L

T

b el L

0.

Note. The planning authority will make a copy of the notice of review, the review documents and any notice of the
procedure of the review available for inspection at an office of the planning authority until such lime as the review is
determined. it may aiso be available on the planning authority website.

Checklist

Please mark the appropriate boxes to confirm you have provided all supporting documents and evidence relevant to
your raview:

Fult completion of all parts of this form &
Statement of your reasons for requiring a review (<]
All documents, materials and evidence which you intend to rely on (e.g. plans and drawings or other
documents) which are now the subject of this review.

Note. Where the review relates to a further application e.g. renewal of planning permission or modification, variation or
removai of a planning condition or where it relates to an application for approval of matters specifiad in conditions, it is
advisable to provide the application reference number, approved plans and decision notice from fhat earlier consent,

Declaration

| the appiizentiagent [delete as appropriate] hereby serve notice on the planning authorlty to review the
appllcation as set out on this form and In the supporting documents.

Signed

pate [ IB[3[R

This form and other documents should be returned to:

The Development Manager,




IS

APPENDIX 2




T

e

e

Reference No. PH2/0718/FUL

Yalkivk Council

Town and Country Planning (Scotland) Acts as Amended
Issued under a Statutory Scheme of Delegation,

Refusal of Planning Permission

Applicant
Agenl

M Start Anderson
Andrew Bennie Planning Lid 60 Union Sireet

’ Bo'noss

3 Abbotts Court EH51 2AQ
Dulkatur
G686 Oap

This Notice refers to your application regislered on 27 November 2012 for permission in respect of tha
following development:-

Development Eraction of § Dwellinghouses, Associated Roads and Landscaping at

Location Land To The East Of 44 Rodel Drive, Rodel Drive, Polmont,

“UThe application Was deltermined Under Delegated Powars. Please see thie altachied ‘guldance notes fof

furliner informetion, inciuding how to reguest a review of ihe decision.

In respact of applications submilled on or after 1 January 2010, Falkirk Council dees not issue paper
pians. Plans refered lo  in  the informalives below can ba  viewed online  at
httn:ffeplannina.falklrk.gov.uk/online/applicationDetails. do?action=shawSummary&caseMo=P/12/0718/FUL
In accordance with the plans dotquettad or itemised in the allached informatives as relative herelo, Falkirk
Counc), in exercise of its powers under the above lagisiation, hersby

Refuses Detalled Planning Pormission

The Councit has made Ihls decision for the following

Reason(s).

1. The devalopment would result in the loss of valuable open space to the deliiment of the visual and
recreational amenity and the ecotogical value of the surrounding area. The proposal is contrary 1o
the terms of Policy Com. 6 - Open Space and Recreational Facilities of tho Falkirk Council
Structure Plan and Policy 8C12 - Urban Open Space of the Falkirk Council Local Flan.

2, The development propoased would have a negalive impact on the size, functioning, acological value
and integrity of the South Polmont Sile of Importance for Nature Conservation (SINC), The
proposal is contrary ta the terms of Policy ENV. 3 - Nature Conservation of the Falkirk Council
Structure Plan and Policy EQ24 - Ecological Sites and Features of the Falkirk Council Lecal Pian.

3 The proposed developmant is out of keeping with the scale, plot and streel paftern of the
surounding residential area and fails to protect imponant skylines and views to the detriment of the
visual amenity of the area. The proposal is contrary to Policy EQ3 Townscape Design of tho
Falkirk Council Local Plan.
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4. The proposad development represents the removal of a recognised area of Public Open Space the
loss of which cannot be justified and would have an adverse impact on the character and
appearancs of the area to the delriment of visual. residential and recteational amenity levels. The
proposal is contrary to the terms of Policy 8C2 - Windfall Housing Development Within the
Utbanfvillage Limit and Policy SC12 - Urban Open Space of the Falkirk Council Local Plan.

5. The setting of the proposed development is not capable of absorbing the scale and character of the
development proposed and tho best environmental fit has not been achieved in terms of landscape
charagler. The proposal would have an adverse impact on visual amenity and is conlrary to tha
terms of Policy EQ22 - Landscape and Visuat Assessment of the Falkitk Council Local Plan.

6. The proposed development would remove & large portion of malure trées and scrubland from an
esiablished aren of open space in a prominent hiiltop lecation without the abllity of the site to
aceommodale suilable mitigation measures. The proposal would bave significant adverse impacls
on landscape. visual amenity, nature conservation and the recraational value of the site and
surrounding area and is contrary to Policy EQ26 - Trees, Woodland and Hedgerows of the Falkirk
Council Lacal Plan.

7. The applicant has failed to demonsirale thal surface waler drainzge from the sile will be

adequately dealt with and as such the proposal is conlrary to the terms of Policy 3711 -
Sustainable Urban Orainage of the Falkirk Council Local Pian.

Informatives:-

1. For the avoidance of doubl, the plan(s) to which this decision refer(s) bear our online reference
number(s) 01, 02, 034, 04, 05A, 06A, 0TA. 08 - 13 Inclusive.

15 February 2013 e Diractor of Dev!opunen{semlces




PLANNING APPLICATION REFERENCE P/12/0718/FUL

SCHEDULE OF DOCUMENTS IN SUPPORT OF
REVIEW OF REFUSAL OF PLANNING PERMISSION

10.
11.
12
13,
14,
15.
16,
17.

18.

Application Form and Assoclated Land Ownership Certificate

Site Location Plan

Planning Statement In Support of Application

Supplementary Statement In Support of Application

Protected Species Walkover Assessment & Phase 1 Habitat Survey

Topographical Site Survey
Site layout Plan

Alternatlve Site Laycut Plan
Access and Landscape Plan
Local Area — Aerlal View
House Plans, Plot 1

Visualisation Plot 1

House Plans, Plots 2-6

Visualisation Plots 2-6

Plot 1 Anclllary Accommodation
Site Sectlons

Filtration Trench Details

Report of Handling
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Print Form

APPLICATION FOR PLANNING PERMISSION

Town and Country Planning (Scottand) Act 1997
The Town and Country Planning (Development Management Procedurs) (Seotland) Regulations 2008

Ploase refor to the accompanying Guldance Notes when completing this application
PLEASE NOTE IT IS FASTER AND SIMPLER TO SUBMIT PLANNING APPLICATIONS
ELECTRONICALLY VIA hitps:feplanning scotland.gov,

1. Applicant's Detalls 2. Agent's Details (if any)

Tille Mr Ref No,

Forename Stuant Forename Andrew
Sumanng Anderson Sumame Bennle
Company Name GCompany Name Andrew Bennlg Planning Ltd
Bullding No./Name Bullding No/Name

Address Ling 1 60 Unlan Strest Address Line 1 3 Abbotts Court
Address Line 2 Address Line 2

Town/Clty Bo,Ness Town/City Dullatur
Posicode EH51 SAQ Postcode G868 0AP
Telophona Telophone |

Moblle Mobile

Fax Fax

Emall| Emall

3. Postal Address or L::catlon c;f Prépés—ed bevelopm&ntﬂ {p!éasa include postcods)

Land lying o the east side of Rode! Drive, Polmont

NB. If you do not have a full site address plaass (dentify the location of the site(s) In your accompanying
documentation.

4, Type of Application

What Is the application for? Please select one of the following:
Planning Permlssion

Planning Permission in Penglple

Further Application®

Application for Approval of Matters Specdified in Condltlons*
Application for Mineral Works**

NB. A further application’ may be e.g. dovelopment that has not yet commenced and where a time limit has been
imposed a renewal of planning permisslen or & modification, vartalion of removal of a planning condition,

oono®

*Please provide a reference numbser of the previous application and date when permission was granied:

Reference No: , ] Date:
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8, Existing Use

Please dascribe the cument or most recant use:

Non-malntained area of privately owned open space.

9. Acceas and Parking

Are you proposing a new sltered vehlcle access to or from a public road? Yas I No 7]

If yes, please show In your drawings the position of any existing, altered or new access and explain the changes
you propose to make, You should also show existing footpaths and nole If there wilf be any Impact on thess.

Are you proposing any changes to public palhs, public rights of way ar Yes ] No [}
affecting any public fights of accass?

It yes, please show on your drawings the position of any effected areas and explain the changes you propose fo
make, including arrangsments for conlinuing or afternative public access,

How many vehicle parking spaces (garaging and open parking) currently W
exist on the application site? A J

How rnany vehicle parking spaces (gareging and open parking) do you
propose on the site? (Le. the total number of existing spaces plus any
new spacas)

|Minimum of 3 per Plot |

Ploase show on your drawlings the position of existing and proposed parking spaces and specily If these are to be
allocated for particular types of vehicles (e.g. parking for disabled peopls, coaches, HGV vehicles, elc.}

-10. Water Suppiy and Drainage Arrangements - - - - -

Will your proposals require new or altered water supply Yes i No [
or drainage arrangements?

Are you proposing te connect to tha public drainage nalwork (e.g. lo an existing sewer?)
Yes, connacting to a public dralnage network

No, proposing to make privale drainage aangements
Not applicable — only amangement for water supply required

i}

What privale arrengements are you proposing for the new/altered seplic tank?

Discharge to land via soakaway
Discharge to watercourse(s) (including pariial soakaway)
Discharge to coasta! waters

(i [

Please show more datalls on your plans and supporting Information

What private amrangements are you proposing?
Treaiment/Addifional ireatment (relales to package sewer treatment plants, or passive |
sewage trealment such as a read bed)

Other private dralnage amangement (such as a chemileat tollels or composting ollels) 0
Plaase show more detalis on your plans and supporiing informetion,
Do your proposals make provislon for sustalnable dralnage of susface water? Yes K} No [

3
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Note:- Please Include defalls of SUDS amrangements on your plans
Are you proposing to connect to the public water supply network? Yos K] No [}

i no, using a privale water supply, please show on plans the supply and all works needed to provids it {on or off
sits)

11. Assessment of Flood Risk

Is the site within an area of known risk of flooding? Yes[] Ne

If the slte Is within an area of known risk of flooding you may need lo submit @ Flood Risk Assessment before your
applicalion can be determined. You may wish to conlact your planning authority or SEPA for advice on what
Informaiion may be required.

Do you think your preposal may increase the flood fisk elsewhere? Yes [ No Don't Know ]

i yes, briefly dascribe how tha risk of flooding might be Increased slsewhere,

12, Treas

Ara there any trees on o adjacent to the application site? Yes K} No[[]

if yes, please show on drawings any trees (including known protected trees) and their canopy spread as they relate
to the proposed sHe and Indicate if eny are to be cut back or felled.

113, Waste Storage and Collection

Do the plans incorporate areas to stare and ald the collection Yes ] No [
of waste? (Including resycling)

If yos, please provide delalls and ilfustrate on plans.
If o, please provide delalls as fo why no provision for refuse/recycling storage Is being made:

Please rafer fo application drawings,

14. Restdential Unlfs including Converslon

Boes your proposa! Indude new or additional houses andfor flatg? Yes B No[]

if yes how many units do you propuose in total? 8 I

Flease pravide full details of the number and types of units on the plan. Additional information may be providad in &
supporting statement.




15. For all types of non housing development — new floorspace proposed

Doss you proposal alter or create non-residantial floorspace? Yes [J No[]
if yes, please provide details balow:
Use type: r I

if you are extending a bullding, please provide
datails of existing gross floorspace {sq.m): I l

Proposed gross floorspace (sq.m.): l I

Please provide dslails of intemal floorspace(sq.m)

Nel frading space:

I
Non-trading space: E j
r

Total net Roorspace:

16. Schedule 3 Development

Does the proposal involve a dlass of development listed in Schedule 3 of the Town and Country Planning
(Development Management Procedure) {Scolland) Regulations 20087

Yes[[] No Kl Don'tKnow (O
If yes, your proposal will additionally have to be adveriised In a newspapsr circulating In your eraa, Your planning

authority will do this on your behalf but may charge a {es. Please contact your planning authority for advice on
planning fees.

17. Planning Service Employee/Elected Member Inforest

Are you / the applicant / the applicant’s spouse or pariner, a member of slaff wilhin the planning sorvice or an
elected member of the planning authority? Yes[[1 No

Or, are vou / the applicant / the applicant's spouse or pariner a close relative of a meinber of ataff in the planning
service or elected member of the plaaning authority? Yes [J Mo

If you have answered yes please provide detalls:

DECLARATION

1, the applicant/agent certify that this Is an application for planning permisslon The accompanylng plans/drawings
and addillonal Infarmation are provided as part of this application. | hereby confirm that the information given
in this form Is trug and accurate to the bast of my knowledge,

), theempptiwant/agent hereby certify that the attached Land Ownership Cerlificate has been completed ﬁ\

1, thecapplicant fagent hereby certify that requisite notice has been glven to other land owpers and lor agriculiural
{anants Yes ] No [ INA [T

Signature: l Name: lAndrew Bennle J Date: 121112 |

Any personal data that you have been asked to provide on this form wiit be held and processed in accordance with
the requirements of the 1698 Data Protaction Acl.

5
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LAND OWNERSHIP CERTIFICATES

Town and Country Planning (Scollend) Act 1997
Reguletlon 15 of the Town and Gountry Planning (Development Management Procedurs) (Scolland)
Regulations 2008

CERTIFICATE A, B, C OR CERTIFICATED
MUSYT BE COMPLETED BY ALL APPLICANTS

CERTIFICATE A
Cerlificate A Is for use whare the applicant Is the only ownsr of the |
relates and none of the fand Is agrculfuraltand.

1o which the application

t hereby cerlify that -
{1) No person other than mysslf wag owner of any part of the land to
which the application relates at the beglaning ofhe period of 21 days ending with the D
date of tha appllcation.
{2) Nona of lhe land to which the appilcation rettes constitutes or forms part of D
agrculturat land,
Slgned: L // I
Onbehalfof: | 4 }
pd
Date: | / J
/7
CERTIFICATE B

Cerliflcate B Is for use whera the applicant Is not the owner or sole owner of the fand to which the
appHcation relates andior where the land Is agricullural land end where 2l owners/agricullural fenants
have been identified,

I hereby sortify that - o e e o ,
(1} The appllcant has served notice on every parson other thantha applicant who,
at the beginning of the period of 21 days ending with the date of the application was

owner of any part of the land ta which the application relates. These parsons are:

Date of Service of

Name Address Notics

Mr. Agnews 30 Main Streaf, Polmont 24112

(2) None of the land to which the application relates consliutes or forms part of
agticuliural fang

or
{3) The land cr part of the land fo which the application relates constitutes or forms part of
agricultural land and | have sarved notles on svery person other D
than myself who, at the beglnning of the period of 21 days ending with
the date of the application was an agricullural tenant. These parsons are: .
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Name Address Notike

Date of Sefvice of

CERTIFICATE G

Cortlficate C Is for use where the applicant Is not the ownar or sole owney of the land to which the
application relates and/or where the Jand Is agricuftural fand and where [f has not been possible to

(9

{2)

(3)

)

(6)

identify ALL or ANY owners/agricultural tena

t have baen unable to serve notice on eyaery person other than

myaself who, at the beginning of the period of 21 days ending with the
dale of the application was owner of any part of the land o which the application
ralates.

or
| have been unable to seive nolife on eny parson other than
mysalf who, al the baginning of ihe pgriod of 21 days ending with the

date of the accompanying application, was owner of Any part of the land to which the
application relates.

None of the land o which the applicatlon rel
agriculiurat holding.

s constitules or forms part of an

The land or part of the land to which the epplication relates constitutes or forms part of
an agricultural holding and | have bean unable to serva nolice on
any person other than myself who, at the beglnning of the petiod of 21
days end!ng mth ths da!a of Iha accom nying applicatlon was an agrlcuttural tanant

or

The tand or part of the land to which the application relates constitutes or forms part of
an agricuitural holding | have served notica on each of the
following parsons olher than mygeif who, at the baglnning of the period
of 21 days ending with the dajé of the application was an agriculiural tenent. These

persons are:

L]

[]

Name / Address Date of Service of

Notles

/

{6}

thave taken reasonable steps, as listed below, to ascertaln the namss and

addresses of/all olher owners or agricultural tenants and have unable to do so,

Steps taken:
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(2)

CERTIFICATED
Certificate D
Certificate D Is for use where tha application Is for mineral development.

No person other than myself was an owner of any part of the land to D
which the application relates at the beglnning of the period of 21 days snding with the
date of the accompanying application,

or
f have sarved notice on each of the following persons other than D
myself who, at the beglaning of the pariod of 21 days ending with the

dale of the accompanying application, was to the applicant’s knowledge, the owner, of
any part of the land to which the application relates, These persons are:

Date of Service of
Name Adﬁ;ess 3 Notlce

3

)

(5

None of the land to which the application relates constilutes or forms parl of an D
agriculiural holding.

or

The lend or part of the Jand to which the applicalion relates constitutes or forms part of D
an agricuitural holding and 1 have served notice on each of the
following persons other thanmyself who, at the baginning of tha perled

of 21 days ending with the date of the appilcation, was an agricultural tenant.

Notice of the application as set out below has been published and displayed by public D
notico

Signed:

On behalf of* ‘Andrew Bannle Planning Limited j

Date: P2 ]

Any personal data that you have been asked to provide on this form will be held and precessed In
accordance with the requirements of the 1698 Data Protection Act

.
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LAND TO THE EAST OF RODEL DRIVE, POLMONT
PLANNING STATEMENT IN SUPPORT OF DETAILED
APPLICATION FOR THE ERECTION OF
SIX DWELLINGHOUSES

NOVEMBER 2012

Prepared by:

Andrew Bennle Planning Limited
3 Abbotts Court

Dullatur

G68 DAP

COPYRIGHT

The contents of this statement may not be reproduced in whole or In part without the written
consent of Andrew Bennle Planning Limited.
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1.0 INTRODUCTION

This statement has been prepared by Andrew Bennle Planning Limited on behalf of Mr, Stuart
Anderson In support of a full detailed planning application relating to the erection of six
dwellinghouses on a site lying to the east side of Rodel Drive, Poimont, herelnafter referred to
as the Application Site.

This statement provides [nformation on both the Application Site and Its surroundings and sets
out an assessment of the policy basis agalnst which the application proposals requite to be
assessed. The statement also provides full detalls of the development proposed under this
application,

Should Falkirk Councit require any further, relevant information or clarification of any matters
relating to these proposals, Andrew Bennie Planning Limited would be pleased to assist In [ts
timeous provision,
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2.0 THE APPLICATION SITE AND ITS SURROUNDINGS

The Application Site, which extends to some 1.69Ha in area, comprises a roughly rectangular
area of land lylng generally to the south of Maln Street, Polmont.

The application site Is In the contro! of the applicant.

The Application Site is located on the eastem flank of Palmont Hill and lies between Rodel
Drive to the west and Portree Crescent to the east. The existing residentlal properties on the
south side of Lawers Crecent lle a short distance to the north of the Application Site, with
further residential properties, situated on Culdule Circle and Ardmore Drive, lylng to the south.

In physical terms, the southern, eastern and western boundarles of the Application Site are
well defined by the rear boundary fences of existing residential properties. The northern
boundary of the Application Site Is less well defined and is marked generally by a downward
break In the slope of the land, which falis away to the north, towards the housing on Lawers
Crescent.

The Applicatlon Site comprises a mix of rough, poor quality grassland and a number of areas
of relatively dense, self-seeded scrub growth, including hawthorn, breom and bramble.

A number of footpaths run through the Application Site, with the main paths being located
along the southern and northern boundaries of the site.

The Application Site slopes gently down from a high point of some 105.5 AQD In Its north
western corner, to a slightly more level plateau ay some 99.5 AOD in Its south eastern corner,
On its western boundary, the site falls some 3.0m from north to south, whereas on its eastern
botindary, the difference In levels from north to south, are negligible.
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3.0 PLANNING POLICY BACKGROUND

The current adopted development plan covering the Application Site comprises the approved
Falkirk Councll Structure Plan (January 2007) and the adopted Falkirk Councl Local Plan
{2010).

The Councll Is at present preparing Its first Local Development Plan, the Proposed Plan stage
of which Is expected to be publishes in the early part of 2013,

Falkirk Councll Structure Plan

Paragraph 2.27 of the Plan advises that “the development strategy of the Structure Plan
is based on a clear vislon of the future of the are, which Is linked to the Council's
corporate goals and strategles, as well as to national pollcy objectives”,

To achieve this vislon, the Plan advises, at paragraph 2,28, that the Council believes that a
strategy of carefully managed growth which benefits all of it's communities “*must be
pursued over the perlod of the Structure Plan”. Accordingly, the strategy:

* Provides for population and economic growth;

* Distributes growth amongst the different settlements;

+ Promotes major strategic economic development at selected mixed;
use development opportunities;

* Identifies, protects and enhances the area’s key environmental
assets; and

* Ensures growth iIs realistic and achievable.

Chapter 4, Sustaining Communitles of the Plan sets out the Councll's objectives in relation to
housing and assoclated Issues, such as open space, developer contributions and school
provision.

Paragraph 4.2 of the Plan sets out the Council’s key objectives in relation to sustalning
communitles, which, amongst other things, include;

* To make provision for sufficient housing land to enable the population of
the Council area to increase to 152,00 over the perlod of the Structure Plan;

+ To share growth amongst the different communitles so that, as far as is
possible, their vitality and viabllity are sustained: and
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+  To ensure that the provision and improvement of public open spate....goes
hand in hand with new housing development through the adoption of a pro-
active "planning gain’ Policy”

Policy COM1, Housing Land Allocations, sets out eh Plan’s housing land requirements for each
of the Identifled sub-areas for the perlods 2001-2012 and 9013-2020. So far as the Poimont
area Is concerned, policy COM1(1) an Its assoclated Schedule COM1a, requires the provision of
land for housing amounting to 1,350 units in the perlod 2001-2012 and 750 units in the period
2013-2020.

At paragraph 4.21, the Plan advises that “The provision of public open space and
recreational facilities is an important determinant of quality of life within
communitles”. To this end, Policy COM6, Open Space and Recreational Facilitles, at part (1),
provides that “the loss of open space and recreational facllities will not normatly be
permitted except where ... it is demonstrated that the loss wiill have no adverse
impact on visual or recreational amenity...”

Polley ENV3, Nature Conservation, advises that the protection and promotion of nature
conservation Interests will be an important consideration in assessing all development
proposals.at part (2), Policy ENV3 I, relation to, amongst other things, SINCs, advises that
“Developments likely to have-an adverse impact on-any such site or feature will not
be granted planning permission unless it can be clearly demonstrated that there
avre reasons which outweigh the need to safeguard the site or featura”.

Falkirk Council Local Plan, 2010

Proposals Map 4: Grangemouth and Polmont, shows the Appiication Site as lying within an
area, which Is covered by the tetms of Policles EQ24 and SC12,

Pollcy EQ24, Ecologlical Sites and Features, sets out the Councll’s policy for the protectlon of
the network of sles of ecological impedance within the area and provides, at part (3) that:

“peyelopment affecting ... Sites of Importance for Nature Conservation ... wiil not
be permitted unless it can be demonstrated that the overall Integrity of the site wili
not be compromised ..."”

Policy SC12, Urban Open Space provides the detailed criterla against which proposals Involving
the loss of open space will require to be assessed. To this end, Policy SC12 provides that,
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amongst other things, "Development Involving the loss of urban open space will only -
be permitted where:

(1) There is no adverse effect on the character and appearance of the area,
particularly through the loss of amenity space planned as an integral part
of a development;

(2) In the case of recreational open space, it can be clearly demonstrated from
the Councll’s open space audit or a site specific local audit of provision In
tha interim that the area is surplus to recreational requirements and that
its release for development will be compensated for by qualitative
improvements to other open space or recreational facilities;

(3) The areas is not of significant ecological value; having regard to Policies
EQ24 and EQ25; and

{4) Connectivity within the overali open space network is not threatened and
public access routes in or adjacent to the open space will be safeguarded,”

In addition to these site-specific pollcy designations, the following policies are also of
relevance to any assessment of the Application proposals.

Policy SC2, Windfall Housing Development within Urban/Village Limits, provides detalls of the
criterla that wlll be used by the Councll when assessing applications for residentlal
development on unallocated sites falling within the Identified urban/village boundaries and
notes that when the criteria can be satisfled, such developments will be supported.

The criteria detalled within the policy are as follows:

(1) The site Is a brownfield one, or comprises open space whose [oss can be
justified in terms of Policy SC12;

(2) The proposed housing use is compatible with neighbouring uses and a
satisfactory level of residential amenity can be achieved;

(3) The site enjoys good access by public transport, walking and cycling to
shopping, recreational and other communal facilitles;

(4) The existing physical infrastructure, such as roads and drainage and
community facillties, such as education and healthcare, have the capacity
to accommodate the increase in use assoclated with the preposed
development, or can be upgraded through appropriate developer
contributions as required by Policy SC11;
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(5) In the case of small gap sites and sub-divided plots, Pollcy SC8 is satisfied;

and,
(6) There is no conflict with any other Local Plan policy or proposal”.




4.0 THE APPLICATION PROPQOSALS AND PRE-SUBMISSION CONSULTATION

Under the application submisston, full detalled planning permission Is sought for the erection
of six detached dweliinghouses and assoclated roads and amenity open space on that land
which comprises the Application Site.

The proposed dwellinghouses would be accessed by way of an eastwards extension of the
existing carriageway of Rodel Drive, which would be extended a short distance into the site to
create a formal turning head. This turning head would provide the access to plot no.1, with
the remalning plots belng accessed via a new private roadway which would run eastwards
through the site,

All of the proposed dwellinghouses would lle to the north side of the slte access road.

The existing Informal footpaths which run along the northern and southern boundaries of thé
Application Site would be retained and upgraded, with the exact detalls of the upgrade works
being reserved for further discussion with the Councll during thelr conslderation of the
application.

The existing points of access into the Application Site from Portree Crescent and Culduie Clrcle
will also be retained and upgraded where hecessary.

Areas of amenity open space, which will be designed also to provide for a significant degree to
enhancement to the existing level of habitat interest on the site, will be provided along the
eastern, southern and northern sldes of the site, wrapplng around the proposed
dwellinghouses. Full details of the proposed treatment of these amenity areas will be
determined In consultation with the Council during thelr consideration of the application.

The house type which Is proposed for plot no.1, which lles at the western side of the site, has
been designed for the applicant and has been conceived as a large vilia of a contemporary
design, the details of which allow it to take advantage of the open views to the north whilst at
the same time maximizing the level of solar gain on Its southern slde.

The house s orlentated around a central axis, which divides those “public” and “private”
spaces within the house. This axls is defined by a 'spine” wall which Is expressed both
internally and externally, thus drawing the user through the bullding to the landscape beyond.
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The Internal layout of the house Is predominantly open plan, which creates a light, free flowing
space, which is contrasted by a serles of more Intimate private spaces.

Externally, the form of the dwellinghouse Is informed and dictated by the internal spaces
within the buliding. The modular glazing panels are generally grouped, defining the “main”
spaces, or placed singly, defining the secondary rooms. A plain smooth white render Is
proposed for the majority of the external wall, with sections of feature timber cladding
defining the lounge and office spaces.

Above these rooms, a terrace will be formed to maximize available sun, with a similar terrace
on the north slde of the bullding belng created to take advantage of the open outlook. This
terrace is balanced by the cantilevered form of the master bedroom suite, the overhang of
which, creates a sheltered area off the living room and entertainment area.

The flat roofed form of the dwellinghouse and the detached garage, have been chosen
specifically to minimise the potential impact of the building upon those propertles, which lie at
the eastern end of Skye Drive.

A single house type Is proposed for plots 2-6, which is of a slightly more traditional design,
albeit echoing and acknowledging the design Intent in respect of plot 1. The ground floor of
this house type s organized around a main open plan living area, with two further public
rooms and ancillary spaces leading off it. The “L” shaped form of the bullding combines with a
detached garage to form a south facing external courtyard space, which allows the living area
and the master bedroom to have a dual aspect.

Externally, plots 2-6 would feature a similar palette of colours and materlals to plot 1, with the
more traditional style being reflected by the use of a pitched roof. As with plot 1, modular
glazing panels have been Incorporated In to the design, the grouping of which defines the
hierarchy of the Internal spaces, with a timber flnlsh being used to define the main entrance
and garage.

Pricr to submitting this application, and as a means of [dentifying any issues of concern, which
local resldents may have in relation to the proposed development, a public site meeting was
held on Saturday 29" September. This meeting was publicised by way of individual letters
sent to all of those partles whose propertles bound directly on to the Application Site.
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A total of 25 Individuals attended the site meeting, with sald partles volcing a range of issies
Including potential overlooking, impact upon the skyline, Increased levels of trafflc, impact
upon property values and Impact upon local wildlife,

As a consequence of these concerns, the details of the proposed development have been
adjusted and amended by the project architect in order, where practicably possible, to directly
address the matters raised by those who attended the site meeting,

The nature of these changes, are set out In more detall within the Design Statement, which
forms part of the application submission.

A meeting was also held on 26" October with Keith Brown of the Councli's planning
department, this meeting being called as a formal pre-application request. The matters
discussed at this meeting and the additional information which was suggested be provided
have been Included as part of the applicatlon submission.




5.0 PLANNING ASSESSMENT

Sectlon 25 of the Town and Country Planning (Scotland) Act 1997 provides that:

“Where in making any determination under the Planning Act, regard is to be had to
the development plan, the determination shall be in accordance with the plan
unless materlal considerations Indicate otherwise”.

Section 37(2) of the Act further provides that in deallng with applications for planning
permission:

... the Authority shall have regard to the provisions of the development plan, so
far as matetial to the application, and to any other material considerations.”

For the purposes of the determination of this planning application, the current, approved
development plan covering the Application Site comprises the approved Falkirk Council
Structure Plan (2007) and the adopted Falkirk Council Local Plan (2010). The relevant
provisions of the development plan, as set out above within section 3.0, are discussed below.

Falkirk Council Structure Plan

Paragraph 4.8 of the Plan makes clear the role that windfall and small sites have to play in
meeting the overall housing land requirement, with this contribution to the overall requirement
belng recognised within the terms of Pollcy COM2.

It Is beyond doubt therefore that the Council both accepts and acknowledges the valuable role
that windfall sites have to play In meeting thelr housing land obligations.

The development of the Application Site, as proposed under this application, would constitute
a windfall development and to this extent, the proposed development would asslst the Councll
In meeting those housing land requirements set down under Policy COM1.

Pollcy COMS, part (1), of the Plan provides that * the loss of open space and recreational
space wlll not normally be permitted except where...it is demonstrated that the
loss will have no adverse impact on visual or recreational amenity.”

A full and detalled assessment of the impact of the proposed development upon the level and
avallability of the open space provision within the Polmont area is set out below in relation to
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Policy SC12 of the adopted Local Plan, with it being concluded that whilst the proposed
development will result In a reduction in the amount of open space within the Paolmont area,
the scale and significance of this reduction, taking Into account also the open space
enhancements that form part of the proposed development, Is not sufficlent to justify
withholding planning permisslon In respect of this application,

Policy ENV3, part (2), of the Plan provides that In relation, amongst other things, to SINCs,
"Development likely to have an adverse impact on any such sites or feature will not
be granted planning permission.....”

A full assessment of the Impact of the application proposals upon the SINC designation which
relates to the Application Site Is set out below in relation to Policy £EQ24 of the adopted Local
Plan, with it being concluded that the level of impact upon the SINC in terms of the key
habitats for which it was designated is minlmal and not of a leval of significance that would
justify withholding planning permission In respect of this appiication.

For the reasons set out above, It Is submitted that the proposed development of
the Application Site can be fully and reasonably justified against the provisions of
Policies COM1, COM6 and ENV3 of the approved Falkirk Council Structure Plan,

Falkirk Council Local Plan

Policles EQ24 and SC12 together comprise the principle pollcy basls against which the
application proposals requires to be assessed. This assessment s set out within the following
paragraphs,

Policy EQ24
Part (3) of Policy EQ24 provides that:

"Development affecting.....Sites of Importance for Nature Conservation....will not
be permitted unless it can be demonstrated that the overall integrity of the site will
not be compromised,...”

Given the clear manner fn which this policy is worded, It follows that If it can be demonstrated
that the proposed development will not have an adverse impact upon the wider SINC
designation of which the Application Site forms only a minor part, the provislons of Policy
EQ24 would not provide a reasonable basis upon which to resist the proposed development.




The Application Site has been the subject of three separate habitat surveys over the last
twelve years or so, Including the most recent ecological appralsal of the Appilcation Site which
is submitted In support of this application, all of which highlight the simple fact that the
Application Site Is of low ecologlcal value and that Its development would not adversely impact
upon the integrity of the wider SINC designation.

This view of the ecological value of the Application Site has previously been accepted by
Scottish Natural Heritage who, In relation to an earlier application relating to the site advised
that they:

v,., certalnly couldn’t object to the proposals on nature conservation grounds
alone.”

Given the variety of different sources which all point to the fact first of all that the
Application Site Is of low ecological value and secondly that it's development would
not affect the wider SINC designation, it is concluded that the application
proposals can be reasonably justified against the provisions of Policy EQ24 of the
adopted Lacal Plan,

Policy SC12

Policy SC12 sets out a tatal of four criterla against which development proposals affecting the
loss of any urban open space require to be assessed.

Prior to addressing these ctiteria, it Is important to note that the manner in which this policy Is
constructed provides a clear acceptance of the fact that If the “qualifying” critetia can be met,
there is no absolute prohibition against the development of any given area of urban open
space and that as such, the fact that the Application Site Is covered by this policy does not in
{tself mean that it is unsuitable for development.

Looking at each of the stated criteria In turn, the following comments are made,
Criterion 1
Whilst the praposed development will result In a change In the nature and character of the

Application Site, it s submitted that this change will not result in any adverse effects upon the
established amenity of the surrounding area,
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In both physical and visual terms, the Application Site relates most strongly to the existing
residentlat properties, which hound the site on all sides. Accordingly, it Is considered that the
proposed residential development of the site would be wholly In keeping with the well
established residential character of the surrounding area.

It Is not considered that the proposed development would glve rise to any detrimental Impacts
open the level of amenity that is presently enjoyed by those properties, which bound directly
onto the slte.

It is further noted that the Application Site does not comprise an area of planned open space
provided as a consequence of the development of any of the residential units which surround
the site, rather, it Is simply an area of ground left over as a result of these earller
developments.

Criterion 2

The Application Site does not comprise an areas of recreational open space, rather, it
comprises an area of privately owned urban open space which is used on a wholly informal
basls for passive recreational purposes, mainly in the form of dog walking, The nature and
condition of the slte Is such that It would not be capable of belng used for any form of more
active recreational use,

The proposed development will allow for the upgrading and continued use of the existing
footpath routes which run afong the sites northern and southern boundarles and as such, the
proposed development will not compromise the use of the site as a through route for dog
walkers.

Criterion 3

For the reasons set out above In relation to the assessment of the proposals against the terms
of Policy EQ24, It Is submitted that the proposed development of the Application Site will give
rise to no adverse Impacts upon the overall integrity of the wider SINC designation within
which the site is located.




Criterion 4

The proposed development wiil allow for the safeguarding and continued use of the two main
footpaths, which run through the site, along its southern and northern boundarles. Both of
these footpaths have been given Core Path status by the Councll within thelr Core Paths Plan.

As part of the proposed development, these two footpaths will be upgraded to a specification
to be agreed with the Council during their consideration of the application.

As a consequence of the above, the proposed development will not affect the connectivity of
the Application Site to any adjacent area of open space on the contrary, through the
- upgrading of the two footpaths, the proposed development will Improve the connectivity of the
site the wider area.

In light of this assessment of the application proposals against the criterla, which
forms part of Policy SC12, it is submitted that the proposals themselves can be
reasonably justified against the provisions of Policy SC12.

Policy SC2

Palicy SC2 sets out the criteria against which the acceptabiliity of residential proposals refating
to unallocated sites within urban and village limits require to be tested.

Looking at each of the stated criteria in turn, the following comments are made.

Criterion 1

The Application Site does not comprise & brown field site, rather in comprises an area of
unplanned urban open space, and as such the acceptabllity of the loss thereof to development

requires to be assessed agalnst the requirements of Policy SC12.

This assessment has been carried out above with It being concluded that the proposed
development can be fully and reasonably justified against the provisions of Pollcy SCi2.




Criterion 2

The Application Site Is bounded on all sides by existing residential development and as such, it
Is considered that the proposed use of the site for residential purposes would be wholly in
keeping with the established amenity of the surraunding area,

The form of development proposed for the site, as detalled within the Design Statement,
which forms part of the application submisslon, Is such that all of the proposed units on the
site will be provided with a high fevel of residential amenity.

Criterion 3

The Application Site enjoys a good level of accessbllity to nearby shopping, recreational and
community facilities by means of transpart other than by car and as such, it Is considered to
camprise a sustainable location.

Criterion 4

On the basls of Initlal Investigations, It Is submitted that all of those physical and community
facilitles required to support the erection of the six dwellinghouses proposed under this
application have the capacity to accommodate the applicatlon proposals. In the event that
any capaclty Issues are identified, these can be dealt with through an appropriate application
of the terms of Policy SC11.

Criterlon 5

Policy SC8 Is not relevant to the assessment of the application proposals.

Criterion 6

The application proposals are not considered to give rise to any Issues of conflict with any
other Local Plan policles/proposals.

Given the matters set out above, it is submitted that the application proposals can
be reasonably justified agalnst the provisions of Policy SC2.
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6.0 CONCLUSIONS

In line with the provisions of Sectlons 25 and 37(2) of the Town and Country Planning
(Scotland) Acct 1997, the application proposals fall to be assessed against the terms of the
approved development plan, so far as they are of material relevance to the determination of
the application, and In the light of any other relevant material considerations.

For the purposes of this application, the approved development plan comprises the approved
Falkirk Council Structure Plan, 2007 and the adopted Falkirk Council Local Plan, 2010.

The relevant provisions of the Structure Plan, as detailed within Section 3 above, are [dentified
as being the strategy which underpins the Plan, the Plans key objectives in refation to
sustaining communities, Policies COM1, COM6 and ENV3 and the varlous supporting
paragraphs which relate to said policles.

These various matters are assessed In detail within Section 5 above, the overall conclusion of
which Is that the application proposals can be reasonably justified against the provisions of the
approved Structure Plan,

With regard to the adopted Falkirk Councll Local Plan, the relevant provisions thereof are
identifled as belng Policles EQ25, SCi2-and SCZ.

These policies are assessed In detall within Section 5 above, with the overall conclusion being
that the application proposals can be reasonably justified against the provisions of the adopted
Local Plan.

For the reasons set out above, it Is submitted that the application preposals can he
fully and reasonably justified against the provisions of the approved development
plan,

No material considerations have been identified which would outweigh the
acceptability, in terms of the development plan, of the application proposals.

Accordingly, it 15 respectfully requested that Faikirk Council grant full, detailed
planning permission pursuant to this application.
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