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1.  INTRODUCTION

1.1 In December 2004, the Council approved a Development Framework for the
Former RSNH Site, Larbert. The Development Framework was prepared in
response to the choice of the RSNH site as the location for the new Forth Valley
Acute Hospital (FVAH). It sought not only to provide guidance for the new
hospital, but also to outline requirements for the future use, management and
maintenance of the wider estate including safeguarding and promoting new uses
for the Category B listed Larbert House, stables and walled garden.

1.2 The Development Framework required the preparation of a masterplan for the
site, which would provide further detail on how the site would be developed, and
a management framework which would outline management proposals for the
estate, and identify mechanisms and responsibilities for implementation and long-
term maintenance.

1.3 In March 2007, detailed planning permission was granted for the FVAH, and the
construction of the hospital is now well advanced, with the first phase due to
open in May 2010. The associated Section 75 Agreement reinforced the
Development Framework by requiring NHS Forth Valley to submit a masterplan
and  management  framework  for  the  residual  RSNH  estate  to  the  Council  for
approval, and thereafter to implement it. No development within the residual
estate is permitted in advance of the Council’s approval of the masterplan.

1.4 NHS Forth Valley have now formally submitted the RSNH Masterplan and
Management Framework (hereafter referred to as the Masterplan) to the Council
for approval, following an extensive period of discussion on its scope and
content  with  Council  officers.  This  report  summarises  the  document  and  seeks
authority for its referral to Policy & Resources Committee for formal approval.
The Masterplan is appended to the report.
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2. EXTENT OF MASTERPLAN

2.1 The residual estate covered by the masterplan is defined in the Section 75
Agreement, and is identified on page 1 of the document. It consists of the RSNH
Estate, excluding the hospital site and the agricultural fields to the east, south and
north. The main components of the area are :

the western woodland;
Larbert House, stables, walled garden and the core parkland;
the loch; and
residual areas of largely brownfield land immediately to the south of Old
Denny Road.

3. APPRAISAL AND ISSUES

3.1 The Masterplan contains an appraisal of the estate and the management issues
facing it.

3.2 The estate comprises the 19th century designed landscape associated with Larbert
House. This includes amenity parkland, extensive policy woodland and the loch.
The landscape, particularly the woodland, has been much modified over the
intervening years. Whilst the trees and woodland are significant landscape and
biodiversity features, their condition is generally poor due to lack of management
over a number of years. Their amenity and habitat value is limited due to
colonisation by invasive species such as rhododendron giving rise to limited
natural regeneration and species diversity. The loch is an integral part of the
designed landscape and is of high local habitat value but is also in need of
management intervention.

3.3 The estate is identified as a regional level open space in the Council’s draft Open
Space Strategy, providing access to an extensive area of natural/semi-natural
greenspace for residents in Larbert. The network of paths within the estate is
used extensively for informal recreation. Although identified as being a of ‘good’
quality,  the  Open  Space  Strategy  indicates  that  the  area  is  not  achieving  its
potential and requires improvement. Recreational demand is likely to increase
with the opening of the hospital due to potential use by staff and visitors.

3.4 The Category B listed buildings within the residual estate comprise Larbert
House,  the stable block and the walled garden.  Larbert  House was damaged by
fire in December 2006, losing its roof, floors and internal walls. The stable block
and walled garden are also in a state of disrepair.

3.5 Land immediately to the south of Old Denny Road divides into two areas. The
area to the west is currently occupied by the hospital contractor’s compound.
When vacated  it  will  be  available  for  development.  The  area  to  the  east,  which
was identified in the Development Framework as part of a potential Chapel Burn
flood prevention scheme, will now exclusively be used for flood protection for
the hospital.
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4. MASTERPLAN PROPOSALS

4.1 The key objectives of the RSNH Development Framework for the residual estate
were:

To secure the conservation, enhancement and management of the estate’s
natural heritage, whilst providing a valuable recreational asset for the local
community. The creation of a country park or community woodland, as an
integral part of the wider Falkirk Greenspace Initiative, was envisaged.

To secure the cultural heritage of the site, including the restoration and reuse
of the listed buildings. Acknowledging the viability issues associated with
such restoration, two areas of enabling development were identified adjacent
to the stable block and the walled garden.

To capitalise on additional business potential arising from the site’s
exceptional environment and location. Development sites were identified
adjacent to the core hospital site with potential for business development.

To secure a flood attenuation solution within the site to address downstream
flooding problems associated with the Chapel Burn.

4.2 The following sections indicate how the Masterplan has sought to meet these
objectives.

Estate Management

4.3 In line with the Development Framework, the Masterplan proposes the
development of a Woodland Park, covering the core parkland, woodland and
loch  areas.  These  would  be  managed  for  biodiversity,  amenity  and  informal
recreation. The core parkland around Larbert House would be restored through
restocking and rhododendron clearance. The majority of the woodland areas
would be managed to progressively convert these to semi-natural deciduous
woodland by controlling invasive species, removing conifers and non-native
species, and appropriate restocking. The loch would be restored, with wet
woodland and damp meadow around its margins.

4.4 A path network would be provided with upgraded all-weather paths based
around the existing estate driveways, complemented by a network of paths within
the woodland areas.

4.5 The scope of the works shown in the Masterplan are indicative at this stage. It is
anticipated that more detailed management proposals would be brought forward,
following appropriate consultation, once it is clear which agency will be taking
the project forward.
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Listed Buildings and Associated Development Sites

4.6 The Masterplan proposes the restoration and conversion of Larbert House and
the stable block for residential use. Residential use is proposed within the
development sites identified in the Development Framework adjacent to the
stable block and to the west of the walled garden. Some development, arranged
around a landscaped open space, is also proposed within the walled garden itself.
Together this would form a compact residential development accessed from the
south. A design brief and indicative layout are included in the Masterplan to
provide guidance to prospective developers on the design principles to be
followed and the quality of development required.

Ancillary Business Opportunities

4.7 The scale of the hospital development footprint has meant that much of the land
which the Development Framework envisaged as being available for ancillary
business development has had to be incorporated into the hospital site. The area
currently occupied by the contractor’s compound (identified as site 2b in the
Masterplan) is the only residual area capable of accommodating additional
business development. The Masterplan indicates that this will be retained by
NHS Forth Valley for future hospital related development.

Flood Attenuation Area

4.8 The Development Framework safeguarded an area of land to the north of the
hospital for the provision of a flood prevention scheme for the Chapel Burn
(identified as site 2a in the Masterplan). However, the Masterplan reflects the
more recent view that this area will provide flood storage for the hospital alone
and that additional flood attenuation capacity associated with the wider Chapel
Burn scheme would be provided to the north of Old Denny Road.

5. DELIVERY MECHANISMS

Estate Management

5.1 Implementation of the Woodland Park will require substantial capital and
revenue resources, and an appropriate vehicle to deliver the proposals to an
agreed timescale and to manage the area in the long-term.

5.2 The Masterplan considers various delivery models including: direct delivery by
NHS Forth Valley; a Trust such as Central Scotland Forest Trust, which would
be well placed to access grant funding; or the Council, which might be prepared
to  adopt  the  areas  on  payment  of  appropriate  sums  to  cover  future  capital  and
revenue  costs.  However,  recent  discussions  have  taken  place  with  the  Forestry
Commission who have expressed an interest in managing the estate, on the basis
that the project would fit well with the Woodlands In and Around Towns
(WIAT)  programme,  and  with  the  policy  objectives  as  stated  in  the  Scottish
Forestry Strategy. They are well equipped as an organisation to take it on. This is
currently the preferred option. Discussions between the various parties on the
terms of any such arrangement are ongoing.
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Listed Buildings and Development Sites

5.3 The restoration and conversion of the listed buildings and the associated enabling
development would be undertaken by a private developer. NHS Forth Valley
carried out a development appraisal which suggested that the development would
be viable, although this assessment was undertaken prior to the current economic
downturn. NHSFV intend to market the sites as a package in the near future.

6. OTHER ISSUES

Matters Raised by Former Environment & Heritage Committee

6.1 In April 2008, a progress report on the implementation of the Development
Framework was considered by the former Environment & Heritage Committee.
The report gave an indication of the options which were being considered in
preparing the Masterplan. The Committee raised two issues which officers were
specifically instructed to raise with NHS Forth Valley. These were:

Consideration of an urban park as part of the proposals for the residual
estate; and

Consideration of the inclusion of an affordable housing element within the
Larbert House development.

6.2 In relation to the urban park issue, NHS Forth Valley have indicated that they are
unable to support the provision of such a facility as it would involve land that the
Board had committed to sell to the tenant farmer. An urban park would comprise
playing pitches, play facilities, changing facilities and parking which would require
land within the eastern and southern pastures. These areas are no longer part of
the residual estate, and so the inclusion of a larger, more intensive recreational
facility would not be an option unless the land was re-acquired from the farmer.
For  this  reason  also,  the  replacement  pitch  which  is  required  by  the  Section  75
Agreement (to compensate for the loss of a pitch through the hospital
development) will not be provided within the residual estate. Instead, NHS Forth
Valley will contribute £100,000 to the provision or upgrading of pitches
elsewhere.

6.3 In relation to the affordable housing issue, NHS Forth Valley consider that the
costs associated with the restoration of Larbert House are such that an affordable
housing element is unlikely to be financially viable, particularly in the current
economic climate.

6.4 At a separate meeting in June 2008, the Environment & Heritage Committee
raised  the  further  issue  of  the  potential  for  allotments  within  the  RSNH estate.
Allotments have not been included specifically as a proposal within the
Masterplan, although NHS Forth Valley have indicated a willingness to consider
the issue further.
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 7. CONCLUSION

7.1 The RSNH residual estate is an important but neglected community asset, which
has the potential to complement and provide an attractive setting for the new
Forth Valley Acute Hospital. In line with the RSNH Development Framework,
the RSNH Masterplan sets out proposals for the creation of a Woodland Park,
and the conversion and reuse of Larbert House and associated buildings in
conjunction with enabling development.

7.2 The Masterplan sets out options for the delivery of the Woodland Park, and
concludes that the Forestry Commission is the preferred option, subject to
further discussions and agreement between the relevant parties. The listed
buildings and development sites would be delivered by a private developer, and
will shortly be marketed by NHS Forth Valley.

8.  IMPLICATIONS

8.1 Policy. The RSNH Masterplan has been prepared to fulfil the requirements of the
RSNH  Development  Framework,  which  was  approved  by  the  Council  in
December 2004.

8.2 Legal. The RSNH Masterplan has also been prepared to fulfil the requirement of
Clauses 6.1.1 – 6.1.3 of the Section 75 Agreement associated with the planning
permission for the Forth Valley Acute Hospital

8.3 Financial.  The Council has no obligation to contribute financially to the future
management and maintenance of the RSNH residual estate, although there may
be opportunities, as a partner, to contribute from existing budgets.

8.4 Personnel. None.

9.  RECOMMENDATION

9.1  That Committee refers the RSNH Masterplan & Management Framework
to the Policy & Resources Committee for approval.

…………………………………………
Director of Development Services

Date: 9 November  2009

Contact Officer: Alistair Shaw (Development Plan Co-ordinator), ext 4739
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LIST OF BACKGROUND PAPERS

1. Development Framework for the Former RSNH site, Larbert. December 2004.

Any person wishing to inspect the background papers listed above should telephone
Falkirk 01324 504739 and ask for Alistair Shaw


