
DRAFT 
FALKIRK COUNCIL 

 
MINUTE of MEETING of the PLANNING COMMITTEE held in the MUNICIPAL 
BUILDINGS, FALKIRK on WEDNESDAY 30 APRIL 2014 at 9.30 A.M. 
 
COUNCILLORS: Baillie William Buchanan (Convener) 

Steven Carleschi  
Colin Chalmers 
Adrian Mahoney 
Craig Martin 
Cecil Meiklejohn 
John McLuckie  
John McNally 
Malcolm Nicol 
Alan Nimmo 
Baillie Joan Paterson  
Sandy Turner 

  
OFFICERS: John Angell, Head of Planning and Transportation 

Kevin Collins, Transport Planning Co-ordinator  
Ian Dryden, Development Manager  
Rhona Geisler, Director of Development Services 
Rose Mary Glackin, Chief Governance Officer 
Iain Henderson, Legal Services Manager 
Stuart Henderson, Environmental Health Officer  
Brian Raeburn, Roads Development Officer 
Antonia Sobieraj, Committee Officer  
Russell Steedman, Network Co-ordinator 
 

 
 
P3. APOLOGIES 

 
No apologies were intimated.  

 
 
P4. DECLARATIONS OF INTEREST 

 
No declarations were made. 

 
 

Prior to consideration of business, the Members below made the following statement:- 
 
 Baillie Buchanan and Councillors Chalmers, Mahoney and Nicol informed the 

Committee that as they had not attended the site visit they would not take part in 
consideration of planning application P/13/0784/FUL (minute P6).  
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P5. MINUTES 
 

 Decision 
 

(a) The minute of the meeting of the Planning Committee held on 26 March 
2014 was approved; and   

 
(b) The minute of the meeting of the Planning Committee held On Site on 7 

April 2014 was approved. 
 
 
Prior to consideration of the following item of business, Members requested an update on the 
recent decision of the Reporter in connection with the application from MacTaggart and Mickel 
to modify the section 75 agreement requiring them to make a financial contribution to the 
construction of a new roundabout at the junction of Glasgow Road and Nethermains Road, 
Denny. Members noted that an update report would be provided at the meeting of the 
Committee on 28 May 2014. 
 
 
P6. ERECTION OF DWELLINGHOUSE ON LAND TO THE WEST OF 

AVONDALE, MOSSCASTLE ROAD, SLAMANNAN FOR MR DUNCAN 
BENNIE - P/13/0784/FUL (CONTINUATION) 

 
With reference to Minute of Meeting of the Planning Committee held on 26 March 2014 
(Paragraph P153 refers), Committee gave (a) further consideration to a report by the 
Director of Development Services, and (b) considered an additional report by the said 
Director on an application for full planning permission for the erection of a 
dwellinghouse on land to the west of Avondale, Mosscastle Road, Slamannan. 
 
Decision 
 
The Committee agreed to grant planning permission subject to the following 
conditions:- 

 
(1) The development hereby approved shall be implemented in accordance 

with the plan(s) itemised in the informative below and forming part of the 
permission unless a variation is required by a condition of the permission 
or a non-material variation has been agreed in writing by Falkirk Council 
as Planning Authority. 

 
(2) (i) No development shall commence on site unless otherwise agreed 

with the planning authority until a contaminated land assessment 
has been submitted and approved. The assessment must determine 
the nature and extent of any contamination on the site, including 
contamination that may have originated from elsewhere. Any 
potential risks to human health, property, the water environment 
and designated ecological sites should be determined. The 
contaminated land assessment must be approved in writing by the 
Planning Authority. 
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(ii) Where contamination (as defined by Part IIA of the Environmental 

Protection Act 1990) is encountered, a detailed remediation strategy 
should be submitted to the Planning Authority demonstrating that 
the site will be made suitable for its intended use by removing any 
unacceptable risks, caused by the contamination. The scheme 
must be approved in writing by the Planning Authority. 

 
(iii) Prior to the commencement of development of the site, the 

remediation works must be carried out in accordance with the 
terms and conditions of the remediation scheme, and as agreed by 
the Planning Authority. No part of the development shall be 
occupied until a remediation completion report/validation 
certificate endorsed by the relevant parties have been submitted to 
and agreed in writing by the Planning Authority. 

 
(iv) If unexpected contamination is found after development has 

begun, development of the affected part of the site must stop. The 
developer must notify the Planning Authority immediately and 
carry out a contaminated land assessment, and undertake any 
necessary remediation works, before development of the affected 
part of the site may continue. 

 
(3) A new vehicular access to the site shall be formed in accordance with 

Falkirk Council's Design Guidelines and Construction Standards. 
   

(4) The new driveway shall be constructed in a manner which will ensure that 
no surface water will be discharged or loose material carried out from it 
onto the public road. 

 
(5) There shall be no obstruction to visibility over 0.6 metres in height above 

carriageway level within 2.5 metres of the carriageway edge along the 
frontage of the application site. 

 
(6) Before works commence on-site, it shall be confirmed in writing that all 

drainage, both foul and rainwater, will enter the Scottish Water Network. 
 

(7) Before works commence on-site, details of the materials to be used on the 
external surfaces of the buildings, and in the construction of any hard 
standings/walls/fences, shall be submitted to and approved in writing by 
the Planning Authority. The development shall thereafter be carried out 
using the approved materials or such alternatives as may be agreed in 
writing with the Planning Authority. 

 
(8) Development shall not begin until details of the scheme of hard and soft 

landscaping works have been submitted to and approved in writing by the 
Planning Authority.  Details of the scheme shall include (as appropriate):- 
 
(i) existing and finished ground levels in relation to a fixed datum, 

preferably ordnance; 
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(ii) existing landscaping features and vegetation to be retained and, in 

the case of damage, restored; 
(iii) location and design, including materials, of walls, fences and gates; 

and 
(iv) soft and hard landscaping works. 
 

 Reason(s):- 
 

(1) As these drawings and details constitute the approved development. 
 

(2) To ensure the ground is suitable for the proposed development. 
 

(3-5) To safeguard the interests of the users of the highway. 
 

(6) To ensure that adequate drainage is provided. 
 

(7-8) To safeguard the environmental amenity of the area. 
 
Informative(s):- 

 
(1) For the avoidance of doubt, the plan(s) to which the decision refer(s) bear 

the online reference number(s) 01A and 02A.  
 

(2) In accordance with section 58(1) of the Town and Country Planning 
(Scotland) Act 1997 (as amended), the permission lapses on the expiration 
of a period of three years beginning with the date on which the  
permission is granted unless the development to which the permission 
relates is begun before that expiration. 

 
 
P7. DEMOLITION OF GARAGE PREMISES AND ERECTION OF CLASS 1 

SHOP UNIT WITH ANCILLARY DELICATESSEN (CLASS 1) AND 
FORMATION OF CAR PARK AT 50 DALDERSE AVENUE, FALKIRK FK2 
7EG FOR DAVID'S KITCHEN LTD - P/13/0760/FUL (CONTINUATION) 

 
With reference to Minutes of Meetings of the Planning Committee held on 26 February 
and 26 March 2014 (Paragraphs P136 and P147 refer), Committee gave (a) further 
consideration to a report by the Director of Development Services, and (b) considered 
an additional report by the said Director on an application for full planning permission 
for the demolition of garage premises, the erection of a class 1 shop unit with ancillary 
delicatessen (class 1) and the formation of a car park at 50 Dalderse Avenue, Falkirk. 

 
Councillor Meiklejohn, seconded by Councillor Chalmers, moved that the application be 
refused on the grounds that (a) the development would be contrary to Falkirk Council 
Local Plan Policies SC7 'Established Residential Areas’ and HSGO6 'Non - Residential 
Uses in Residential Areas’ in that the development would not be compatible with the 
residential character and amenity of the surrounding area, and (b) the development 
would have an adverse impact on traffic in the area.  
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By way of an amendment, Councillor Mahoney, seconded by Baillie Paterson, moved 
that planning permission be granted in accordance with the recommendations in the 
Report.  
 
On a division, 5 Members voted for the motion and 7 for the amendment. 
 
Decision 
 
The Committee agreed to grant planning permission subject to the following 
conditions:- 
 
(1) The development hereby approved shall be implemented in accordance 

with the plan(s) itemised in the informative below and forming part of the 
permission unless a variation is required by a condition of the permission 
or a non-material variation has been agreed in writing by Falkirk Council 
as Planning Authority. 

 
(2) Prior to the commencement of development a landscape plan including 

detailed specification for all hard and soft landscaped areas and species 
type shall be submitted for the written approval of Falkirk Council as 
Planning Authority including amendment as required. 

 
(3) Prior to the commencement of development samples of all construction 

materials relating to masonry, fenestration and roof construction shall be 
submitted for the written approval of Falkirk Council as Planning 
Authority including amendment as required. 

 
(4) Unless otherwise agreed in writing no development shall commence on 

site until a contaminated land assessment in accordance with current 
guidance has been submitted and approved by the Planning Authority.  
The assessment shall determine the nature and extent of any 
contamination on the site, including contamination that may have 
originated from elsewhere, and also identify any potential risks to human 
health, property, the water environment or designated ecological sites. 

 
 Where contamination (as defined by Part IIA of the Environmental 

Protection Act 1990) is encountered, a detailed remediation strategy shall 
be submitted to and approved in writing by the Planning Authority.  The 
strategy shall demonstrate how the site shall be made suitable for its 
intended use by the removal of any unacceptable risks caused by the 
contamination. 

 
 Prior to the commencement of development the remediation works shall 

be carried out in accordance with the terms and conditions of the 
remediation scheme as approved in writing by the Planning Authority.  No 
part of the development shall be occupied until a remediation completion 
report/validation certificate has been submitted to and approved in 
writing by the Planning Authority. 
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 In the event that unexpected contamination is encountered following the 

commencement of development, all work on the affected part of the site 
shall cease. The developer shall notify the Planning Authority 
immediately, carry out a contaminated land assessment and undertake any 
necessary remediation works. Development shall not recommence without 
the prior written approval of the Planning Authority. 

 
(5) Pedestrian railings, of a type to be agreed in writing with Falkirk Council, 

shall be installed on the south end of the footpath on the east side of the 
new premises, on Dalderse Avenue prior to the opening of the approved 
building to the public. 

 
(6) A barrier of a type to be agreed in writing with Falkirk Council, shall be 

provided along the frontage of Dalderse Avenue to prevent vehicles 
entering or egressing the pedestrian/cycle area to the west side of the 
proposed premises prior to the opening of the approved building to the 
public. 

 
(7) The existing drop kerb accesses shall be removed and full footpath 

construction with 100mm high kerbs will be installed along the site 
frontage on Dalderse Avenue prior to the opening of the approved building 
to the public. 

 
Reason(s):- 

 
 (1) As these drawings and details constitute the approved development. 
 
 (2-3) In the interests of amenity 
 
 (4) To ensure that the site is made suitable for the development approved. 
 
 (5-7) In the interests of road safety 
 

Informative(s):- 
 
(1) For the avoidance of doubt, the plan(s) to which the decision refer(s) bear 

the online reference number(s) 01, 02, 03B, 04C, 05C, 06C, 07B, 08, 09, 10, 
11, 12A and 13A. 

 
(2) The applicant should have regard to controlling any noise produced by the 

construction and future use of the development to ensure that no noise 
nuisance is caused. If noise complaints were received about the 
development, the Environmental Health Unit would be obliged to 
investigate and take any necessary action if the complaints were found to 
be justified under Statutory Nuisance Legislation. 
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(3) In accordance with section 58(1) of the Town and Country Planning 

(Scotland) Act 1997 (as amended), the permission lapses on the expiration 
of a period of three years beginning with the date on which the  
permission is granted unless the development to which the permission 
relates is begun before that expiration. 

 
 
P8. LANDSCAPE WORKS, ERECTION OF 3 NO. STORAGE HUTS, REFUSE 

STORAGE AREA, PATHWAYS AND LEISURE AREAS AT SITE TO THE 
NORTH OF 1 CAUSEWAYEND, LINLITHGOW FOR SCOTTISH CANALS - 
P/14/0076/FUL 
 
The Committee considered a report by the Director of Development Services on an 
application for full planning permission for environmental improvements and service 
facilities including landscape works, the erection of 3 storage huts, a refuse storage area, 
pathways and leisure areas at a site surrounded to the north and west by countryside, to 
the east by the Union Canal at 1 Causewayend, Linlithgow. 
 
Councillor Mahoney, seconded by Councillor Nimmo, moved that planning permission 
be granted in accordance with the recommendations in the Report.  
 
By way of an amendment, Councillor Turner, seconded by Councillor Carleschi, moved 
that consideration of this item of business be continued to allow an inspection of the site 
by Committee. 
 
One Member intimated his abstention from taking a decision on the application. 
 
On a division, 6 Members voted for the motion and 4 for the amendment. 
 
Decision 
 
The Committee agreed to grant planning permission subject to the following 
conditions:- 
 
(1) The development hereby approved shall be implemented in accordance 

with the plan(s) itemised in the informative below and forming part of the 
permission unless a variation is required by a condition of the permission 
or a non-material variation has been agreed in writing by Falkirk Council 
as Planning Authority. 

 
(2) No development shall take place within the application site until a 

programme of archaeological work and written scheme of investigation 
has been submitted to and approved by Falkirk Council as Planning 
Authority including any amendment as required. 
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(3) Prior to the permanent residential mooring of any vessels on the site, an 

environmental protection plan shall be submitted for the written approval 
of Falkirk Council as Planning Authority. The plan shall include definition 
of areas to be cordoned off to protect orchids in the vicinity of the site, 
communication measures to identify ecological constraints to site staff and 
future residents, timing of any implementation works and proposed 
signage identifying ecological features. 

 
Reason(s):- 

 
(1) As these drawings and details constitute the approved development. 

 
(2) To ensure that no adverse impact on archaeological features occurs. 

 
(3) To ensure no impact results on identified ecological features. 

 
Informative(s):- 

 
(1) In accordance with section 58(1) of the Town and Country Planning 

(Scotland) Act 1997 (as amended), the permission lapses on the expiration 
of a period of three years beginning with the date on which the permission 
is granted unless the development to which the permission relates is 
begun before that expiration. 

 
(2) For the avoidance of doubt, the plan(s) to which the decision refer(s) bear 

the online reference number(s) 01-04. 
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AGENDA ITEM  6
 
 
 

FALKIRK COUNCIL 
 

Subject: PROPOSAL FOR 307 NEW HOMES (INCLUDING 46 
AFFORDABLE HOMES) AND DENNY EASTERN ACCESS 
ROAD (DEAR), INCLUDING PROVISION OF GREENSPACE, 
SUSTAINABLE URBAN DRAINAGE AND ASSOCIATED 
INFRASTRUCTURE AT LAND TO THE SOUTH OF MYDUB 
FARM, GLASGOW ROAD, DENNY FOR BETT HOMES & 
CALLENDAR ESTATES – P/12/0546/FUL 

Meeting: PLANNING COMMITTEE 
Date: 28 May  2014 
Author: DIRECTOR OF DEVELOPMENT SERVICES 
 
Local Members: 

 
Ward - Denny and Banknock 
 
Councillor Jim Blackwood 
Councillor Brian McCabe 
Councillor John McNally 
Councillor Martin David Oliver 

 
Community Council: 

 
Denny and District 

 
Case Officer: 

 
David Paterson (Planning Officer),  Ext. 4757 

 
UPDATE REPORT FOLLOWING FURTHER CONSIDERATION 
 
1. Members will recall that this application was originally considered at the meeting of the 

Planning Committee on 26 February 2014 when it was agreed to continue the application for a 
site visit.  The site visit took place on 10 March 2014.  The application was subsequently 
considered again at the meeting of the Planning Committee on 26 March 2014 where the 
Committee agreed to continue the application pending: 

 
 further consultation with NHS Forth Valley to ascertain information in respect of health 

care provision; and 
 

 the outcome of the appeal to the Directorate for Planning and Environment Appeals 
(DPEA) by another developer in relation to the proposed roundabout at Glasgow Road.  

 
Copies of previous reports are appended. 

 
2. In respect of health care provision, the Director of Strategic Projects and Facilities, NHS 

Forth Valley, has advised that: 
 

 there is currently no health centre provision issue in the Denny area to be addressed  
either in relation to this proposal, or any other, at the present time.  In any case, there is 
no current mechanism in place whereby this issue would be pursued through the planning 
process;   
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 there are two health centre practices in respect of the Denny area. Denny Cross is 
currently accepting patients.  Carronbank is nearing capacity although improvements to 
provide additional consulting rooms can, if needed, be accommodated in the near future 
and this is currently under review; 

 
 future residential development is likely to result in a slow build up of provision need and 

practices can be expanded to accommodate this slow build up.  The movement of people 
already within any given area, and existing practice loyalty, are significant factors.  The 
erection of a new health centre is not envisaged at this time; 

 
 a Locality Planning / Infrastructure study is currently being undertaken, to be completed 

by the end of 2014, to assess future need / impact in response to future development in 
Forth Valley.  The study will feed into discussions which have begun with a view to 
introduction a mechanism for developer contributions towards health centre provision 
through the emerging Falkirk Local Development Plan, supported by supplementary  
guidance; 

 
 it would be premature to consider health centre provision as an issue which could be 

considered a reason for refusal until such time as a mechanism has been adopted for 
seeking developer contributions through the Falkirk Local Development Plan and 
supplementary guidance. 

 
3. The outcome of the appeal to the DEPA regarding application P/13/0074/75M for the 

modification of a Planning Agreement attached to planning permission P/08/0296/FUL 
removing a requirement to make a transport contribution of £550,000 is reported separately.  
Planning permission P/08/0296/FUL refers to the development of a former paper mill at 
Kirkland Drive, Stoneywood, to provide 129 dwellinghouses and 53 flats, 750 square metres of 
commercial floorspace, roads infrastructure including new roundabout, open space, 
landscaping, woodland arrangement and public pathway provision.  It was considered that the 
development would have a material impact in terms of traffic generation through Denny.  To 
mitigate the impact of the additional traffic generation, an Agreement under the terms of 
Section 75 of the Town and Country Planning (Scotland) Act 1997, as amended, concluded 
with the applicant, agreed a developer transportation contribution of £550,000 (index linked) 
towards the development of a roundabout at A872 Glasgow Road, at the east end of 
Nethermains Road. 

 
4. The Directorate for Planning and Environment Appeals Reporter issued his decision on 24 

April 2014.  The appeal has been upheld on grounds that the requirement to make the 
developer transportation contribution fails to meet tests of necessity, scale and kind, and 
reasonableness. The Reporter did conclude, however, that the requirement to make the 
contribution met the tests of planning purpose and relation to the proposed development. 

 
5. The Reporter’s decision, however, has no significant impact in terms of the consideration of 

the current proposal and previous recommendations to the Planning Committee. 
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6. The contribution towards the Mydub development of the Denny Eastern Access Road 

(DEAR), agreed with the Mydub applicant, is solely calculated in terms of the impact of the 
additional traffic which would be generated as a result of the proposed residential development 
and is consistent with the impact calculation matrix detailed in the Supplementary Planning 
Guidance Note (SPG) "Delivery of Denny Eastern Access Road (DEAR)”.  Furthermore, the 
applicant has always been aware of the level of contribution required and that this would 
include constructing the new roundabout at Glasgow Road as part of the first phase of the 
western section of DEAR in order to provide access to the proposed residential development. 

 
7. It is noted that the Reporter in respect of the appeal referred to in Section 3 of this report, 

assessed the requirement to make a developer transportation contribution against five tests 
specified in Circular 3/2012 "Planning Obligations and Good Neighbour Agreements".  The 
five tests are necessity, planning purpose, relationship to the proposed development, scale and 
kind, and reasonableness.  It is further noted that in determining that the contribution failed to 
meet the tests of necessity, scale and kind, and reasonableness, the Reporter took the view that 
the scale of the transportation impact of the proposed Carrongrove development is less than 
that adjudged by the planning authority and was not reflected in the contribution requirement. 

 
8. However, in terms of the current Mydub proposal, the impact is clear.  The proposed 

residential development relates directly to the requirement for the development of DEAR to 
mitigate the additional vehicular traffic which would be generated as a result of residential 
development accessing the public road network at Glasgow Road. It is considered that the 
developer contribution towards the development of DEAR agreed with the applicant meets all 
tests in Circular 3/2012 referred to above. 

 
9. With regard to the longer term, supplementary guidance is subject to review and the SPG 

"Delivery of Denny Eastern Access Road (DEAR)” will be reviewed when the emerging 
Falkirk Local Development Plan Proposed Plan April 2013 (FLDP) has been adopted, 
probably early in 2015.  Review will be appropriate at that time to reflect any additional 
residential development opportunities identified in the emerging FLDP. 

 
10. Recommendation 
 
10.1 It is recommended that the Committee indicate that it is minded to grant planning 

permission subject to the satisfactory conclusion of an Obligation under the terms of 
Section 75 of the Town and Country Planning (Scotland) Act 1997.  The Obligation is to 
secure the following, with sums index linked from the date to any minded to grant 
decision by the committee. 

 
(a) A developer contribution towards education provision at Denny Primary School, 

Denny High School and nursery school provision.  The developer contribution 
should consist of:- 

 
Denny Primary School £2600 per house £798,200 for 307 dwellings 
Denny High School  £2100 per house £644,700 for 307 dwellings 
Nursery Provision  £350 per house £107,450 for 307 dwellings 

 
Total       £1,550,350 
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The nursery provision contribution should be paid in full no later than 
completion of the 50th unit.  The contribution towards education provision at 
Denny Primary School should be paid in full no later than the completion of the 
150th unit, payment to be phased in four payments with the first payment on 
commencement of the development and the remaining 3 payments aligned to 
the completion of each 50 units.  The contribution towards education provision 
at Denny High School to be paid in full no later than the 200th unit with an 
agreement to pay a pro-rata proportion before this, if the development stalls for 
an agreed period of time. 
 

(b) A pro-rata developer contribution towards the construction of DEAR, in 
accordance with the terms of SPG “Delivery of Denny Eastern Access Road 
(DEAR)”.  The developer contribution is calculated at £3,383,900.  Payment of 
the developer contribution is to be phased, with the first contribution 
comprising any sum directly met by the applicant (and, for the avoidance of 
doubt, not reimbursed by the Council) in relation to the proper and reasonable 
cost of works carried out by the applicant to construct the roundabout on 
Glasgow Road and the first part of DEAR, including the new roundabout to 
provide access to the residential development, as detailed on the drawing 
bearing the applicant's reference RMDC/319/SL (1:500)/001 Revision N and 
the planning authority's reference 03B, (“the works”), said proper and 
reasonable costs to be fully vouched and demonstrated by the applicant to the 
satisfaction of the Director of Development Services.  The nature and extent of 
the developer’s contribution towards the works shall be the subject of written 
agreement and shall be quantified taking account of any potential funding 
available to the Council for delivery of the works.  The residual monetary 
contribution (which shall be quantified by deduction of the developer’s 
contribution in respect of the works from the total developer’s contribution of 
£3,383,900) shall be paid in full by the applicant no later than :- 

 
 The completion of the 251st dwellinghouse, including the 46 affordable 

housing units; or 
 

 The completion of the 210th mainstream dwellinghouse, excluding the 
46 affordable housing units; 

 
   whichever occurs first. 
 
(c) Development of 46 affordable housing units, the type, tenure, mix and means of 

delivery to be agreed in writing with the Planning Authority.  Development of 
the housing development shall not progress beyond phase 1, as detailed on the 
drawing bearing the Planning Authority’s reference 120A, until written 
agreement is secured. 
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(d) A developer contribution towards the development of an adoptable standard 

footway at the north side of Nethermains Road, Denny to provide adequate 
pedestrian access to public transport links.  The contribution required is 
£20,000 and is to be paid prior to the commencement of development. 

 
In the event that an agreement has not been concluded with the applicant in 
respect of any or all of the above within a period of 6 months from the date of 
the Committee's agreement to be minded to grant planning permission, the 
application shall be referred back to the Planning Committee for further 
consideration.   

 
10.2 Thereafter, on conclusion of the foregoing matters, revert to the Director of 

Development Services to grant planning permission subject to the following conditions 
and informatives:- 
 
(1) The development hereby approved shall be implemented in accordance with the 

plan(s) itemised in the informative below and forming part of this permission 
unless a variation is required by a condition of the permission or a non-material 
variation has been agreed in writing by Falkirk Council as Planning Authority. 

 
(2) Development shall not commence on site until such time as details have been 

submitted to, and approved in writing by, the Planning Authority demonstrating 
how the development will minimise its energy use and, consequently, its carbon 
footprint through design, materials and any other integral features.   

 
(3) Development shall not commence on site until such time as details have been 

submitted to, and approved in writing by, the Planning Authority demonstrating 
how the Falkirk Council Outdoor Access Network would be maintained free of 
obstruction during the development or, alternatively, what temporary 
arrangements would be put in place to mitigate any temporary closure.  If 
temporary closure of any outdoor access footpath is proposed, the details to be 
submitted shall demonstrate how this would be achieved.  For the avoidance of 
doubt, the outdoor access footpaths and access ways to be considered are 
numbered 012/327, 012/296, 012/340 and 012/343 as identified in the Falkirk 
Council Core Paths Plan May 2010. 

 
(4) There shall be no development which would have any physical impact on the 

Little Denny Burn until such time as details have been submitted to, and 
approved in writing by, the Planning Authority demonstrating that the proposed 
box culvert to be formed at the Little Denny Burn shall be constructed to a 
satisfactory standard and designed to a 1 in 200 year flooding event standard. 

 
(5) Development shall not commence on site until such time as the scheme of 

archaeological work detailed in the Archaeological Written Scheme of 
Investigation has been carried out with the written approval of the Planning 
Authority. 
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(6) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of drainage maintenance have been 
submitted to, and approved in writing by, the Planning Authority. 

 
(7) (i) No development shall commence on site unless otherwise agreed with 

the Planning Authority until a contaminated land assessment has been 
submitted and approved.  The assessment must determine the nature 
and extent of any contamination on the site, including contamination 
that may have originated from elsewhere.  Any potential risks to human 
health, property, the water environment and designated ecological sites 
should be determined.  The contaminated land assessment must be 
approved in writing by the Planning Authority. 

 
 (ii) Where contamination (as defined by Part 11A of the Environmental 

Protection Act 1990) is encountered, a detailed remediation strategy 
should be submitted to the Planning Authority demonstrating that the 
site will be made suitable for its intended use by removing any 
unacceptable risks, caused by the contamination.  The scheme must be 
approved in writing by the Planning Authority. 

 
 (iii) Prior to the commencement of development of the site, the remediation 

works must be carried out in accordance with the terms and conditions 
of the remediation scheme, and as agreed by the Planning Authority.  No 
part of the development shall be occupied until a remediation completion 
report/validation certificate endorsed by the relevant parties have been 
submitted to and agreed in writing by the Planning Authority. 

 
 (iv) If unexpected contamination is found after development has begun, 

development of the affected part of the site must stop.  The developer 
must notify the Planning Authority immediately and carry out a 
contaminated land assessment, and undertake any necessary remediation 
works, before development of the affected part of the site may continue. 

 
(8) Notwithstanding any details previously submitted, there shall be no 

development on site, other than ground reprofiling works or works falling within 
phase 1 of the development as detailed on the drawing bearing the Planning 
Authority’s reference 120A until such time as further phasing details have been 
submitted to, and approved in writing by, the Planning Authority.  For the 
avoidance of doubt, the further phasing details to be submitted shall 
demonstrate the means by which pedestrian access to the transport network for 
the households already occupied shall be maintained and the Council’s core 
footpath network, as detailed in the Falkirk Council Core Paths Plan May 2010, 
shall be safeguarded. 

 
(9) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details have been submitted to, and 
approved in writing by, the Planning Authority demonstrating that the 
development of, and diversion of, culverts on site shall not constitute a flood risk 
either on or off site. 
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(10) Notwithstanding any details previously submitted, there shall be no 

development on site, other than ground reprofiling or works falling within phase 
1 of the development as detailed on the drawing bearing the Planning 
Authority’s reference 120A, until such time as details of play equipment to be 
installed at the open space and a maintenance scheme have been submitted to, 
and approved in writing by, the Planning Authority.  For the avoidance of doubt, 
the details shall include timing of installation of the play equipment with 
reference to phasing details to be submitted in compliance with condition 8. 

 
(11) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the implementation and future 
maintenance of the landscaping scheme have been submitted to, and approved 
in writing by, the Planning Authority.   

 
(12) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of external finishes in respect of the 
proposed residential development have been submitted to, and approved in 
writing by, the Planning Authority.   

 
(13) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of boundary treatments along the 
length of the proposed Denny Eastern Access Road have been submitted to, and 
approved in writing by, the Planning Authority.   

 
(14) There shall be no development of dwellinghouse, other than within phase 1 of 

the residential development as shown on the drawing bearing the Planning 
Authority's reference 120A, until such time as the temporary vehicular access to 
phase 1 of the residential development has been closed off with the written 
approval of the Planning Authority, in accordance with the drawing bearing the 
Planning Authority’s reference 03B.   

 
(15) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation of the first junction 
within the proposed residential development have been submitted to, and 
approved in writing by, the Planning Authority, demonstrating that service 
vehicles shall be able to negotiate the junction.   

 
(16) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of final surfacing of roads and hard 
landscaped areas within the proposed residential development have been 
submitted to, and approved in writing by, the planning authority.   

 
(17) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation and surfacing of 
the footpath at the east side of Glasgow Road, as shown on the drawing bearing 
the planning authority's reference 121, have been submitted to, and approved in 
writing by, the planning authority.   

      - 15 -      



  

 
(18) No dwellinghouse shall be occupied until such time as the footpath at the east 

side of Glasgow Road, as shown on the drawing bearing the planning 
authority's reference 121 and referred to in condition 17, has been finished with 
the written approval of the planning authority.   

 
(19) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation of the footpath to 
be constructed from the proposed new roundabout at Glasgow Road running 
between plots 25 and 26 to the internal roadway at the proposed residential 
development have been submitted to, and approved in writing by, the planning 
authority.   

 
(20) For the avoidance of doubt, the extent of road infrastructure to which this 

condition refers comprises of the new roundabout at Glasgow Road in its 
entirety to the north, south and west, as shown on the drawing bearing the 
applicants reference RMDL/319/SL (1:500)/001 Revision N and the planning 
authority’s reference 03B, and also part of the Denny Eastern Access Road from 
the proposed new roundabout at Glasgow Road to a point measuring 50 metres 
eastward of the centre of the said roundabout (together referred to as “the initial 
road works”). There shall be no work on site in respect of the proposed 
residential development, other than ground reprofiling work, until such time as 
the initial road works have been completed to wearing course level, together 
with all necessary traffic management features, in accordance with the written 
approval of the Planning Authority. 

 
Reason(s):- 
 
(1) As these drawings and details constitute the approved development. 
 
(2) To ensure that the proposed development is energy efficient. 
 
(3) In order that satisfactory pedestrian access to the transport network and the 

Core Path Network is maintained. 
 
(4) To ensure that the proposed development does not constitute a flood risk either 

on or off the site. 
 
(5) To safeguard archaeological remains. 
 
(6) To ensure adequate drainage is safeguarded. 
 
(7) To ensure the ground is suitable for the proposed development. 
 
(8) In order that the Planning Authority can control phasing of the development 

beyond phase 1. 
 
(9) To ensure that the proposed development does not constitute a flood risk either 

on or off the site. 
 
(10) To ensure a satisfactory standard of play equipment is installed. 
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(11) To ensure that a satisfactory standard of landscape quality is maintained. 
 
(12-13) In the interests of visual amenity. 
 
(14-16) In the interests of safety of highway users. 
 
(17-19) To ensure the formation of pedestrian links to, form the proposed residential 

development. 
 
(20) To safeguard the safety of users of the wider road network at Glasgow Road and 

to ensure that there is a satisfactory standard of roadway in respect of site traffic 
taking access to and from the east side of the proposed new roundabout at 
Glasgow Road. 

 
Informative(s):- 
 
(1) For the avoidance of doubt, the plans to which this decision refers bears the 

approved drawing numbers indicated on the Council's web site. 
  
 
 

Pp  
.................................................……. 
Director of Development Services 
 
Date: 19 May 2014 
 

LIST OF BACKGROUND PAPERS 
 
1. Falkirk Council Structure Plan. 
2. Falkirk Council Local Plan. 
3. Falkirk Local Development Plan Proposed Plan April 2013. 
4. Notice of Intention to Develop 05/0904/LA. 
5. Supplementary Planning Guidance Note (SP)) “Housing and Layout Design”. 
6. SPG “Design Statements”. 
7.  SPG “Education and New Housing Development”. 
8. SPG “Trees and Development”.        
9. SPG “Affordable Housing”.        
10. SPG “Flooding and Sustainable Urban Drainage”.        
11. SPG “Public Open Space, Falkirk Greenspace and New Development”. 
12. SPG “Delivery of Denny Eastern Access Road (DEAR)”. 
13. Planning Advice Note (PAN) 68 “Design Statements”. 
14. Circular 3/2009 “Notification of Planning Applications”. 
15. Circular 3/2012 “Planning Obligations and Good Neighbour Agreements”.        
16. Letter of Objection from Mr Scott Waller, Gibson Street, Denny, FK6 5BG on 9 October 

2012 
17. Letter of Representation from Mr Colin Duguid, 6 Demoreham Avenue, Denny FK6 5BJ on 9 

October 2012 
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   Any person wishing to inspect the background papers listed above should telephone Falkirk 
01324 504757 and ask for David Paterson, Planning Officer. 
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APPENDIX 1 
 
 
 

FALKIRK COUNCIL 
 

Subject: PROPOSAL FOR 307 NEW HOMES (INCLUDING 46 
AFFORDABLE HOMES) AND DENNY EASTERN ACCESS 
ROAD (DEAR), INCLUDING PROVISION OF GREENSPACE, 
SUSTAINABLE URBAN DRAINAGE AND ASSOCIATED 
INFRASTRUCTURE AT LAND TO THE SOUTH OF MYDUB 
FARM, GLASGOW ROAD, DENNY FOR BETT HOMES & 
CALLENDAR ESTATES – P/12/0546/FUL 

Meeting: PLANNING COMMITTEE 
Date: 26 March 2014 
Author: DIRECTOR OF DEVELOPMENT SERVICES 
 
Local Members: 

 
Ward - Denny and Banknock 
 
Councillor Jim Blackwood 
Councillor Brian McCabe 
Councillor John McNally 
Councillor Martin David Oliver 

 
Community Council: 

 
Denny and District 

 
Case Officer: 

 
David Paterson (Planning Officer),  Ext. 4757 

 
 
UPDATE REPORT FOLLOWING SITE VISIT 
 
1. Members will recall that this application was originally considered at the meeting of the 

Planning Committee on 26 February 2014 (copy of previous report appended) when it was 
agreed to continue the application for a site visit.  This took place on 10 March 2014. 

 
2. The planning case officer presented a summary of the proposed development, representations 

received and the issues which have been addressed in making the recommendation to the 
Planning Committee.  The Head of Planning and Transportation then presented a summary of 
proposed development as it relates to the funding and delivery of the Denny Eastern Access 
Road (DEAR), which forms part of the proposed development, and Supplementary Planning 
Guidance Note (SPG), "Delivery of Denny Eastern Access Road" (DEAR).  The Head of 
Planning and Transportation also clarified the possible  implications of a current appeal by 
MacTaggart and Mickel against the payment of a developer contribution of £550,000 towards 
the development of the proposed new roundabout at Glasgow Road under the terms of 
planning permission P/08/0296/FUL, for redevelopment of former paper mill at Carrongrove 
to provide 129 dwellinghouses and 53 flats, 750 sqm of commercial floor space, roads 
infrastructure including new roundabout, open space, landscaping, woodland management and 
public pathway provision at land to the west of 21 Old Mill Way, Kirkland Drive, Stoneywood. 
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3. The applicant's agent made a presentation to Members summarising the proposed development 

as it relates to the Development Plan and guidance.  It was clarified that the applicant would 
intend to commence work on site on issue of planning permission. 

 
4. The Chairman of Denny and District Community Council, Community Councillor Belbin, 

requested further details in respect of: 
 

 The timescale for the completion of the proposed development; 
 

 The number of crossing points proposed along the line of DEAR. 
 
5. A further representative of Denny and District Community Council, Community Councillor 

Waddell, although acting independently, requested clarification in respect of: 
 

 The number of houses built in the Denny area since the opening of the current Denny 
High School; 

 
 The availability of health care provision to facilitate the proposed development; 

 
 Any proposed footpath connection to Bonnybridge; 

 
 The methodology of the calculation of development contributions required to fund 

DEAR; 
 

 The expected timescales for the completion of the number of dwellinghouses referred to 
in Section 8.1 of the Committee report which would trigger the payment of the developer 
contribution toward the funding of DEAR. 

 
 Community Councillor Waddell also commented that the Council owns land which, if sold for 

development, could raise sufficient capital to fund the development of DEAR prior to the 
development of any further residential developments. 

 
6. A member of the public raised concern that the proposed development would result in the loss 

of part of the countryside to development which has value both in terms of amenity and as a 
means of settlement separation. 

 
7. Members of the Planning Committee raised concern that there had been no comment in 

respect of the proposal from NHS Forth Valley.  It was also noted, however, that general 
practitioners are a private enterprise and it is not possible to regulate health care provision 
through the planning process.  Members also requested clarification regarding:- 

 
 Whether there is any proposal, or need, to redevelop the existing road infrastructure 

adjacent to the current Denny High School. 
 

 The funding required for the completion of DEAR. 
 

 The possible implications of the pending appeal in respect of planning permission 
P/08/0296/FUL referred to in section 2 of this update report. 
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8. Councillors Oliver, Blackwood and McCabe noted concern that funding the development of 

DEAR by means of developer contributions would result in the development of residential 
developments prior to the development of DEAR, adding pressure to roads infrastructure 
prior to mitigation measures being implemented.  Furthermore, in addition to points already 
raised, clarification was requested in terms of: 

 
 Details of the proposed mix of dwellinghouses; 

 
 The reason for the payment of a developer contribution towards nursery school 

provision prior to the payment of developer contributions towards the provision of 
education services at Denny Primary School and Denny High School; 

 
 The reasoning for the location of affordable housing units at phases of development later 

than the proposed phase 1; 
 

 The reason for the withdrawal of the previous application reference 05/0904/LA 
referred to in Section 3.1 of the original report; 

 
 The omission of NHS Forth Valley as a consultee; 

 
 The reason for consultation with Stirling Council; 

 
 The extent of DEAR proposed to be developed on the ground by the applicant; 

 
 Why no developer contribution has been requested in respect of provision of education 

services at Nethermains Primary School. 
 
9. Officers of Development Services clarified at the site visit: 
 

 The number of crossing points proposed along the line of DEAR; 
 

 The methodology of the calculation of developer contributions required under the terms 
of SPG "Delivery of the Denny Eastern Access Road (DEAR) to fund the development 
of DEAR; 

 
 The traffic capacity of the existing road infrastructure adjacent to Denny High School as 

it relates to the projected traffic capacity which DEAR would be required to 
accommodate; 

 
 The level of finance required to fund the development of DEAR; 

 
 The possible implications of the pending appeal in respect of planning permission 

P/08/0296/FUL referred to in Section 2 of this update report; 
 

 Details of the proposed mix of residential units; 
 

 The reason for the withdrawal of planning application 05/0904/LA referred to in Section 
3.1 of the original report; 
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 The extent of DEAR proposed to be developed on the ground by the applicant. 
 
10. The applicant advised that, currently, the expected build out rate is 20 dwellinghouses per 

annum.  This rate is, however, subject to fluctuation, and could possibly increase to 40 units 
per annum.  The build out rate could also increase if a second developer became involved in 
the development.  It is, therefore, not possible to accurately predict when the proposed 
development would be completed or the date on which the trigger for the outstanding payment 
of the developer contribution towards the funding of DEAR, as referred to in Section 8.1. of 
the original report, would be reached.  

 
11. The applicant's agent clarified that the proposed residential development is designed to omit 

any affordable housing units from phase 1 in order to maximise return from mainstream units 
to frontload funding to cover the cost of the roundabout on Glasgow Road and part of the 
first section of DEAR to a point 50 metres east of the centre of the said roundabout The 
planning case officer commented that the location of affordable housing units as proposed fits 
well with the layout of the proposed residential development in terms of setting and 
integration. In terms of funding, it is noted that paragraph 1.5 of the original report dated 19 
February 2014 sets out the intended approach with a final decision on the structuring of the 
applicant’s transport contribution towards DEAR awaiting the outcome of the MacTaggart and 
Mickel appeal process as the Council does not accept that the planning agreement should be 
modified to remove the obligation related to MacTaggart and Mickel’s transport contribution.  

 
12. It will be noted from the recommendation below that a suspensive condition (condition 20) has 

been introduced to ensure that the said roundabout on Glasgow Road and part of the first 
section of DEAR are completed before construction of the first dwellinghouse. 

 
13. The concerns raised at the site meeting in terms of health care provision are noted.  It is also 

noted that NHS Forth Valley is not included as a consultee in respect of the proposed 
development.  Doctors and dentists surgeries are operated as private enterprises, the provision 
of which is not possible to regulate through the planning process.  The market is the principal 
driving mechanism for the provision of doctor and dentist facilities.  NHS Forth Valley would 
not as a matter of course be consulted to comment in this regard.  However, for clarification, 
Forth Valley NHS has confirmed that there is no mechanism in place at this time which could 
serve to either achieve contributions towards medical care or be considered as a material 
consideration in the determination of planning applications.  NHS Forth Valley has advised 
that the level of health care capacity in the Denny area indicates that a new health centre is 
likely to be required at a future date, and discussions have begun with the planning authority to 
investigate mechanisms which could be put in place by the planning authority, working in 
conjunction with NHS Forth Valley, to address provision of health care issues.  Discussions are 
currently in their infancy and it is not envisaged that any potential emerging mechanism would 
be in place before he adoption of the emerging Falkirk Local Development Plan in 2015. 

 
14. The rate and phasing of developer contributions towards education services provision is based 

on the timing of the expected impact of the proposed development and the existing capacity of 
provision.  It is expected there would be an immediate impact on nursery school services as a 
result of the proposed development.  The proposed phasing of the required developer 
contribution reflects this and that there would be an immediate need for funding additional 
places. 
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15. For clarification, the current Denny High School was occupied in February 2009.  The 

following house completion data from that date is based on the catchment areas of primary 
schools which feed into Denny High School: 

 
Catchment Area House Completions Since February 2009 
  
Antonine Primary School 2 
Bankier Primary School 26 
Denny Primary School 38 
Dunipace Primary School 2 
Head of Muir Primary School 64 

Total 132 
 
16. It is not expected to provide any additional footpath connections from Denny to other 

settlements as a result of the proposed development.  Focus has been to ensure that: 
 

 There would be provision of crossing points along the length of DEAR to safeguard 
connection of the core path network; 

 
 There would be satisfactory pedestrian access to bus stops; 

 
 There would be a pedestrian/cycle path provision along the entire length of DEAR. 

 
17. No developer contribution has been sought in respect of the provision of education services at 

Nethermains Primary School as the application site does not fall within the catchment area for 
that school. 

 
18. Stirling Council has been consulted for comment as it is considered that the proposed 

development would have an impact on the road network, in close proximity to the Stirling 
Council area, of a strategic nature. Furthermore, the catchment area for St Modan’s RC High 
School, in the Stirling area, includes the Denny area. 

 
19. The comment in respect of the loss of an area of countryside land which has high amenity and 

settlement separation value is noted.  The proposed development, however, accords with the 
Development Plan in that the site is allocated for residential development.  The proposed 
development is considered to be acceptable for reasons detailed in the original report. 

 
20. Comments in respect of Council assets which could be realised to provide funding for the 

development of DEAR are noted.  As noted at paragraph 1.5 of the original report of 19 
February 2014, if the Council had appropriate funding, it could consider contributing an 
element of front funding to best achieve the practical delivery of the roundabout on Glasgow 
Road in the context of the Council’s strategy to secure developer contributions. No such 
consideration has been given to front funding the whole of the DEAR. 

 
21. No matters were raised which would amend the original recommendation for the Planning 

Committee to be minded to grant planning permission subject to the conclusion of a Section 
75 obligation and, thereafter, the conditions detailed in the original report subject to the 
undernoted amendments to the proposed conditions. 
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22. It is noted that Conditions 8 and 10 as included in the recommendation of the original report, 
would ensure that there is no development outwith the area of phase 1 as detailed on the 
drawing bearing the planning authority's reference 120A, until such time as details of 
subsequent phases and details of play equipment, including a maintenance schedule, have been 
agreed.  The planning case officer clarified at the Committee site visit that ground reprofiling 
works outwith the area of phase 1 would be necessary to allow phase 1 to be developed.  It is 
recommended therefore that condition 8 and 10 be amended to read: 

 
8. "Notwithstanding any details previously submitted, there shall be no 

development on site, other than ground reprofiling works or works falling within 
phase 1 of the development as detailed on the drawing bearing the Planning 
Authority’s reference 120A until such time as further phasing details have been 
submitted to, and approved in writing by, the Planning Authority.  For the 
avoidance of doubt, the further phasing details to be submitted shall 
demonstrate the means by which pedestrian access to the transport network for 
the households already occupied shall be maintained and the Council’s core 
footpath network, as detailed in the Falkirk Council Core Paths Plan May 2010, 
shall be safeguarded". 

 
10. "Notwithstanding any details previously submitted, there shall be no 

development on site, other than ground reprofiling or works falling within phase 
1 of the development as detailed on the drawing bearing the Planning 
Authority’s reference 120A, until such time as details of play equipment to be 
installed at the open space and a maintenance scheme have been submitted to, 
and approved in writing by, the Planning Authority.  For the avoidance of doubt, 
the details shall include timing of installation of the play equipment with 
reference to phasing details to be submitted in compliance with condition 8". 

 
 
23. RECOMMENDATION 
 
23.1 It is recommended that the Committee indicate that it is minded to grant planning 

permission subject to the satisfactory conclusion of an Obligation under the terms of 
Section 75 of the Town and Country Planning (Scotland) Act 1997.  The Obligation is to 
secure the following, with sums indexed linked from the date of any minded to grant 
decision by the Committee:- 

 
(a) A developer contribution towards education provision at Denny Primary School, 

Denny High School and nursery school provision.  The developer contribution 
should consist of:- 

 
Denny Primary School £2600 per house £798,200 for 307 dwellings 
Denny High School  £2100 per house £644,700 for 307 dwellings 
Nursery Provision  £350 per house £107,450 for 307 dwellings 

 
Total       £1,550,350 
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The nursery provision contribution should be paid in full no later than 
completion of the 50th unit.  The contribution towards education provision at 
Denny Primary School should be paid in full no later than the completion of the 
150th unit, payment to be phased in four payments with the first payment on 
commencement of the development and the remaining 3 payments aligned to 
the completion of each 50 units.  The contribution towards education provision 
at Denny High School to be paid in full no later than the 200th unit with an 
agreement to pay a pro-rata proportion before this, if the development stalls for 
an agreed period of time. 
 

(b) A pro-rata developer contribution towards the construction of DEAR, in 
accordance with the terms of SPG “Delivery of Denny Eastern Access Road 
(DEAR)”.  The developer contribution is calculated at £3,383,900.  Payment of 
the developer contribution is to be phased, with the first contribution 
comprising any sum directly met by the applicant (and, for the avoidance of 
doubt, not reimbursed by the Council) in relation to the proper and reasonable 
cost of works carried out by the applicant to construct the roundabout on 
Glasgow Road and the first part of DEAR, including the new roundabout to 
provide access to the residential development, as detailed on the drawing 
bearing the applicant's reference RMDC/319/SL (1:500)/001 Revision N and 
the planning authority's reference 03B, (“the works”), said proper and 
reasonable costs to be fully vouched and demonstrated by the applicant to the 
satisfaction of the Director of Development Services.  The nature and extent of 
the developer’s contribution towards the works shall be the subject of written 
agreement and shall be quantified taking account of any potential funding 
available to the Council for delivery of the works.  The residual monetary 
contribution (which shall be quantified by deduction of the developer’s 
contribution in respect of the works from the total developer’s contribution of 
£3,383,900) shall be paid in full by the applicant no later than :- 

 
 The completion of the 251st dwellinghouse, including the 46 affordable 

housing units; or 
 

 The completion of the 210th mainstream dwellinghouse, excluding the 
46 affordable housing units; 

 
   whichever occurs first. 
 
(c) Development of 46 affordable housing units, the type, tenure, mix and means of 

delivery to be agreed in writing with the Planning Authority.  Development of 
the housing development shall not progress beyond phase 1, as detailed on the 
drawing bearing the Planning Authority’s reference 120A, until written 
agreement is secured. 

 
(d) A developer contribution towards the development of an adoptable standard 

footway at the north side of Nethermains Road, Denny to provide adequate 
pedestrian access to public transport links.  The contribution required is 
£20,000 and is to be paid prior to the commencement of development. 
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In the event that an agreement has not been concluded with the applicant in 
respect of any or all of the above within a period of 6 months from the date of 
the Committee's agreement to be minded to grant planning permission, the 
application shall be referred back to the Planning Committee for further 
consideration.   

 
23.2 Thereafter, on conclusion of the foregoing matters, revert to the Director of 

Development Services to grant planning permission subject to the following conditions 
and informatives:- 
 
(1) The development hereby approved shall be implemented in accordance with the 

plan(s) itemised in the informative below and forming part of this permission 
unless a variation is required by a condition of the permission or a non-material 
variation has been agreed in writing by Falkirk Council as Planning Authority. 

 
(2) Development shall not commence on site until such time as details have been 

submitted to, and approved in writing by, the Planning Authority demonstrating 
how the development will minimise its energy use and, consequently, its carbon 
footprint through design, materials and any other integral features.   

 
(3) Development shall not commence on site until such time as details have been 

submitted to, and approved in writing by, the Planning Authority demonstrating 
how the Falkirk Council Outdoor Access Network would be maintained free of 
obstruction during the development or, alternatively, what temporary 
arrangements would be put in place to mitigate any temporary closure.  If 
temporary closure of any outdoor access footpath is proposed, the details to be 
submitted shall demonstrate how this would be achieved.  For the avoidance of 
doubt, the outdoor access footpaths and access ways to be considered are 
numbered 012/327, 012/296, 012/340 and 012/343 as identified in the Falkirk 
Council Core Paths Plan May 2010. 

 
(4) There shall be no development which would have any physical impact on the 

Little Denny Burn until such time as details have been submitted to, and 
approved in writing by, the Planning Authority demonstrating that the proposed 
box culvert to be formed at the Little Denny Burn shall be constructed to a 
satisfactory standard and designed to a 1 in 200 year flooding event standard. 

 
(5) Development shall not commence on site until such time as the scheme of 

archaeological work detailed in the Archaeological Written Scheme of 
Investigation has been carried out with the written approval of the Planning 
Authority. 

 
(6) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of drainage maintenance have been 
submitted to, and approved in writing by, the Planning Authority. 
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(7) (i) No development shall commence on site unless otherwise agreed with 
the Planning Authority until a contaminated land assessment has been 
submitted and approved.  The assessment must determine the nature 
and extent of any contamination on the site, including contamination 
that may have originated from elsewhere.  Any potential risks to human 
health, property, the water environment and designated ecological sites 
should be determined.  The contaminated land assessment must be 
approved in writing by the Planning Authority. 

 
 (ii) Where contamination (as defined by Part 11A of the Environmental 

Protection Act 1990) is encountered, a detailed remediation strategy 
should be submitted to the Planning Authority demonstrating that the 
site will be made suitable for its intended use by removing any 
unacceptable risks, caused by the contamination.  The scheme must be 
approved in writing by the Planning Authority. 

 
 (iii) Prior to the commencement of development of the site, the remediation 

works must be carried out in accordance with the terms and conditions 
of the remediation scheme, and as agreed by the Planning Authority.  No 
part of the development shall be occupied until a remediation completion 
report/validation certificate endorsed by the relevant parties have been 
submitted to and agreed in writing by the Planning Authority. 

 
 (iv) If unexpected contamination is found after development has begun, 

development of the affected part of the site must stop.  The developer 
must notify the Planning Authority immediately and carry out a 
contaminated land assessment, and undertake any necessary remediation 
works, before development of the affected part of the site may continue. 

 
(8) Notwithstanding any details previously submitted, there shall be no 

development on site, other than ground reprofiling works or works falling within 
phase 1 of the development as detailed on the drawing bearing the Planning 
Authority’s reference 120A until such time as further phasing details have been 
submitted to, and approved in writing by, the Planning Authority.  For the 
avoidance of doubt, the further phasing details to be submitted shall 
demonstrate the means by which pedestrian access to the transport network for 
the households already occupied shall be maintained and the Council’s core 
footpath network, as detailed in the Falkirk Council Core Paths Plan May 2010, 
shall be safeguarded. 

 
(9) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details have been submitted to, and 
approved in writing by, the Planning Authority demonstrating that the 
development of, and diversion of, culverts on site shall not constitute a flood risk 
either on or off site. 
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(10) Notwithstanding any details previously submitted, there shall be no 

development on site, other than ground reprofiling or works falling within phase 
1 of the development as detailed on the drawing bearing the Planning 
Authority’s reference 120A, until such time as details of play equipment to be 
installed at the open space and a maintenance scheme have been submitted to, 
and approved in writing by, the Planning Authority.  For the avoidance of doubt, 
the details shall include timing of installation of the play equipment with 
reference to phasing details to be submitted in compliance with condition 8. 

 
(11) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the implementation and future 
maintenance of the landscaping scheme have been submitted to, and approved 
in writing by, the Planning Authority.   

 
(12) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of external finishes in respect of the 
proposed residential development have been submitted to, and approved in 
writing by, the Planning Authority.   

 
(13) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of boundary treatments along the 
length of the proposed Denny Eastern Access Road have been submitted to, and 
approved in writing by, the Planning Authority.   

 
(14) There shall be no development of dwellinghouses, other than within phase 1 of 

the residential development as shown on the drawing bearing the Planning 
Authority's reference 120A, until such time as the temporary vehicular access to 
phase 1 of the residential development has been closed off with the written 
approval of the Planning Authority, in accordance with the drawing bearing the 
Planning Authority’s reference 03B.   

 
(15) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation of the first junction 
within the proposed residential development have been submitted to, and 
approved in writing by, the Planning Authority, demonstrating that service 
vehicles shall be able to negotiate the junction.   

 
(16) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of final surfacing of roads and hard 
landscaped areas within the proposed residential development have been 
submitted to, and approved in writing by, the planning authority.   

 
(17) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation and surfacing of 
the footpath at the east side of Glasgow Road, as shown on the drawing bearing 
the planning authority's reference 121, have been submitted to, and approved in 
writing by, the planning authority.   
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(18) No dwellinghouse shall be occupied until such time as the footpath at the east 

side of Glasgow Road, as shown on the drawing bearing the planning 
authority's reference 121 and referred to in condition 17, has been finished with 
the written approval of the planning authority.   

 
(19) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation of the footpath to 
be constructed from the proposed new roundabout at Glasgow Road running 
between plots 25 and 26 to the internal roadway at the proposed residential 
development have been submitted to, and approved in writing by, the planning 
authority.   

 
(20) For the avoidance of doubt, the extent of road infrastructure to which this 

condition refers comprises of the new roundabout at Glasgow Road in its 
entirety to the north, south and west, as shown on the drawing bearing the 
applicants reference RMDL/319/SL (1:500)/001 Revision N and the planning 
authority’s reference 03B, and also part of the Denny Eastern Access Road from 
the proposed new roundabout at Glasgow Road to a point measuring 50 metres 
eastward of the centre of the said roundabout (together referred to as “the initial 
road works”). There shall be no work on site in respect of the proposed 
residential development, other than ground reprofiling work, until such time as 
the initial road works have been completed to wearing course level, together 
with all necessary traffic management features, in accordance with the written 
approval of the Planning Authority. 

 
Reason(s):- 
 
(1) As these drawings and details constitute the approved development. 
 
(2) To ensure that the proposed development is energy efficient. 
 
(3) In order that satisfactory pedestrian access to the transport network and the 

Core Path Network is maintained. 
 
(4) To ensure that the proposed development does not constitute a flood risk either 

on or off the site. 
 
(5) To safeguard archaeological remains. 
 
(6) To ensure adequate drainage is safeguarded. 
 
(7) To ensure the ground is suitable for the proposed development. 
 
(8) In order that the Planning Authority can control phasing of the development 

beyond phase 1. 
 
(9) To ensure that the proposed development does not constitute a flood risk either 

on or off the site. 
 
(10) To ensure a satisfactory standard of play equipment is installed. 
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(11) To ensure that a satisfactory standard of landscape quality is maintained. 
 
(12-13) In the interests of visual amenity. 
 
(14-16) In the interests of safety of highway users. 
 
(17-19) To ensure the formation of pedestrian links to, form the proposed residential 

development. 
 
(20) To safeguard the safety of users of the wider road network at Glasgow Road and 

to ensure that there is a satisfactory standard of roadway in respect of site traffic 
taking access to and from the east side of the proposed new roundabout at 
Glasgow Road. 

 
Informative(s):- 
 
(1) For the avoidance of doubt, the plans to which this decision refers bears the 

approved drawing numbers indicated on the Council's web site. 
  

pp  
.................................................……. 
Director of Development Services 
 
Date: 18 March 2014 
 
 

LIST OF BACKGROUND PAPERS 
 
1. Falkirk Council Structure Plan. 
2. Falkirk Council Local Plan. 
3. Falkirk Local Development Plan Proposed Plan April 2013. 
4. Notice of Intention to Develop 05/0904/LA. 
5. Supplementary Planning Guidance Note (SP) ) “Housing and Layout Design”. 
6. SPG “Design Statements”. 
7.  SPG “Education and New Housing Development”. 
8. SPG “Trees and Development”.        
9. SPG “Affordable Housing”.        
10. SPG “Flooding and Sustainable Urban Drainage”.        
11. SPG “Public Open Space, Falkirk Greenspace and New Development”. 
12. SPG “Delivery of Denny Eastern Access Road (DEAR)”. 
13. Planning Advice Note (PAN) 68 “Design Statements”. 
14. Circular 3/2009 “Notification of Planning Applications”. 
15. Circular 3/2012 “Planning Obligations and Good Neighbour Agreements”.        
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16. Letter of Objection from Mr Scott Waller, Gibson Street, Denny, FK6 5BG on 9 October 
2012 

17. Letter of Representation from Mr Colin Duguid, 6 Demoreham Avenue, Denny FK6 5BJ on 9 
October 2012 

    
Any person wishing to inspect the background papers listed above should telephone Falkirk 01324 
504757 and ask for David Paterson, Planning Officer. 
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APPENDIX 1 
 
 
 

FALKIRK COUNCIL 
 

Subject: PROPOSAL FOR 307 NEW HOMES (INCLUDING 46 
AFFORDABLE HOMES) AND DENNY EASTERN ACCESS 
ROAD (DEAR), INCLUDING PROVISION OF GREENSPACE, 
SUSTAINABLE URBAN DRAINAGE AND ASSOCIATED 
INFRASTRUCTURE AT LAND TO THE SOUTH OF MYDUB 
FARM, GLASGOW ROAD, DENNY FOR BETT HOMES & 
CALLENDAR ESTATES – P/12/0546/FUL 

Meeting: PLANNING COMMITTEE 
Date: 26 February 2014 
Author: DIRECTOR OF DEVELOPMENT SERVICES 
 
Local Members: 

 
Ward - Denny and Banknock 
 
Councillor Jim Blackwood 
Councillor Brian McCabe 
Councillor John McNally 
Councillor Martin David Oliver 

 
Community Council: 

 
Denny and District 

 
Case Officer: 

 
David Paterson (Planning Officer),  Ext. 4757 

 
 
1.  DESCRIPTION OF PROPOSAL / SITE LOCATION 
 
1.1 This application seeks planning permission for a development consisting of three components.  
 
1.2 Firstly it is proposed to erect 307 dwellinghouses, which would include 46 affordable units at 

land to the south of Mydub Farm, Denny  
 
1.3 Secondly, it is proposed to construct the Denny Eastern Access Road (DEAR), at land to the 

south and east of Mydub Farm which would connect from a new roundabout at the junction of 
A872 Glasgow Road and Nethermains Road (the “Main Roundabout”), which forms part of 
the proposed development, to the existing section of DEAR east of Denny High School, 
connecting to the Herbertshire Roundabout at the A883 east of Broad Street, Denny.   

 
1.4 It is proposed that the applicant would develop the first 420 metres of the DEAR from 

Glasgow Road, including the Main Roundabout, a temporary access to phase 1 of the 
residential development, and then a permanent roundabout (the “Second Roundabout”) 
providing access to later phases of the residential development. 
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1.5 It is recognised however that in accordance with the terms of Supplementary Planning 

Guidance Note (SPG) “Delivery of Denny Eastern Access Road (DEAR)” (the “DEAR 
SPG”), the delivery of this section of DEAR, including the Main Roundabout, could be 
achieved by a combination of developer contributions (albeit the required amounts could take 
some time to accrue) and “in kind” works in lieu of such financial contributions.  The 
application site lends itself to a more flexible approach being adopted.  Again, as envisaged by 
the DEAR SPG, the Council has already secured a contribution of £550,000 (index linked) 
towards the Main Roundabout from another development, although that contribution has not 
yet been triggered or paid.  If the Council had appropriate funding it could therefore contribute 
the £550,000 for the Main Roundabout to best achieve the practical delivery of this section of 
the DEAR in the context of the Council’s strategy to secure developer contributions. This sum 
could then be recouped by the Council in due course from developers’ contributions. The 
remainder of the DEAR is likely to be developed by Falkirk Council as developer contributions 
are realised in accordance with the terms of the DEAR SPG.  

 
1.6 Thirdly, it is proposed to construct two sustainable drainage ponds, to connect to the proposed 

residential development and DEAR, at areas to the south and east of Mydub Farm. 
 
1.7 The application site extends to 22.7 hectares in area, 15.3 hectares of which would 

accommodate the proposed residential development.  
 
 
2. REASON FOR COMMITTEE CONSIDERATION 
 
2.1 The Director of Development Services considers it inappropriate to consider the application 

under delegated powers because of the complexity of the application and the wider context. 
 
 
3. SITE HISTORY 
 
3.1 Notice of Intention to Develop 05/0904/LA for the construction of a new 7.3 metres wide 

carriageway approximately 1.5km long at land to the north east of Mydub Farm, Denny was 
withdrawn on 19 June 2006. 

 
 
4. CONSULTATIONS 
 
4.1 The Scottish Environment Protection Agency (SEPA) has raised no objections. It is advised 

that conditions be attached to ensure that:- 
 

 The proposed box culvert at the watercourse crossing over the Little Denny Burn is 
designed to convey a 1 in 200 year flood flow, and 

 
 The proposed drain 1 as shown in the drainage proposals, at both culverted and open 

sections, is designed to convey a 1 in 200 year flood flow. 
 
4.2 Scottish Natural Heritage has raised no objections. 
 
4.3 Historic Scotland has raised no objections. 
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4.4 The Keeper of Archaeology and Local History has advised that a condition be attached to 

ensure there is no commencement of works on the site until such time as a programme of 
archaeological work has taken place in accordance with the approved archaeological report.  

 
4.5 The Coal Authority has raised no objections. 
 
4.6 Central Scotland Police made no comment. 
 
4.7 Scottish Power has made no comment. 
 
4.8 Stirling Council has raised no objection. 
 
4.9 Scottish Water has agreed to an agreement under Section 7 of the Sewerage Scotland Act 1968 

which would determine the responsibilities of both Falkirk Council and Scottish Water in terms 
of drainage maintenance responsibilities for the proposed development. The Section 7 
Agreement has yet to be concluded.  

 
4.10 Housing Management is satisfied with the mix of affordable housing proposed.  However, it is 

noted that the construction of the affordable housing units is not likely to be carried out until 
several years into the construction of the residential development. There would be no 
construction of affordable housing units until after phase 1 of the residential development. It is 
unclear whether the proposed mix of affordable units would still meet needs in the area, or 
what means of delivery would be appropriate, at that time. Housing Management has agreed 
that it would be appropriate to determine the type, tenure and means of delivery of the 
affordable housing at a later date, no later, however, than the completion of phase 1 of the 
residential development. This arrangement can be secured by means of a Section 75 Planning 
Obligation.  It is noted that any amendment to the proposed development may require a 
further planning application. 

  
4.11 The Environmental Protection Unit (EPU) has advised that contamination can be addressed by 

condition. 
 
4.12 The Roads Development Unit (RDU) has advised that there remain issues to be concluded in 

terms of road geometry, surfacing and formation of footpaths:- 
 

● A satisfactory swept path analysis is required to demonstrate that service vehicles would 
be able to negotiate the first junction within the residential development. 

 
● Final surfacing of roads and hard landscape areas within the residential development. 
 
● Formation and surfacing of footpath at the east side of Glasgow Road as shown on the 

drawing bearing the planning authority's reference 121. 
 
● Details of the formation of the footpath to be constructed from the new roundabout to 

be formed at Glasgow Road, running between plots 25 and 26 to the internal roadway 
of the proposed residential development.   

 
Furthermore, the RDU has advised that there remain issues to be concluded in respect of the 
formation and diversion of culverts at the site:- 
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● Details required to demonstrate that culverts to be formed and diverted at the site shall 

not constitute a flood risk on or off the site. 
 
● Details required to demonstrate that the box culvert to be formed at the crossing of the 

Little Denny Burn shall be constructed to a satisfactory standard and designed to a 
1 in 200 year flooding event standard.    

 
4.13 Education Services has advised that the proposed development would put significant pressure 

on the provision of education services at Denny Primary School and Denny High School and, 
additionally, nursery school provision in the area. A developer contribution would be 
appropriate to mitigate the impact on education provision. The appropriate developer 
contribution is calculated:- 

 
 Denny Primary School  £2600 per house  £798,200 for 307 dwellings 
 Denny High School  £2100 per house  £644,700 for 307 dwellings 
 Nursery Provision  £350 per house  £107,450 for 307 dwellings 
 
 Total        £1,550,350   
 

It is advised that the nursery provision contribution be paid in full no later than completion of 
the 50th unit. The contribution towards education provision at Denny Primary School should 
be paid in full no later than the completion of the 150th unit, payment to be phased in four 
payments, with the first payment on commencement of the development and the remaining 
3 payments aligned to the completion of each 50 units. The contribution towards education 
provision at Denny High School to be paid in full no later than the 200th unit with an 
agreement to pay a pro-rata proportion before this, if the development stalls for an agreed 
period of time. The contribution can be secured by means of a Section 75 Planning Obligation.  

 
4.14 The Transport Planning Unit has raised no objections. However, it has advised that the 

developer would be required to make a pro-rata developer contribution towards the 
construction of DEAR, in accordance with the terms of SPG “Delivery of Denny Eastern 
Access Road (DEAR)”. The developer contribution is calculated at £3,383,900.  Furthermore, 
the developer should meet the cost of the provision of an adoptable footway at Nethermains 
Road and secure the provision of a satisfactory footway adjacent to Glasgow Road. The 
contribution would be secured by means of a Section 75 Planning Obligation, some of it 
probably being “in kind” works. 

 
 
5. COMMUNITY COUNCIL 
 
5.1 No comments have been received from the Denny and District Community Council. 
 
 
6. PUBLIC REPRESENTATION 
 
6.1 Two letters of objection have been received. Concerns include:- 
 

 There is potential for excessive noise from the development during the construction phase 
of the proposed development. 
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 The proposed development would be detrimental to visual amenity and would interrupt 

views from outwith the site. 
 

 There would be an adverse impact on education provision in the area. 
 

 There is likely to be an adverse impact on medical care provision in the area. 
 

 There would be an adverse impact on the amenity of the area during the construction 
phase due to excessive dust. 

 
 There would be overshadowing of adjacent properties. 

 
 The proposed development would generate traffic to the detriment of road safety. 

 
 
7. DETAILED APPRAISAL 

 
Under section 25 of the Town and Country Planning (Scotland) Act 1997, as amended, the 
determination of planning applications for local and major developments shall be made in 
accordance with the Development Plan unless material considerations indicate otherwise.    
 
Accordingly, 

 
7a The Development Plan 
 
Falkirk Council Structure Plan 
 
7a.1 Policy COM.1 ‘Housing Land Allocations’ states: 

 
“The Council will: 
 
1  support the phased provision of land for new housing as detailed in Schedule COM.1a to 

which a flexibility allowance of 10% will be added under Policy COM.2; 
2  maintain an effective 5 year supply of the housing land set out in Schedule 1a; 
3  review the housing calculations and allocations at intervals of no more than 5 years; and 
4  In delivering the requirement in Schedule Com.1a the Council will support special  

initiatives for residential led regeneration at the location listed in Schedule Com.1b, provided 
that action plans and masterplans/development frameworks are prepared in accordance with 
the local plan.  In particular these must address phasing, social and physical infrastructure 
provision, the avoidance of adverse impacts on European sites, the removal of significant 
restraints and land acquisition as appropriate.” 

 
7a.2 It is noted that in order to meet the aspirations of the Falkirk Council Structure Plan (FCSP) to 

provide 1000 new homes 2001-2020, the application site has been identified in the Falkirk 
Council Local Plan (FCLP) as an opportunity for residential development. The proposed 
development accords with Policy COM.1. 
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7a.3 Policy COM.2  ‘Implementation of Housing Land Requirement’ states: 

 
“In implementing the housing land requirement set out in Schedule COM.1a, Local Plans will: 
 
1  take into account completions since 30th June 2001 and the current effective and established 

housing land supply; 
2  make an assessment of the likely output from windfall and small sites in arriving at the 

amount of land to be allocated and add to that amount a 10% flexibility allowance; 
3 adopt an approach to site selection whereby priority is given to brownfield sites and to sites 

which enjoy a high level of accessibility by public transport, walking and cycling to shopping, 
recreational and other community facilities; 

4  ensure the housing land allocation is based on the phasing guidelines set out in Schedule 
COM.1a; 

5 ensure that there are adequate community facilities and physical infrastructure to 
accommodate the allocation; 

6  ensure that the location, scale, and design of allocated sites is sympathetic to the character of 
settlements and that significant land releases are accompanied by the preparation of 
masterplans; and 

7  take into account the location and firm development proposals of business and industrial 
premises including chemical and petrochemical facilities. 

8 Local Plans will also identify the site or area of search of the general locations listed in 
Schedule Com.1b taking into account the avoidance of adverse impact on European sites 
and specific requirements for new social and physical infrastructure.” 

 
7a.4 The identification of the application site as an opportunity for residential development 

integrates with appropriate development completions in the Denny area, and a 10% 
flexibility for windfall sites, to meet the requirements of the FCLP. The proposed 
residential development would be sympathetic to the area in terms of scale, design and 
character. Furthermore, it is considered that the proposal would be appropriately located 
in terms of transport, community and infrastructure. The proposed development accords 
with Policy COM.2. 

 
7a.5 Policy COM.3 ‘Special Needs and Affordable Housing’ states: 

 
“The Council will support the provision of affordable and special needs housing, based on housing 
needs assessments for each community. Local Plans will identify suitable sites and where appropriate, 
stipulate the proportion of larger housing sites which should be reserved to meet specific housing needs.” 

 
7a.6 It is noted that the applicant proposes on site affordable housing provision and that Housing 

Management is satisfied with the proposed mix of affordable housing units.  However, it is also 
noted that, in order to ensure delivery of affordable housing meets needs over time,  Housing 
Management has agreed that type, tenure and delivery of affordable housing can be agreed at a 
later date, no later than the completion of phase 1 of the proposed residential development. 
This can be secured by means of a Section 75 Planning Obligation.   
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7a.7 It is noted that Policy SC4 of the FCLP “Affordable Housing” and the Supplementary 

Planning Guidance Note (SPG) “Affordable Housing” express that the viability of proposed 
developments should be considered when assessing a suitable method of Affordable Housing 
delivery. The applicant has submitted a viability statement in support of the proposed 
development which has been checked by the District Valuer.  The District Valuer has assessed 
that after meeting the required developer contributions and obligations, the site would realise a 
modest positive land value.  The proposed development accords with Policy COM3. 

 
7a.8 Policy COM.5 ‘Developer Contributions’ states: 

 
“The Council will ensure that proper provision is made to meet the physical and social infrastructure 
needs of new development and to mitigate the impact of such development on the locality.  Where it is 
required to make a proposal acceptable in land use planning terms, serve a planning purpose and is 
directly related to the proposed development, developer funding for on- or off-site works will be sought 
in respect of: 
 
(1)  environmental enhancement required to mitigate, or compensate for landscape, townscape or 

ecological impacts; 
 
(2)  physical infrastructure required to make the development acceptable, particularly transport 

provision required to ensure that the development meets sustainability criteria;  
 
(3)  community and recreational facilities required to meet demand generated by the development. 

 
The required provision will be  reasonable and related to the scale and nature of the proposed 
development, taking into account the relevant Council standards and will be specified within Local 
Plans and development briefs as appropriate. Examples of the range of matters which developers may 
be asked to address are provided in Schedule COM.5.” 
 

7a.9 It is noted that the proposed development would have a significant impact on the provision of 
education services in the area. It is considered that a developer contribution would be 
appropriate to mitigate the potential impact. The consultation response of Education Services 
in section 4 of this report is noted.  The applicant has agreed to meet the required contribution. 

 
7a.10 It is noted that delivery of the DEAR is to be financed by developer contributions. This road 

scheme is necessary to provide mitigation in respect of the impact of new development on the 
existing roads network.  The contribution required is calculated at £3,383,900 in accordance 
with the Council’s DEAR SPG. The applicant has agreed to meet the required contribution. 

 
7a.11 In order to provide residents of the proposed residential development satisfactory links to 

public transport, it is considered that it would be necessary to form a pedestrian footpath to the 
bus stop at Nethermains Road.  The applicant has agreed to make a developer contribution of 
£20,000 for the formation of the footpath. 

 
7a.12 It is noted that the applicant proposes to provide on site affordable housing in accordance with 

the Development Plan and the supplementary Planning Guidance Note (SPG) “Affordable 
Housing”.  Phasing and Delivery of the affordable housing would be concluded under the 
terms of a Section 75 Planning Obligation.   

 
7a.13 The proposed development accords with Policy COM.5. 
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7a.14 Policy COM.6 ‘Open Space and Recreational Facilities’ states: 

 
“The Council will seek to ensure that a satisfactory distribution and quality of open space and 
recreational facilities exists across the Council area. Accordingly: 
 
(1)  the loss of open space and recreational facilities will not normally be permitted except where, 

as part of a community-wide assessment of provision, it is demonstrated that the loss will 
have no adverse impact on visual or recreational amenity and will release resources for 
qualitative improvements to facilities in the community as a whole; 

 
(2)  Local Plans will identify and seek to address any remaining localised deficiencies in 

provision; 
 
(3)  resources will generally be concentrated on improving the quality, management and 

accessibility of existing provision; and 
 
(4)  all new housing development must contribute to the provision and maintenance of open space 

and recreational facilities either through on-site provision or contributions to off-site 
provision. Standards will be set out in Local Plans based on the provision of 2.8ha per 
1000 persons.” 

 
7a.15 It is noted that the proposed development would include on-site provision of open and 

recreational space. The provision would be principally in the form of a central village green 
style open space with a green corridor across the site to allow connectivity for people and 
wildlife. It is noted that the provision accords with Policy SC13 of the FCLP “Open Space 
and Play Provision in New Developments” detailed in sections 7a.64 - 7a.65 of this report 
and SPG “Public Open Space, Falkirk Greenspace and New Development” detailed in 
sections 7b.17 - 7b.18 of this report. The proposed development accords with Policy 
COM.6.  

 
7a.16 Policy COM.7 ‘School Provision’ states: 

 
“New housing development will not be permitted unless adequate school capacity is available or will 
be made available.” 

 
7a.17 It is noted that a developer contribution would be required to safeguard satisfactory provision 

of education services. The applicant has agreed to meet the contribution required. The 
proposed development would accord with Policy COM.7.  

 
7a.18 Policy ENV.1 ‘Countryside and Protected Areas’ states: 

 
“(1) There is a general presumption against development in areas defined as countryside, unless it 

can be demonstrated that a countryside location is essential or is an appropriate form of 
agricultural diversification.  Where it is established that a countryside location is essential, 
development proposals will also be assessed in relation to Local Plan policies appropriate to 
specific protected areas as defined generally by Schedules ENV.1 and ENV.3. 

 
(2) The policies applicable to countryside and protected areas within it, together with the detailed 

boundaries of each area, will be set out in Local Plans.” 
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7a.19 It is noted that the proposed line of the DEAR lies outwith the Denny urban area. It is also 

noted that the proposed DEAR is identified as an opportunity for new roads infrastructure in 
the FCLP (TR.DEN.01). It is considered that the partial countryside location is essential for the 
provision of the DEAR. The proposal accords with Policy ENV.1. 

 
7a.20 Policy ENV.7 ‘Quality of Development’ states: 

 
“(1) Priority is attached to the achievement of high standards of design in all new development.  

Proposals for development which would have significant visual and physical impact on a site 
and its surroundings must be accompanied by a "design concept statement" incorporating the 
relevant factors outlined in Schedule ENV.7 which sets out how design principles have been 
addressed and how quality objectives will be achieved. 

 
(2) Local Plans and Supplementary Planning Guidance will provide detailed guidance on how 

significant impact will be assessed and the details to be included in such design concept 
statements.” 

 
7a.21 It is noted that the proposed development is accompanied by a supporting Design 

Statement. The proposed development would be sympathetic to the area in terms of scale, 
design and character. There would be a satisfactory provision of open space and 
greenspace connectivity. The proposed landscape plan would safeguard the amenity of the 
urban fringe setting. It is also noted that the proposed development accords with 
“Designing Streets” policy detailed in sections 7b.28 - 7b.29 of this report. The proposed 
development accords with Policy ENV.7. 

 
7a.22 Policy TRANS.3 ‘Transport Assessment’ states: 

 
“Proposals which could result in a significant increase in travel demand will be required to submit a 
Transport Assessment and where appropriate a Green Transport Plan.  These should demonstrate 
how the impact of the development on the surrounding traffic network can be minimised and how 
other modes of travel rather than the car will be encouraged.” 

 
7a.23 A Transport Assessment (TA) has been submitted in support of the proposed development. It 

is considered that the impact of the proposal on the transport network is acceptable provided 
that developer contributions are made to facilitate the delivery of DEAR.  Furthermore, the 
construction of DEAR would reduce traffic congestion at Denny Cross. The proposed 
development accords with Policy TRANS.3. 

 
7a.24 The proposal accords with the Falkirk Council Structure Plan.  
 
Falkirk Council Local Plan 
 
7a.25 Housing proposal H.DEN12 identifies the proposed residential development site as an 

opportunity for residential development of approximately 300 dwelling units. The residential 
development opportunity as identified by H.DEN12 is linked to the development of DEAR. 
H.DEN12 requires the precise definition of the line of DEAR and the formation of a robust 
settlement edge. The proposed development meets all of the preceding requirements of 
H.DEN12. The proposed development accords with housing opportunity H.DEN12. 
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7a.26 Transport opportunity TR.DEN01 identifies DEAR as a means to address traffic capacity 

problems at Denny Cross which would further exacerbated by further development.  It is 
noted that phase 1 from Broad Street to Denny High School has been completed. The 
remainder of the route is to be developer funded under TR.DEN01 (see SPG “Delivery of 
Denny Eastern Access Road (DEAR)” in sections 7b.19 - 7b.20 of this report). The proposed 
development includes the seeking of planning permission for DEAR, the details of which are 
acceptable in terms of design etc to the Roads Development Unit and the Transport Planning 
Unit. The developer has agreed to a contribution towards the construction of DEAR in 
accordance with the SPG. Such a contribution would be secured by means of a Section 75 
Planning Obligation. Part of this contribution is likely to be "in kind" construction. The 
proposed development therefore meets the requirements and aspirations of TR.DEN01. 

 
7a.27 Policy EQ1 ‘Sustainable Design Principles’ states: 

 
“New development will be required to achieve a high standard of design quality and compliance with 
principles of sustainable development. Proposals should accord with the following principles: 
 
(1)  Natural and Built Heritage. Existing natural, built or cultural heritage features should be 

identified, conserved, enhanced and integrated sensitively into development; 
(2) Urban and Landscape Design. The scale, siting and design of new development should 

respond positively and sympathetically to the site’s surroundings, and create buildings and 
spaces that are attractive, safe and easy to use; 

(3) Accessibility. Development should be designed to encourage the use of sustainable, integrated 
transport and to provide safe access for all users; 

(4) Resource Use. Development should promote the efficient use of natural resources, and take 
account of life cycle costs, in terms of energy efficient design, choice and sourcing of materials, 
reduction of waste, recycling of materials and exploitation of renewable energy;  

(5) Infrastructure. Infrastructure needs and their impacts should be identified and addressed by 
sustainable mitigation techniques, with particular regard to drainage, surface water 
management, flooding, traffic, road safety and noise; and 

(6) Maintenance. Proposals should demonstrate that provision will be made for the satisfactory 
future management and maintenance of all public areas, landscaping and infrastructure.” 

 
7a.28 It is considered that the siting and design of the proposed development would be sympathetic 

to the site’s surroundings and would fit well into the landscape. The residential development, 
which would be formed around a central open space, would create an attractive environment 
incorporating designing streets traffic calming features. The proposal is satisfactory in terms of 
infrastructure connection.  The proposal accords with Policy EQ1.   

 
7a.29 Policy EQ2 ‘Implementation of Sustainable Design Principles’ states: 

 
“In order to ensure that the principles set out in Policy EQ1 are incorporated into development 
proposals: 
 
(1)  Masterplans will be required for development proposals requiring a comprehensive approach 

to design and infrastructure. The Council will set out the basis for the preparation of 
Masterplans in Development Frameworks or Briefs; 

(2) Development Briefs will be prepared by the Council for other development sites where merited 
by the size, sensitivity or complexity of the site;  
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(3) Supplementary Planning Guidance Notes will be produced to provide detailed advice on the 

application of the sustainable design principles; and  
(4) Planning applications for significant residential, business or commercial development, or 

smaller proposals affecting protected sites or buildings, should be accompanied by a Design 
Statement explaining how each of the factors in Policy EQ1 has been complied with.” 

 
7a.30 The application is supported by a design statement. The design statement sets out the site 

context and background in terms of culture, character, ecology and setting and clarifies how the 
proposed development would integrate in terms of built form, greenspace and infrastructure. It 
is considered that the design statement is comprehensive and satisfactory. The proposed 
development accords with Policy EQ2.  

 
7a.31 Policy EQ3 ‘Townscape Design’ states: 

 
“New development will be required to contribute positively to the quality of the built environment. 
Proposals should accord with the following criteria: 
 
(1) The siting, layout and density of new development should create a coherent structure of 

streets, amenity space and buildings which respects and complements the site’s environs and 
creates a sense of identity within the development; 

(2) Streets and public spaces should have buildings fronting them, and where this is not possible, 
a high quality architectural or landscape treatment will be required as an alternative; 

(3) The design of new buildings should reflect the surrounding urban fabric in terms of scale, 
height, massing and building line; 

(4) Building materials, finishes and colours should be chosen to complement those prevailing in 
the local area;  

(5) Existing buildings or structures which contribute to the local townscape should be retained 
and integrated sensitively into the layout; and 

(6) The contribution to the townscape of important landmarks, skylines and views should be 
respected.” 

 
7a.32 The proposed development would create a sense of identity.  The majority of buildings 

front onto the streets and the buildings along the eastern boundary of the site front onto 
the open space, which helps to ensure that the site is not inward looking. The buildings are 
two storey in nature and reflect the scale and height of dwellings along the northern 
boundary. 

 
7a.33 Policy EQ4 - ‘Landscape Design’ states: 
 

“Development proposals should include a landscape framework which enhances the development and 
assists integration with its surroundings.  The landscape scheme should: 
   
(1) Be informed by the surrounding landscape; 
(2) Retain and incorporate existing vegetation, natural and cultural features where they 

contribute to the amenity and biodiversity of the site, with provision for replacement planting 
where removal is authorised; 

(3) Integrate with strategies for the provision of open space, pedestrian access, and sustainable 
urban drainage systems on the site; 

(4) Promote biodiversity, including the use of native tree and plant species (see Policy EQ25); 
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(5) Incorporate robust structure planting to provide structure in larger developments, and screen 

the edge of developments where necessary; 
(6) Incorporate street trees and informal open space planting to assist in structuring and unifying 

streets and spaces; 
(7) Incorporate high quality hard landscaping, including surface materials, boundary enclosures 

and street furniture which are robust and complement the development; and 
(8) Demonstrate that satisfactory arrangements have been made for the future maintenance and 

management of all landscaped areas.” 
 
7a.34 The application is supported by a landscape plan.  The principal landscape elements at the 

proposed housing development are the retention of a strong tree belt adjacent to Glasgow 
Road, to attenuate traffic noise, and the village green style central open space.  There would be 
a central boulevard of open space running across the housing development, through the central 
open space.  There would also be open space provision adjacent to DEAR.  It is considered 
that the proposed development would provide a satisfactory level of passive and active open 
space and provide satisfactory connectivity and wildlife corridors.  The proposed development 
accords with Policy EQ4. 

 
7a.35 Policy EQ6 ‘Design and Energy Use’ states: 

 
“Developers should demonstrate how they have assessed and pursued opportunities 
for sustainable energy use in new developments. In particular: 

 
(1) Local climatic factors should be taken into account, and opportunities taken to maximise 

solar gain and minimise wind chill in the layout and orientation of buildings; 
(2) The utilisation of renewable energy sources in meeting the energy needs of developments will 

be encouraged where appropriate in terms of type, scale and impact; and 
(3) Combined heat and power and community heating schemes as part of new developments will 

be encouraged.” 
 

7a.36 It is considered that the issue of energy use can be addressed by condition. 
 
7a.37 Policy EQ16 ‘Sites of Archaeological Interest’ states: 

 
“(1) Scheduled ancient monuments and other identified nationally important archaeological 

resources shall be preserved in situ, and within an appropriate setting. Developments which 
have an adverse effect on scheduled monuments or the integrity of their setting shall not be 
permitted unless there are exceptional circumstances;  

(2) all Other archaeological resources shall be preserved in situ wherever feasible. The Council 
will weigh the significance of any impacts on archaeological resources and their settings 
against other merits of the development proposals in the determination of planning 
applications; and 

(3) Developers may be requested to supply a report of an archaeological evaluation prior to 
determination of the planning application. Where the case for preservation does not prevail, 
the developer shall be required to make appropriate and satisfactory provision for 
archaeological excavation, recording, analysis and publication, in advance of development.” 

 
7a.38 The application is supported by an archaeological report.  It is noted that the Keeper of 

Archaeology and Local History has advised that a condition be attached to secure the 
implementation of the programme of archaeological work proposed. 
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7a.39 The proposal accords with Policy EQ16. 
 
7a.40 Policy EQ19 - ‘Countryside’ states: 
 

“(1) The Urban and Village Limits represent the desirable limit to the expansion of settlements 
for the period of the Local Plan. Land outwith these boundaries is designated as countryside 
and will be subject to the detailed policies for specific uses indicated in Table 3.3. 
Development proposals in the countryside for uses not covered by these policies will only be 
permitted where:  

 
 it can be demonstrated that they require a countryside location;  
 they constitute appropriate infill development; or 
 they utilise suitable existing buildings.  

 
(2) In circumstances where development meets the relevant countryside policy criteria, the scale, 

siting and design of development will be strictly controlled to ensure that there is no adverse 
impact on the character of the countryside. In particular:  

 
 the siting should be unobtrusive, making use of natural features to integrate 

development into the landform and avoiding skylines;  
 building design should be sympathetic to vernacular building styles and comply with the 

design principles contained within the Council’s ‘Design Guide for Buildings in the 
Rural Areas’; and 

 boundary and curtilage treatments should be sympathetic to the rural area, with a 
preference for stone walling and hedging using native species.” 

 
7a.41 It is noted that DEAR would be located outwith the Denny urban area as defined in the Falkirk 

Council Local Plan. It is considered that a countryside location is essential for the construction 
of DEAR. Furthermore, it is considered that DEAR, as proposed by the application, would 
meet Falkirk Council construction and design standards and would integrate well into the rural 
setting. The proposed development accords with Policy EQ19.  

 
7a.42 Policy EQ21 - ‘Falkirk Greenspace’ states: 
 

“Through the Falkirk Greenspace Initiative, the Council will work with its partners to improve the 
landscape, habitat quality and recreational potential of the network of urban fringe and urban open 
space around and within settlements. Priority will be given to: 
 
(1) Appropriate woodland creation and management, where landscape quality, access, 

biodiversity, and connectivity across the Greenspace can be promoted; 
(2) The creation of an interlinked network of paths within the Greenspace, with particular 

emphasis on a principal circular rout, as a key part of the core path network, complemented 
by secondary routes where appropriate; and 

(3) Requiring developers in urban fringe locations to contribute to landscape and/or access 
improvements in association with new development.” 
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7a.43 It is considered that the proposed development integrates well with the urban fringe/rural 

setting in terms of impact on the existing landscape and woodland network. The application 
proposes to provide an open space network on site in accordance with Council standards. It is 
considered that the design of the on-site open space as proposed safeguards the visual amenity 
of the area and connectivity across the site. The proposed development accords with Policy 
EQ21.   

 
7a.44 Policy EQ22 ‘Landscape and Visual Assessment’ states: 

 
“Development proposals which are likely to have a significant landscape impact must be accompanied 
by a comprehensive landscape and visual assessment as part of the Design Statement, which 
demonstrates that the setting is capable of absorbing the development, in conjunction with suitable 
landscape mitigation measures, and that best environmental fit has been achieved, in terms of the 
landscape character of the area.” 

 
7a.45 The application is supported by a landscape and visual assessment. It is considered that the 

assessment satisfactorily demonstrates that the site is capable of absorbing the development as 
proposed, that a high level of environmental fit would be achieved and that the proposal is 
sympathetic to the character of the area. The proposed development accords with Policy 
EQ22.  

 
7a.46 Policy EQ26 - ‘Trees, Woodland And Hedgerows’ states: 
 

“The Council recognises the ecological, landscape, economic and recreational importance of trees, 
woodland and hedgerows. Accordingly: 
 
(1)  Felling detrimental to landscape, amenity, nature conservation or recreational interests will 

be discouraged.  In particular ancient, long-established and semi-natural woodlands will be 
protected as a habitat resource of irreplaceable value; 

(2) In an area covered by a Tree Preservation Order (TPO) or a Conservation Area, 
development will not be permitted unless it can be proven that the proposal will not adversely 
affect the longevity, stability or appearance of the trees. Where necessary, endangered trees 
and woodlands will be protected through the designation of further TPOs; 

(3) Where development is permitted which will involve the loss of trees or hedgerows of amenity 
value, the Council will normally require replacement planting appropriate in terms of 
number, size, species and position; 

(4) The enhancement and management of existing woodland and hedgerows will be encouraged. 
Where the retention of a woodland area is integral to a development proposal, developers will 
normally be required to prepare a plan and make provision for its future management; and  

(5) There will be a preference for the use of appropriate local native species in new and 
replacement planting schemes, or non-native species which are integral to the historic 
landscape character.” 

 
7a.47 It is noted that there would be existing trees lost at the site which are located centrally within 

the proposed residential development area, at the eastern edge of the proposed residential area 
and at the proposed line of DEAR. However, the existing tree planting adjacent to Glasgow 
Road would be safeguarded and, furthermore, the proposed landscape planting at the 
residential area and DEAR would satisfactorily mitigate the loss of trees at the site. The 
proposed development accords with Policy EQ26.   
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7a.48 Policy EQ29 - ‘Outdoor Access’ states: 
 

“(1) The Council will seek to safeguard, improve and extend the network of outdoor access 
routes, with particular emphasis on the core path network.  

 
(2) In promoting new routes particular emphasis will be placed on  

 opportunities specified on the Proposals Map 
 other opportunities which support and provide linkages in respect of the Falkirk 

Greenspace Initiative, the recreational use of the major river corridors, including the 
Forth Estuary, and sustainable travel within and between settlements;  

 other areas of proven demand as identified through community consultation; and 
 the need to safeguard protected habitats and species in accordance with Policies  

EQ24 and EQ25; 
 the need to safeguard protected buildings and archaeological sites in accordance with 

Policies EQ16 and EQ17. 
 (3) When considering planning applications, the Council will 

 Safeguard the line of any existing or proposed access route affected by the 
development, and require its incorporation into the development unless a satisfactory 
alternative route can be agreed. 

 Seek to secure any additional outdoor access opportunities which may be achievable 
as a result of the development, particularly where they relate to the priority areas 
identified in sub-section (2) above. 

 Where an access route is to be temporarily disrupted, require the provision of an 
alternative route for the duration of construction work and the satisfactory 
reinstatement of the route on completion of the development.” 

 
7a.49 The proposed development would impact on the line of several core paths. It is considered 

however that connectivity integrated into the development would provide good links to 
external paths and satisfactory movement. It is noted, however, that beyond phase 1 of the 
residential development, temporary access routes would require to be provided to co-ordinate 
with construction. Details of temporary access routes can be secured by condition. The 
proposed development accords with Policy EQ29. 

 
7a.50 Policy EQ30 - ‘Agricultural Land’ states: 
  

“Development involving the loss of prime quality agricultural land (Classes 1, 2 and 3.1) will not be 
permitted unless the site is allocated for development in the Local Plan or there are overriding local or 
national circumstances.” 
 

7a.51 It is noted that the proposed development is identified in the Falkirk Council Local Plan as an 
opportunity for residential development and the development of the DEAR.  The proposed 
development accords with Policy EQ30.   

 
7a.52 Policy EQ30A - ‘Air Quality’ states: 
 

“The Council will seek to contribute to the improvement of air quality. Impacts on air quality will be 
taken into account in assessing development proposals, particularly within Air Quality Management 
Areas (AQMAs). Air Quality Assessments may be required for developments within AQMAs.” 
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7a.53 The application site is not within an Air Quality Management Area.  However, owing to the 

proposed layout with houses (i.e. receptors) potentially introduced close to the proposed 
DEAR, and the size of the development, an air quality assessment was requested.  The 
applicant has demonstrated to the satisfaction of the Environmental Protection Unit that the 
proposed development would not have a significant impact on air quality. The proposed 
development accords with Policy EQ30A. 

 
7a.54 Policy SC1 - ‘Housing Land Provision’ states: 
 

“(1) Through the Local Plan, the Council will aim to meet the housing land requirements of the 
Falkirk Council Structure Plan for at least the period up to 2012, as detailed in Table 
4.1. Sites contributing towards the requirement are detailed under the relevant Settlement 
Statements. 

(2) Sites identified as long-term development opportunities on the Proposals map will be the 
preferred locations for residential growth within the relevant settlements for the period 2012 - 
2020.  Consideration will only be given to bringing forward these sites for development prior 
to 2012 where clearly justified by supply, phasing and infrastructure factors. 

(3) Within the areas identified as Special Initiatives for Residential-Led Regeneration (SIRRs) 
on the Proposals Map, housing development in addition to the base requirement will be 
supported subject to:  
 the preparation of a satisfactory masterplan or development framework for the area; and 
 demonstration that the necessary social and physical infrastructure requirements for the 

area will be met through a co-ordinated approach to developer contributions.“ 
 
7a.55 It is noted that the residential development site is identified as housing opportunity H.DEN12. 

The proposed development accords with Policy SC1. 
 
7a.56 Policy SC4 ‘Special Needs and Affordable Housing’ states: 

 
“For large new housing developments, the Council will require a diversity of house types and tenures 
in order to create mixed communities. In particular there will be a requirement across the Council 
area for new housing sites of 100 units and over to provide 15% of the total number of units as 
affordable or special needs housing. In the settlement areas of Larbert/Stenhousemuir, Polmont and 
District and Rural North, where there is an identified shortfall in affordable housing provision, there 
will be a requirement for sites of 60 units and over to provide 25% of the total number of units as 
affordable or special needs housing. Acceptable approaches could include: 
 
(1) Provision of general needs social rented houses;  
(2)  Provision of social housing for people with particular needs (specifically the elderly and 

physically disabled); or 
(3) Provision of shared equity or shared ownership housing  

 
Developers will be expected to work in partnership with the Council, Communities Scotland and 
Registered Social Landlords to comply with this policy.”  
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7a.57 It is noted that the proposed housing development includes 46 (15%) affordable housing units 

in accordance with Policy SC4. Housing Management has indicated that the proposed mix of 
affordable housing is satisfactory. However, it would be appropriate to agree the means of 
delivery of affordable housing prior to the construction phase progressing beyond phase 1 in 
order that the proposal can continue to meet affordable housing needs over time.  The means 
of delivery can be secured by means of a Section 75 Planning Obligation. The proposed 
development accords with Policy SC4. 

 
7a.58 Policy SC6 - ‘Housing Density and Amenity’ states: 
 

“(1) Overall density in new residential developments should conform to the indicative capacity 
shown for allocated sites or, in the case of windfall sites, be dictated by the character of the 
surrounding area and the design objectives for the site, as established in the Design Concept 
Statement. Higher densities may be allowed where this helps to achieve design excellence. 

(2) On large sites, housing density should be varied to create areas of different character, 
reflecting the structure of streets and spaces in the development. A mix of housing types will 
be required. 

(3)  Adequate properly screened private amenity space should be provided for dwellinghouses. In 
flatted developments, communal space for clothes drying and private amenity should be 
provided. 

(4)  Housing layouts should be designed to ensure adequate privacy and to avoid excessive 
overshadowing of houses or garden ground. A minimum distance between overlooking 
windows of 18 metres will generally be required.” 

 
7a.59 The proposed residential development generally meets the 300 dwelling units envisaged by 

housing opportunity H.DEN12. The proposed housing development would provide a 
satisfactory mix of house types and the amenity and privacy of occupiers would be safeguarded. 
The proposed development accords with Policy SC6.  

 
7a.60 Policy SC11 - ‘Developer Contributions To Community Infrastructure’ states: 
 

“Developers will be required to contribute towards the provision, upgrading and maintenance of 
community and recreational facilities required to meet demand generated from new development. The 
nature and scale of developer contributions will be determined by the following factors: 

 
(1)  Specific requirements identified against proposals in the Local Plan or in development briefs; 
(2)  In respect of open space, recreational, and education provision, the general requirements set 

out in Policies SC13 and SC14;  
(3)  In respect of other community facilities, any relevant standards operated by the Council or 

other public agency; and 
(4) Where a planning agreement is the intended mechanism for securing contributions, the 

principles contained in Circular 12/1996.” 
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7a.61 It is noted that it is advised that the applicant contributes towards education provision at 

Denny Primary School, Denny High School and Nursery School provision.  The applicant 
would also be required to contribute towards the cost of DEAR in accordance with SPG 
“Delivery of Denny Eastern Access Road (DEAR)”, and the provision of an adoptable 
footway at Nethermains Road. It is noted that on site provision of affordable housing is 
proposed.  The applicant would be required to agree the delivery of the affordable housing by 
the conclusion of a Section 75 Planning Obligation.  The applicant has agreed to meet the 
financial and physical infrastructure contributions. The proposed development accords with 
Policy SC11.  

 
7a.62 Policy SC12 - ‘Urban Open Space’ states: 
 

“The Council will protect all urban open space, including parks, playing fields and other areas of 
urban greenspace, which is considered to have landscape, amenity, recreational or ecological value, with 
particular reference to the areas identified on the Proposals Map. 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 a settlement and 

neighbourhood audit 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 area is not of significant ecological value, having regard to Policies EQ24 and EQ25; 
and 

(4) Connectivity within the overall open space network is not threatened and public access routes 
in or adjacent to the open space will be safeguarded.” 

 
7a.63 There would be the loss of a small area of open space along the route of DEAR. This open 

space did not form an integral part of a previous development and its loss is accepted in the 
context of the benefits DEAR would provide. The housing site and associated DEAR do not 
have significant ecological value. In addition to this the existing network of footpaths to 
surrounding areas would be maintained although with some diversions where necessary. The 
proposal is considered to comply with Policy SC12.  

 
7a.64 Policy SC13 ‘Open Space and Play Provision in New Development’ states: 

 
“New development will be required to contribute to open space and play provision. Provision should 
be informed by the Council’s open space audit and strategy and the SPG Note on ’Open Space and 
New Development’, once available, or a site-specific local audit of provision in the interim, and should 
accord with the following principles: 
 
(1) Open space and facilities for play and outdoor sport should be provided in broad accordance 

with the guidance in Table 4.2. These requirements may be increased where the extent and 
quality of facilities in the area are proven by the open space audit to be below a suitable 
standard. Above ground SUDS features, small incidental amenity areas, structure planting 
and road verges will not count towards requirements. 

(2) Financial contributions to off-site provision, upgrading, and maintenance, as a full or partial 
alternative to direct on-site provision, will be sought where  
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 existing open space or play facilities are located nearby and are able to serve the 

development through suitable upgrading; 
 in residential developments, the size of the development falls below the threshold of 10 

houses indicated in Table 4.2, or where it is otherwise not practical, reasonable or 
desirable to provide facilities on site; or 

 as part of a co-ordinated approach, a centralised facility is the optimum solution to 
serving a number of different developments in an area;  

 The required financial contribution per house will be set out in the SPG Note on ‘Open 
Space and New Development’.  

(3) The location and design of open space should be such that it: 
 forms an integral part of the development layout, contributing to its character and 

identity; 
 is accessible and otherwise fit for its designated purpose;  
 links into the wider network of open space and pedestrian/cycle routes in the area; 
 sensitively incorporates existing biodiversity and natural features within the site;” 
 promotes biodiversity through appropriate landscape design and maintenance regimes; and 
 enjoys good natural surveillance;  

(4) Developers must demonstrate to the Council that arrangements are in place for the 
management and maintenance of open space, including any trees, paths, walls, structures, 
and play areas which form part of it.” 

 
7a.65 It is proposed to provide all open space on site. The layout and level of provision of both 

active and passive open space is considered to be satisfactory.  Notwithstanding any details 
previously submitted, the provision of appropriate play equipment, together with a 
maintenance schedule, can be addressed by condition.  The proposed development accords 
with Policy SC13. 

 
7a.66 Policy SC14 ‘Education and New Housing Development’ states: 
 

“Where there is insufficient capacity within the catchment school to accommodate children from new 
housing development, developer contributions will be sought in cases where improvements to the school 
are capable of being carried out and do not prejudice the Council’s education policies. The contribution 
will be a proportionate one , the basis of which will be set out in the SPG Note on ‘Developer 
Contributions; Education and New Housing Development’. In cases where the school cannot be 
improved in a manner consistent with the Council’s education policies, the development will not be 
permitted.” 

 
7a.67 Education Services has advised that the proposed development could have a significant impact 

on nursery school provision, Denny Primary School and Denny High School. A developer 
contribution would be appropriate. The level of contribution is detailed in section 4.13 of this 
report. The applicant has agreed to meet the developer contribution. Such a contribution would 
be secured by a means of a Section 75 Obligation. The proposed development accords with 
Policy SC14.  

 
7a.68 Policy ST1 - ‘Core Path Network’ states: 
 

“The Council will safeguard and promote the development of the core path network as and when this 
is defined. Where appropriate, developer contributions to the implementation of the network will be 
sought.” 
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7a.69 Sections 7a.44 - 7a.45 of this report in respect of outdoor access are noted. The proposed 

development accords with Policy ST1. 
 
7a.70 Policy ST7 - ‘Transport Assessments’ states: 
 

“(1) Falkirk Council will require transport assessments of developments where the impact of 
that development on the transport network is considered likely to require mitigation. 

(2) Transport assessments will include travel plans and, where necessary, safety audits of 
proposed mitigation measures and assessment of the likely impacts on air quality as a 
result of proposed development. 

(3) Developers will agree the scope of the assessment with Falkirk Council, then undertake 
the assessment in accordance with the scoping. In all cases, the assessment will focus on 
the hierarchy of transport modes, favouring the use of walking, cycling and public 
transport over unnecessary use of the car. 

(4) The Council will only grant planning permission where it is satisfied that the transport 
assessment and travel plan has been appropriately scoped, the network impacts properly 
defined and suitable mitigation measures identified.” 

 
7a.71 The application is supported by a Transport Assessment (TA). The TA assesses the impact of 

the proposed development on the transport infrastructure of the area including motor 
transport, cyclists, pedestrians and disabled access. The Transport Planning Unit (TPU) has 
advised that the TA is appropriately considered and that the integrity of the transport network 
would be safeguarded as a result of the proposed development. It is noted that in the short 
term, there would be an increase in the traffic generated at Denny Cross. The medium term 
benefits of DEAR in terms of the impact on Denny Cross is welcomed. The proposed 
development accords with Policy ST7.  

 
7a.72 Policy ST11 - ‘Sustainable Urban Drainage’ states: 
 

“Surface water management for new development should comply with current best practice on 
sustainable urban drainage systems, including opportunities for promoting biodiversity through habitat 
creation.  A drainage strategy, as set out in PAN 61, should be submitted with planning 
applications and must include flood attenuation measures, details for the long term maintenance of 
any necessary features and a risk assessment.” 

 
7a.73 The application is supported by a detailed drainage strategy. It is noted that Scottish Water has 

agreed in principle to the conclusion of an Agreement under the terms of Section 7 of the 
Sewerage Scotland Act 1968, see section 4.9 of this report, ensuring maintenance of the 
drainage system, including ponds, by Falkirk Council and Scottish Water in an agreed joint 
approach. The proposed development would accord with Policy ST11 on conclusion of a 
Section 7 Agreement.  It is considered that the agreement of a drainage strategy can be 
addressed by condition. 

 
7a.74 Policy ST12 - ‘Flooding’ states: 
 

“In areas where there is significant risk of flooding, there will be a presumption against new 
development which would be likely to be at risk, would increase the level of risk for existing 
development or would be likely to require high levels of public expenditure on flood protection works. 
Applicants will be required to provide information demonstrating that any flood risks can be 
adequately managed both within and outwith the site.” 
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7a.75 The application is supported by a Flood Risk Assessment. It is considered that it has been 

demonstrated that, generally, the proposed development would not constitute a flood risk 
either within the application site or beyond.  It remains, however, to be demonstrated that 
culverts to be developed or diverted at the site would have no flooding impact.  The approval 
of details in respect of culverts can be addressed by condition.  The proposed development 
accords with Policy ST12. 

 
7a.76 The proposed development accords with the Falkirk Council Local Plan.  Accordingly, the 

proposed development accords with the Development Plan. 
 
7b Material Considerations 
 
7b.1 The material consideration to be assessed in respect of the proposed development are the 

Falkirk Local Development Plan Proposed Plan April 2013, Supplementary Planning Guidance 
Notes (SPG’s) “Housing Layout and Design”, “Design Statements”, “Education and New 
Housing Development”, “Trees and Development”, “Affordable Housing”, “Flooding and 
Sustainable Urban Drainage”, “Public Open Space, Falkirk Greenspace and New 
Development” and “Delivery of Denny Eastern Access Road (DEAR)”, Planning Advice Note 
(PAN) 68 “Design Statements”, Circular 3/2009 “Notification of Planning Applications”, 
Circular 3/2012 “Planning Obligations and Good Neighbour Agreements”, Designing Streets 
Policy, consultation responses and letters of public representation.  

 
The Falkirk Local Development Plan Proposed Plan April 2013 
 
7b.2 The proposed Falkirk Local Development Plan was approved by the Council for consultation 

in March 2013, with the period for representations running from April to June 2013.  It is 
expected to be adopted in early 2015, at which point it will replace the current Structure Plan 
and Local Plan.  It provides the most up to date indication of Falkirk Council’s views in 
relation to Development Plan Policy and constitutes a material consideration in the 
determination of planning applications. 

 
7b.3 The relevant proposals/policies are:- 
 

Proposals: 
 H15 - Mydub 1. 
 INE14 - Denny Eastern Access Road. 

 
  Policies: 

 HSG01 - Housing Growth. 
 HSG02 - Affordable Housing. 
 HSG04 - Housing Design. 
 INF01 - Strategic Infrastructure. 
 INF02 - Developer Contributes to Community Infrastructure. 
 INF04 - Open Space and New Residential Development. 
 INF05 - Education and New Housing Development. 
 INF07 - Walking and Cycling. 
 INF10 - Transport Assessments. 
 INF12 - Water and Drainage Infrastructure. 
 GC01 - Countryside. 
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 GN01 - Falkirk Green Network. 
 GN02 - Landscaping. 
 GN03 - Biodiversity and Geodiversity. 
 GN05 - Outdoor Access. 
 D01 - Placemaking. 
 D02 - Sustainable Design Principles. 
 D04 - Low and Zero Carbon Developments. 
 D08 - Sites of Archaeological Interest. 
 RW05 - The Water Environment. 
 RW06 - Flooding. 
 RW07 - Air Quality. 

 
7b.4 The proposals and policies of the Falkirk Local Development Plan Proposed Plan 2013 reflect 

the proposals and policies of the Development Plan.  The proposed development accords with 
the emerging Local Development Plan. 

 
Supplementary Planning Guidance Note (PAN) “Housing Layout and Design” 
 
7b.5 The proposed development would provide a satisfactory level of active and passive open space, 

centred around a principal village green style area of open space.  There would be strong, well 
defined edges to the development.  The residential development would provide frontages onto 
roadways, including DEAR.  Street design would be well proportioned, attractive and 
accessible. 

 
7b.6 The proposed development accords with SPG “Housing Layout and Design”. 
 
SPG “Design Statements” 
 
7b.7 The proposed development is supported by a design statement.  The design statement 

demonstrates that:- 
  

 The development would be well proportioned in terms of the relationship between built 
form and open space. 

 The development would be safe and accessible. 
 The scale and mix of residential units would be appropriate. 
 The urban fringe setting of the site would be safeguarded. 
 The proposed development would fit well with the site’s wider setting and community 

context. 
 Community engagement was carried out. 

 
7b.8 The proposed development accords with SPG “Design Statements”. 
 
SPG “Education and New Housing Development” 
 
7b.9 The impact of the proposed development on the provision of education services in respect of 

nursery school provision, Denny Primary School and Denny High School is detailed in section 
4.13 of this report.  It is noted that the applicant has agreed to make a developer contribution 
to mitigate the impact of the proposed development. 
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7b.10 The proposed development accords with SPG “Education and New Housing Development”. 
 
SPG “Trees and Development” 
 
7b.11 It is noted that there would be existing trees at the site, principally centrally located, removed in 

order to accommodate the proposed development.  However, it is considered that the 
proposed landscaping plan would provide a satisfactory level of amenity and provide wildlife 
corridors around and through the site.  There would be a strong western edge tree belt adjacent 
to Glasgow Road retained.  The impact of the tree planting and landscape design would be that 
the housing development and DEAR would fit into the landscape with the minimum 
environmental impact and the urban fringe setting of the application site would be safeguarded. 

7b.12 The proposed development accords with SPG “Trees and Development”. 
 
SPG “Affordable Housing” 
 
7b.13 It is proposed to provide affordable housing on site at a level of 15%.  Sections 7a.56 - 7a.57 of 

this report detail the issue of affordable housing.  It is noted that the number and mix of 
affordable housing units is considered appropriate and that delivery of the affordable units can 
be secured by the conclusion of a Section 75 Planning Obligation. 

 
7b.14 The proposed development accords with SPG “Affordable Housing”. 
 
SPG “Flooding and Sustainable Urban Drainage” 
 
7b.15 The proposed development is supported by a drainage strategy which includes measures for the 

treatment of surface water runoff by sustainable urban drainage principles, which includes the 
formation of swales and settlement ponds.  It is not considered that the proposed development 
would constitute a flood risk either on or off site.  It is proposed that there would be an 
agreement concluded between Falkirk Council and Scottish Water in respect of maintenance 
responsibility for the drainage scheme.  The implementation of maintenance of the drainage 
system can be addressed by condition. 

 
7b.16 The proposed development accords with SPG “Flooding and Sustainable Urban Drainage”. 
 
SPG “Public Open Space, Falkirk Greenspace and New Development” 
 
7b.17 It is proposed to provide both active and passive open space on site.  Open space would meet 

the minimum standard as set out in the SPG of 40 square metres active open space and 20 
square metres passive open space per residential unit.  Furthermore, it is considered that the 
village green style central open space is a satisfactory means of providing both usable and safe  
open space provision.  A satisfactory level of amenity would be provided at both the residential 
development and DEAR. 

 
7b.18 The proposed development accords with SPG “Public Open Space, Falkirk Greenspace and 

New Development”. 
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SPG “Delivery of Denny Eastern Access Road (DEAR)” 
 
7b.19 The SPG sets out proposals to secure the delivery of DEAR by developer contributions to be 

made in respect of a number of development sites identified in the SPG.  Each identified site is 
assessed in terms of its impact on projected traffic movements through Denny town centre 
and, in some cases such as the current application, on DEAR.  Each development site would 
be expected to secure a developer contribution, the percentage which equates to the level of 
impact.  The proposed development site is identified in the SPG as a contributor site.  The 
applicant has agreed to meet the percentage contribution identified in the SPG, the timing of 
which would be secured by means of a Section 75 Planning Obligation. 

 
7b.20 The proposed development accords with the SPG. 
 
Planning Advice Note (PAN) 68 “Design Statements” 
 
7b.21 The proposed development is supported by a design statement.  Sections 7b.7 - 7b.8 of this 

report provides details of the design statement.  The design statement submitted has been 
prepared in accordance with the guidance of PAN 68. 

 
Circular 3/2009 “Notification of Planning Applications” 
 
7b.22 It is noted that the application site is partially owned by Falkirk Council.  Falkirk Council own 

land at which it is proposed to construct the new roundabout at Glasgow Road.  However, it is 
noted that:- 

 
 The proposed development accords with the Development Plan. 
 There has not been an objection from a government agency. 

 
7b.23 In the case that the Planning Committee was minded to grant planning permission, it would 

not be required to consequently notify the planning application to Scottish Ministers. 
 
Circular 3/2012 “Planning Obligations and Good Neighbour Agreements” 
 
7b.24 It is noted that developer contributions and obligations are considered appropriate in respect of 

the proposed development.  Contributions are appropriate in respect of the delivery of DEAR, 
the impact on education services and to secure the formation of a footpath at Nethermains 
Road to provide pedestrian access to public transport.  An Obligation is considered appropriate 
in respect of provision and delivery of affordable housing. 

 
7b.25 It is considered that the contributors and Obligations which have been requested, and agreed 

with the applicant, meet the policy tests specified in the circular.  The contributions and 
obligations are considered necessary for a planning purpose.  They relate directly to the 
proposed development, they are considered appropriate in scale and kind and they are 
reasonable.  In respect of the contribution to DEAR, the cumulative impact of a combination 
of identified development sites, as identified in the SPG “Delivery of the Denny Eastern 
Access Road (DEAR)” has been assessed and the contribution calculated in respect of the 
proposed development is the percentage of the overall cost of DEAR which relates directly to 
the impact of the proposed development. 
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7b.26 The approach of Falkirk Council, as planning authority, to planning contributions and 

obligations is set out in the Development Plan and supported by supplementary guidance. 
 
7b.27 The consideration of the proposed development accords with Circular 3/2012 “Planning 

Obligations and Good Neighbour Agreements”. 
 
Designing Streets Policy 
 
7b.28 It is noted that the proposed development includes road geometry measures which would 

encourage the reduction of traffic speeds and create a more interesting living environment. 
 
7b.29 The proposed development accords with the principles of the Designing Streets policy. 
 
Consultation Responses 
 
7b.30 The comments of the Roads Development Unit (RDU) detailed in section 4.12 of this report 

are noted.  It is considered that the issues raised can be addressed by condition.  Furthermore, 
it is noted that a drainage maintenance schedule remains to be approved.  It is noted that it has 
been proposed that an agreement under the terms of Section 7 of the Sewerage Scotland Act 
1968 be reached between the Council, as roads authority, and Scottish Water to maintain 
drainage arrangements as a joint partnership.  It is considered that the approval of a drainage 
maintenance schedule can be addressed by condition. 

 
7b.31 Scottish Water has agreed in principle to enter into an agreement under the terms of section 7 

of the Sewerage Scotland Act 1968, whereby the roads authority and Scottish Water would, as a 
joint partnership, be responsible for the maintenance of the proposed drainage system.  It is 
considered that the approval of a drainage maintenance schedule can be addressed by 
condition. 

 
7b.32 The Environmental Protection Unit (EPU) has advised that contamination can be addressed by 

condition. 
 
7b.33 Housing Management is satisfied that the proposed mix of affordable housing units to be 

provided on site is appropriate.  It is agreed that the delivery of the affordable housing can be 
secured by means of a Section 75 Planning Obligation which should ensure that delivery is 
concluded prior to the housing development site proceeding beyond phase 1. 

 
7b.34 The consultation response from Education Services detailed in Section 4.13 of this report is 

noted.  The developer contribution advised, and the phasing as proposed by Education 
Services, can be secured by means of a Section 75 Planning Obligation. 

 
7b.35 The Transport Planning Unit has advised the level of developer contribution towards the 

delivery of DEAR.  Furthermore, the advised provision of a footpath on the north side of 
Nethermains Road is noted.  The contribution to DEAR and the provision of the footpath at 
Nethermains Road can be secured by means of a Section 75 Planning Obligation. 

 
7b.36 The implementation of the scheme of archaeological work agreed by the Council’s Keeper of 

Archaeology and Local History can be secured by condition. 

      - 56 -      



  

 
7b.37 The Scottish Environment Protection Agency has advised that steps should be taken to ensure 

that the proposed box culvert at the point where DEAR meets the Little Denny Burn is 
designed to a 1 in 200 year flooding event standard. 

 
7b.38 Scottish Natural Heritage, Historic Scotland, Stirling Council and The Coal Authority have 

raised no objections.  Scottish Power and Police Scotland have made no comment. 
 
Letters of Objection  
 
7b.39 The issues of dust and noise from the construction of the site can be controlled by other 

legislation.  There is no evidence to support any necessity for further control by planning 
conditions. 

 
7b.40 The issue of view is not a material planning consideration.  It is not considered that the impact 

of the proposed development in terms of visual amenity would be significantly detrimental to 
the urban fringe setting of the application site. 

 
7b.41 It is noted that Education Services has advised that the impact on education services can be 

mitigated by developer contribution. 
 
7b.42 There is no evidence to support the views that medical care services in Denny would not be 

able to provide for the proposed development. 
 
7b.43 It is not considered that there would be an impact on any property bordering the application 

site in terms of overshadowing.  The closest distance of any proposed dwellinghouse to 
dwellings at Demoreham Avenue to the north is in excess of 30 metres. 

 
7b.44 It is noted that the Roads Development Unit has not objected to the proposed development.  

It is considered that the development of DEAR would mitigate traffic congestion concerns in 
Denny in the long term. 

 
7c Conclusion 
 
7c.1 The proposed development accords with the Development Plan and the Falkirk Local 

Development Plan Proposed Plan April 2013. 
 
7c.2 The number and proposed mix of affordable housing units to be provided on site is considered 

appropriate.  The delivery of the affordable housing can be secured by means of a Section 75 
Planning Obligation. 

 
7c.3 The proposed development would have an impact on the provision of education services at 

Denny Primary School, Denny High School and nursery school provision.  The applicant has 
agreed to make a developer contribution towards the provision of education services to 
mitigate against the impact of the proposed development.  The developer contribution can be 
secured by means of a Section 75 Planning Obligation. 

 
7c.4 The applicant has agreed to make a developer contribution towards the formation of a 

footpath at the north side of Nethermains Road to provide access to public transport.  The 
contribution can be secured by means of a Section 75 Planning Obligation. 
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7c.5 In order to provide a satisfactory level of pedestrian access to and from the site, it will be 

necessary to widen parts of the existing footpath at Glasgow Road to 2 metres.  The applicant 
has agreed to carry out this work.  The identification of the necessary areas of the footpath, and 
the implementation of the work, can be secured by means of a condition. 

 
7c.6 The applicant has agreed to make a developer contribution towards the delivery of the Denny 

Eastern Access Road in accordance with the Supplementary Planning Guidance Note 
“Delivery of the Denny Eastern Access Road (DEAR)”.  The contribution can be secured by 
means of a Section 75 Planning Obligation.  Part of this contribution is likely to be "in kind" 
construction.  

 
7c.7 The developer contributions and obligations which have been agreed with the applicant are 

considered to meet the terms of Circular 3/2012 “Planning Obligations and Good Neighbour 
Agreements”. 

 
7c.8 The design of the proposed development in terms of layout, open space and landscaping would 

safeguard the urban fringe setting in terms of visual amenity. 
 
7c.9 Scottish Water has agreed to enter into an Agreement with the Council, as roads authority, 

under the terms of Section 7 of the Sewerage Act 1968 to secure maintenance of the proposed 
drainage system.   The approval of drainage maintenance details can be secured by condition. 

 
7c.10 There would be no significant impact on the amenity of any adjacent properties in terms of 

visual amenity, overlooking or privacy. 
 
 
8. RECOMMENDATION 
 
8.1 It is recommended that the Committee indicate that it is minded to grant planning 

permission subject to the satisfactory conclusion of an Obligation under the terms of 
Section 75 of the Town and Country Planning (Scotland) Act 1997.  The Obligation is to 
secure the following, with sums indexed linked from the date of any minded to grant 
decision by the Committee:- 

 
 A developer contribution towards education provision at Denny Primary School, 

Denny High School and nursery school provision.  The developer contribution 
should consist of:- 

 
Denny Primary School £2600 per house £798,200 for 307 dwellings 
Denny High School £2100 per house £644,700 for 307 dwellings 
Nursery Provision £350 per house £107,450 for 307 dwellings 

 
Total      £1,550,350 
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The nursery provision contribution should be paid in full no later than completion 
of the 50th unit.  The contribution towards education provision at Denny Primary 
School should be paid in full no later than the completion of the 150th unit, payment 
to be phased in four payments with the first payment on commencement of the 
development and the remaining 3 payments aligned to the completion of each 50 
units.  The contribution towards education provision at Denny High School to be 
paid in full no later than the 200th unit with an agreement to pay a pro-rata 
proportion before this, if the development stalls for an agreed period of time. 

 
 A pro-rata developer contribution towards the construction of DEAR, in 

accordance with the terms of SPG “Delivery of Denny Eastern Access Road 
(DEAR)”.  The developer contribution is calculated at £3,383,900.  The payment 
shall be paid in full no later than:- 

 
 ● The completion of the 251st dwellinghouse, including the 46 affordable housing 

units; or 
 

 ● The completion of the 210th mainstream dwellinghouse, excluding the 
46 affordable housing units; 

 
  whichever occurs first. 
 
 Development of 46 affordable housing units, the type, tenure, mix and means of 

delivery to be agreed in writing with the Planning Authority.  Development of the 
housing development shall not progress beyond phase 1, as detailed on the drawing 
bearing the Planning Authority’s reference 120A, until written agreement is 
secured. 

 
 A developer contribution towards the development of an adoptable standard 

footway at the north side of Nethermains Road, Denny to provide adequate 
pedestrian access to public transport links.  The contribution required is £20,000 
and is to be paid prior to the commencement of development. 

 
In the event that an agreement has not been concluded with the applicant in respect of 
any or all of the above within a period of 6 months from the date of the Committee's 
agreement to be minded to grant planning permission, the application shall be referred 
back to the Planning Committee for further consideration.   
 

8.2 Thereafter, on conclusion of the foregoing matters, revert to the Director of 
Development Services to grant planning permission subject to the following conditions 
and informatives:- 
 
(1) The development hereby approved shall be implemented in accordance with the 

plan(s) itemised in the informative below and forming part of this permission 
unless a variation is required by a condition of the permission or a non-material 
variation has been agreed in writing by Falkirk Council as Planning Authority. 
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(2) Development shall not commence on site until such time as details have been 

submitted to, and approved in writing by, the Planning Authority demonstrating 
how the development will minimise its energy use and, consequently, its carbon 
footprint through design, materials and any other integral features.   

 
(3) Development shall not commence on site until such time as details have been 

submitted to, and approved in writing by, the Planning Authority demonstrating 
how the Falkirk Council Outdoor Access Network would be maintained free of 
obstruction during the development or, alternatively, what temporary 
arrangements would be put in place to mitigate any temporary closure.  If 
temporary closure of any outdoor access footpath is proposed, the details to be 
submitted shall demonstrate how this would be achieved.  For the avoidance of 
doubt, the outdoor access footpaths and access ways to be considered are 
numbered 012/327, 012/296, 012/340 and 012/343 as identified in the Falkirk 
Council Core Paths Plan May 2010. 

 
(4) There shall be no development which would have any physical impact on the 

Little Denny Burn until such time as details have been submitted to, and 
approved in writing by, the Planning Authority demonstrating that the proposed 
box culvert to be formed at the Little Denny Burn shall be constructed to a 
satisfactory standard and designed to a 1 in 200 year flooding event standard. 

 
(5) Development shall not commence on site until such time as the scheme of 

archaeological work detailed in the Archaeological Written Scheme of 
Investigation has been carried out with the written approval of the Planning 
Authority. 

 
(6) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of drainage maintenance have been 
submitted to, and approved in writing by, the Planning Authority. 

 
(7) (i) No development shall commence on site unless otherwise agreed with 

the Planning Authority until a contaminated land assessment has been 
submitted and approved.  The assessment must determine the nature 
and extent of any contamination on the site, including contamination 
that may have originated from elsewhere.  Any potential risks to human 
health, property, the water environment and designated ecological sites 
should be determined.  The contaminated land assessment must be 
approved in writing by the Planning Authority. 

 
 (ii) Where contamination (as defined by Part 11A of the Environmental 

Protection Act 1990) is encountered, a detailed remediation strategy 
should be submitted to the Planning Authority demonstrating that the 
site will be made suitable for its intended use by removing any 
unacceptable risks, caused by the contamination.  The scheme must be 
approved in writing by the Planning Authority. 
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 (iii) Prior to the commencement of development of the site, the remediation 

works must be carried out in accordance with the terms and conditions 
of the remediation scheme, and as agreed by the Planning Authority.  No 
part of the development shall be occupied until a remediation completion 
report/validation certificate endorsed by the relevant parties have been 
submitted to and agreed in writing by the Planning Authority. 

 
 (iv) If unexpected contamination is found after development has begun, 

development of the affected part of the site must stop.  The developer 
must notify the Planning Authority immediately and carry out a 
contaminated land assessment, and undertake any necessary remediation 
works, before development of the affected part of the site may continue. 

 
(8) Notwithstanding any details previously submitted, there shall be no 

development on site other than works falling within phase 1 of the development 
as detailed on the drawing bearing the Planning Authority’s reference 120A until 
such time as further phasing details have been submitted to, and approved in 
writing by, the Planning Authority.  For the avoidance of doubt, the further 
phasing details to be submitted shall demonstrate the means by which 
pedestrian access to the transport network for the households already occupied 
shall be maintained and the Council’s core footpath network, as detailed in the 
Falkirk Council Core Paths Plan May 2010, shall be safeguarded. 

 
(9) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details have been submitted to, and 
approved in writing by, the Planning Authority demonstrating that the 
development of, and diversion of, culverts on site shall not constitute a flood risk 
either on or off site. 

 
(10) Notwithstanding any details previously submitted, there shall be no 

development on site, other than works falling within phase 1 of the development 
as detailed on the drawing bearing the Planning Authority’s reference 120A, 
until such time as details of play equipment to be installed at the open space 
and a maintenance scheme have been submitted to, and approved in writing by, 
the Planning Authority.  For the avoidance of doubt, the details shall include 
timing of installation of the play equipment with reference to phasing details to 
be submitted in compliance with condition 8. 

 
(11) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the implementation and future 
maintenance of the landscaping scheme have been submitted to, and approved 
in writing by, the Planning Authority.   

 
(12) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of external finishes in respect of the 
proposed residential development have been submitted to, and approved in 
writing by, the Planning Authority.   
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(13) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of boundary treatments along the 
length of the proposed Denny Eastern Access Road have been submitted to, and 
approved in writing by, the Planning Authority.   

 
(14) There shall be no development of dwellinghouses, other than within phase 1 of 

the residential development as shown on the drawing bearing the Planning 
Authority's reference 120A, until such time as the temporary vehicular access to 
phase 1 of the residential development has been closed off with the written 
approval of the Planning Authority, in accordance with the drawing bearing the 
Planning Authority’s reference 03B.   

 
(15) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation of the first junction 
within the proposed residential development have been submitted to, and 
approved in writing by, the Planning Authority, demonstrating that service 
vehicles shall be able to negotiate the junction.   

 
(16) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of final surfacing of roads and hard 
landscaped areas within the proposed residential development have been 
submitted to, and approved in writing by, the planning authority.   

 
(17) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation and surfacing of 
the footpath at the east side of Glasgow Road, as shown on the drawing bearing 
the planning authority's reference 121, have been submitted to, and approved in 
writing by, the planning authority.   

 
(18) No dwellinghouse shall be occupied until such time as the footpath at the east 

side of Glasgow Road, as shown on the drawing bearing the planning 
authority's reference 121 and referred to in condition 17, has been finished with 
the written approval of the planning authority.   

 
(19) Notwithstanding any details previously submitted, development shall not 

commence on site until such time as details of the formation of the footpath to 
be constructed from the proposed new roundabout at Glasgow Road running 
between plots 25 and 26 to the internal roadway at the proposed residential 
development have been submitted to, and approved in writing by, the planning 
authority.   

 
Reason(s):- 
 
(1) As these drawings and details constitute the approved development. 
 
(2) To ensure that the proposed development is energy efficient. 
 
(3) In order that satisfactory pedestrian access to the transport network and the 

Core Path Network is maintained. 
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(4) To ensure that the proposed development does not constitute a flood risk either 

on or off the site. 
 
(5) To safeguard archaeological remains. 
 
(6) To ensure adequate drainage is safeguarded. 
 
(7) To ensure the ground is suitable for the proposed development. 
 
(8) In order that the Planning Authority can control phasing of the development 

beyond phase 1. 
 
(9) To ensure that the proposed development does not constitute a flood risk either 

on or off the site. 
 
(10) To ensure a satisfactory standard of play equipment is installed. 
 
(11) To ensure that a satisfactory standard of landscape quality is maintained. 
 
(12-13) In the interests of visual amenity. 
 
(14-16) In the interests of safety of highway users. 
 
(17-19) To ensure the formation of pedestrian links to, form the proposed residential 

development. 
 
Informative(s):- 
 
1) For the avoidance of doubt, the plans to which this decision refers bears the 

approved drawing numbers indicated on the Council's web site 
  
 
 
 

 
 
 
pp 
.................................................……. 
Director of Development Services 
 
Date: 19 February 2014 
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LIST OF BACKGROUND PAPERS 

 
1. Falkirk Council Structure Plan. 
2. Falkirk Council Local Plan. 
3. Falkirk Local Development Plan Proposed Plan April 2013. 
4. Notice of Intention to Develop 05/0904/LA. 
5. Supplementary Planning Guidance Note (SP) ) “Housing and Layout Design”. 
6. SPG “Design Statements”. 
7.  SPG “Education and New Housing Development”. 
8. SPG “Trees and Development”.        
9. SPG “Affordable Housing”.        
10. SPG “Flooding and Sustainable Urban Drainage”.        
11. SPG “Public Open Space, Falkirk Greenspace and New Development”. 
12. SPG “Delivery of Denny Eastern Access Road (DEAR)”. 
13. Planning Advice Note (PAN) 68 “Design Statements”. 
14. Circular 3/2009 “Notification of Planning Applications”. 
15. Circular 3/2012 “Planning Obligations and Good Neighbour Agreements”.        
16. Letter of Objection from Mr Scott Waller, Gibson Street, Denny, FK6 5BG on 9 October 

2012 
17. Letter of Representation from Mr Colin Duguid, 6 Demoreham Avenue, Denny FK6 5BJ on 9 

October 2012 
    
Any person wishing to inspect the background papers listed above should telephone Falkirk 01324 
504757 and ask for David Paterson, Planning Officer. 
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  AGENDA ITEM 7
 

 
 
 

FALKIRK COUNCIL 
 

Subject: DISCHARGE OF PLANNING OBLIGATION IN RESPECT OF 
PLANNING PERMISSION F/95/0456 WHICH RESTRICTED 
FOR ALL TIME COMING, THE OCCUPATION OF ANY 
DWELLINGHOUSE ERECTED ON THE SITE IN TERMS OF 
THAT PERMISSION TO A PERSON OR PERSONS 
CURRENTLY OR LAST EMPLOYED IN AGRICULTURE AS 
DEFINED IN SECTION 277(1) OF THE TOWN AND COUNTRY 
PLANNING (SCOTLAND) ACT 1997, TOGETHER WITH THE 
DEPENDANTS OF SUCH PERSON OR PERSONS. AT 
AGRICOLAE HOUSE, CEMETERY ROAD, AIRTH, FALKIRK, 
FK2 8JG,  FOR - MRS JEANETTE VIRGINIA SUTHERLAND 
(P/14/0041/75D) 

Meeting: PLANNING COMMITTEE 
Date: 28 May 2014 
Author: DIRECTOR OF DEVELOPMENT SERVICES 
 
Local Members: 

 
Ward - Carse, Kinnaird and Tryst 
 
Councillor Stephen Bird 
Councillor Steven Carleschi 
Councillor Charles MacDonald 
Councillor Craig Martin 

 
Community Council: 

 
Airth Parish 

 
Case Officer: 

 
Allan Finlayson (Senior Planning Officer), Ext. 4706  

 
 
1.  INTRODUCTION 
 
1.1 A request has been submitted to discharge a Legal Agreement made under the terms of Section 

75 (formerly Section 50) of the Town and Country Planning (Scotland) Act 1997 restricting the 
occupation of the dwellinghouse (approved planning permission P/95/0456) to a person or 
persons currently or last employed in the business of agriculture as defined in Section 277 of 
the Town and Country Planning (Scotland) Act 1997, together with the dependants of such 
persons, now and in all time coming. 
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2. REASON FOR COMMITTEE CONSIDERATION 
 
2.1 The current Scheme of Delegation requires applications of this nature, which were previously 

determined by the Planning Committee, to be determined by the Committee when 
amendments or discharges of Legal Agreements are proposed.  Planning application 
F/95/0456 was considered by the then Strategic Services Sub-Committee (On Site) Committee 
on 15 August 1996 when it was minded to grant planning permission subject to the conclusion 
of a Section 50 Agreement restricting the occupancy of the dwellinghouse. 

 
 
3. BACKGROUND TO SECTION 75 AGREEMENT/SITE HISTORY 
 
3.1 Planning permission reference F/95/0456 for the erection of a dwellinghouse at Airth Mains 

Farm was subject to the conclusion of a Legal Agreement under Section 75 (formerly Section 
50) of the Town and Country Planning (Scotland) Act 1997.  This Agreement restricts the 
occupancy of the dwellinghouse to occupants employed in agriculture. 

 
 
4. REQUEST TO DISCHARGE SECTION 75 AGREEMENT 
 
4.1 The applicant requests discharge of the Legal Agreement for the following reasons: 
 

 The approved dwellinghouse now lies within the established settlement of Airth being 
surrounded by housing developed over the period since the dwellinghouse was 
originally constructed. 

 The approved dwellinghouse no longer lies within the countryside. 

 The approved dwellinghouse is within an area identified by housing allocation 
opportunity H.AIR.04 – Castle View. 

 
  
5. CONSIDERATION OF REQUEST 
 
5.1 Planning permission reference F/95/0456 was granted on 4 October 1999.  At that time the 

application site was located in the countryside and the restriction of the occupancy of the 
dwellinghouse was appropriate.  This restriction was recorded in the legal title of the approved 
dwellinghouse by means of a Section 75 (formerly Section 50 Agreement). 

 
5.2 Section 75 Legal Agreements are now referred to as Planning Obligations.  Circular 3/2012 

‘Planning Obligations and Good Neighbour Agreements’, advises that planning authorities 
should take into account any changes in circumstances; for example, external factors affecting 
the development meaning that the obligation is no longer reasonable and should be modified 
or discharged to reflect the change in circumstances appropriate.  It is noted that the use of 
occupancy restrictions introduces an additional level of complexity into the process of seeking 
permission for a new house.  Occupancy restrictions can also be intrusive, resource-intensive 
and difficult to monitor or enforce. 

 
5.3 Planning Obligations should therefore only be sought where they meet all the following tests: 

 Necessary to make the proposed development acceptable in planning terms; 

      - 68 -      



  

 

 Serve a planning purpose and  should relate to Development Plans; 

 Relate to the proposed development either as a direct consequence of the development 
or arising from the cumulative impact of development in the area; 

 Fairly and reasonably relate in scale and kind to the proposed development; and 

 Be reasonable in all other aspects. 
 
5.4 In this instance it is considered that the Legal Agreement met the above tests at the time.  

However circumstances have changed significantly since its conclusion.  The application site is 
no longer located in the countryside and is now within the settlement area of Airth as 
established by the extant Falkirk Local Plan.  This means that the Agreement no longer serves a 
planning purpose i.e. the allocation of the site has changed and many properties now exist in 
the surroundings with no occupancy restriction. 
 

5.5 In conclusion it is considered that the Legal Agreement relating to planning permission 
F/95/0456 no longer serves a planning purpose.  As such and in light of Circular 3/2012, it is 
considered that the Legal Agreement should now be discharged. 

 
 
6. RECOMMENDATION 
  
6.1 It is recommended that Committee agrees to the discharge of the Section 75 Agreement 

on the grounds that it no longer serves a planning purpose. 
 
 
 

Pp  
.................................................……. 
Director of Development Services 
 
 
Date: 19 May 2014 
 
 

  
LIST OF BACKGROUND PAPERS 

 
1. Planning application reference F/95/0456. 
2. Scottish Government Circular 3/2012 Planning Obligations and Good Neighbour Agreements. 
3. Falkirk Council Local Plan. 
 
   
Any person wishing to inspect the background papers listed above should telephone Falkirk 01324 
504706 and ask for Allan Finlayson, Senior Planning Officer. 
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  AGENDA ITEM 8 
 

 
 
 

FALKIRK COUNCIL 
 

Subject: DEVELOPMENT OF LAND FOR RESIDENTAL PURPOSES AT  
LAND TO THE NORTH OF ELMVIEW, LARBERT,  FOR 
GLENBERVIE GOLF CLUB – P/14/0063/PPP 

Meeting: PLANNING COMMITTEE 
Date: 28 MAY 2014 
Author: DIRECTOR OF DEVELOPMENT SERVICES 
 
Local Members: 

 
Ward - Bonnybridge and Larbert 
 
Baillie Billy Buchanan 
Councillor Tom Coleman 
Councillor Linda Gow 

 
Community Council: 

 
Larbert, Stenhousemuir and Torwood 

 
Case Officer: 

 
John Milne,  Senior Planning Officer, Ext. 4815 

 
 
1.  DESCRIPTION OF PROPOSAL / SITE LOCATION 
 
1.1 The application site comprises an area of wooded land to the edge of an existing golf course.  

The site, some 0.278ha, sits to the north of a small group of residential properties, located 
parallel to Stirling Road, Torwood. 

 
1.2 The applicant proposes, in principle, a development of 4 houses, taking vehicular access from 

an existing lay-by which runs parallel to Stirling Road.  The applicant indicates that vehicular 
access to the site would be by means of a single access road. 

 
1.3 As the application is in principle, no details of house types or definitive housing layout has been 

submitted nor considered. An indicative plan showing 4 detached dwellinghouses was 
submitted with the application.  A supporting statement was also submitted and is included as 
Appendix 1 of this report. 

 
 
2. REASON FOR COMMITTEE CONSIDERATION 
 
2.1 The application has been referred to the Planning Committee at the request of Councillor 

Nicol. 
 
 
3. SITE HISTORY 
 
3.1 No site history post 1990. 
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4. CONSULTATIONS 
 
4.1  Scottish Water have no objection to the application. 
 
4.2 Falkirk Council’s Environmental Health Unit advise that if permission were to be granted the 

applicant should undertake a noise impact assessment to determine the impact of 
transportation noise on the development.  In addition, in the event that unexpected 
contamination is encountered following the commencement of development, all work on the 
affected part of the site should cease and further approach made to the planning authority. 

 
4.3 Falkirk Council’s Roads and Development Unit advises that the application site is located on 

the eastern side of the A9, approximately 150m south of Torwood.  The A9 at this location is a 
derestricted unlit distributor road which links North Broomage with Plean.  Vehicular access to 
the proposed site is via an existing adopted layby which runs parallel to the A9 for a length of 
180m or thereby. 

 
4.4 The layby provides access to several existing residential properties. Therefore, the principle of 

turning and emerging traffic at this location is well established.  Nevertheless, the 
intensification of traffic onto the A9 is not considered to be in the best interests of road safety. 
However, should planning permission be granted, a number of suspensive planning conditions 
are recommended by the Roads Development Unit. 

  
4.5 In addition, the Council’s Flood Prevention Team has requested submission of a Surface Water 

Drainage Strategy for review. 
 
 
5. COMMUNITY COUNCIL 
 
5.1 The Larbert, Stenhousemuir & Torwood Community Council object to the planning 

application for the 4 houses. The proposed site is contrary to the Local Plan as it is outwith the 
urban boundaries of both Larbert and Torwood on land designated as Countryside under 
Policy EQ19 of the Falkirk Council Local Plan 

 
5.2 The view of the Community Council is that the proposal does not appear to meet the 3 criteria 

required under Policy SC3 Housing Development in the Countryside of the Falkirk Council 
Local Plan.  The development is not essential for the management of a business which requires 
a countryside location, it is not a conversion of residential or farm properties, and it does not 
appear to meet the requirements of infill development. 

 
5.3  Finally, the Community Council are aware that the Local Plan has only made provision for 

small scale growth at 2 housing development sites within the Torwood area – McLaren Park 
and the Torwood Special School site. 

 
 
6. PUBLIC REPRESENTATION 
 
6.1 One letter of objection has been received by a neighbouring occupier, who raises the following 

matters: 
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 It is noted that the site is outwith any urban and village limits and is therefore countryside.  

The proposal does not conform the policy criteria for new development in the 
countryside. 

 
 The loss of the existing trees would be detrimental to the rural character of the area as a 

whole. 
 

 The existing trees provide significant shelter and a visual containment to the adjacent 17th 
hole on the golf course.  If removed, there would be an increase in golf balls finding their 
way onto existing residential property. 

 
 If the application is approved the proposed plan, albeit indicative only, indicates 4 large 

detached properties serviced by a cul-de-sac.  From the point of view of the setting of the 
site and the pattern of the nearby existing development, it would be preferable if the 
houses “fronted” the adjacent layby on the west boundary of the site with minimal front 
gardens.  This would ensure a sense of continuity with existing development and avoid an 
incongruous presentation of “gables” to Stirling Road. In such a format, it might be 
possible to retain a wider strip of trees than that shown on the indicative plan.  The 
Council might also wish to consider that with judicious planning and potential reduction in 
the number of units proposed, that a more significant section of the stand of trees could 
be retained protecting both the existing and proposed houses from stray golf balls.  
Another possibility is for the Council to request that the Golf Club redesign the nature of 
the adjacent 17th hole perhaps by narrowing the fairway and / or moving it in an eastward 
direction. 

 
 It should be considered that if the Council be of a mind to grant consent that they require 

the Club to carry out alterations to the 17th fairway.  These alterations could also include an 
enhanced tree planting scheme to the rear of the neighbouring property with the 
possibility of some form of defensive net or barrier being included in such a measure. 

 
 The terms of the Supporting Statement submitted with the application is noted, but the 

Council should consider the nature of the supporting arguments presented.  The Club’s 
work with young people is to be applauded at a time when the nature of golf going 
forward is under some pressure.  However, the extent of the Club’s economic benefit to 
the area is limited.  Admittedly, there is a significant staffing level with perhaps higher than 
might be found at other golf courses in the area, but the Clubhouse itself is closed for long 
periods during the winter and unavailable to Members and local people alike. 

 
 
7. DETAILED APPRAISAL 

 
Under section 25 of the Town and Country Planning (Scotland) Act 1997, as amended, the 
determination of planning applications for local and major developments shall be made in 
accordance with the Development Plan unless material considerations indicate otherwise.    
 
Accordingly, 
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7a The Development Plan 
 
Falkirk Council Structure Plan 
 
7a.1 Policy ENV.1 ‘Countryside and Protected Areas’ states: 

 
“(1) There is a general presumption against development in areas defined as countryside, unless it 

can be demonstrated that a countryside location is essential or is an appropriate form of 
agricultural diversification.  Where it is established that a countryside location is essential, 
development proposals will also be assessed in relation to Local Plan policies appropriate to 
specific protected areas as defined generally by Schedules ENV.1 and ENV.3. 

 
(2) The policies applicable to countryside and protected areas within it, together with the detailed 

boundaries of each area, will be set out in Local Plans.” 
 

7a.2 The Development Plan identifies the boundaries between urban areas and the countryside.  To 
protect the amenity of the countryside, the aim is generally to confine built development to the 
urban areas, unless it can be demonstrated that it is essential for the development to be located 
in the countryside or it is an appropriate form of agricultural diversification. The proposed 
development does not satisfy these criteria. An assessment of Local Plan policy follows. 

 
Falkirk Council Local Plan 
 
7a.3 Policy SC3 - ‘Housing Development in The Countryside’ states: 
 

“Housing development in the countryside will only be permitted in the following circumstances:  
 

(1) Housing essential to the pursuance of agriculture, horticulture or forestry, or the management 
of a business for which a countryside location is essential. In these instances, the applicant 
must demonstrate: 
 The operational need for the additional house in association with the business  
 That no existing dwelling which might have served that need has been sold or otherwise 

alienated from the holding 
 That there are no reasonable opportunities for reusing or converting redundant 

buildings rather than building a new dwellinghouse 
 That the business as a whole is capable of providing the main source of income for the 

occupant;  
 
(2)  Proposals involving the rehabilitation of former residential properties, or the conversion of 

farm and other buildings to residential use, where 
 The building, by virtue of its existing character, makes a positive contribution to the 

rural landscape 
 The building is in a reasonable state of repair, still stands substantially intact and is 

capable of beneficial restoration, as verified by a report and certificate from a qualified 
structural engineer 

 The restored or converted building is of comparable scale and character to the original 
building 

 In the case of former non-residential buildings, the building is no longer required for the 
purpose for which it was built; or 
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(3) Appropriate infill opportunities within the envelope of an existing group of buildings, where 

the development would not result in ribbon, backland or sporadic development, and the 
proposal satisfies Policy SC8.” 

 
7a.4 The proposal is not considered to comply with the criteria listed nor has any justification been 

provided by the applicant in terms of the acceptable criteria. 
 
7a.5 Policy SC8 ‘Infill Development and Subdivision of Plots’ states: 

  
“Proposals for the erection of additional dwellinghouses within the curtilage of existing properties or 
on small gap sites will only be considered favourably where: 
(1) the scale, density, disposition and design of the proposed houses respect the architectural and 

townscape character of the area; 
(2) adequate garden ground can be provided to serve the proposed houses without an unacceptable 

impact upon the size or functioning of existing gardens; 
(3) adequate privacy will be afforded to both the proposed houses and neighbouring properties; 
(4) the proposal would not result in the loss of features such as trees, vegetation or walls, such 

that the character or amenity of the area would be adversely affected;  
(5) the proposed vehicular access and other infrastructure is of an adequate standard; and 
(6)  the proposal complies with other Local Plan policies.” 

 
7a.6 In this instance, the proposal cannot be considered as utilising a small “gap site” within the 

existing cluster of buildings.  The site is at the periphery of the residential grouping, and its 
development would continue a ribbon of existing development. 

 
7a.7 Policy EQ19 - ‘Countryside’ states: 
 

“(1) The Urban and Village Limits represent the desirable limit to the expansion of settlements 
for the period of the Local Plan. Land outwith these boundaries is designated as countryside 
and will be subject to the detailed policies for specific uses indicated in Table 3.3. 
Development proposals in the countryside for uses not covered by these policies will only be 
permitted where:  

 
 it can be demonstrated that they require a countryside location;  
 they constitute appropriate infill development; or 
 they utilise suitable existing buildings.  

 
(2) In circumstances where development meets the relevant countryside policy criteria, the scale, 

siting and design of development will be strictly controlled to ensure that there is no adverse 
impact on the character of the countryside. In particular:  

 
 the siting should be unobtrusive, making use of natural features to integrate 

development into the landform and avoiding skylines;  
 building design should be sympathetic to vernacular building styles and comply with the 

design principles contained within the Council’s ‘Design Guide for Buildings in the 
Rural Areas’; and 

 boundary and curtilage treatments should be sympathetic to the rural area, with a 
preference for stone walling and hedging using native species.” 
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7a.8 This policy further distinguishes between urban, village limits and countryside, representing the 

desirable limits to the expansion of settlements for the period of the Local Plan.  In this 
instance, the proposal does not meet the criteria whereby new development in the countryside 
could be considered acceptable. 

 
7a.9 Policy EQ26 - ‘Trees, Woodland And Hedgerows’ states: 
 

“The Council recognises the ecological, landscape, economic and recreational importance of trees, 
woodland and hedgerows. Accordingly: 
 
(1)  Felling detrimental to landscape, amenity, nature conservation or recreational interests will 

be discouraged.  In particular ancient, long-established and semi-natural woodlands will be 
protected as a habitat resource of irreplaceable value; 

(2) In an area covered by a Tree Preservation Order (TPO) or a Conservation Area, 
development will not be permitted unless it can be proven that the proposal will not adversely 
affect the longevity, stability or appearance of the trees. Where necessary, endangered trees 
and woodlands will be protected through the designation of further TPOs; 

(3) Where development is permitted which will involve the loss of trees or hedgerows of amenity 
value, the Council will normally require replacement planting appropriate in terms of 
number, size, species and position; 

(4) The enhancement and management of existing woodland and hedgerows will be encouraged. 
Where the retention of a woodland area is integral to a development proposal, developers will 
normally be required to prepare a plan and make provision for its future management; and  

(5) There will be a preference for the use of appropriate local native species in new and 
replacement planting schemes, or non-native species which are integral to the historic 
landscape character.” 

 
7a.10 The application site is covered with woodland, with approximately 75% of the area to the 

western (A9) side comprising a block of mature conifer woodland (Sitka Spruce, Larch, Pine) 
and the remaining 25% of the area to the east (golf course side) being mixed semi-mature 
broadleaves.  It is likely that the planting will have been established by the golf course itself for 
screening.  The woodland is not covered by a TPO, nor is it an ‘ancient and semi-natural 
woodland’ site; however, it does make some landscape contribution to the woodland setting 
and the approaches to the village. 

 
7a.11 Although woodland removal for development is generally not appropriate in terms of national 

and local policy, the developers may use the argument that the conifers are a commercial crop, 
or that they may be reaching their terminal height in terms of wind blow in any case, so that 
removal may need to be considered for other reasons in the long term.  However, in normal 
circumstances of felling there would always be general expectation that the area would be 
restocked with trees following felling of the conifers for any commercial reason.  Removal of 
the semi-mature broad leaves on the inner eastern side of the site would not be appropriate due 
to the amenity contribution. 

 
7a.12 On balance, the loss of trees on the site could not be prevented although, if development were 

approved, the applicant would be encouraged to retain elements of mature trees. 
 
7a.13 Accordingly, the proposal does not accord with the Development Plan. 
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7b Material Considerations 
 
7b.1 The material consideration to be assessed are Scottish Planning Policy (May 2010), the policies 

within the emerging Falkirk Local Development Plan, the points raised by the applicant and 
comment from objectors and consultees. 

 
Scottish Planning Policy 
 
7b.2 Paragraphs 94-95 of Scottish Planning Policy recognise the opportunity to expand the 

opportunities for new development in the countryside through Development Plan policy: 
 

“Development plans should support more opportunities for small scale housing development in all 
rural areas, including new clusters and groups, extension to existing clusters and groups replacement 
housing, plots on which to build individually designed houses, holiday homes and new build or 
conversion housing which is linked to rural businesses or would support the formation of new 
businesses providing funding.  Opportunities to replace rundown housing and steadings, and to provide 
limited new housing along with converted rehabilitated buildings, should be supported where the new 
development is designed to fit in the landscape setting and will result a cohesive grouping.” 

 
“The aim is not to see small settlements lose their identity nor to suburbanise the Scottish countryside 
but to maintain and improve the viability of communities and to support rural businesses.”  
 
“All new development should respond to the specific local character of the location, fit in the landscape 
and seek to achieve high design and environmental standards, particularly in relation to energy 
efficiency.  Planning authorities should apply proportionate standards to access roads to enable small 
developments to remain viable.” 

 
7b.3 In this instance, the site is not supported by Development Plan policy. While the application is 

to secure the principle of 4 dwellinghouses the linear nature of the existing housing raises 
concerns that new development may not respond to the specific local character of the location. 

  
 
Falkirk Local Development Plan (Proposed Plan) 
 
7b.4 The Proposed Falkirk Local Development Plan (FLDP) was approved by the Council for 

consultation in March 2013, with the period for representations running from April to June 
2013. It is expected to be adopted in early 2015, at which point it will replace the current 
Structure Plan and Local Plan. It provides the most up to date indication of Falkirk Council’s 
views in relation to Development Plan policy and constitutes a material consideration in the 
determination of planning applications.  

 
7b.5 The following policies of the emerging Falkirk Local Development Plan are relevant to the 

assessment of the application under consideration: 
 

 Policy CG03 – Housing in the Countryside 
 Policy CG01 – Countryside 
 Policy HSG05 – Infill Development and Subdivision of Plots 
 Policy GN04 – Trees, Woodland and Hedgerows 
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7b.6 These policies broadly accord with current Development Plan policies and have been 

considered in part 7a of this report. 
 
Points Raised by Applicant 
 
7b.7 The applicant has submitted a statement in support of the proposal (Appendix 1).  While 

explaining the background of the golf club, the statement also emphasises the aspiration of the 
club to improve the golf course and maintain a strong level of membership.  In order to pursue 
these goals, the club intends to sell the application site if planning permission is achieved. 

 
7b.8 It should be noted that no reference is made to current Development Plan policy to support 

the proposal. 
 
Points Raised by Objectors 
 
7b.9 It is acknowledged that the proposal does not accord with Development Plan policy with 

regard to new housing in the countryside. 
 
7b.10 As the proposal is recommended for refusal, no suspensive planning conditions have been 

incorporated to mitigate the loss of the existing woodland. 
 
Points Raised by Consultees 
 
7b.11 As the application has been recommended for refusal, matters raised by consultees with regard 

to traffic impact noise assessment, sustainable urban drainage systems, screen and structure tree 
planting have not been raised with the applicant.  This might have incurred abortive costs for 
the applicant and these matters would not be significant enough to alter the recommendation 
to refuse the application. 

 
 
7c Conclusion 
 
7c.1 The proposal is contrary to Scottish Planning Policy and Development Plan policy in that the 

established criteria for new housing in the countryside have not been met. 
 
7c.2 Regardless of the woodland cover issue, dwellings at the location would visually contribute to 

ribbon development along the A9 corridor and would be in a location that is physically 
detached from the main building grouping of Torwood.  Acceptance of any housing in this 
location would set an unwarranted precedent for housing development alongside the A9 in this 
location. 

 
7c.3 While the applicant has submitted a statement supporting the proposal, economic justification 

for housing does not outweigh the considerations of Development Plan policy. 
 
7c.4 The application site is outwith the village limit of Torwood in the designated countryside, 

where there is an overriding presumption against development unless exceptional 
circumstances can be demonstrated.  No acceptable supporting information has been 
submitted to justify a rural location. 
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8. RECOMMENDATION 
  
8.1 It is recommended that the Planning Committee refuse planning permission for the 

following reasons: 
 

(1)  The proposal is contrary to Scottish Planning Policy (May 2010); Falkirk 
Council Structure Plan Policy ENV1 Countryside and Protected Areas; 
Falkirk Council Local Plan Policies SC3 Housing Development in the 
Countryside, Policy EQ19 'Countryside' in that the proposal represents 
new residential development in a rural location with insufficient 
justification and therefore fails to meet the terms of Development Plan 
Policy. 

 
 

Pp  
.................................................……. 
Director of Development Services 
 
 
Date: 19 May 2014 
 
 

  
LIST OF BACKGROUND PAPERS 

 
1. Planning Application P/14/0063/PPP. 
2. Letter of Objection from Alastair Cruickshank, Elmview, Stirling Road, Torwood FK5 4SL 

received on 5 March 2014. 
3. Scottish Planning Policy (May 2010). 
4. Falkirk Council Structure Plan. 
5. Falkirk Council Local Plan 
6. Falkirk Local Development Plan. 

 
   
Any person wishing to inspect the background papers listed above should telephone Falkirk 01324 
504815 and ask for John Milne, Senior Planning Officer. 
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Appendix 1 
 

GLENBERVIE GOLF CLUB Ltd 
 

Application for Outline Planning Permission 
 

Supporting Statement 
 
 
1.  Background 
 
1.1  Glenbervie Golf Club (the Club) has been around for over 80 years having been founded in 

1932 and plans to ensure its continued existence to provide a sporting facility for the youth of 
today and future generations. The Club owns and occupies circa 190 hectares {270 acres} of 
spectacular land in the Larbert area of Falkirk, to the east side of the A9 road and just to the 
north of the M876 motorway. It has operated as a private members club since opening and 
whilst a Limited Company, any profits are re invested in the Club and not available for 
distribution to members. A copy of the Memorandum and Articles of Association is attached. 
The Club has an inclusive membership of male, female, junior and senior members with total 
numbers in excess of 9OD. The Club conforms to equality legislation and has done so for a 
number of years. Not all members are playing members and there exists a category for 
Clubhouse membership, allowing those members to use the clubhouse and dining facilities. 

 
1.2  Glenbervie is a well-known club in golfing circles. The late John Panton, a Ryder Cup player 

and much honoured man in the golfing world was the Club professional for many years and, as 
with his daughter Cathy, won many golfing titles and awards. The Club currently has two young 
golfers with Scottish International Caps, Graeme Robertson and Fraser Moore. We see that 
very much as a consequence of our policy of actively encouraging young golfers to achieve 
their potential. A significant feature of our development plans is to enhance the experience for 
young people as they are introduced to the game of golf. 

 
2.  Current Innovations 
 
2.1  The Club has developed a 5 year strategy for the development of the course the purpose of 

which is twofold, firstly to improve the golf course but secondly to maintain a strong level of 
membership of the Club. The Club intends to make the golf course playable and fit for purpose 
over a longer period of the year. Because Glenbervie is very much a parkland type course, 
drainage is a major issue especially given recent weather patterns. It is important for any golf 
club to retain membership and indeed introduce new members to the game of golf and 
therefore it is important that Glenbervie utilizes its assets in the best way possible. 

 
2.2  The Club is closely involved with ClubGolf. This is Scotland's national junior golf programme 

supporting the early development of young golfers through structured coaching. ClubGolf has 
many partners and stakeholders; they include, as partners; Scottish Golf Union, Scottish Ladies' 
Golfing Association, Professional Golfers' Association, the Golf Foundation and 
Sportscotland; and as stakeholders; The R&A, European Tour, Ryder Cup Ltd, Scottish Golf 
Clubs, national and local government, Active Schools Network, Local Authorities. 
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2.3  The Scottish Golf Union has recently (July 2013) accepted Glenbervie Golf Club as a 

Development Centre to provide golf coaching to aspiring young golfers to allow them to 
achieve their potential in the sport. Although Development Centres are sited throughout 
Scotland Glenbervie is the only one in Falkirk District. 

 
2.4  Both ClubGolf and coaching through the Development Centre are open to non-members of 

Glenbervie Golf Club. 
 
3.  Facilities 
 
3.1  The Club has an eighteen-hole golf course, which has in the past hosted a number of major 

events including Regional Qualifying for the Open Championship and on two occasions the 
British Boys Championships. On the first occasion this was won by Ryder Cup player and 
recent captain Jose Maria Olazabal and on the second occasion by Ryder Cup player David 
Howell. As part of its commitment to invest in both young people and novice golfers the Club 
recently developed part of its extensive practice ground to form a 9-hole par 3 Academy 
Course. Other practice facilities include covered bays, artificial turf areas from which to play, a 
practice green and bunkers. The Professional and his staff provide lessons in all aspects of the 
game which are available to all, members and non-members alike, using the Club's facilities. 

 
3.2  The Clubhouse provides locker rooms and changing facilities for male and female players, a 

restaurant and lounges for the benefit of members and visiting golfers. 
 
4.  Community Benefits 
 
4.1  Golf is an integral part of life in Scotland - the home of golf. So it is in the Larbert area with 

Glenbervie a significant player in the development of the game. Membership is available to all 
who wish to join and the Club is an important asset in the local leisure industry. Many of the 
Club's members live out with the Larbert/Falkirk area and bring economic benefit to the area. 
The Club is also a significant employer over a range of skills and talents. Members of the 
community may wish to simply join as Clubhouse members to enjoy the benefits that brings. 
The Club is very aware of its role in maintaining the land on which it sits and preserving the 
wonderful woodlands within its boundaries. 

 
4.2  The Club hosts 'Open' competitions during the year which attract players from all over 

Scotland to the Larbert area, some of whom stay in local hotels and generally contribute to the 
local economy.   

 
5. Membership Profile  
 
5.1  The Club has a current membership of 617 Ordinary members, 91 Junior/Young members, 34 

Honorary and Life members, 139 Non-playing Clubhouse members and 26 Country members. 
There is little doubt that golf in Scotland is going through a difficult period in relation to golf 
club membership. The causes are varied but include the recent financial climate affecting all 
walks of life and the weather patterns over the past few summers. Indeed 2013 was a welcome 
break from the summers of recent years past. Scottish Golf Union (the body governing 
amateur golf in Scotland) figures suggest that last year alone, 5000 members were lost from the 
game. This figure is typical of the last few years. 
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6.  Flora and Fauna 
 
6.1  The land owned by the Club is significant and covers about 190 hectares (270 acres), only a 

part of which is the golf course. Aside from being one of the most outstanding golf courses in 
Central Scotland, if not the whole of Scotland, the Club has a long standing relationship with 
the Scottish Woodland Trust for the preservation and maintenance of the historic Wallacebank 
Wood which is situated on Club land. Last year, the Club entered into a programme of tree 
replacement on and around the golf course itself with about 40 trees being planted, each one 
sponsored by a member with a sum of f6000 raised. Wild flowers, including wild orchids can be 
found on the property. 

 
6.2  Wildlife abounds within the confines of the land owned by the Club. Deer, Rabbits, Hare, and 

Squirrels can all be seen regularly on the course. The Head Green Keeper is very much aware 
of the environment in which he works and much of this work is for the promotion of wildlife 
and their habitat. 

 
7.  Care for the Environment 
 
7.1  For the irrigation of the course the club draws its water from its own natural Bore Hole rather 

than treated water from the public supply. 
 
7.2  The overall development plans include improvements to our waste to water processes. Whilst 

Scottish Environment Protection Agency (SEPA) are content with our current arrangements 
we have opened discussions with SEPA to identify opportunities to make further 
improvements. 

 
8.  Glenbervie as an Employer 
 
8.1  The Club provides employment over a range of skills and expertise for up to 30 people 

throughout the year. Those roles are; 2 administrative staff; 6 green keeping staff; one labourer; 
one seasonal worker (Summer only); one gardener; one handyman; one cleaner; 12/14 staff 
employed in Bar/Catering activities; a professional and two additional shop staff. 

 
9.  Buildings 
 
9.1  The Club has three main buildings; the Clubhouse which has male and female locker rooms, 

lounges and a restaurant, office accommodation; The Professional's shop premises; and the 
Green keeper's shed which contains a changing room, toilet, head green keeper's office, small 
workshop, mess room and equipment garage. In addition, there is a toilet block on the course. 

 
10.  Future Plans 
 
10.1  The Club has a vision for the future beyond the 5 year Course Strategy, to expand the range of 

facilities to not only promote golf and help with membership of the Club but also to include 
other sporting and leisure activities This vision will help sustain and increase employment at the 
Club. 
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10.2  It is our plan to continue with the drainage work on the course greens, the practice area and 

fairways and in addition, to replace old and expensive to maintain machinery and equipment 
that is no longer fit for purpose. We intend to further develop the 9-hole Academy Course and 
other leisure facilities, and replace and improve Green Keeping equipment. The 
accommodation for Green keeping staff, equipment and vehicles has reached the end of its 
economic life and is no longer fit for purpose. The overall development plans include the 
replacement of these facilities and further development of the course. 

 
10.3  The implementation of these plans would result in the Club increasing staff numbers. 
 
11.  Financial Implications  
 
11.1  The successful implementation of this plan will inevitably result in significant expenditure. In 

order to raise the necessary funds, a proportion of which it is anticipated be funded from the 
Club's existing financial resources, the Club would offer, for sale and development, land which 
is surplus to requirements. The area of land identified to be surplus to requirements and which 
does not interfere with the playing of golf on the course, is that situated adjacent to the lay-by 
on the A9 road close to Torwood Village. The enabling finance realized from the sale of this 
land, with outline Planning Permission for the erection of 4 dwelling houses, is seen as an 
appropriate method of securing a contribution to the funds needed to take our vision and plans 
forward and allow the current Board and members to pass Glenbervie on to future generations 
in excellent condition. 

 
12.  Summary 
 
12.1  Glenbervie Golf Club Limited has current facilities which have stood the Club in good stead 

since 1932. It is an inclusive club, rich in golfing history. The golfing environment is currently 
such that all clubs must ensure that they are using their facilities and more importantly their 
potential, in the best possible way ensuring their members gain value for their membership. A 
golf club is nothing without its members and their retention is crucial to the continuation of 
any club. The game of golf is an integral part of life in Scotland however nothing can be taken 
for granted and clubs must do their utmost to ensure it remains so. The opportunities for 
Glenbervie to enhance their product are very much viable if the resources to achieve them are 
available. It is the belief of the Club's Directors that the proposal to sell land for development 
that is surplus to requirements would contribute to the resources to fulfill our plans and bring 
them to fruition. 

 
12.2  The game of golf provides not only sporting skills but also life skills that are important for 

young people. Glenbervie Golf Club has embraced both ClubGolf and the work of the Scottish 
Golf Union through their Development Centre programme to introduce children and young 
people to the game and improve their skills. 

 
12.3  As a small business, Glenbervie Golf Club Limited is employer to a not insignificant number of 

staff who rely on the existence of the Club for their livelihood. There are also clear benefits to 
the local economy via the existence of the golf club. The realization of our plans will ensure 
sustained levels of employment and indeed provide the opportunity to increase staff numbers. 
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12.4  There is little doubt that Glenbervie Golf Club Limited has the potential to flourish in the 
golfing world and become a centre of excellence in the game. If the Club is enabled to realize 
this potential, the benefits would spread to the wider community through employment and 
visitor footfall. 

 
12.5  It is with the foregoing in mind that the Directors of Glenbervie Golf Club Limited seek the 

approval of the Planning Authority of the application before them. 
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