Falkirk Councll
Structure Plan
Consultative Draft Alteration

Technical Report 2 - Housing Capacity Study and Allocations

Falkirk Council
June 2004



1.0

1.1

1.2

1.3

2.0

2.1

2.2

2.21

2.2.2

FALKIRK COUNCIL STRUCTURE PLAN FIRST ALTERATION
TECHNICAL REPORT TWO

HOUSING CAPACITY STUDY AND ALLOCATIONS

Introduction

The first Alteration to the Falkirk Council Structure Plan, amongst other things,
rolls forward the housing requirement for the period 2001 — 2020. This
exercise is part of the regular review of strategic planning policies and to take
into account both information from the 2001 Census and experience since the
base date of the approved Structure Plan in 1997.

The demographic basis for the new housing requirement is set out in
Technical Report One - Population and Household Projections. This paper
also sets out the basis for calculating the dwelling requirement.

This Technical Report is divided into two parts. The first part sets out to test
the capacity of the area to accommodate any new dwelling requirement. The
second part explains how the Council area dwelling requirement is allocated
amongst the main communities.

Part 1 Housing Capacity Study
Introduction

The Housing Capacity Study section of this Technical Report starts by
explaining the nature of capacity and the methodology used to assess the
housing capacity for the Falkirk Council area. This is followed by an
explanation of the capacity issues for each of the following elements:
environmental capacity; school capacity; water supply and wastewater
infrastructure; transport; community facilities and employment. This
explanation is followed by the overall conclusions of the Housing Capacity
Study.

Nature of Capacity

There will be a theoretical limit to the number of houses any given area will be
able to comfortably support. It is therefore important to make sure that the
scale of housing development established can be accommodated.

However, this idea must not be taken too far. Capacity cannot be an absolute
figure. In many cases capacity will be relative, liable to change over time or
sensitive to the definitions used.
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For example, traffic congestion at an important junction is a legitimate aspect
of capacity. However, what is considered to be an unacceptable time delay is
a somewhat arbitrary constraint. Different definitions of unacceptable time
delay would have significant impacts on what level of housing was considered
to be or not to be within capacity limits. In addition, acceptability of delay is
relative and subject to change depending on peoples expectations. Finally,
improvements and traffic management measures can alter the capacity of a
junction.

Also some elements may be judged more important than others which again
would have an impact on an overall assessment of the capacity of an area.
Notwithstanding these qualifications, it is considered that a Capacity Study
has merit in understanding the implications of new housing development.

Methodology

The basic approach was to compare existing commitments and known
development pressures against a range of capacity issues. Thus the scale of
development could be tested at 3 different levels; existing commitments,
existing commitments plus other proposals, and finally, existing commitments
plus other proposals plus representations received to the Council Wide Local
Plan.

The purpose in using this approach was solely to establish an acceptable and
realistic order of magnitude of housing development against which the issues
of capacity could be assessed. The numbers used should not therefore be
confused with the actual housing requirement used in the Structure Plan
Alteration or the finalised Falkirk Council Local Plan.

The spatial area of analysis was at the main community level as used in the
current Structure Plan with the exception of the Rural Area. The Rural Area
was divided into two; Rural North and Rural South. The dividing line being the
River Carron. This division allowed for a better quality analysis of the capacity
issues and better reflects the geographic differences of the rural area within
the Falkirk Council area.

The scale of development assessed is set out in the table below. Scale A
approximates to completions since 2001 and the established housing supply
in the 2003/04 Housing Land Audit. Scale B approximates to Scale A plus an
assessment of likely windfall and other proposals identified in the Consultative
Draft Council Wide Local Plan. Scale C approximates to Scale B plus
proposals put to the Council by landowners and developers as part of the
Council Wide Local Plan process. The numbers are rounded up to the
nearest 100.



Fig 1 Level of Development Assessed

Community Total Scale A Scale B Scale C
Dwellings in
2001
Bo'ness 6240 800 1300 2550
Bonnybridge and 4370 740 1330 3000
Banknock
Denny 5650 630 1500 1800
Falkirk 17420 1540 2130 2700
Grangemouth 8760 80 180 400
Larbert and 9220 1540 2730 3280
Stenhousemuir
Polmont 8250 2100 2260 4240
Rural North 1050 320 680 1400
Rural South 3150 380 600 2300
Total 64110 8130 12710 21670
2.4 Environmental Constraints
2.4.1 Environmental acceptability was defined as the level of development that
could be accommodated within the policy constraints set out in the
Consultative Draft Falkirk Council Local Plan. On this basis both Scale A and
Scale B could be accommodated.
2.4.2 Obviously the degree of environmental acceptability is dependent on site

specific factors and the above approach assumes that the constraints once
defined are absolute and can not be altered. This is clearly not the case and,
in addition, careful design and mitigation factors could also be introduced.
However, as a general comment, the level of development indicated by Scale
C would largely only be possible if some of the current environment
constraints were set aside. The nature of these constrains are set out for
each community in the summary table below.

Fig 2 Implications of Development on Environmental Constraints

Community Impact of Environmental Constraints

Bo’ness Opportunities for urban infill development are limited by health and safety

considerations from the BP forties pipeline, public open space protection
and a history of ground stability problems. A level of development
indicated by Scale C would only be possible with the expansion of the
urban area into both designated Green Belt and an Area of Great
Landscape Value.
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There are further urban infill opportunities, particularly in Bonnybridge, if
the loss of industrial land is considered to be acceptable. However, the
level of development indicated by Scale C is unlikely to be possible
without expanding the current settlement limits. There is also Green Belt
to the east and north of Bonnybridge. The Antonine Wall and identified
wildlife sites may be further site specific constraints.

The level of development indicated in Scale B already assumes an
expansion of Mydub Farm, the use of industrial land at Winchester
Avenue and relatively high rates of urban infill. Further development is
likely to require the expansion of the settlement boundary into
countryside. Development to the west is limited by the motorway, to the
south east by Green Belt and to the north and north east by the River
Carron flood plain.

Due to the size of the urban area of Falkirk and the pattern of previous
uses, there are significant urban infill opportunities. This is hard to
predict but could accommodate the level of development approximately
indicated by Scale C. Further urban expansion to the north, east and
west is limited by current Green Belt designation, the River Carron flood
plain, pipeline service corridors, Callendar Park and scheduled ancient
monuments. Expansion to the south is also limited by the designated
Battle of Falkirk site, wildlife sites and Bantaskine Park.

Grangemouth’s geographic position limits further expansion and any
development would have to be urban infill. Urban infill opportunities are
limited by public open space protection policies, health and safety
constraints and the relationship to the large industrial complexes. The
level of urban infill is, therefore, determined by site specific factors that
are difficult to predict. The level of development indicated by Scale C is
the maximum likely to be achieved.

Significant expansion is accommodated in Scale B at Bellsdyke/Hill of
Kinnaird and also windfall development at the former foundaries in the
area. The level of development indicated by Scale C would only be
possible by urban expansion into the area of Green Belt at Carronshore.
Other directions of expansion are limited by the motorway, River Carron
flood plain and the proposed Forth Valley Acute Hospital.

Opportunities for significant urban infill are limited. A level of
development indicated by Scale C would only be possible by expansion
of the settlement boundary into the countryside to the east and south.
There are a number of wildlife sites that may be further site specific
constraints.

The level of development indicated by Scale B already assumes
expansion of the villages of Airth, Skinflats and Torwood. The level of
development indicated by Scale C would require the significant
expansion of a combination of these settlements into the countryside.

The level of development indicated by Scale B already assumes the
expansion of villages particularly at Slamannan. The level of
development indicated by Scale C would require the significant
expansion of a combination of settlements in this area. A proportion of
the development could be accommodated by re-developing the former
Manual Works at Whitecross.



2.5

2.5.1

School Capacity

The existing school rolls and total capacity figures for the Council’s existing
schools have been provided by Education Services. The school capacity for
2020 has taken into account planned new schools and the roll has been
estimated using the population projections set out in Technical Report One.
This is shown below and demonstrates that in total, and across the Council
area, there is school capacity for the projected population.

Fig 3 Existing and Projected School Capacity

2003/2004 2020
High School Capacity 11505 11505
High School Roll 8958 8686
Primary School Capacity 15896 16658
Primary School Roll 11893 10868
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2.5.5

There is a long term demographic trend for there to be a fall in the number of
children of school age. This is demonstrated in the above table which shows
a fall even with a population increase to approximately 152,000 by 2020.
However, whilst there may be adequate school capacity overall, the spare
capacity may not in practice be able to be utilised. For example, an under
used school in Grangemouth can be of little assistance to school pressures in
Bonnybridge. In addition, there may be concentrations of residential
development that increase demand for school places. The picture is further
complicated by placement requests and possible reduction in maximum
permitted class size.

The critical factor in terms of school capacity is high school capacity. The
need to build an additional high school would present serious problems in
Falkirk Council in terms of financing. In addition, bearing in mind the falling
proportion of school children a new high school would have an adverse
impact on the utilisation of the existing high schools.

The total number of houses that a high school can sustain in 2020 can be

established by the following formula:

Total number of houses a High School Capacity
school can sustain =

Average number of High School
pupils per dwelling

The ratio or average number of high school pupils per house is assumed to
remain constant and is based on the ratio in 2001. As pupil numbers are
expected to fall, this assumption will err on the cautious side. Unfortunately,
the existing high school catchments and the main communities used to
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The road network in the Falkirk Council area is basically a series of radial
routes from Falkirk Town Centre. During peak hours these routes already
become congested. This is likely to increase and with an increase in the
number of households, this congestion will become greater than would
otherwise be the case. The peak time will become longer, there will be longer
queues and travel times will increase. This is likely irrespective of the total
number or location of new housing.

Options to increase road capacity are not realistic, either in technical or
financial terms for the foreseeable future. Congestion will have to be
managed by introducing measures to reduce car use and increase other
modes of transport. This is already Falkirk Council and Scottish Executive

policy.

New development may also cause local problems. These local problems are
best dealt with through the assessment of sites in the local planning process
and by carrying out Transport Assessments for individual proposals.

Locating new development in ways that minimises congestion and/or
encourages the use of modes of transport other than the car is one of the
tools the Council can use to manage the use of the existing road network.
The Council’'s Road Traffic Reduction Plan aims for a shift of mode mainly
from car use to increased walking. Spatially, this would mean locating
development in locations where it was possible to walk or cycle to
employment and community facilities or where there was reasonable public
transport accessibility.

In Technical Appendix 5 to the Report of Survey for the Current Structure Plan
a strategic transport assessment was carried out. This assessment was
reviewed and found to still apply. The assessment was based on travel
survey information which firstly identified, for each of the main communities,
the degree of self containment. That is the number of trips that were made
within the community rather than visiting other areas. Each of the main
communities were graded as High (self contained), Medium and Low (most
trips made to places outside of the settlement).

Each settlement was also graded on its accessibility via public transport in
terms of bus and rail travel. Again, High, Medium and Low. The two
assessments were combined to give an indication of the preferred distribution
for housing at a strategic level. In this combined assessment, weight was
attached to the degree of containment. The table is repeated below.



Fig 7 Strategic Transport Assessment

Community Containment Accessibility Allocation
Bo'ness High Medium High
Bonnybridge & Banknock Low Medium Low
Denny Medium Low Medium
Falkirk High Medium High
Grangemouth Medium Medium Medium
Larbert & Stenhousemuir Low High Medium
Polmont Medium High Medium
Rural North Low Low Low
Rural South Low Low Low

2.8 Community Facilities

2.8.1 Community facilities are provided by a number of organisations and agencies,
including Falkirk Council at council wide, community wide and local level. An
increase of population from about 146,000 to about 152,000 by 2020, as
projected using the most recent net in migration assumptions should not
create undue difficulties in provision.

2.8.2 However, the above comment needs to be qualified. There are variations
within the Council area and between the communities both in terms of
provision of facilities and the quality of these facilities. In particular, there has
been limited provision of new facilities in areas of new residential
development. This issue will have to be addressed through detailed site
allocations in the Council Wide Local Plan and the negotiation process during
the determination of individual planning applications.

29 Employment

2.9.1 The Falkirk Council area is its own travel to work area. However, there is
evidence to show that the central belt of Scotland functions as a series of
overlapping labour market areas. The projected increase of population to
about 152,000, based on recent net in-migration trends, would only increase
the people of working age marginally above its current level.

2.9.2 ltis the Council’s policy to continue to assist the economic development of the

area and maintain its economic base. In migration and population growth is a
sign of the success of this policy. The increase in projected population is not
likely to be constrained because of a lack of employment opportunities.



2.10 Conclusions

2.10.1 The table below summarises the results of the capacity study by reference to
the levels of development that could be accommodated. It should be stressed
that the approach adopted is solely to identify a realistic order of magnitude.
The difficulties in identifying a capacity limit for each of the areas has already
been discussed. Nonetheless, the approach is considered to be useful and
valid because the capacity for the Council area as a whole will be determined
by the sum of the capacities in each of its main communities.

Fig 8 Level of acceptable development
Community Environment Schools Infrastructure
Bo’'ness B C A
Bonnybridge and Banknock B B B
Denny B B A
Falkirk C C Limited
Grangemouth C C Limited
Larbert and Stenhousemuir B B Limited
Polmont B B C
Rural North B B Limited
Rural South B B B

2.10.2 The population and household projections (see Technical Report one)
calculated a requirement for 13,800 additional dwellings between 2001 and
2020, if the previous 5 year net in migration figure of 500 was to be sustained.
Approximately 11,000 new houses would be needed to maintain the
population at current levels.

2.10.3 As the table above indicates, the key constraint is the provision of water and
sewerage infrastructure. If future investment can not overcome current
capacity constraints, then even existing commitments can not be guaranteed.
This is an issue that applies across Scotland and can only be addressed by
the Scottish Executive. For the purposes of this paper it has to be assumed
that over the proposed plan period, the majority or all the infrastructure
constraints can be overcome.

2.10.4 Infrastructure constraints aside, the scale of development is generally at level
B, with some communities capable of accommodation level C. In terms of
general order of magnitude, there would be capacity to meet between 11,000
and 13,800 units. However, this could only be achieved by careful phasing
and a commitment from landowners and developers to make sufficient
financial contributions to overcome local constraints and mitigate the impact of
their development.
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Housing Allocations
Introduction

The purpose of this part of the paper is to explain the housing allocations set
out in the Alteration. The general principles are explained first and then the
reasoning for the allocation for each community.

It has to be recognised that the housing allocation is mostly based on
judgements and not on a precise formula. In addition, although the plan
period is up to 2020, it will be essential for the plan to be regularly reviewed.
The allocations and approach chosen is not irreversible.

General Principles

The first key alteration from the current Structure Plan is to divide the housing
requirement into two parts. The first part is a housing requirement which will
be met by existing commitments or local plan allocations. The second part is
in addition to the housing requirement and is based on specific significant
residential developments. The Alteration indicates these will be at Banknock,
Bo’ness Foreshore, Slamannan and Whitecross. This approach is considered
necessary to ensure that the Council’'s growth aspirations are directed to
areas where special initiatives for residential led regeneration would have the
most benefit.

Due to the constraints set out in Part 1 of this paper, it is considered prudent
to base the housing requirement on the number of dwellings required to keep
the population at current levels. The detailed demographic assessment in
Technical Report One indicated that this amounted to approximately 11,000
new dwellings between 2001 — 2020. In addition to this base line requirement,
the output from the 4 special initiatives for residential regeneration is expected
to at least permit the higher dwelling requirement of 13,800 necessary to
achieve the population target of approximately 152,000.

For the actual housing requirement the basic approach was to make sure that
each community had enough new houses allocated to it to ensure the
population remained at 2001 levels. However, this would have to be checked
against the existing commitments, any known constraints and the transport
assessment to ensure that any allocation was realistic. The allocation,
therefore, represents the “juggling” of a number of factors.

The additional strategic residential developments were identified based on the

following criteria:

(@)  would assist in meeting the Council’s regeneration objectives;

(b)  was of a size and scale that would permit master planning and likely to
address known constraints;

(c) would assist in meeting the overall development strategy of
“sustainable growth in all our communities”.



Fig 9 Summary of Housing land Allocation

Community Dwellings Established Transport Minimum Alteration

2001 Housing Assessment Allocation to

and Supply maintain 2001
population
levels**
Bo’ness 6240 760 High 778 800
Bonnybridge &
Banknock 4370 600* Low 917 1100
Denny 5650 630 Medium 942 1000
Falkirk 17420 1550 High 1288 2100
Grangemouth 8760 80 Medium 193 400
Larbert &
Stenhousemuir 9220 1540 Medium 1874 2500
Polmont 8250 2020 Medium 1743 2100
Rural North 1050 270 Low 276 550
Rural South 3150 270* Low 838 450
Notes

*Doesn’t include commitments in Banknock or Slamannan as these will form part of the special
initiatives for residential led regeneration.

**Calculated by dividing the 2001 population by an assumed average household size in 2020 of 2,
less the number of dwellings in 2001.

3.7 Bo’ness 800 : The allocation reflects existing commitments and current limits
on the capacity of the waste water treatment works. A higher allocation could
be justified if this could overcome development constraints and did not result
in when expansion into the existing designated Green Belt or proposed Area
of Great Landscape Value. This is why in addition to the housing requirement,
the Bo’'ness foreshore has been identified as one of the four special initiatives
for residential led regeneration.

3.8 Bonnybridge and Banknock 1100 : The allocation reflects the level of
existing commitments and the requirement to maintain current population
levels. Although constraints exist, there is scope for further residential
development. In addition Banknock has been identified as another area for
housing led regeneration.

3.9 Denny 1000 : The allocation reflects the requirement to keep the population
stable and the combination of constraints that apply. The expansion of Mydub
Farm has been identified as the main focus for additional residential
development and this will require developer contributions and careful phasing
in order to be successfully implemented.

3.10 Falkirk 2100 : This allocation reflects the level of existing commitments and
the desirability of further development in terms of the transport assessment.
Further urban infill development over and above the allocation may be
possible if current infrastructure and school capacity constraints can be
overcome.
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Grangemouth 400 : This allocation reflects the level necessary to maintain
existing population levels and is relatively low in recognition of the special
restrictions that apply in Grangemouth.

Larbert and Stenhousemuir 2500 : This allocation reflects existing
commitments based around Bellsdyke and Hill of Kinnaird land. There are
significant constraints that apply to Larbert and Stenhousemuir and so a
further increase in allocations is not considered to be justified.

Polmont 2100 : This allocation reflects existing commitments and repeats the
current Structure Plan policy which is one of consolidation. There are serious
school constraints in the area and so a further increase in allocation is not
considered to be justified.

Rural North 550 : This allocation reflects existing commitments and the need
to maintain current population levels as well as the transport assessment.
The rural northern villages share many of the constraints that impact upon
Larbert and Stenhousemuir and so a further increase in allocation is not
considered to be justified.

Rural South 450 : This allocation reflects commitments and the slow rate of
development in the past. It would result in a small decline in the population of
the area. For this reason and to assist in the regeneration of the area, two
additional areas of residential expansion have been identified at Slamannan
and Whitecross.
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