for new sites in a number of
areas including Bannockburn Interchange / Corbiewood area — there is no clear suggestion that this should be interpreted
to refer to the MGA. In Proposal HP3 there also is no absolute requirement that the MGA needs to include strategic
employment land, as accessibility to a strategic site is an alternative option ie. Bannockburn Interchange / Corbiewood.

The first Alteration to the Stirling Council Local Plan principally updated policies and proposals for new housing and
employment land. While there is reference to scope for strategic employment development at Corbiewood, there is nothing
in the policy to suggest that there should be a strategic employment element at the proposed MGA.

Alteration 2 to the Stirling Council Local Plan relating to the MGA is at an advanced stage and it will therefore be important
that the policies contained therein are fully enshrined within the emerging Structure Plan policy. To do otherwise would be
to ignore the primacy of the development plan enshrined in Scottish Executive planning policy. Within Alteration 2, the key
principles of the proposed MGA confirm that there should be an optimisation of employment opportunities “for everyone in
the village and neighbouring communities”. There is no suggestion that these employment opportunities should be at a
strategic scale. Although Policy MGH3 requires a mix of employment opportunities, and where demand is demonstrated, a
serviced business park, there is no cross-reference to the other development plan policies on strategic employment land
requirements. The village schematic within the Design Guidelines document does not specifically set aside an area for
employment uses. Any new requirement for a strategic employment land allocation within this location will need to be the
subject of an exercise to identify a suitable extension to the MGA or an alternative site — this stance should be reflected in
the Structure Plan Alteration.

11




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator

Rep.No.

Comments

Walker Group

21/02/07

281/1/1

In terms of retailing welcome the recognised need for additional capacity. This capacity should be utilised to support the
development of the MGA and in turn enhance accessibility to convenience shopping for residents in Plean, Cowie and
Bannockburn. The proposed new village centre within the MGA should be afforded ‘town centre’ status and be fully
incorporated into the network of centres that is required to be identified by SPP8 and emerging Structure Plan policy. This
would then convey policy support for the safeguarding of the village centre and in appropriate circumstances its further
development.

The provision for a new local supermarket within the MGA (up to 2,500 sq.m) was not included within the Stirling Retail
Capacity Study’s assessment of potentially available convenience floorspace. For the period 2010-2015 additional spare
convenience capacity is identified and a new supermarket (c.4000 sg.m) in the Bannockburn area, also to serve the MGA,
is suggested. Although the study states that a location close to A91 would allow good accessibility, it ignores the fact that
a location close to the A91 would not be within or adjacent to Bannockburn Village Centre. It is essential that the proposed
MGA village centre allocation is safeguarded from competition from locations with less planning merit - in locational terms,
a new store at Durieshill is preferred in terms of SPP8. The new Structure Plan should acknowledge the 2,500 sq.m
allocation within the MGA as both a new centre and revise the capacity assessment accordingly - a new store of 4,000
sq.m at Bannockburn can no longer be justified in capacity terms given the development plan support for the MGA. A
minimum 2,500 sqg.m allocation will be the minimum size of new store required to attract operator interest and most
operators would currently prefer stores of a larger size even where these are seen as serving a local catchment.

Clarity is also sought on whether the ‘up to 2,500 sg.m’ floorspace supermarket allocation at the MGA is net or gross. If it
follows Policy S4 of the Structure Plan it can be regarded as a net figure.

12




Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator

Rep.No.

Comments

LXB Properties

21/02/07

318/1/1

Stirling City Centre should maintain and enhance its role as a regional retail centre while Alloa should be the focus of
providing sub-regional support to alleviate infrastructure strain caused due to popularity of Stirling as a retail destination.
Stirling must be able to provide modern retailing with the type of space retailers require. Edge of centre locations useful to
cater for such demand however would strain transport infrastructure. Do not see any reason for expanding the Stirling City
Centre boundary. Greater emphasis therefore on out of centre locations rather than edge of centre.

A more holistic approach to redevelopment required in Alloa which links convenience retailing with core shopping.

Raploch is not a viable retail location for any of the current retailers who would be seeking space and would require
significant improvements before a sufficient critical mass of retailers would be prepared to consider it as a location. The
focus of future out of town retailing should be focused on Springkerse. A 'drip' feed of allocation may be the best policy to
avoid short-term over-supply. SP needs to consider accommodating specific tenants at Springkerse as special
dispensations by issuing personal consents or ensuring dual representation to prevent leakage.

Stirling and Alloa are not suffering as a result of the out of town competition at Sterling Mills and Village. Alloa's decline as
a retail location is a result of a lack of flexible good quality and attractive retail space which is something Stirling has
always been able to offer. Alloa requires considerable re-planning as a town centre and there should be greater emphasis
on repositioning of the centre and boundaries redrawn thereafter.

The existing retail hierarchy does not require to be altered. Problems in planning long-term for retail - such ‘crystal ball
glazing' may prove very inflexible for emerging forms of retail - suggest planning for growth should be left sufficiently open
to embrace the ideas of future retailing formats.

Retain existing shopping hierarchy and sequential approach however this statement should be held hand in hand with the
statement that no additional retailing beyond that which is planned for should be allowed. The constrained approach based
upon the existing hierarchy will not be interpreted sufficiently enough to allow flexibility for developers to meet the needs of
the retailer at a given point of time. Suggest identify projected future retail need accompanied by improved retail
distribution and such need to have flexibility attached to it. Suspect options 3 and 4 with addition of the word "flexibility"
would prove to be the hybrid which you proposed at option 5.

Desirable for promotion of appropriate shopping centres in rural area with specific attention to their role and function
however reservations as to how rural centres could be sufficiently maintained over the long-term in today's retail
environment. Certain centres survive because of local loyalty to certain brands eg. Co-op. With the emergence of large
unit convenience retailing these centres will continue to suffer and the impact will be felt at local level when the time
comes for such local shops are no longer able to function profitably.
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Commentator

Rep.No.

Comments

Caroline
Paterson

Mactaggart &
Mickel Ltd

KW Properties

21/02/07

335/1/1

399/1/1

404/1/1

Consider that the Carse at the foot of the Ochils around Manor Powis should be designated as Green Belt. This was
supported through the Local Plan Second Alteration and we are greatly concerned that this area should be protected. | am
currently working to protect this area from Pylons which have landscape and health impacts but the effects of other
developments would also be significant and long lasting. | would therefore urge the Council to seriously reconsider the
Green belt designation for these fields in the forthcoming Structure Plan Review.

Agree that in planning large scale new housing affordable housing should be an objective irrespective of the numerical
need for new housing. It would be wrong to suggest that some of the housing need might be met in Clackmannanshire.
Areas such as Dunblane should be targeted where demand for housing and affordable housing is high. It is important that
larger schemes should include a significant proportion of affordable housing as in Edinburgh. Reference is made to a
Manchester study (1973) which included a quantitative and qualitative analysis of new housing requirements. PAN 38
requires marketing to be taken into account but there is little evidence of this. Planning is for people and providing a range
and choice is important. Agree it is important to prioritise sustainable development and this should take account of SPP21
to consider the most sustainable long term pattern of growth.

Support for approach and findings of background reports. Considers requirements for additional economic, retail and
housing land are addressed through Alteration process as this is the first alteration to the Structure Plan that has allowed
for a review of these land use requirements beyond the current plan period. Also important that the review considers the
implications of accommodating these uses and existing Green Belt designations.
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Clackmannanshire and Stirling Structure Plan 3™ Alteration — Comments at Issues Stage

Commentator

Rep.No.

Comments

LXB Properties

21/02/07

318/1/1

Stirling City Centre should maintain and enhance its role as a regional retail centre while Alloa should be the focus of
providing sub-regional support to alleviate infrastructure strain caused due to popularity of Stirling as a retail destination.
Stirling must be able to provide modern retailing with the type of space retailers require. Edge of centre locations useful to
cater for such demand however would strain transport infrastructure. Do not see any reason for expanding the Stirling City
Centre boundary. Greater emphasis therefore on out of centre locations rather than edge of centre.

A more holistic approach to redevelopment required in Alloa which links convenience retailing with core shopping.

Raploch is not a viable retail location for any of the current retailers who would be seeking space and would require
significant improvements before a sufficient critical mass of retailers would be prepared to consider it as a location. The
focus of future out of town retailing should be focused on Springkerse. A 'drip' feed of allocation may be the best policy to
avoid short-term over-supply. SP needs to consider accommodating specific tenants at Springkerse as special
dispensations by issuing personal consents or ensuring dual representation to prevent leakage.

Stirling and Alloa are not suffering as a result of the out of town competition at Sterling Mills and Village. Alloa's decline as
a retail location is a result of a lack of flexible good quality and attractive retail space which is something Stirling has
always been able to offer. Alloa requires considerable re-planning as a town centre and there should be greater emphasis
on repositioning of the centre and boundaries redrawn thereafter.

The existing retail hierarchy does not require to be altered. Problems in planning long-term for retail - such ‘crystal ball
glazing' may prove very inflexible for emerging forms of retail - suggest planning for growth should be left sufficiently open
to embrace the ideas of future retailing formats.

Retain existing shopping hierarchy and sequential approach however this statement should be held hand in hand with the
statement that no additional retailing beyond that which is planned for should be allowed. The constrained approach based
upon the existing hierarchy will not be interpreted sufficiently enough to allow flexibility for developers to meet the needs of
the retailer at a given point of time. Suggest identify projected future retail need accompanied by improved retail
distribution and such need to have flexibility attached to it. Suspect options 3 and 4 with addition of the word ‘flexibility"
would prove to be the hybrid which you proposed at option 5.

Desirable for promotion of appropriate shopping centres in rural area with specific attention to their role and function
however reservations as to how rural centres could be sufficiently maintained over the long-term in today's retail
environment. Certain centres survive because of local loyalty to certain brands eg. Co-op. With the emergence of large
unit convenience retailing these centres will continue to suffer and the impact will be felt at local level when the time
comes for such local shops are no longer able to function profitably.
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