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INTRODUCTION

The Overton site is the largest single land release for housing in the Polmont and District area. It consists of
two sites, the large 42 hectare site referred to as Overton, and a smaller 3.5 hectare site referred to as
Redding House. This Brief sets the development of the larger Overton site within its statutory planning
context, provides locational, physical and visual information on the existing site and sets out the likely
planning requirements which any future planning proposals for this site should address. Reference is also
made to the relationship with the Redding House site, particularly in terms of access, although no detailed
information on the smaller site is included.

A Design Brief was prepared for the site and approved in December 1996, however this is now out of date.
Since the preparation of the previous Design Brief a range of government guidance has been issued on the
design of new housing development giving greater prominence to issues of quality and sustainability (e.g.
‘Designing Places’, PAN 67 Housing Quality). Additionally, aspects such as nature conservation and
biodiversity and treatment of surface water have had greater recognition in the development of large sites.

In February 2002 the Council indicated that it was minded to grant a renewal of a previous outline planning
permission subject to a Section 75 agreement covering school improvements and some additional conditions
including the agreement of a new Design Brief. This new brief is intended to fulfil this requirement and to
provide up to date and robust development guidance for the site

In May 2003 a detailed planning application for the erection of 650 dwellinghouses was submitted. This
application was refused in February 2004 with the five reasons for refusal being:

1. proper provision had not been made to meet the physical and social infrastructure needs arising from the
development;

adequate school capacity was not available;

inadequate provision for open space and recreational facilities;

protection and enhancement of trees and hedgerows; and

unsatisfactory pedestrian access routes.
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PLANNING POLICY CONTEXT

The operative planning documents covering this area are highlighted below, with the main relevant planning
policies highlighted.

Falkirk Council Structure Plan, Approved June 2002

Following Local Government re-organisation, in April 1996 Falkirk Council became a new unitary authority
and inherited the responsibilities of the former Regional Council. In June 2002 the Falkirk Council Structure
Plan was approved by Scottish Ministers and became the operative strategic planning document for the entire
Falkirk Council area.

The Strategy of the Structure Plan is ‘Promoting Sustainable Growth in all our Communities’. This challenges
the established pattern of development which had previously concentrated housebuilding in Falkirk, Polmont
and Larbert/Stenhousemuir. In the Polmont area therefore, development to meet the Structure Plan housing
allocations is based on the substantial supply of existing housing land with limited additional greenfield
expansion. The Overton site forms part of the supply of existing housing land.

Due to the concentrated nature of housing development in the preceding years, careful phasing of housing
development is required to ensure that adequate community and physical infrastructure are in place to serve
new development. This includes sites identified as part of the existing housing land supply.

Relevant general and specific policies are listed below:

CHAPTER POLICY
Sustaining Communities n COM.1 Housing Land Allocations
CcOom.2 Implementation of Housing Land Requirement
COoM.3 Special Needs and Affordable Housing
COM.5 Developer Contributions
Schedule COM.5 Examples of Developer Contributions
COM.6 Open Space and Recreational Facilities
com.7 School Provision
Environmental Quality ENV.3 Nature Conservation
ENV.7 Quality of Development
Schedule ENV.7  Factors to be Addressed in Design Concept Statement
Sustainable Transport TRANS.3 Transport Assessment

Polmont and District Local Plan, Adopted December 2001

The Polmont and District Local Plan adopted in December 2001 continued the allocation of the Overton
housing site from previous Local Plans. Previously a site had been identified within the development for a
new primary school, however the option of upgrading Westquarter Primary School to accommodate pupils
from this development rendered this safeguarding unnecessary.

Policy POL 3.1 states that new residential development is directed towards sites H1 to H28, as identified on
the Policies, Proposals and Opportunities Map. The site is identified as housing proposal H5 for
development for approximately 600 units, therefore the principle of residential development on the site has
been established. The site is also included in the Council’s Housing Land Audit, again with an indicative
capacity of 600 units.

CHAPTER POLICY
Strategy POL 2.4  Developer Contributions to Local Infrastructure and Facilities
Housing POL 3.1 New Residential Development

POL 3.2 Large Sites Development Policy
POL 3.5 Open Space Provision

Retail & Commerce POL 5.9 Neighbourhood Shops
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Transport, Infrastructure & POL 6.2 Walking
Services POL 6.3 Cycling
POL 6.4 Roads and New Development
POL 6.6 Drainage Infrastructure
POL 6.8 Recycling
POL 6.10 Light Pollution
Design & The Built POL 7.1 Design and the Local Context
Environment POL 7.2 Landscape Design
POL 7.3 Design and Accessibility
POL 7.4 Design and Crime Prevention
POL 7.5 Design and Energy Efficiency
POL 7.6 Development Briefs
The Natural Environment POL 8.1 Landscape Assessment
POL 8.4 Trees, Woodland and Hedgerows
POL 8.5 Ecological Sites
POL 8.7 Watercourses
Recreation & Open Space POL 9.1 Provision of Leisure & Recreation Facilities
POL 9.3 Protection of Open Space
POL 9.5 Existing and Proposed Countryside Access Routes
POL 9.6 Countryside Access and New Development

Education, Health & POL 10.2
Community Facilities

Provision of New Community Facilities

Falkirk Council Local Plan

In November 2003, Falkirk Council published a Consultative Draft Falkirk Council Local Plan which, when
adopted, will replace the eight current Local Plans which cover the Council area. Although this document is
only at the Consultative Draft stage, it is a material consideration and the policies therein are relevant to this

Brief and require to be considered.

CHAPTER POLICY
Environmental Quality EQ1 Sustainable Design Principles
EQ2 Implementation of Sustainable Design Principles
EQ3 Townscape Design
EQ4 Landscape Design
EQ5 Design and Community Safety
EQ6 Design and Energy Use
EQ22 Landscape Assessment
EQ24 Ecological Sites and Features
EQ25 Biodiversity
EQ26 Trees, Woodland and Hedgerows
EQ27 Watercourses
EQ29 Countryside Access
Sustaining Communities SC1 Housing Land Supply and Allocations
SC6 Housing Density and Amenity
SC11 Developer Contributions to Community Infrastructure
SC12 Urban Open Space
SC13 Open Space and Play Provision in New Residential
Development
SC14 Education and New Housing Development
Economic Prosperity EP8 Neighbourhood and Rural Shops
Sustainable Transport and ST2 Pedestrian Travel and Cycling
Infrastructure ST3 Bus Travel and New Development
ST5 Managing Travel to School
ST7 Transport Assessments
ST8 Transport Safety
ST11 Sustainable Urban Drainage
ST19 Waste Reduction in New Development




3.0

3.1

3.2

3.3

3.4

3.5

3.6

3.7

SITE FEATURES

The existing character of the site is described below. Those prominent site features which require to be
protected and sympathetically integrated with development proposals are highlighted on Plan 1, which also
shows the adjacent natural, developed or planned context.

The site consists of approximately 42 hectares of farmland to the west of Redding. It is in the form of a hill
with a long, fairly flat ridge running east/west which results in a relatively large area occupying a prominent
skyline location. On three sides the ground falls away to the boundary of the site, which is clearly delineated
by railway cuttings and the Westquarter Burn. The approach from the east is more level.

The site consists of a number of smaller fields which are no longer farmed and most of the site is grassland.
Along many of the field boundaries there are existing hedgerows which contain a number of mature trees of
varying conditions.

Railway lines border the site to the north-east and south with New Hallglen Road to the north west providing
an image of this part of the area to passing travellers.

A Wildlife Site lies along the corridor of Westquarter Burn to the north west of the site. The banks of the
Westquarter Burn are densely wooded, and as well as being designated an ancient woodland, constitute an
area of woodland of considerable landscape value between Overton and Hallglen.

There is a Right of Way through the site from Livingstone Terrace at the south east to Redding Road to the
north and a number of more informal routes and linkages which have been established through the site over
time. Routes through the site link to two railway bridges to the north-east and south-east of the site and there
is also evidence of a route from the western boundary of the site towards Hallglen.

There is a 27 inch trunk water main running through the site which will require a 20 metre wide strip, centred
on the main, to be kept clear of building and planting. Overhead electricity transmission lines cross the site
from the south-west to the north.
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DESIGN AIMS

The Brief sets out the basis for the preparation of a Masterplan and supporting Design Concept Statement. It
focuses on the retention of the crest of the hill as landscaped parkland, with housing kept to the lower slopes
of the hill to lessen any adverse visual impact of the housing development from outwith the site and provide
the required areas of for active/passive open space. Contributing to this will also be the implementation of
new, dense planting belts of landscaping to divide the housing around the edge of the central open space into
smaller discrete enclaves and ensure that buildings do not spread around the hill as one continuous
development.

The Brief is primarily concerned with:

= physical site constraints

= site layout and grouping

= the retention of mature landscaping/tree planting
. the implementation of new structure planting

= access and circulation

. planning gain/developer contributions

There are a number of constraints and environmental opportunities within the site and these will ultimately
determine the site capacity. The land forming the ridgeline of the hill will be undevelopable as it would breach
the skyline. Land will also be required for planting and landscaping between the housing sites and for buffer
strips to the railway lines. Provision of open space and play areas and land for Sustainable Drainage
Systems (SuDS) will be required, and infrastructure such as roads and the wayleave around the water main
will all reduce the amount of land available for residential development within the site. It is therefore
considered that 600 residential units of mixed types represents an appropriate capacity for the site to ensure
that the development accords with the Development Brief objectives.
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ACCESS AND CIRCULATION

OBJECTIVES

The Development Brief pursues the following key objectives in relation to transport:

= Promote an internal road layout which integrates with the site topography, built form and landscaping;

. Promote facilities for public transport, cycling and walking as a means of reducing dependence on travel
by the private car;

= Promote the safety and amenity of the pedestrian environment; and

. Ensure pedestrian links from the site can be delivered, particularly where third parties are involved. This
will involve an agreement being reached prior to planning permission being granted.

REQUIREMENTS

In order to fulfil the objectives listed the development will be required to meet the following criteria:

. Provide a road of Local Distributor standard from the Redding Road/Livingstone Terrace junction
through the site to New Hallglen Road.

= Access from New Hallglen Road shall be via a bridge over Westquarter Burn, culverting of the
burn is not an alternative.

. Development should allow access to be taken to the adjacent Redding House residential
development site.

. Permeable linkages should be provided throughout the site rather than tortuous long culs-de-
sac, with particular attention paid to pedestrian routes.

= Bus stops and shelters should be incorporated into design proposals.

= Car parking will be required in accordance with ‘Design Guidelines and Construction Standards
for Roads in Falkirk Council Area October 1998 as amended January 2000°.

. Development proposals should include traffic calming measures where appropriate.

= Access agreements over land owned by third parties to be addressed prior to permission being
granted.

= The link over the railway to the north-east of the site is a key pedestrian link to Westquarter
School. The footpath link over the railway to Westquarter should be to adoptable standard with a
pedestrian refuge island on Redding Road.

. There should be a 3m wide cycle path through the site adjacent to the distributor road linking to
Callendar Park. This can be reduced to 2m where it crosses the bridge across Westquarter Burn.

= The developer should either provide, or fund, links to the west of the site linking to the existing
right of way which runs from New Hallglen Road to Shieldhill. This will involve bridging the
Westquarter Burn and providing off site traffic management/pedestrian safety measures on New
Hallglen Road.

. Due to the expected volume of use and gradients within the site, sealed surfacing should be used
on all paths within the development and they should also aim to ensure barrier free access
wherever possible.

. Paths within the site will require to be to adoptable standards, although some paths may not be
adopted by the Council. The maintenance of non-adopted paths should be factored into the
landscaping requirements for the site.

SUPPORTING INFORMATION

The Road Hierarchy

The road through the site linking New Hallglen Road and Livingstone Terrace (see Plan 2) is to be to Local
Distributor Road standard. Within the development, some direct access from houses onto the distributor

road will be allowed at locations where it may help to reduce the speed of traffic and assist traffic calming
objectives. Configurations for dwellings adjacent to the distributor road are considered in paragraph 7.6.
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The main loop road is to be to General Access Road standard and should follow a more internal line,
enclosing the hilltop parkland (see Plan 2). It should not unnecessarily cut across contours in order to
accommodate development, the geometry of the site should reflect the contours. An acceptable alternative
to the loop road enclosing the parkland would be for a wider positioned loop with short internal culs-de-
sac/“spokes” directed towards the open space. Traffic calming measures carried out along the loop road
should ensure safe crossing points for children, e.g. a single lane at such points. In either of the above
solutions, the housing should give a continuous frontage around the loop road/central open space area (see
Appendix 3).

The road layout from the loop road should be in the form of short culs-de-sac, or longer loop roads which
link back into the main loop road. From the main loop road, the site would benefit from a simple and
regularised road layout i.e. “spokes” off a central loop connecting where possible to elements of outer loop to
allow for on-the-level street frontages. Where culs-de-sac are directed towards the open space they should
terminate to provide 6-house frontages (1x direct access + 2 off shared drive on both sides of a Y-turning
head). Public links to the central open space would be required at the end of every cul-de-sac and should be
obvious from the loop road. Some of these “spokes” will inevitably run down the hill, i.e. against the contours,
however the recommended link with outer sections of “loop” will ensure that other stretches of housing run
with the contours (see Appendix 3).

Planting including avenue trees could accompany the spokes and thereby benefit the public areas and allow
for more control over maintenance. Dense planting to the rear should not be precluded but the use, potential
nuisance and future upkeep need to be evaluated.

In recognition of possible access constraints into the neighbouring Redding House site from Overton
Crescent, any proposed layout will require to demonstrate that future access can be taken through the
development site to the satisfaction of the Council. It is possible that more than one potential access point
may be required.

Although it is recognised that there will be a loss of some trees to allow for road alignment and some re-
grading, particularly for the Distributor Road, this should be kept to a minimum. Indicative road lines are
identified on Plan 2.

Road Construction Phasing

No construction is to commence on any of the houses to be accessed from Livingstone Terrace until it is
upgraded to Local Distributor Road standard.

Only 200 units can be constructed off each access before the Distributor Road link between New Hallglen
Road and Livingstone Terrace has been completed.

Public Transport Provision

Provision should be made on the distributor road for bus stops and shelters to the satisfaction of the Council.
Their position should take account of proposed junctions and traffic calming features and house frontages
should not be in close proximity to bus stops and shelters as this can affect the amenity of the residents.

The general access standard loop road would not be able to accommodate buses. The Council’s preferred
maximum distance from the nearest bus stop in new developments is 400 metres and there are likely to be a
few houses which lie more than 400 metres from the distributor road and therefore the nearest bus stops.
Carefully planned footpath links and bus stop locations on the distributor road should enable the number of
units outwith the 400 metre distance to be kept to a minimum and ensure that they have as direct a route as
practical to the distributor road.

Pedestrian and Cycle Access

A site of this size should include a hierarchy of linkages, including fully adopted shared use
footway/cyclepaths, a network of maintained paths within the site and links to the wider area.

These should include links to bus stops and other remote footpaths i.e. footpaths separate from the road
layout. Remote footpaths should be incorporated into areas of landscaping where this would contribute to the
network, or routes to the distributor road or out of the site to link with existing footpaths and Rights of Way.
The indicative main linkages are identified on Plan 2.
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Non-vehicular linkages between culs-de-sac will be required to allow a permeable layout and prevent a
longer circuitous route for pedestrians out of one area onto more trafficked roads to reach a neighbouring
street.

A link over the railway to the north-east of the site is required to adoptable standard, with lighting and on-
road crossing measures required on Redding Road in order to address ‘Safer Routes to School’ requirements
as this represents the shortest walking route to Westquarter Primary. This link would also facilitate access to
Westquarter Glen open space. This would involve Network Rail and other privately owned land therefore the
developer should enter into early negotiations with Falkirk Council/third parties to ensure the early
implementation of this important connection to Redding Road. This route should be signed from within the
site and from Redding Road into the site.

The development links to the canal through a link at the south-east corner of the site. The canal has great
recreational potential, and the existing sub-standard railway crossing/footbridge at the eastern end of the site,
which is currently considered dangerous and is certainly unattractive, should be upgraded. This should be to
adoptable standard, cater for pedestrians and cyclists and be signed from both sides to provide a safer route
which will also lead to the Braes High School (see Plan 2).

Within the site the path along the ridge of the hill should continue through the development to connect to the
western boundary of the site and beyond. This link would ideally be through an area of open space,
however if it runs through a developed area the route and destination should be obvious and easy to follow
and should be signed. Within the site this would give a continual path and green corridor from the wooded
wildlife site valley into the central greenspace.

This route could be achieved through developer contributions with Central Scotland Forest Trust acting as
agents and would involve the creation of at least one non-adoptable path, which would be maintained as part
of the landscaping within the development. The link would give access through the Westquarter Burn corridor
woodland to a right of way, further open space and a circular route north to Callendar Wood. Achieving the
link would require a suitable bridge crossing point at the confluence of the two burns to the west of the site,
however a suitable concrete abutment already exists on the west of the burn which could be used for this
purpose. Heading south on the right of way there is an existing railway underpass which is sub-standard and
should be upgraded through the provision of a handrail.

As the line of the water main through the site has to be kept clear of building and planting, the route which it
follows may be suitable for a path along some or all of its length within the site. The pipeline must sit within a
20 metre strip, which provides the opportunity to install a 3 metre wide path which could be used by both
pedestrians and cyclists with enough room to avoid conflict between users.

All paths within the site must be ‘fit for purpose’ and the central open space in particular is likely to be heavily
used, being the centre point of the development. This will require a higher path specification in this vicinity
such as a sealed surface, rather than just whin paths, commensurate with higher levels of use. This will give
the paths a longer lifespan, particularly in relation to washout on the slopes on this central area. Specification
including long sections (to see gradients in relation to barrier free access where possible), cross sections, etc.
should be provided. Paths within open space may not be suitable for adoption by the Local Authority,
however if these routes cannot be adopted they should still be installed to a higher specification and
maintenance factored in to the general landscaping requirements for the site.

Some of the above routes will require the co-operation of third parties to achieve the desired linkages.
While the developer will not be expected to undertake any negotiations themselves, with the possible
exception of issues with Network Rail, they will be asked for financial contributions where this would facilitate
the implementation of a link.
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LANDSCAPING AND OPEN SPACE

OBJECTIVES

The Development Brief pursues the following key objectives in relation to landscaping and open space:

= Protect and secure proper management of the existing and proposed landscape framework;

. Ensure existing natural features are respected and incorporated into development proposals (i.e. trees,
woodland, hedgerows and watercourses);

= Protect and where possible enhance sites of ecological importance;

. Ensure open space provision is of high quality and forms an attractive and integral part of the
development; and

= Ensure new landscape proposals respect the setting and character of the site and utilise native tree and
plant species.

REQUIREMENTS

In order to fulfil the objectives listed, the landscaping and open space within the development will be required

to meet the following criteria:

. Respect the natural landform and keep earthworks to the minimum required to develop the site.

. Ensure development does not encroach onto the skyline at the ridge of the hill.

= Retain and enhance existing wooded field boundaries and hedgerows and incorporate them into
the layout where possible.

. Incorporate areas of structural planting between areas of housing which will break up the visual
impact of the larger site.

. Provide a buffer strip between housing and the railways.

. Improvements to King George V Park.

= Landscaping should integrate existing features and enhance the value of the site for wildlife.

= A maintenance schedule for landscaped areas will require to be submitted.

. An Environmental Report of the impacts of the whole development on the Westquarter Burn
Wildlife Site will be required and should identify suitable mitigation of any negative impacts on
the wildlife site.

= A vegetated buffer strip of at least 5m should be retained between the Wildlife Site and the
boundary of houses or gardens.

. A drainage impact assessment will be required as part of any detailed planning submission.

SUPPORTING INFORMATION
Landscape and Planting

As the site consists of a hill with a long fairly flat ridge running east-west, before and after levels and cross
sections of parts of the site will be required in order to demonstrate how the development fits into the
landscape. These cross sections will require to be submitted as part of any planning application.

The housing development is to be split into different sites, with good belts of structure planting between
them. Planting both within and between the housing sites should be laid out in a manner which clearly
demonstrates the contribution it would make to breaking up the impact of the site. The extensive structure of
existing wooded field boundaries and hedgerows should be retained, incorporated into the layout and where
appropriate enhanced and strengthened with new planting. Large areas of dense planting to the rear of
properties should not be precluded but the use, potential nuisance and future upkeep need to be evaluated.
Planting between the sites should be carefully planned and it should be clear how it is proposed to plant them
up, access and maintain them in the future. As far as possible, native species should be utilised in any
landscaping scheme and it should also include an appropriate mix of shrub and tree planting.

Planting around individual housing sites should, where possible, be carried out in advance of development.
This will be reliant on any required earthworks i.e. cut and fill, being carried out at the early stages of
development in order that it will not impact on the ability to carry out advance planting. As well as forming
separation between housing ‘cells’, some of the existing wooded boundaries and hedgerows could be
included within the housing layouts as e.g. component parts of the road layout perhaps extending where
appropriate into private garden areas or other areas of open space. Non standard plot sizes and layouts
could accommodate this. This would give maturity to the new housing developments.
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A dense planted buffer strip of at least 5 metres width should always be maintained for the length of the
boundary between the railway and rear gardens to conceal fences and rear elevations from the outside and
improve the privacy and amenity of the plot. This area will also be required for acoustic barriers along the
southern and north eastern boundaries of the site where it is adjacent to the railway (see paragraph 7.14).

Trees and Hedgerows

A tree survey shall be undertaken for the entire site before any works are carried out and submitted to the
Council as part of any planning application. This will be in the form of a ground based visual tree assessment
of all larger stature mature trees within the site boundary excluding the trees within Westquarter Burn glen
that forms the north east boundary of the site. Appendix 1 lists the items to be covered by the tree survey.

As well as the tree survey, there should be a comprehensive detailed survey of the existing hedges which
identifies their existing condition and landscape value, the species present and plots them accurately on the
same base plan as the tree survey.

The existing wooded field boundaries and hedgerows should as far as possible be retained and
incorporated into the layout. Whilst it is accepted that not all of the trees are healthy specimens, certain
lines and hedgerows have significant landscape, and ecological significance and appear, on initial inspection
to be in reasonable condition. In particular there are groups of beeches and ashes which should be protected
(the beeches in particular would be TPO standard) both during and after the construction phases.

Provision and Maintenance of Public Open Space

The land on the ridge of the hill is to be kept free from development in order to prevent intrusion onto the
skyline. It will therefore function as an extensive area of open space. The cross sections referred to in
paragraph 6.3 should confirm that the development will not breach the skyline.

In general the Council favours larger, more centrally located play areas rather than small pockets scattered
throughout large developments, although in a development of this size it is clear that there will be a
requirement for a number of smaller play areas throughout the development (see Plan 2). The actual
location, number of play areas required and the level of provision within them will be dependent on house
numbers within a given area, which will be determined at the Masterplan stage. A large kickabout area will
be required consisting of a multiball court with full fence enclosure, including porous bitmac surfacing and
should be approximately 36 metres by 18 metres in area. This should be located on or adjacent to the open
space at the hilltop on a suitable, level piece of ground (see Plan 2).

The open space along the ridgeline should be continued through the western housing area to meet the
boundary of the site. This would provide a continuation of the open space along the ridgeline and therefore
contribute not only visually, but also as a wildlife corridor to the Westquarter Burn and Wildlife Site to the
west. A significant area of open space or landscaping linking the ridge area to the west should therefore be
included. This should include a continuation of the path running east west along the ridge through the site
and exiting to the west to link with a right of way on the west of the Westquarter Burn. Development within
the site should not prejudice this.

Encroachment onto King George V Park on the south side to enable road improvements to be implemented
on Livingstone Terrace is acceptable, provided the scheme allows for an equivalent area to be provided on
the western side of the park and the football park remains playable. This additional area is to be landscaped
to Council specification and suitably fenced from proposed housing. A gas governor is also located on land
within the park and this will require to be relocated at the developer’'s expense.

A 1.2 metre galvanised fence should be provided along the new south boundary of the park, returned to meet
the King George V Park gates. A ball stop fence will be required behind the south end of the football pitch to
avoid accident hazard on the upgraded Livingstone Terrace. Existing play equipment within the park may
have to be moved if it is within 2 metres of the fence.

Changing facilities at King George V Park are inadequate and require to be upgraded or replaced. The
Council have an aspiration to improve this situation and, as this is the local park which will serve the
development, contributions will be sought to assist in achieving this (see Section 9, Developer Contributions).
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Maintenance of the landscaped and open space areas and new footpaths, both within and outwith the site
which are not to be adopted by the Council will be the subject of an agreement between the developer and a
company appointed to carry out the works. Maintenance will be covered by a condition on any planning
permission, following the Council’s agreement of a submitted maintenance schedule.

Nature Conservation

There are a number of areas where development of this site has the potential to adversely affect the nature
conservation value of the site and surrounding areas if not carried out in the proper manner. These can be
addressed by ensuring development is sympathetic to the existing features. There are also instances where
new development could enhance the nature conservation value of the site. In order to achieve this, a number
of points require to be addressed.

One of the most important areas to consider is the impact of the new road on the Westquarter Burn Wildlife

Site. The following points should be noted:

= The burn should not be culverted. A design should be employed that will minimise impacts on the burn
and streamside habitat and continue to allow for the movement of animals along the edge of the burn and
under the road crossing. The area of wildlife site lost to the construction of the road must be kept to an
absolute minimum.

= The linear integrity of the wildlife site must be maintained as far as possible. This will require that passage
for wildlife adjacent to the burn and under the road is retained, the width of land developed and disturbed
during development is kept to a minimum, and the landscaping either side of the road is designed to
maximise its value for wildlife.

= An Environmental Report of the impacts of the whole development on the Westquarter Burn Wildlife Site,
including construction of the new road, is required.

= The Environmental Report should include consideration of the environmental impacts along the edge of
the wildlife site where it borders the development site, both during and after construction. A vegetated
buffer strip of at least 5m should be retained between the Wildlife Site and the boundary of houses or
gardens. This buffer strip should be fenced off during construction work, fencing being erected before any
on site work begins. Landscaping within this buffer strip should be designed with a view to maximising its
value to wildlife, and using native species only. This will help to minimise the negative impacts of the
development on the wildlife site.

= The Environmental Report should identify suitable mitigation of any negative impacts on the wildlife site, if
necessary compensating for damage at the road crossing by enhancement elsewhere within the site.

The Wildlife Site and the Westquarter Burn glen provide attractive features in themselves and the
development should exploit this where housing backs onto it by avoiding high, close boarded fences, instead
incorporating low rear fences offering views over the glen and beyond to Callendar Park.

Although the water vole survey undertaken for the Council recently showed no signs of current water vole
activity along Westquarter Burn in this vicinity, this may have to be re-surveyed before any development
commences. Other surveys such as otter and badger surveys may well be requested by Scottish Natural
Heritage, and if requested these should also be undertaken before development commences.

Opportunities exist for the design of landscaping and open space to provide wildlife habitats and wildlife
corridors through the site and to the Wildlife Site to the west. The landscaping should not only integrate
existing features (trees, hedges etc) but also aim to enhance the value of the site for wildlife, thereby
mitigating to some extent the loss of this extensive area of open space. In particular it should aim to create a
network of greenspace linking across the site. There is relatively good connectivity east to west, with the open
space and planting along the ridgeline, but it is not so evident from north to south. This link is particularly
important as there are three major wildlife corridors to the north and south of the site, namely the two railway
embankments and the Union Canal. As far as possible native species, or appropriate non-native species
(e.g. beech) should be utilised in any landscaping scheme.

The wildlife connectivity and links across the site mentioned above are very important for nature conservation
and enhancement and there are measures which can be taken to mitigate against the impact of the
development on these. Green corridors through the site, formed by connecting the landscaped areas are
very important in achieving this connectivity. Although such corridors will lose linear integrity where a road
has to run across them, this can be somewhat offset by incorporating small culverts or tunnels under the road
for the passage of smaller animals. The positions of these will be agreed during the preparation of the
finalised layout and their maintenance will require to be factored into the maintenance schedule.
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The road bridge over Westquarter Burn should also have a wide span to allow for easy passage beneath,
along the important wildlife corridor, and this may be another area where culverts or tunnels could be
incorporated where earthworks are required on either side of the bridge.

The Westquarter burn corridor and the two railway embankments are important wildlife corridors, which make
the site ideal for garden birds. To encourage birds in the area nest boxes could be incorporated into the
development. Examples of these have included nest boxes being built into houses at the construction phase
and any houses along the edges of the site, at the Wildlife Site edge or the railway embankments would be
an ideal spot for nests. While there may be some resistance to actually incorporating the boxes within the
houses themselves, garages provide suitable alternatives. Past examples have included the installation of
boxes built into the brickwork of the houses then boarded up. The homeowner then has the option of
removing the board and providing a nesting site, or leaving the board in place. Other good locations which
would not be located on private property would be within the bridge structure itself or built into retaining walls
or other walls in public areas i.e. along the distributor road.

Requirements for Surface Water Drainage Submission

The developer will be required to come forward with an appropriate Sustainable Drainage System (SuDS)
scheme for the site that complies with best management practice for SuDS. This will involve the adoption of
the surface water ‘Management Train’ approach as advocated in the SUDSWP/CIRIA design manual. This
would involve the use of source control measures such as roadside swales, porous parking areas leading to
regional SuDS such as retention ponds and wetlands.

All foul drainage should be to a public foul sewer and surface water to a separate system to accord with Best
Management Practice for SuDS.

A drainage impact assessment will be required as part of any detailed planning submission, the contents of
which are listed at Appendix 2. This will have final design implications for the site layout and landscaping and
therefore must be addressed before planning permission is granted.

SuDS Design

Opportunities should be taken to maximise the value of SuDS features such as ponds for ecology,
biodiversity and amenity/appearance value. Such features should be incorporated into the layout, which
could also allow for housing to be grouped around them creating a pleasant setting, increasing the
attractiveness of those plots nearby and improving safety through overlooking. Consideration of such details
should be demonstrated when submitting a detailed design for such features. Further guidance can be found
in SEPA’s guidance: ‘The SuDS handbook’ and the ‘Ponds, Pools and Lochans handbook’.
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DESIGN AND THE BUILT ENVIRONMENT
OBJECTIVES

The Development Brief pursues the following key objectives in relation to design and the built environment:
. Secure high standards of design for buildings, streetscapes and public spaces;

= Ensure that the development is permeable and legible to all users; and

. Promote a safe, secure and accessible environment for all users.

REQUIREMENTS

The built environment should specifically include the following broad based urban design principles:

= Structured and orderly grouping of houses and streetscapes in contrast to a random scatter.
. High standard of housing layout, forms and elevational detail.

= Attractive public frontage, especially along main thoroughfares and large open spaces.

SUPPORTING INFORMATION
Contours and Cuttings

The main through distributor road will require considerable excavation work to achieve the appropriate
gradients and this will affect the road edge design. Some stretches will be in cutting which require
planting/landscaping whereas others will allow housing at the same level. Sections through the site and
street elevations will therefore be required. Roads and lines of buildings should not unnecessarily cut across
contours in order to accommodate development, the geometry of the site should reflect the contours.

Public Frontage Alignment

Public spaces should be protected from social nuisance by good surveillance and accessibility from the
enclosing housing edges, avoiding hidden footpaths or open space to the rear. Where privacy is not an
issue, windows could be included on corner plot gable walls.

Distributor Road Frontage

The urban design shortcoming of the distributor road principle is that it generally denies or discourages
accessible building frontage onto it. This results in continuous rear fencing and rear elevations, which is
usually poorer in quality and character, along such roads. If high rear garden enclosure is absolutely
essential at any point along the distributor road this should take an architectural form e.g. walls behind
planting.

Where house plots abut the distributor road at the same level some direct access will be allowed (see
paragraph 5.3) thereby creating house frontages onto the distributor road. At such points the general
configuration would be for a single driveway to serve 2 dwellings with in-curtilage resident parking and turning
facilities to enable forward vehicular access to the distributor road. Where house plots abut the distributor
road at the same level, but direct access to the distributor road is not favoured, another solution would be to
create 6-house frontages accessed from a rear cul-de-sac. Such a cul-de-sac should have a footpath link to
the main road with, perhaps, a visitor parking bay alongside. This layout would also allow for avenue planting
along the distributor road with a larger space between the road, footpath and building/plot lines.

A more formalised approach to frontage will be required along this important road, perhaps using terrace or
flatted forms, symmetrical groupings or well-spaced detached houses.
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Central Loop and Culs-de-Sac

The site would benefit from a simple and regularized road layout i.e. “spokes” off a central loop connecting
where possible to elements of outer loop to allow for on-the-level street frontages (see Appendix 3). The
housing should enclose the central parkland and give a frontage around the loop road/central open space
area. An acceptable alternative to the loop road enclosing the parkland would be for a wider positioned loop
with short internal cul-de-sac/“spokes” directed towards the open space and terminating to provide 6-house
frontages (1x direct access + 2 off shared drive on both sides of a Y-turning head). Some of these “spokes”
will inevitably run down the hill, i.e. against the contours, however the recommended link with outer sections
of “loop” will ensure that other stretches of housing run with the contours. Planting including avenue trees
could accompany the spokes and thereby benefit the public areas and allow for more control over
maintenance.

House Grouping, Density and Streetscapes

Care should be taken to group and visually link the house type designs to create attractive, coherent
streetscapes and frontages. Random scatter of houses should be avoided as should the standard
relationship of house to plot, i.e. 1m to side boundary, 9m to rear boundary and 5.5m to the front, the only
variation being the result of a different house footprint size. A variety of plot size relationships are preferred
with larger plots left over from set-piece configurations representing opportunities for one-off special houses
within the development. These incidents should be used to advantage to create a more spacious, landscape
dominated plot.

A mix of terraced, semi-detached and detached properties could be used meaningfully for urban design ends
to create quality main road frontages, focal points and corners. Floor levels should be the same for
symmetrical groups of detached houses as the effect is lost when levels are varied.

The housing around the loop road on the southern side of the ridge should be south of the loop road and face
the open space. No housing should back onto the open space from the south side. On the north side there
is a steeper slope which may allow for the rear gardens of houses to border the open space, although as far
as possible areas of open space should be overlooked.

Culs-de-sac within the development should be tidily terminated with housing enclosure, landscaping or
footpaths, not fence or wall enclosures.

Edge Treatment and Setting

Where it is not possible to front housing onto public space, roads or footpaths, edges to rear garden
enclosures should comprise of a higher grade architectural or walled treatment, particularly where no planting
strip exists alongside.

Acoustic barriers will be required along the southern and north eastern boundaries of the site where it is
adjacent to the railway.

Light Pollution

The general approach to minimise intrusive light spillage and light pollution from external lighting requires the
use of locations and lighting equipment that limit such pollution. Therefore, while this policy will apply to the
entire development, it may be particularly sensitive to areas on or near the ridgeline, for example, if the
footpaths along the ridgeline are to be lit. Care will have to be taken in finding solutions to overcome any
potential light pollution problems.
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COMMUNITY FACILITIES

OBJECTIVES

The Development Brief pursues the following key objectives in relation to community facilities:

= Ensure planning gain contributions to improvements in school provision are adequate to meet
conversions and extensions to accommodate demand created by the development;

. Ensure suitable relocation of any parties/uses displaced from school premises as a result of space
required for education of larger numbers of school pupils;

= Ensure an appropriate level of open space and recreation facilities within the development and
contributions to upgrading existing nearby recreational areas where use will increase; and

= Ensure appropriate local commercial/community facilities to serve a development of this size thereby
reducing the need to travel.

REQUIREMENTS

In order to fulfil the objectives listed, the development will be required to meet the following criteria:

. Developer contributions to meet the costs of converting and extending educational facilities
affected by the development.

. Marketing of a suitable site for a neighbourhood shop and associated parking.

= Contribution to the fitting out of the new Braes Library.

SUPPORTING INFORMATION
Education Facilities

Previous Local Plans proposed a site for a primary school and commercial/community facilities, however in
the most recent Local Plan the safeguarded school site was deleted and replaced with a site to be
safeguarded for a commercial/community facility.

Westquarter Primary School could, following some investment, accommodate the children which a
development of this size would generate. This will require a contribution from the developer to assist with the
conversion and extension to the school. It may also require an upgrading or extension to Westquarter
Community Centre.

St Andrew’s Primary School could accommodate additional pupils in terms of classroom space, however
improvements will be required to ancillary accommodation.

Commercial/lCommunity Facilities

It is considered that the size of the development justifies the inclusion of a site for a neighbourhood shop.
This would go some way towards addressing issues of sustainable development by providing a commercial
area and discouraging trips outwith the development by car for neighbourhood shopping trips. It would also
be in accordance with policies which support and encourage the provision of neighbourhood shops to serve
major new housing developments. A site for neighbourhood shop should therefore be identified within the
layout and be actively marketed for a period of at least 24 months after the completion of the first house.

The most appropriate location for a neighbourhood shop would be close to the distributor road at the centre of
the development. Such a focal point for the development could also provide a suitable location for recycling
facilities. For such a large development a site would have to be found to locate recycling facilities within the
site in any case.

While a development of this size will clearly impact on all of the services and facilities in the area, the
opportunity exists for this development to contribute to one of the newest facilities to be provided in the form
of the new Braes Library which is to be built in the near future. A contribution will therefore be sought to
assist in the fitting out of the library.
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Minerals and Contaminated Land

Any detailed application should be accompanied by a mineral investigation. It is already known that there is a
mine shaft in the north east corner of the site which should be located, proved and if necessary made secure
by capping at the rockhead.

The site should be investigated for contamination because of the presence of a former detonator factory
nearby and remediation carried out if necessary before work on the development commences.

Others

An extension to the water main network in Hallglen will be required to serve the site and a 27 inch trunk main
running through the site will require to be protected.
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A planning agreement will be required to ensure the proper provision of physical and social infrastructure for
the new development, and to mitigate the impact of the development on the locality.

Specifically any planning agreement associated with the development should include:

(i)

(ii)

(iif)

(iv)
(v)

Appropriate financial contribution to the conversion and upgrading or extension of Westquarter Primary
School and St Andrews Primary School. The estimated costs of the works to be carried out to
Westquarter Primary School are in the region of £700,000 to £900,000. The exact figure and extent of
the work required will be determined at the time any planning application is considered, based on the
most up to date figures and projections with the costs being reassessed by the Council’s architects. St
Andrew's RC Primary School requires an upgrade to ancillary facilities (dining area) which has been
estimated by the Council’s architects at around £50,000.

Upgrading of footpaths and routes outwith the site, including the upgrading of the important bridge
connections identified or financial contributions to Falkirk Council/third parties to achieve these. Cost to
be calculated based on plans submitted with any planning application and following negotiations with
Network Rail.

Provision of relevant road safety measures and signage outwith the site, particularly with regard to a
safer route to Westquarter Primary School and Callendar Park, or financial contributions to third parties
to achieve these. Cost to be established following identification of the measures required in relation to
any planning application.

A contribution of £75,000 will be sought to assist in the fitting out of the new Braes library.

Contributions in the region of £60,000 will be sought to assist in upgrading or replacing the changing
facilities at King George V Park.






10.0 SUMMARY OF REQUIREMENTS

10.1

Summary checklist of essential requirements

Access and Circulation

Provide a road of Local Distributor standard from the Redding Road/Livingstone Terrace junction
through the site to New Hallglen Road.

Access from New Hallglen Road shall be via a bridge over Westquarter Burn, culverting of the burn is
not an alternative.

Development should allow access to be taken to the adjacent Redding House residential development
site.

Permeable linkages should be provided throughout the site rather than tortuous long culs-de-sac, with
particular attention paid to pedestrian routes.

Bus stops and shelters should be incorporated into design proposals.

Car parking will be required in accordance with ‘Design Guidelines and Construction Standards for
Roads in Falkirk Council Area October 1998 as amended January 2000’

Development proposals should include traffic calming measures where appropriate.

Access agreements over land owned by third parties to be adressed prior to permission being granted.
The link over the railway to the northeast of the site is a key pedestrian link to Westquarter School. The
footpath link over the railway to Westquarter should be to adoptable standard with a pedestrian refuge
island on Redding Road.

There should be a 3m wide cycle path through the site adjacent to the distributor road linking to
Callendar Park. This can be reduced to 2m where it crosses the bridge across Westquarter Burn.

The developer should either provide, or fund, links to the west of the site linking to the existing right of
way which runs from New Hallglen Road to Shieldhill. This will involve bridging the Westquarter Burn
and providing off site traffic management/pedestrian safety measures on New Hallglen Road.

Due to the expected volume of use and gradients within the site, sealed surfacing should be used on all
paths within the development and they should also aim to ensure barrier free access wherever possible.
Paths within the site will require to be to adoptable standards, although some paths may not be adopted
by the Council. The maintenance of non-adopted paths should be factored into the landscaping
requirements for the site.

Landscaping and Open Space

Respect the natural landform and keep earthworks to the minimum required to develop the site.

Ensure development does not encroach onto the skyline at the ridge of the hill.

Retain and enhance existing wooded field boundaries and hedgerows and incorporate them into the
layout where possible.

Incorporate areas of structural planting between areas of housing which will break up the visual impact
of the larger site.

Provide a buffer strip between housing and the railways.

Improvements to King George V Park.

Landscaping should integrate existing features and enhance the value of the site for wildlife.

A maintenance schedule for landscaped areas will require to be submitted.

An Environmental Report of the impacts of the whole development on the Westquarter Burn Wildlife Site
will be required and should identify suitable mitigation of any negative impacts on the wildlife site.

A vegetated buffer strip of at least 5m should be retained between the Wildlife Site and the boundary of
houses or gardens.

A drainage impact assessment will be required as part of any detailed planning submission.

Design and the Built Environment

Structured and orderly grouping of houses and streetscapes in contrast to a random scatter.
High standard of housing layout, forms and elevational detail.
Attractive public frontage, especially along main thoroughfares and large open spaces.

Community Facilities

Developer contributions to meet the costs of converting and extending educational facilities affected by
the development.

Marketing of a suitable site for a neighbourhood shop and associated parking.

Contribution to the fitting out of the new Braes Library.






APPENDICES

APPENDIX 1 — Items to be covered by Tree Survey

The Tree Survey should generally include and cover the following items:

Identify in English and Latin each tree species.

Supply and fix one numbered red tree tag to each tree surveyed and relate the number to details contained in
the report.

Give estimated age of each tree.

Give estimated height of each tree.

Give the canopy/spread measurement of each tree.

Measure and record the trunk diameter of each tree at 1.2 metres above ground level.

Give comment on the condition of each tree.

Mark the accurate location of each tree, together with the ground level at the base of the trunk on a 1:500
scale plan.

Mark the accurate location of the trees on a proposal plan at 1:1250.

Give recommendations for future treatment of each tree based on the information gathered during the survey.

APPENDIX 2 — Items to be covered by Drainage Impact Assessment

The drainage impact assessment and should generally include and cover the following items:

Drawings showing the planned development layout including the proposed developed areas, roads,
footpaths, parking areas and other planning features including landscaping.
Drainage layout plans and details that clearly show the surface water drainage system/network proposed
including any SuDS control and treatment devices and how it is intended to connect/link into the existing
surface water drainage network and/or watercourses.
Summary of the data relating to the proposed development and development site which should generally
include:
Total site surface area.
Land use proposed.
Soil and subsoil type and porosity, including porosity tests if infiltration techniques are proposed.
Percentage of impervious surfaces proposed.
Full surface water runoff calculations including where appropriate:
The limiting pre-development peak runoff flow rate as appropriate to the development site in question.
Basic drainage network calculations for an M5-60 storm event or 40mm/hr rainfall intensity.
Modified network drainage calculation for 50mm/hr rainfall intensity where road drainage is included.
The attenuation required to limit the 100 year return period post development storm runoffs to the required
limiting pre-development runoff flow rates.
Check drainage network calculations for a range of 200 year return period storm events to assess the
level and location of potential back up flooding within the drainage network and ensure that any back up
flooding does not encroach within 600mm of any adjacent property ground floor level and 300mm of any
adjacent property garden or landscaped area.
SuDS treatment volumes both individually and combined if necessary.
Calculations for the outlet controls for both attenuation and SuDS treatment.



APPENDIX 3 - Housing Grouping & Layout Patterns
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