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FOREWORD

The new Falkirk Council Structure Plan,
when approved, will replace the current
Structure Plan, Central 2000. Using a
series of justified policies, proposals and
recommendations, it will set out the
strategic framework for development
throughout the Council area to 2020.

This Report of Survey contains the
background information, research and
findings upon which these policies,
proposals, recommendations and their
justifications are based. It also takes account
of national planning guidance, in the form
of NPPGs (National Planning Policy
Guidelines), PANs (Planning Advice Notes)
and Circulars, all issued by the Scottish
Office, as well as central government Acts.
The Report of Survey is required under the
Town and Country Planning (Scotland) Act
1997, whereby each structure planning
authority (in this case, Falkirk Council)
must survey the area covered by its
Structure Plan.

Ten topic areas have been identified for the
survey and are as follows:
* employment;
* shopping;
* minerals;
* waste and energy;
* built heritage and urban design;
* the natural environment;
* constraints, pollution and services;
* population and housing;
* leisure, recreation and community facilities;

and
* transport.

Each of these topic areas have been surveyed
and the results form the following chapters
of this Report of Survey. Each chapter
begins with a short introduction to the topic
area, followed by a review of the relevant
government policy and guidance. This is
followed in turn by a statement of the
current situation and, where relevant, a
discussion of future trends or projections.
The chapters conclude by identifying the
main findings of the survey of each topic
area.

This second edition Report of Survey is
closely based on the edition published with
the Consultative Draft Falkirk Council
Structure Plan in January 2000 but with
minor changes to correct errors and provide
essential updates.The intention is, that as
the Structure Plan is monitored, successive
editions of the Report of Survey will be
published so that the background
information underpinning the policies of the
Structure Plan is kept up to date.



1 EMPLOYMENT
1.1 Introduction

1.1.1 Employment and the satisfactory
performance of the local economy is a
fundamental factor in the wealth of the area
and the quality of life of the people of the
Falkirk Council area. It is therefore a
priority issue for the Council.

1.1.2 In 1998 the Council published an Economic
Development Strategy. Its five main action
areas are:
* individual development;
* community regeneration;
* company and sector development;
* inward investment; and
* infrastructure and environment.

1.1.3 The planning system has an important role
in ensuring adequate land is available for
new proposals, ensuring adequate social and
physical infrastructure is available and
reconciling the needs for new economic
development with environmental
considerations.

1.1.4 This chapter is divided into four main
sections. The first section briefly reviews
national planning policy guidance. The
second section reviews the current situation
in the Falkirk Council area in terms of
employment and the local economy. This
includes employment, unemployment, the
local property situation and special issues
including competing development
opportunities, Grangemouth and tourism.

1.1.5 The third section looks at the likely future
provision in terms of labour supply and
demand. The final section identifies the
main findings that are relevant to the
strategic planning policies of the Council.

1.2 National Planning Policy
NPPG 2 ‘‘LAND FOR BUSINESS & INDUSTRY’’

1.2.1 NPPG 2 ‘‘Land for Business and Industry’’
establishes the Government’s planning
policy for industrial and business
development. In summary the
Government’s approach is to improve the
planning climate for business and industry in
a way that is compatible with environmental
objectives.

1.2.2 The NPPG states that planning authorities
should have regard to the following
objectives:
* to give priority to job creation and economic

development;
* to provide an adequate amount of marketable

land for business and industry and provide an
improved choice and range in terms of
quality, size and location;

* to ensure business and industrial development
does not lead to unacceptable damage to the
environment;

* to seek a distribution of sites which gives
greater weight to energy efficiency, in terms of
access by public transport; and

* to give support to other Government policy
objectives such as small businesses and support
to inward investment companies.
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1.2.3 More specifically NPPG 2 outlines that
Structure Plans should:
* allocate land to provide for a marketable

supply of industrial and business class land
throughout the plan period;

* ensure allocation takes full account of the
need to protect sensitive and important
environmental assets;

* justify allocation by reference to overall
strategy and indicate spatial distribution of
supply, taking into account the full spectrum
and business needs;

* indicate and clearly justify the priority, if
any, to be given to particular types of
economic development;

* make provision for storage and distribution
uses within the allocation for business and
industry, except where accessibility/amenity
issues require a separate location;

* take account of the interaction between
location, transport and the environment; and

* apply as appropriate the more specific
national locational guidelines set out in the
NPPG.

1.2.4 Within the Falkirk Council area there are a
range of agencies involved in promoting
economic development. Currently the
Falkirk Council area is eligible for certain
assistance from the European Regional
Development Fund and Regional Selective
Assistance from the Scottish Executive.

1.2.5 Scottish Enterprise Forth Valley is the local
enterprise company and has specific
responsibility for developing the economy
of the Forth Valley. Scottish Enterprise
Forth Valley is involved in a number of
initiatives relating to economic development
including; business support, training,
property and environmental improvement.

1.2.6 The Local Government (Scotland) Act 1994
gave Falkirk Council discretionary powers
to engage in a range of activities. Of
particular relevance to planning is the
Council’s industrial and commercial
portfolio of land and premises which is
extensive and makes the Council a ‘‘key’’
player in the local property market.

1.3 Current Situation

Employment

1.3.1 Over the last decade or so there have been
significant changes in the type of
employment available. In common with
many areas there has been a significant
decline in traditional manufacturing
industries partially compensated by an
increase in employment in the service
industries.

1.3.2 Overall the total number of jobs has stayed
at or about 50,000 with changes coinciding
with national macro economic growth or
decline. These trends are shown in Figure
1.1 below. The Census of Employment does
not record all jobs and in particular does
not include the self-employed.

22



FFiigguurree  11..11  --  EEmmppllooyymmeenntt  CChhaannggee  bbyy  IInndduussttrriiaall  SSeeccttoorr  11998844--11999966

EEmmppllooyymmeenntt  CChhaannggee  11998844--11999966

Industry Groups 1984 1987 1989 1991 1993 1995 1996

Agriculture 260 232 248 216 260 304 177
Primary 923 912 889 860 833 584 381
Manufacturing 17,966 16,003 16,639 13,933 11,445 10,534 11,685
Construction 3,263 3,036 3,548 4,423 3,531 3,153 2,700
Distribution 4,271 5,293 5,644 4,284 4,439 4,393 4,343
Retailing 4,218 4,014 4,959 6,856 7,398 7,953 7,613
Transport 3,558 2,830 2,761 2,937 2,704 2,666 2,938
Financial & Professional 1,954 2,235 2,985 3,952 3,774 4,642 4,670
Public & Other Services 13,427 13,739 14,348 14,929 16,069 16,716 13,945

Total 49,840 48,294 52,021 52,390 50,453 50,945 48,452

Source: Census of Employment
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1.3.3 Although there has been a decline in the
number of manufacturing jobs they still
constitute a significant proportion at almost
one quarter of the total number of jobs.
This is a higher proportion than the average
for Scotland.

1.3.4 Apart from the changes in the number of
jobs by sector there have also been related
changes in the type of jobs over the same
period. There has been a fall in the number
of jobs occupied by men and a small
increase in the number of jobs occupied by
women. A more significant change has been
the fall in full time jobs and an increase in
the number of part time jobs. This reflects
the different nature of some service sector
jobs compared to traditionally male
dominated heavy manufacturing which
historically was the basis of the Falkirk
economy.



FFiigguurree  11..22  --  CChhaannggeess  iinn  NNuummbbeerr  ooff  JJoobbss  bbyy  GGeennddeerr  aanndd  FFuullll  TTiimmee//PPaarrtt  TTiimmee

Source: Census of Employment
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Commuting

1.3.5 The distribution of jobs within the Falkirk
Council area is shown in Map 1.1. The
latest information which could be displayed
in this way is from the 1993 Census of
Employment and therefore, in detail, there
will have been more recent changes.
However, the general pattern is unlikely to
have changed. The main concentration of
jobs are within Falkirk and Grangemouth
with secondary concentrations in the other
main urban areas.

e Full Time 28193 23,206
e Part Time 988 2,300
e Total 29,181 25,506
ale Full Time 12,335 12,379
ale Part Time 8,325 10,605
ale Total 20,660 22,984
 M/F Full Time 40,528 35,585
 M/F Part Time 9,313 12,905
 M/F Total 49,841 48,490
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MMaapp  11..11  --  TThhee  DDiissttrriibbuuttiioonn  ooff  JJoobbss  iinn  FFaallkkiirrkk  CCoouunncciill  AArreeaa  11999933
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1.3.6 The Falkirk Council area is defined as its
own travel to work area. Most people both
live and work in the area. However, there is
also out-commuting, which is not surprising
given the area’s central location. In the
1991 Census, of the 61,800 people living in
the Falkirk Council area who were in work,
27.6% worked outside the Council area.
This represented an increase upon the 1981
Census and is slightly higher than the
Scottish average. The majority of those who
commute to areas outwith the Falkirk
Council area work in Stirling, Edinburgh or
Glasgow.



FFiigguurree  11..33  --  DDiiaaggrraamm  SShhoowwiinngg  TTrraavveell  ttoo  WWoorrkk  PPaatttteerrnnss

Source: 1991 Census
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1.3.7 Trends in employment and unemployment
are clearly linked. If the number of jobs in
an area reduces relative to the number of
people able to work, the balance will be
made up by out-commuting and
unemployment.

FFiigguurree  11..44  --  AAnnnnuuaall  AAvveerraaggee  UUnneemmppllooyymmeenntt  iinn  FFaallkkiirrkk  aanndd  SSccoottllaanndd  11998855--11999977

Source: ONS First Release, monthly 1985-1997

Falkirk Scotland
1985 18.1 15.6
1986 16.9 14.3
1987 16.2 13.9
1988 13.4 11.9
1989 10.8 9.4
1990 10.2 8.1
1991 10.9 8.9
1992 11.3 9.6
1993 11.7 9.7
1994 11.1 9.3
1995 9.5 8.2
1996 9.9 8
1997 8.1 6.5

0

2

4

6

8

10

12

14

16

18

20

19
85

19
86

19
87

19
88

19
89

19
90

19
91

19
92

19
93

19
94

19
95

19
96

19
97

Falkirk

Scotland

1.3.8 In common with many areas the Falkirk
Council area experienced high levels of
unemployment during the recession of the
mid 1980s. Since that period the trend has
seen a general reduction in the rate of
unemployment with a slight rise again in
1993. However, the area’s unemployment
rate has been consistently above the Scottish
average.
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1.3.9 Map 1.2 below shows the distribution of
unemployment within the Falkirk Council
area. The map is based on information
supplied by NOMIS, Durham University.
The wards relate to the Falkirk District
Council wards in 1984 and the rate is
residence based rather than workforce
based.

Top Quarter (8.5 +)

2nd Quarter (7.2 - 8.4)

3rd Quarter (5.0 - 7.1)

4th Quarter (3.0 - 4.9)

MMaapp  11..22  --  TThhee  DDiissttrriibbuuttiioonn  ooff  tthhee  AAvveerraaggee  UUnneemmppllooyymmeenntt  RRaattee  11999966--11999988
((RReessiiddeennccee  BBaasseedd))..

Source: NOMIS, Durham University



1.3.10 Apart from the total number of unemployed
it is also of interest to look at the
characteristics of the unemployed. Of the
total number of unemployed people living
in the Falkirk Council area between 1996
and 1998, 25.4% were classed as long term
unemployed. This is less than the Scottish
and UK average. However, within the
Falkirk Council area the rate varies between
the highest at Antonine Ward at 34.6% to
the lowest at Douglas Ward, Bo’ness at
14.7%.

88

MMaapp  11..33  --  TThhee  DDiissttrriibbuuttiioonn  ooff  LLoonngg  TTeerrmm  UUnneemmppllooyymmeenntt  

Top Quarter

2nd Quarter

3rd Quarter

4th Quarter

Source: NOMIS, Durham University



1.3.11 The average proportion of youth
unemployment (i.e. those aged between 16-
24) between 1996-1998 for the Falkirk
Council area was 29.6%. This is a higher
proportion than the percentage of people
between the ages of 16-24 in the total
workforce. It is therefore reasonable to
conclude that younger people make up a
disproportionately large number of the
unemployed. Within the Council area the
rate of youth unemployment ranges from
39.9% at Hallglen to 19.7% at Graeme
Ward, South Falkirk.
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Top Quarter

2nd Quarter

3rd Quarter

4th Quarter

Source: NOMIS, Durham University
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1.3.12 Areas of higher than average unemployment
can be identified in all the urban areas of the
Falkirk Council area and in the rural villages
to the south. The Dawson Ward in the
Langlees/Bainsford area of Falkirk is the
area which has the highest concentration of
unemployment problems.

1.3.13 Unemployment and low income are clearly
linked. In turn, low income has a
significantly negative impact on a whole
host of quality of life issues including health,
housing, personal mobility, educational
achievement, vulnerability to crime, etc.

1.3.14 Information on poverty and other aspects of
social inclusion is difficult to obtain. One
possible source is the number of people
who are in receipt of Income Support.
Until October 1996 Income Support was
the main benefit for people with either low
or no income. After October 1996 changes
to the system were made.

1.3.15 Income Support is a means tested benefit
with personal allowances applicable by age,
whether applicants are single, single
parents, a couple or have dependent
children. The benefit also contains
additional premiums for families, lone
parents, pensioners, disabled (both adults
and children) and for carers. The number of
people receiving Income Support can
therefore be used as a reasonable proxy for
indicating relative poverty in the Falkirk
Council area. However, the benefit is not
paid to people in full time work, who are
able to claim other assistance. Analysis
based solely on Income Support data
therefore would tend to under estimate the
true extent of poverty in the Falkirk
Council area.

1.3.16 In August 1996 there were 14,723 people
claiming Income Support, representing
12.8% of the population over 16. This
figure is slightly lower than the comparable
Scottish figure of 14%.

1.3.17 Map 1.5 shows the distribution of people
over 16 claiming Income Support in August
1996 on a ward by ward basis, (this time
using 1995 wards). A comparison between
Map 1.5 and the previous maps showing the
distribution of unemployment demonstrates
the correlation between unemployment and
poverty, notwithstanding that the data
covers wards of a slightly different
geographical basis.
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MMaapp  11..55  --  TThhee  DDiissttrriibbuuttiioonn  ooff  IInnccoommee  SSuuppppoorrtt  CCllaaiimmaannttss  aass  aa  PPrrooppoorrttiioonn  ooff  tthhee
PPooppuullaattiioonn  OOvveerr  1166  ((AAuugguusstt  11999966))..
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Top Quarter

2nd Quarter

3rd Quarter

4th Quarter

Source: Falkirk Council, Social Inclusion Insight, January 1999



Land Availability

1.3.18 Map 1.6 shows the land allocated in Local
Plans at June 1998 for employment uses
which generally means the business and
industrial use classes 4, 5 and 6 of the 1997
Use Classes Order. The areas of land are
broken down in more detail in figure 1.5
below.

1122

MMaapp  11..66  --  LLaanndd  AAllllooccaatteedd  iinn  LLooccaall  PPllaannss  ffoorr  EEmmppllooyymmeenntt  UUsseess..  ((JJuunnee  11999988))

Source: Falkirk Council, Strategic Services
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FFiigguurree  11..55  --  LLaanndd  AAllllooccaatteedd  ffoorr  EEmmppllooyymmeenntt  UUsseess  bbyy  LLooccaall  PPllaann  AArreeaa

Falkirk 1st Review 66 ha
Polmont 2nd Review 60 ha
Larbert and Stenhousemuir 37 ha
Bonnybridge and Banknock 6 ha
Denny 15 ha
Bo’ness 21 ha
Grangemouth 332 ha
Rural area 2 ha

TToottaall 554400  hhaa

Source: Falkirk Council, Strategic Services
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1.3.19 The total provision of 540 ha is a large
figure relative to development rates and
would imply a healthy industrial land supply
situation. However, this total needs to be
qualified. Much of the land shown in Map
1.6 and Figure 1.5 would not be
immediately available and is subject to a
range of constraints including:
* the possibility that planning permission may

have been granted for alternative uses;
* the land may be subject to a planning

application or local plan objections for
alternative uses;

* the fact that some areas are subject to known
physical constraints;

* in some areas the land is subject to
landownership constraints; and

* the owner may have no immediate plans to
currently market the site.

1.3.20 The total figure is therefore significantly
reduced if the test of immediate availability
were to be applied. The availability of
industrial land or indeed land for any
employment purpose is therefore not
merely a question of what sites are allocated
for development. A key factor is the
attitude of the landowner and their
perception of the most viable use.

1.3.21 For the purposes of the new Structure Plan
the main sites and others that had been
promoted as informal proposals by
developers and were considered to be
‘‘strategic’’ were reviewed. This review
took into account planning constraints,
traffic constraints, the need to reduce car
use and issues of market viability for a full
range of employment uses. This assessment
is set out in more detail in the technical
appendix entitled, ‘‘An Assessment of
Strategic Employment Sites.’’

Industrial and Commercial Property

1.3.22 New development will only be a small
proportion of the existing property
available. Most companies and particularly
small businesses would wish to rent existing
premises.

1.3.23 Scottish Enterprise Forth Valley have
commissioned Roger Tym and Partners to
carry out a study of existing industrial and
commercial property in the Forth Valley
which includes; Falkirk, Stirling and
Clackmannanshire. The provision in April
1998 is set out in the following figures.



FFiigguurree  11..66  ––   NNuummbbeerrss  ooff  eexxiissttiinngg  IInndduussttrriiaall  aanndd  OOffffiiccee  UUnniittss  iinn  FFaallkkiirrkk  CCoouunncciill
AArreeaa  ((AApprriill  11999988))  bbyy  LLooccaall  PPllaann  aarreeaa

LLooccaall  PPllaann  AArreeaa IInndduussttrriiaall  UUnniittss OOffffiiccee  UUnniittss

Falkirk 223 124
Grangemouth 121 43
Denny 60 32
Bo’ness 44 6
Larbert/Stenhousemuir 37 11
Polmont 18 19
Bonnybridge/Banknock 26 1

TToottaall 552299 223366
FFoorrtthh  VVaalllleeyy 11118855 661166

Source: Roger Tym and Partners: Forth Valley Property and Sectors Strategy
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FFiigguurree  11..77  --  IInndduussttrriiaall  UUnniittss  bbyy  SSiizzee  ffoorr  FFaallkkiirrkk  CCoouunncciill  AArreeaa  aanndd  FFoorrtthh  VVaalllleeyy

SSiizzee  ((SSqq..  FFtt..)) FFaallkkiirrkk RReesstt  ooff  FFoorrtthh  VVaalllleeyy

Less than 5,000 43% 57%
5,000 - 20,000 47% 53%
More than 20,000 50% 50%

Source: Roger Tym and Partners: Forth Valley Property and Sectors Strategy

FFiigguurree  11..88  --  OOffffiiccee  UUnniittss  bbyy  SSiizzee  ffoorr  FFaallkkiirrkk  CCoouunncciill  AArreeaa  aanndd  FFoorrtthh  VVaalllleeyy

SSiizzee  ((SSqq..  FFtt..)) FFaallkkiirrkk RReesstt  ooff  FFoorrtthh  VVaalllleeyy

Less than 1,000 41% 59%
1,000 - 5,000 33% 67%
5,000 - 10,000 36% 64%
More than 10,000 31% 69%

Source: Roger Tym and Partners: Forth Valley Property and Sectors Strategy



1.3.24 The general conclusions from the study
were that:
* there is a shortage of sites both immediately

available and in the pipeline;
* there is a lack of choice with unusually low

availability rates within the existing stock;
* a high proportion of units are old and out of

date; and
* there is limited private sector activity with

Falkirk Council as a significant provider.

1.3.25 The industrial and commercial property
market in Scotland is dominated by the
three biggest centres of Glasgow, Edinburgh
and Aberdeen. Any private investor would
have to take into account a number of
factors when deciding on the viability of a
scheme including:
* local rent levels;
* long-term demand particularly for premium

tenants;
* locational factors; and
* viability of alternative uses and locations.

1.3.26 A particular factor for large scale business
and commercial developments is the time
taken for the proposals to be fully let. For
example, Central Park in Larbert was
developed by the former Central Regional
Council. An outline planning application
was submitted in 1990 and the necessary
infrastructure in terms of roads and services
was completed on site in 1993. The
development which to date has created up
to 1000 jobs has been successful in its own
terms but is unlikely to be fully let and
finished until 2000. It is unlikely that a
private sector developer applying
conventional financial appraisal techniques
would have been able to justify the returns
relative to the risks. This would be
particularly the case if such a project was
assessed against alternative land uses.

Grangemouth

1.3.27 One of the most significant aspects of the
local economy is the importance of the
chemical and petro-chemical companies
located in Grangemouth.

1.3.28 The companies concerned are mostly global
companies who locally employ some 4,000
staff directly and some 8,000 indirectly. The
gross domestic product generated in
Grangemouth is significant in Scottish terms
leaving aside the importance locally.

1.3.29 Grangemouth was developed as an
important East Coast port when the Forth
and Clyde Canal enabled improved
communications across the industrialised
Central Belt. It was important for trade
with the Baltic and Scandinavian countries
and traded in timber, hemp, flax, iron and
grain.

1.3.30 Grangemouth’s beginnings as a centre for
chemicals and petro-chemical developments
started after the First World War. The main
companies present in the town and their
products are:
* BP/Ameco. BP Oil – liquid propane gases

(LPGs), distillate components and fuels. BP
Chemicals - ethylene, propylene, wide range of
polethylene grades, ethanol, benzene,
butadiene, polybutenes and aerosols, with
primary feedstocks piped direct from the
North Sea.

* Astra/Zeneca - a range of agrochemicals.
* Enichem UK Limited - synthetic rubber, low

CIS*, polybutadiene and high CIS*
polybutadiene, styrenebutadiene copolymers.

* G E Plastics - engineering thermoplastics,
wide range of speciality acrylonitrile
butadiene styrene (ABS) grades.
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* Rohm and Haas (Scotland) - plastic
additives, methyl methacrylate butadiene
styrene (MBS) impact modifiers, joint venture
with kureha and Rohm and Haas.

* Avecia - a range of speciality chemicals

(CIS is a type of molecular structure.)

1.3.31 Kinneil Kerse near Grangemouth is
identified in NPPG 2 ‘‘Land for Business and
Industry’’ as a site that should be reserved
for further large scale petro-chemical
development. Scottish Enterprise Forth
Valley has also identified the chemical and
related industries around Grangemouth as
an important cluster in which further
economic development proposals can be
built upon. The Chem Ecosse initiative has
therefore been established to market
Grangemouth as a world class location for
the chemicals industry.

Tourism

1.3.32 Tourism is an industry of significant
importance to Scotland. Scottish Enterprise
estimated that during 1997 alone, tourism
was worth some £4,154m to the Scottish
economy. Increasing the number of visitors
and how much they spend in the Falkirk
Council area would clearly be of benefit.

1.3.33 In comparison with many parts of Scotland
and the Forth Valley, the Falkirk Council
area is not a traditional tourist location.
Research commissioned for Scottish
Enterprise has attempted to identify the
number of visitor days. This is shown in the
following figure.
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FFiigguurree  11..99  --  EEssttiimmaatteedd  VViissiittoorr  DDaayyss  iinn  tthhee  FFoorrtthh  VVaalllleeyy  iinn  11999977  ((11000000’’ss))

Falkirk Stirling Rest of Forth Valley

Serviced Accommodation 182 394 603
Non-Serviced Accommodation 10 139 563
Staying with friends and relatives 682 275 439
Day visitors 273 1890 1259

TToottaall 11114477 22669988 22886644

Source: Scottish Enterprise, STEAM Report

1.3.34 Comparatively few visitor days are
accounted for by hotel or other
accommodation. Indeed, most of Falkirk’s
visitor days can be accounted for by people
staying with friends and relatives. In
comparison with the rest of the Forth Valley,
Falkirk has a limited number of bed stocks
which may partially explain the high
proportion of visitors staying with friends
and relatives as shown in figure 1.9.



FFiigguurree  11..1100  --  EEssttiimmaatteedd  BBeeddssttoocckk  iinn  tthhee  FFoorrtthh  VVaalllleeyy  iinn  AAuugguusstt  11999977

FFaallkkiirrkk RReesstt  ooff  FFoorrtthh  VVaalllleeyy

Serviced Accommodation 1164 7171
Non-serviced Accommodation 43 6749

TToottaall 11220077 1133,,992200

Source: Scottish Enterprise, STEAM Report 
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1.3.35 The main visitor attractions that are
currently promoted in the Falkirk Council
area are:
* Blackness Castle;
* Bo’ness and Kinneil Railway;
* Kinneil House and Museum, Bo’ness;
* Birkhill Fireclay Mine;
* Callander House and Park;
* Forth and Clyde and Union Canals; and
* The Dunmore Pineapple.

1.3.36 A future development which has important
implications for leisure and tourism in the
Falkirk Council area is the Millennium Link.
The re-establishment of the Forth and Clyde
and Union Canals for coast to coast and city
to city navigation is a major opportunity for
the area.

1.3.37 The proposed Millennium Wheel linking the
two canals will be a tourist attraction in its
own right and the re-opening of the canals
could also create other spin-off
opportunities for the area. In addition
many of the area’s existing attractions are
within easy reach of the canals. The
opportunities have been identified in the
Millennium Link Canal Corridor
Development Framework, October 1998.

Rural Areas

1.3.38 Parts of Falkirk Council’s rural areas are
eligible for funding from the Scottish Office
Rural Challenge Fund. The Council has also
identified additional areas that, while
outside the Scottish Office defined area,
nonetheless share common socio-economic
profiles.

1.3.39 The target area for rural regeneration is
centred around the former mining villages
of the Braes including Slamannan, Limerigg,
Avonbridge and Standburn.
Unemployment, poverty and social
exclusion are not exclusively urban
problems. Indeed such problems are
compounded by a lack of accessibility both
in terms of distance and extra costs to get
to urban-based services. Also due to
smaller population levels the problem
appears to be less serious in official
statistics.



1.4 Future Projections

1.4.1 Forecasts as to the likely number of jobs and
types of jobs are fraught with problems.
The basic approach of extrapolating
previous trends is a simplification of what is
a dynamic and complex activity. No
meaningful projections are available for
2020 but Forth Valley Enterprise has
commissioned Business Strategies to look at
the Forth Valley economy up to 2007.
These results are shown in the following
figures. However, different definitions of
employment are used and they are therefore
not directly comparable with the data used
previously to describe the existing situation.
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FFiigguurree  11..1111  --  PPrroojjeecctteedd  EEmmppllooyymmeenntt  SSttrruuccttuurree  ffoorr  FFaallkkiirrkk  CCoouunncciill  AArreeaa  
((NNuummbbeerr  ooff  JJoobbss  iinn  11000000ss))

SSEECCTTOORR 11998877 11999922 11999977 22000022 22000077

Agriculture, Forestry and Fishing 0.23 0.24 0.32 0.24 0.20
Energy and Water 0.81 0.87 0.54 0.45 0.40
Minerals, Metals and Chemicals 9.66 7.80 6.50 5.99 5.51
Engineering 1.47 1.49 1.82 1.51 1.14
Other Manufacturing 4.77 3.59 1.91 1.42 1.28
Construction 2.97 4.15 2.63 2.12 1.61
Distribution, Hotels and Catering 9.34 11.40 13.35 13.64 13.35
Financial and Business Services 3.42 3.89 4.44 4.50 4.81
Other Services 12.61 14.56 14.60 15.34 15.89

TToottaall 4488..0055 5500..8800 4488..6644 4477..7700 4466..2200

Source: Business Strategies, May 1998



FFiigguurree  11..1122  --  PPrroojjeecctteedd  MMaallee  EEmmppllooyymmeenntt  ((11000000’’ss))

11998888 11999922 11999977 22000022 22000077

Full Time 26.6 26.1 22.5 20.8 19.4
Part Time 1.6 1.9 3.3 3.3 3.3

TToottaall 2288..33 2288..00 2255..88 2244..22 2222..77

Source: Business Strategies, May 1998
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FFiigguurree  11..1133  --  PPrroojjeecctteedd  FFeemmaallee  EEmmppllooyymmeenntt  ((11000000’’ss))

11998888 11999922 11999977 22000022 22000077

Full Time 12.2 12.2 11.7 11.6 11.6
Part Time 9.7 10.6 11.2 11.9 11.9

TToottaall 2211..99 2222..88 2222..88 2233..55 2233..55

Source: Business Strategies, May 1998

FFiigguurree  11..1144  --  PPrroojjeecctteedd  TToottaall  EEmmppllooyymmeenntt  iinn  tthhee  FFaallkkiirrkk  CCoouunncciill  AArreeaa  ((11000000’’ss))

11998888 11999922 11999977 22000022 22000077

Male 32.6 32.8 30.1 28.3 26.5
Female 23.2 24.2 24.2 24.8 24.7

TToottaall 5555..88 5577..11 5544..33 5533..11 5511..22

Source: Business Strategies, May 1998

1.4.2 The forecasts show that the local economy is
vulnerable if existing and long-term trends
in the employment structure continue. It
does not mean that a decline in the levels of
employment is inevitable but it does
illustrate the importance of supporting the
local economy in order to improve the
future prosperity of the area.



1.4.3 Another important projection is the likely
number of people who live in the Falkirk
Council area who will be available for work.
These projections are based on the
population projections shown in Figure 8.14
with standard activity rates applied. See
also Technical Appendix ‘‘Population,
Economically Active Population and
Household Projections’’.

1.4.5 The economic activity projections are based
on the Council’s population projections.
These in turn are based on the assumption
that the Council will be successful in
achieving the necessary in-migration rates.
An element of in-migration is also in turn
likely to be job related.
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FFiigguurree  11..1155  -- PPrroojjeecctteedd  EEccoonnoommiiccaallllyy  AAccttiivvee  PPooppuullaattiioonn  wwiitthhiinn  FFaallkkiirrkk  CCoouunncciill
AArreeaa

Source: Falkirk Council, Research and Information Unit, Corporate Services
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1.4.4 Although both projections need to be
compared with caution, they show that if
trends continue the number of jobs in the
Falkirk Council area is likely to fall, whereas
the number of economically active will stay
constant. The balance between the two
figures will broadly be made up by out-
commuting and unemployment.

1.4.6 Whilst it is difficult to attach numbers due
to the uncertainties involved, the projection
would illustrate the importance of job
creation, firstly to replace the jobs likely to
be lost due to changes in the employment
structure of the area and secondly to create
jobs that will encourage in-migration to
help achieve the population targets of the
Plan. This in turn will reinforce further
economic and employment growth.



1.5 Summary of Main Findings

1.5.1 The local economy is vulnerable to further
job losses because there is an over
representation of jobs in manufacturing in
the economy and conversely an under
representation of jobs in services. It will
therefore be important to adopt policies
that continue to diversify the economy and
create jobs to replace those likely to be lost,
to reduce local unemployment and to assist
in encouraging in-migration.

1.5.2 The importance of regenerating the local
economy is also emphasised by the higher
than average rate of unemployment in the
area and the obvious linkages between
unemployment and other aspects of social
exclusion and poverty.

1.5.3 The area has large reserves of land allocated
for employment purposes in the existing
Local Plans but for a variety of reasons this
has not resulted in high development rates.
The local property market is dominated by
the public sector and a study commissioned
by Forth Valley Enterprise reports that there
is a shortage of industrial and commercial
property.

1.5.4 The area is not a traditional tourist location
but nonetheless it is estimated that in 1997
there were 1,147,000 visitor days spent in
the Falkirk Council area. Staying with
friends and relatives was the main source of
accommodation. The Millennium Link
presents an opportunity to develop tourism
both in terms of new attractions and to
provide a linkage between attractions.

1.5.5 The number of people available to work,
(i.e. economically active) is likely to remain
at about current levels even if there is a
slight increase in the population of the area.
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2 SHOPPING
2.1 Introduction

2.1.1 Retailing is an increasingly important
service industry both nationally and within
the Falkirk Council area. Employment in
the retail sector continues to rise: in the
Council area it now provides some 6780
jobs (13% of total employment), an increase
of 60% since 1984. Shopping is, of course,
an essential social activity for most
households and access to good shopping
facilities is therefore a key quality of life
issue. However, it is also increasingly seen as
a leisure activity, with important links to
tourism. Attractive shopping facilities,
particularly where combined with other
leisure and cultural activities in the context
of a vibrant town or city centre, can attract
significant visitor spending to an area.

2.1.2 Retailing is bound up inextricably with the
future of town centres, a fact which has
increasingly been reflected in government
policy.The importance of town centres has
long been recognised.They provide an
accessible focus for social and economic
interaction, an expression of the identity of
an area and an indicator of local economic
prosperity. Although town centres are
multi-functional, retailing continues to
underpin their vitality and viability and
pressures to decentralise shopping to off-
centre locations have continued to pose a
threat in recent years.

2.1.3 Shopping is a major trip generator,
accounting for some 22% of all journeys
undertaken in Scotland and some 13% of
total distance travelled (Source: Falkirk
Council Household Survey).The location of
retail facilities therefore has a significant
influence on transport use and important
implications for the promotion of
sustainable development.

2.2 National Planning Policy

2.2.1 National planning policy on retailing is
contained in NPPG 8 which was issued in
revised form in October 1998. NPPG 17 on
Transport and Planning, which links closely
with the Government’s retail policy is also
of relevance.

NPPG 8 ‘‘ RETAILING ’’

2.2.2 The Government’s objectives set out in
NPPG 8 are:
* to sustain and enhance the vitality, viability

and design quality of town centres, as the
most appropriate location for retailing and
other related activities;

* to maintain an efficient, competitive and
innovative retail sector offering consumer
choice, consistent with the overall commitment
to town centres; and

* to ensure that ways of meeting these objectives
are compatible with sustainable development
and in particular, that new developments are
located where there are good public transport
services, and better access for those walking
and cycling, leading to less dependence on
access by car.

2.2.3 The central principle of the Guideline is the
adoption of a sequential approach to the
location of new retail development, as well
as other attractions and facilities usually
found in town centres.This means that first
preference should be for town centre sites,
where sites or buildings suitable for
conversion are available, followed by edge-
of-centre sites, and only then by out-of-
centre sites in locations that are, or can be
made easily accessible by a choice of means
of transport.
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2.2.4 Following on from this basic policy
approach, guidelines are given on town
centres, on assessment criteria for new
developments and on a range of specific
retail and leisure formats.To implement the
guideline, structure plans should:
* set out the policy for supporting and

enhancing town centres, including an
assessment of how far the existing town centres
might be able to meet the demands for new
shopping floorspace and other uses, while
contributing to consumer choice and access to
new formats;

* indicate whether, as part of the sequential
approach, there is scope for retail
developments outwith town centres; if so
indicate their scale and general location,
ensuring co-ordination with expected housing,
employment, or other planned developments,
including transport infrastructure; and

* reflect the criteria set out in the guideline
against which retail and commercial leisure
development proposals outwith town centres
should be assessed.

2.3 Current Situation & Trends

Retailing Trends

2.3.1 Retailing is widely recognised to be an
extremely dynamic and innovative industry.
It has evolved rapidly over the past twenty
years in response to various social and
economic changes which have influenced
consumer behaviour and expectations.These
include:
* increased personal disposable income giving

rise to retail expenditure growth averaging
some 2.7% nationally over the past twenty
years, but also an increasing disparity between
affluent and poor consumers;

* demographic changes such as the increased
number of households, ageing population and
more single person households;

* dispersal of population out from urban
centres;

* increased car ownership and personal mobility
(the percentage of car-owning households in
the Council area rose from 45% to 60% from
1971 to 1991);

* widening of consumer horizons, resulting in
heightened consumer expectations and a
demand for greater choice and variety;

* emergence of  shopping as a leisure activity;
* cyclical fluctuations in national and local

economies and the investment policies of
major financial institutions; and

* changes in national planning policy.

2.3.2 Retail industry responses to these trends
have been many and varied.The most
striking general trend has been the dramatic
increase in new retail floorspace. Most of
this has been in the form of superstores and
national multiples, at the expense of smaller
or independent operators, resulting in a
slight decline in the number of retail units
in Scotland. Amongst smaller shops, there
has been a tendency towards specialisation
and exploitation of new market niches;
those of a more general character have not
fared well. Retail investment has tended to
be concentrated on large centres at the
expense of smaller centres. Growth has also
been accompanied by dispersal, particularly
in the food and household shopping sectors.
Meanwhile, retailers’ efforts to maximise
their market share in an increasingly
competitive climate have resulted in
considerable innovation in store formats.

2.3.3 In food retailing, superstores have continued
to expand in number and scale, diversifying
into comparison goods and in-store
services. In the mid 1990s, this was
paralleled by rapid growth in smaller
discount supermarkets (e.g. Kwiksave, Aldi,
Lidl). More recently, the major operators
have developed smaller town centre formats
(e.g.Tesco Metro). At the neighbourhood
level, there has been a marked growth in
small convenience shops attached to petrol
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filling stations and other national chains
such as All Days. (NPPG 8 defines
supermarkets as being ‘‘single level, self-
service stores selling mainly food, with a
trading floorspace of between about 500
and 2,500 sq. m., often with their own car
parks’’. It defines superstores as being
‘‘single level, self-service stores selling
mainly food, or food and non-food goods,
usually with at least 2,500 sq. m. trading
floorspace with a dedicated car park’’).

2.3.4 New shopping malls have been developed in
many town centres across Scotland,
improving the range, quality and choice of
shops. A limited number of out-of-town
shopping malls have been developed, such as
The Gyle, but these have been limited in
scale compared to the regional shopping
centres developed in England.

2.3.5 The non-food retail warehouse sector has
increased dramatically during the 1980s and
1990s, and remains buoyant. Most growth
has been in the form of off-centre retail
parks. Although traditionally associated with
the sale of bulky household goods, there is
now strong demand for retail warehouse
space from other sectors such as fashion,
leisure, toys, children’s goods and
computers.This presents a challenge to
current planning policy which has generally
sought to restrict the range of goods sold
from retail parks. A two tier market has
evolved which distinguishes between
locations with restricted and open Class 1
consents.

2.3.6 There has been substantial pressure for the
development of factory outlet centres,
generally in out-of-town locations.This
format, originally imported from the US, is
now established in England and is gaining a
foothold in Scotland.There is ongoing
debate over the impact of such
developments on town centres, operators

claiming that local impact is limited by their
restricted nature and wide catchment.The
growth potential for this format may be
limited, both by market and planning policy
constraints.

2.3.7 Home shopping occupies a small but
growing sector of the market.Well
established forms such as mail order, person
to person selling, book/music clubs and
home delivery of convenience shopping are
now being joined by Internet selling and
phone purchasing.The 1998 Household
Survey indicates that some 4% of the
clothing/footwear purchases made by
Falkirk Council residents were by
catalogue/mail order. Further growth in
home shopping is likely, particularly for
certain types of goods, but will be limited
by the continued social/leisure function of
shopping trips.

2.3.8 There has been an increasing emphasis on
environmental quality as part of the
shopping experience. Pedestrianisation and
environmental improvements, as carried out
in Falkirk Town Centre between 1989 and
1993, have made a major contribution to
the vitality and viability of traditional town
centres.

2.3.9 Town centre management has come to the
fore as a means of maintaining and
improving the performance and competitive
position of town centres. Falkirk’s Town
Centre Management Company was one of
the earliest to be set up and has established
a track record of effective marketing and
co-ordination.
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2.3.10 The above features have characterised
retailing over the past two decades. In
looking to the future, some of these trends
will undoubtedly continue. In terms of
expenditure available to support future
development, modest levels of growth can
be anticipated (2.7% based on Data
Consultancy long term trends 1976-1996).
Growth in expenditure on convenience
shopping (1.8%) will be more limited than
on comparison (3.6%), but is generally
more reliable. Comparison expenditure is
more volatile, being more sensitive to the
general economic climate and having
increasingly to compete with other forms of
leisure expenditure.

2.3.11 With growth in food expenditure being
limited and planning policy on new off-
centre stores becoming more restrictive,
investment may shift to refurbishment,
expansion or redevelopment of existing
stores. In the non-food sector, growth is
likely to focus on retail warehousing.

2.3.12 Assuming that current government policies
on retailing continue, town centres will
retain their importance. However,
competitive pressures will increase, both
from neighbouring traditional centres and
from out-of-town and edge-of-town retail
parks. Continuing improvement, investment
and innovation will be necessary to maintain
market share.
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Retail Provision and Future
Commitments in Falkirk Council Area

2.3.13 Retail provision in the Falkirk Council area
is concentrated within a hierarchy of
centres, as listed in Figure 2.1.
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FFiigguurree  22..11  --  HHiieerraarrcchhyy  ooff  SShhooppppiinngg  CCeennttrreess  iinn  tthhee  FFaallkkiirrkk  CCoouunncciill  AArreeaa

SSuubb  RReeggiioonnaall  CCeennttrree Falkirk Town Centre

DDiissttrriicctt  CCeennttrree Grangemouth Town Centre
Bo’ness Town Centre
Denny Town Centre
Stenhousemuir Town Centre

LLooccaall  CCeennttrreess  bbaasseedd  oonn  llaarrggee  ffoooodd  ssttoorree Polmont Shopping Centre
Newcarron Village Centre

OOtthheerr  LLooccaall  CCeennttrreess Larbert
Brightons
Bonnybridge
Camelon
Laurieston
Charlotte Dundas (Grangemouth)
Bainsford
Grahamston
Slamannan

RReettaaiill  PPaarrkk Central Retail Park, Falkirk

2.3.14 The hierarchy is dominated by Falkirk Town
Centre, which functions as the sub-regional
centre within the Council area. Not only is
it the main comparison centre within the
Council area, but it also retains a very
significant food shopping role.

2.3.15 Adjacent to Falkirk Town Centre, Central
Retail Park has developed as the principal
centre for household goods in the Council
area. Although allocated in the existing
Structure Plan as an off-centre location, it
has strong links with the Town Centre and is
better described as an edge-of-centre site.

2.3.16 The District Centres comprise the
traditional town centres of Grangemouth,
Bo’ness, Denny and Stenhousemuir.
Although these centres have seen a decline
in comparison floorspace and have had to
adapt to a more limited role focused mainly
on convenience shopping and services, they
retain a significant level of floorspace and a
reasonable variety of shops and services.



2.3.17 Local Centres comprise the centres of the
smaller towns and the suburban centres of
Falkirk and Grangemouth.Two of these -
Newcarron and Polmont - have
supermarkets of sufficient scale to satisfy the
main food shopping needs of their
respective catchments, whilst the remainder
are more likely to serve ‘top-up’
convenience shopping needs.

Retail Floorspace

2.3.18 Floorspace figures and numbers of units for
the various centres within the Council area

are shown in Figures 2.2 and 2.3, broken
down into convenience, comparison, vacant
and non-retail.These figures are based on a
floorspace survey carried out by the former
Central Regional Council in 1993, updated
comprehensively in 1996 and selectively in
1998. Non-retail uses were included in the
survey in recognition of the important role
they play in town centres. Floorspace
figures from 1985 are shown in Figure 2.4,
although care should be taken in comparing
the two due to differences in the way the
two sets of data were assembled.The 1985
figures do not include vacant or non-retail
floorspace.
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FFiigguurree  22..22  --  RReettaaiill  FFlloooorrssppaaccee  iinn  FFaallkkiirrkk  CCoouunncciill  AArreeaa  11999966  ((ssqq..mm..))  ((sseelleeccttiivveellyy
uuppddaatteedd  ttoo  11999988))

CCoonnvv..                  CCoommpp..                  VVaaccaanntt          NNoonn--RReettaaiill            TToottaall

Falkirk Town Centre 16,550 60,240 8,130 20,600 105,520
Central Retail Park 4,650 14,150 - - 18,790
Newcarron Village 3,780 170 - 320 4,280
Camelon 1,710 1,530 150 2,650 6,040
Rest of Falkirk 4,640 10,860 2,720 6,090 24,310
Grangemouth Town Centre 4,420 5,010 540 4,640 14,610
Rest of Grangemouth 2,710 760 420 2,510 6,410
Denny Town Centre 1,810 1,240 60 2,050 5,150
Rest of Denny 4,020 90 300 400 4,800
Stenhousemuir Town Centre 1,910 1,870 270 1,420 5,470
Rest of Stenhousemuir 820 - 80 110 1,010
Bo’ness Town Centre 4,000 2,610 2,160 2,420 11,190
Rest of Bo’ness 2,030 250 570 720 3,570
Polmont 2,580 170 110 810 3,670
Larbert 830 670 - 1,630 3,130
Laurieston/Westquarter 570 370 150 630 1,710
Rest of Braes 1,390 570 60 940 2,970
Bonnybridge 1,380 2,160 180 1,160 4,870
Banknock/D’head/Haggs 1,020 100 - 230 1,350
Carron/Carronshore 360 100 290 470 1,230
Remainder 2,130 80 350 790 3,350
TToottaall 6633,,330000 110033,,000000 1166,,554400 5500,,558800 223333,,442200

Conv: convenience Comp: comparison. All figures rounded to the nearest ten.
Source: Falkirk Council, Floorspace Survey 1996/1998



FFiigguurree  22..33  --  NNoo..  ooff  UUnniittss  iinn  FFaallkkiirrkk  CCoouunncciill  AArreeaa  11999966  ((sseelleeccttiivveellyy  uuppddaatteedd
ttoo  11999988))

CCoonnvv.. CCoommpp.. VVaaccaanntt NNoonn--RReettaaiill TToottaall

Falkirk Town Centre 37 247 64 171 519
Central Retail Park 1 10 - - 11
Newcarron Village 3 3 - 3 9
Camelon 15 11 3 25 54
Rest of Falkirk 49 43 35 94 222
Grangemouth Town Centre 16 41 7 36 100
Rest of Grangemouth 24 9 3 41 77
Denny Town Centre 11 18 2 25 56
Rest of Denny 18 1 5 10 34
Stenhousemuir Town Centre 10 20 3 22 55
Rest of Stenhousemuir 11 - 1 2 14
Bo’ness Town Centre 18 26 14 35 93
Rest of Bo’ness 16 5 10 19 50
Polmont 5 3 2 13 23
Larbert 10 16 - 33 59
Laurieston/Westquarter 10 5 4 12 31
Rest of Braes 15 10 1 20 46
Bonnybridge 13 14 3 21 51
Banknock/D’head/Haggs 7 1 - 7 15
Carron/Carronshore 5 2 3 7 17
Remainder 24 5 23 6 58
TToottaall 331188 449900 116666 662200 11,,559944

Source: Falkirk Council, Floorspace Survey, 1996/1998
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FFiigguurree  22..44  --  RReettaaiill  FFlloooorrssppaaccee  iinn  FFaallkkiirrkk  CCoouunncciill  AArreeaa  11998855  ((ssqq..  mm..))

CCoonnvveenniieennccee CCoommppaarriissoonn

Falkirk Town Centre 17,191 50,487
Grangemouth Town Centre 5,922 4,592
Bo’ness Town Centre 1,930 2,913
Denny Town Centre 2,113 1,381
Stenhousemuir Town Centre 1,601 1,705
Elsewhere in District 44,422 23,440

TToottaall 7733,,117799 8844,,551188

Source: Central Region Shopping Study



2.3.19 Over the period since 1985, Falkirk Town
Centre has experienced increases in
comparison floorspace due the construction
of the Howgate Centre (completed 1990)
and the Callendar Square Centre
(completed 1993).The Howgate was a new
development of some 15500 sq. m., whilst
Callendar Square was a 20000 sq. m.
redevelopment of the 1960s Callendar Riggs
shopping centre.These centres have been
complemented by Central Retail Park
(completed 1995), on the northern edge of
the Town Centre, with some 15000 sq. m.
of household goods floorspace. All these
developments have helped to re-establish
and consolidate Falkirk’s role as a
comparison shopping centre of sub-regional
status, after a period of decline in late 1970s
and 1980s. Meanwhile, the floorspace
figures demonstrate that the role of the
District and Local Centres for comparison
shopping is becoming less and less
significant, in accordance with national
trends.

2.3.20 In terms of convenience shopping, the
Council has seen considerable development
over the period since 1985.Within Falkirk,
new food superstores have been built at
Central Retail Park and at Newcarron
Village, bringing the number of superstores
in the Council area to four (all in Falkirk).
Provision in Falkirk has been further
augmented by smaller discount stores at
Arnot Street and Newcarron Village. In the
District and Local Centres, development has
been more uneven, and the previous
Structure Plan’s aspiration of achieving
modern foodstores in these centres only
partially realised. New supermarkets have
been developed in Denny, Bo’ness and
Polmont, but Stenhousemuir and
Grangemouth remain deficient in modern
foodstore facilities.

Future Retail Commitments

2.3.21 At the time of writing, there are extant
planning permissions for a 5100 sq. m. food
superstore at Brockville Park, Falkirk and
8360 sq. m. of retail warehousing as an
extension to Central Retail Park, which is
currently under construction. Additionally,
provision has been made within the
Grangemouth Docks Simplified Planning
Zone for a foodstore of 2500 sq. m.

2.3.22 The above proposals must obviously be
taken into account in assessing future
retailing capacity and needs.The Brockville
site has failed to attract an operator to date.
This may be indicative of its location and
access constraints.Whilst it occupies an
edge-of-centre site, the situation is
somewhat of a backland one and significant
off-site traffic management works are
required. Its continued effectiveness
requires to be assessed. However, it is now
the subject of a revised proposal for a
8175 sq.m. foodstore to which the Council
has given approval in principle, subject to
the conclusion of an appropriate Section 75
Agreement. Likewise, the Grangemouth
Docks proposal is a long-standing edge-of-
centre foodstore site requiring substantial
road infrastructure in the form of a new
Town Centre by-pass road.The proposed
extension to Central Retail Park will go a
long way towards satisfying demand for
additional retail warehouse floorspace.
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Overview

2.3.23 At the end of a very active decade of retail
development, retail provision within the
Council area remains remarkably
centralised. Under the influence of planning
polices which have sought to direct
investment to existing centres, the
availability of town centre or edge-of-centre
sites (notably Central Retail Park) has
obviated the need for any significant off-
centre development to date.Whether this
will continue to be the case in the future is,
of course, a key issue for the Structure Plan.

Shopping Patterns in the
Falkirk Council Area

2.3.24 In 1998, the Council carried out an
extensive Household Survey to investigate
shopping patterns in the Council area.The
last such survey took place in 1985.The
1998 Survey provides useful information on
the shopping behaviour of residents in the
Council area, in particular where people
shop for different types of goods, how
frequently they shop, why they shop in
particular locations, mode of transport for
shopping trips, and how much is spent.

Food Shopping

2.3.25 The majority of households (75%)
undertake a main food shopping trip with
top-up shopping trips in between. 21% shop
more regularly (‘hand shopping’), buying
what they need each time, this mode being
more prevalent amongst pensioners,
households in rented accommodation, single
working households  and couple households
where neither member works. Clearly,
mobility and income factors constrain these
groups’ ability to do a main shop.The vast
majority of shopping trips appear to be
done from home, with only 19% doing food
shopping generally as part of a trip to or
from work, or during a lunchbreak.

2.3.26 In terms of frequency, 80% of households
doing a main food shop do it weekly or
more frequently. 10% do it between once a
fortnight and once a week and 10% less
frequently.The majority of households who
only do hand shopping (60%) tend to shop
every day or every other day.

2.3.27 The location most often used for main food
shopping is shown in Figure 2.5.This
demonstrates the popularity of the Falkirk
superstores, which is where 60% of
households do their main food shopping
most often.The figures also confirm that the
area is still comparatively self-contained for
food shopping, with just 9% of households
shopping outwith the Council boundaries.
These are concentrated in the peripheral
areas such as Bonnybridge/Banknock,
Denny and Bo’ness. Analysis by Council area
shows that the District Centres of
Grangemouth, Bo’ness and Denny all retain
at least a half of main shopping trips. By
contrast, Larbert/Stenhousemuir and
Bonnybridge/Banknock have extensive
leakage, reflecting the relatively poor food
shopping facilities available locally.
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FFiigguurree  22..55  -- LLooccaattiioonn  mmoosstt  oofftteenn  uusseedd  ffoorr  mmaaiinn  ffoooodd  sshhooppppiinngg  bbyy  FFaallkkiirrkk
CCoouunncciill  hhoouusseehhoollddss

SSttoorree  //  FFaallkkiirrkk                      GG’’mmoouutthh                      PPoollmmoonntt  LLaarrbbeerrtt// BB’’bbrriiddggee//                      BBoo’’nneessss DDeennnnyy//                                  AAllll
HHoommee  AAddddrreessss                                                                                                                                                                                    &&  BBrraaeess          SS’’mmuuiirr                            BBaannkknnoocckk DDuunniippaaccee                  HHoouusseehhoollddss

Tesco,Central Retail Park 32% 17% 24% 29% 13% 6% 11% 21%

Tesco,Callendar Road 15% 9% 25% 4% 9% 4% 6% 12%

ASDA,Newmarket Street 31% 10% 20% 23% 18% 2% 5% 18%

Co-op,Newcarron 12% 2% 4% 27% 3% 1% 7% 9%

Other Falkirk Stores 5% 3% 5% 4% 4% 1% 1% 4%

Grangemouth Stores - 51% 2% - - 1% - 8%

Somerfield,Polmont - 3% 16% - - 1% - 4%

Bo’ness Stores - 2% - - - 68% - 7%

Denny Stores 1% - - 1% 19% - 50% 6%

Stenhousemuir Stores - - - 7% - - - 1%

Other Falkirk 
Council Stores - - - - 6% - 2% 1%

Stores Outwith 
Council Area 1% 1% 5% 4% 28% 14% 19% 9%

TToottaall 110000 110000 110000 110000 110000 110000 110000 110000

Note: Figures may not add up due to rounding.
Source: Falkirk Council Household Survey 1998
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2.3.28 The most important reasons given for
choosing the most often-used store were:
* handy/convenient/easy to get to (29%);
* prices (22%);
* local or nearby (15%);
* variety or selection of goods (15%); and
* easy parking (14%).

Proximity to public transport was
important for only 4% of households
overall, but 12% of pensioner households.
Prices were important to over 40% of single
parent households and almost 40% of non-
working households. Parking was relatively
more important for higher social classes and
owner occupiers.

2.3.29 27% of main food shopping trips were
combined with another activity, of which
the most common were shopping for
comparison goods, visiting a bank, building
society or post office, going to a restaurant
or cafe, or simply meeting friends or
relatives.The continuing importance of
combined trips is of significance in terms of
town centre vitality and minimising the
overall number of  trips.



2.3.30 Overall satisfaction with the main shopping
venue was generally high.The following
percentages were either very satisfied or
quite satisfied with various aspects of the
venue:
* value for money (97%)
* store environment (97%)
* range of goods (95%)
* ease of parking (78%)
* public transport links (34%)

This reflects the qualitative improvements
which have occurred in food shopping
within the last decade.

2.3.31 In terms of mode of transport for main food
shopping, 77% travel by private car, 13% by
bus, 5% by taxi and 11% by foot.There was
a lower incidence of  private car use
amongst lower income and single person
households, falling to as low as 39%
amongst non-working single person
households.

Clothing And Footwear

2.3.32 The frequency of clothing and footwear
shopping trips was quite variable, 19%
purchasing more frequently than once a
month, 26% purchasing between once a
month and once every four months, 23%
less often than every four months and 6%
saying they never shopped for these items.

2.3.33 The most frequently visited centre is Falkirk
Town Centre, followed by Stirling, Glasgow
and Edinburgh. Other town centres in the
Falkirk area are seldom used for clothes and
footwear shopping, reflecting the limited
role which the District Centres have for
comparison shopping.

2.3.34 Figure 2.6 shows the location and average
amount spent on the last shopping trip for
clothing/footwear amongst households
interviewed. Essentially, this is a random
sample of shopping trips made by Falkirk
Council residents and gives an indication of
expenditure flows for this type of
comparison goods. It can be seen that whilst
60% of trips were to Falkirk Town Centre,
the average expenditure in the trip was less
for Falkirk than its main competitors.
Clearly, although Falkirk has seen substantial
improvements over recent years, this has
been paralleled by growth of competing
centres (notably Stirling,The Gyle and
Livingston) and the enduring attractiveness
of Edinburgh and Glasgow, with the result
that leakage is still appreciable.The mode of
transport for the last clothing/footwear
purchase shows that 67% travelled by
private car, 22% by bus, 4% by train and
8% on foot.
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FFiigguurree  22..66  --  LLooccaattiioonn  aanndd  AAvveerraaggee  EExxppeennddiittuurree  oonn  LLaasstt  SShhooppppiinngg  TTrriipp  ffoorr
CCllootthhiinngg//FFoooottwweeaarr

LLooccaattiioonn %%  ooff  TTrriippss AAvveerraaggee  EExxppeennddiittuurree  ((££))

Falkirk Town Centre 60 70
Other Centres within Council area 7 44
Stirling Town Centre 12 97
Glasgow City Centre 6 38
Edinburgh City Centre 3 108
The Gyle Centre, Edinburgh 2 46
Other Centres outwith Council area 6 76
Catalogue/Mail Order 4 69

Source: Falkirk Council Household Survey 1998

Furniture And Electrical Goods

2.3.35 Figure 2.7 shows the location and the
average amount spent on the last shopping
trip for furniture and electrical goods.This
shows that most trips (69%) are made
within the Council area, although again the
average expenditure on trips outwith the
Council area tends to be higher. Falkirk
Town Centre still plays a major role in
shopping for these types of goods, in spite
of the opening of Central Retail Park.The
mode of transport for the last
furniture/electrical goods purchase shows
that 69% travelled by private car, 14% by
bus, 1% by train and 6% on foot.



FFiigguurree  22..77  --  LLooccaattiioonn  aanndd  AAvveerraaggee  EExxppeennddiittuurree  oonn  LLaasstt  SShhooppppiinngg  TTrriipp  ffoorr
FFuurrnniittuurree//EElleeccttrriiccaall  GGooooddss

LLooccaattiioonn                                                                                                              %%  ooff  TTrriippss AAvveerraaggee  EExxppeennddiittuurree  ((££))

Falkirk Town Centre 41 362
Central Retail Park 18 421
Other Stores within Council area 10 675
Stirling/Springkerse 7 554
Glasgow/Edinburgh Stores 5 756
Other Stores outwith Council area 8 853
Catalogue/Mail Order 5 264
Don’t know/Not stated 5 -

Source: Falkirk Council Household Survey 1998
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Assessment of Shopping Centres

2.3.36 An understanding of the status, health and
capacity for growth/change of the main
town centres within the Council area is
essential as a basis for determining future
retail policy. For Falkirk Town Centre,
information is available on a variety of the
commonly used indicators of vitality and
viability. For the District Centres,
information is more sparse.

Falkirk Town Centre 

2.3.37 Falkirk Town Centre has consolidated its
position as a sub-regional centre over the
past decade through substantial investment
in new floorspace (see paragraphs 2.3.1 to
2.3.12), traffic management and
environmental improvements,
complemented by the success of one of the
earliest Town Centre Management initiatives
in the country. Its strengths include its large
catchment population (250,000 within a 20
minute drive), its accessibility and excellent
transport links, its good structure and the
improved environment of the core retail
area and its good mix of national multiples

and smaller specialist shops. Its weaknesses
include continuing gaps in the retail mix
relative to its competitors (especially the
lack of a major department store), some
residual image problems, a relatively poor
environment in some of the secondary
areas, limited leisure facilities to
complement the retail provision, some
peak-time traffic management/parking
problems, and accessibility to the two major
cities (which means it is as easy to get out of
Falkirk to shop as it is to get into).

2.3.38 In terms of indicators of vitality and
viability, the Town Centre has shown both
improving Zone A rental levels (Figure 2.8)
and yields. Its encouraging commercial
performance is reflected in its high ranking
(24th out of 200) within the Investment
Property Databank’s 1998 Town Centre
League Table.This is based on an index
which combines trends in both rental values
and yields. However, this general picture
masks variations in performance - the
success of the Howgate Centre can be
contrasted with the slow letting of
Callendar Square. Fortunately, the situation
at Callendar Square is seeing an upturn with
major lettings to BHS and T.K. Maxx.



In terms of retailer representation, Falkirk
achieved a ranking of 120 (with a national
multiple count of 47) in Hillier Parker’s
1995 Survey of Shopping Centres.Vacancy
levels have been adversely affected by the
substantial number of unlet premises in
Callendar Square, although it is notable that
vacancy rates in the High Street have
remained fairly stable in spite of the opening
of the two shopping centres.
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FFiigguurree  22..88  --  ZZoonnee  AA  RReennttaall  VVaalluuee  GGrroowwtthh  11998877--11999977  ((££//ssqq..fftt))

OOcctt.. OOcctt.. OOcctt.. OOcctt.. OOcctt.. MMaayy          %%  GGrroowwtthh
11998877 11998899 11999911 11999933 11999955 11999977                      11998877 --

11999977

Falkirk 33 50 45 45 73 73 121
Stirling 45 52 58 71 71 85 89
Perth 40 42 55 55 58 58 45
Livingston 27 27 42 46 45 50 85
Cumbernauld 21 30 37.5 38 50 48 129
Edinburgh 105 150 155 155 160 180 71
Glasgow 100 140 125 125 125 155 41

Source: Ryden, Scottish Industrial & Commercial Property Review

2.3.39 Following on from the development of the
Howgate Centre, Callendar Square and
Central Retail Park, there remain several
opportunities for physical growth of the
Town Centre, although not all are
immediately available for redevelopment.
Within the Town Centre, a possible future
redevelopment opportunity exists at the
eastern end of the High Street,
encompassing Tesco’s Callendar Road store,
and the adjacent bus station, which is in
need of upgrading.There are two main
edge-of-centre sites - Brockville Park,
which will be vacated on relocation of the
football club and the Bison works. Each of
these sites is somewhat backland in
character, with some access difficulties,
although the latter is now being developed
as an extension to Central Retail Park,

accommodating further demand for retail
warehouse space, together with major
leisure uses.

2.3.40 In overall terms, the Town Centre is
currently performing well. However,
growth and improvement in competing
centres will put continuing pressure on its
ability to maintain market share. In terms of
its ability to respond to this challenge and
take advantage of future growth in local
expenditure, some opportunities for
expansion or redevelopment exist, but the
effectiveness and timing of these
opportunities remains uncertain.



Central Retail Park

2.3.41 The opening of Central Retail Park in 1995
met a long-standing need for a retail
warehouse park in the Falkirk area.The park
is fully let and trades successfully.Whilst
pedestrian links into Falkirk Town Centre
could be improved, it is likely that there is
considerable interaction and joint trips
between the two.The Bison concrete works
to the east of the retail park offer an
opportunity for major expansion. As noted
in paragraphs 2.3.22, development of this
site is underway incorporating both retail
warehousing and leisure uses.

Grangemouth

2.3.42 In terms of scale, Grangemouth is the
second largest town centre in the Council
area, but is nonetheless dwarfed by Falkirk.
It is largely a 1960s precinct, which was
refurbished in 1991. In spite of the limited
scale of its two foodstores, it remains
popular with Grangemouth residents for
convenience shopping, some 64% of its
residents doing main food and grocery
shopping there on a regular basis. Its
comparison shopping role is limited, only
13% of Grangemouth respondents in the
Household Survey having made their last
clothing/footwear purchase in the Town
Centre. Its proximity to Falkirk is obviously
a severely limiting factor.

2.3.43 The main opportunity for physical growth
exists to the north, into the redundant
docks area covered by the current
Simplified Planning Zone (SPZ). Provision
has been made within the SPZ for a large
foodstore site, in conjunction with the
construction of a new Town Centre Relief
Road and the pedestrianisation of Bo’ness
Road.

Bo’ness

2.3.44 Bo’ness is a traditional Town Centre with a
distinctive historic character, which suffers
somewhat from its increasing remoteness
from the residential areas south of the town.
The past decade has seen investment in two
new foodstores, one of which has
subsequently closed, but otherwise the
centre has lacked investment and is
commercially stagnant.There has been little
in the way of improvements to the shopping
environment. Nonetheless, 79% of the local
population regularly use the modern Tesco
at the eastern end of the Town Centre. Only
3% of Bo’ness respondents to the
Household Survey made their most recent
clothing/footwear purchase in the Town
Centre, indicating the lack of even the most
basic quality of comparison shopping.

2.3.45 The main opportunity for physical
expansion of the Town Centre is to the east,
encompassing the redundant Kwiksave store
and the intervening vacant land. However,
in its present state, demand for floorspace is
low. Some prospects exist for a more
specialised, tourist-oriented role, linked to
the development of the Scottish Railway
Museum.
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Stenhousemuir

2.3.46 Stenhousemuir is a small precinct-style
centre providing solely convenience
shopping and local services. Its main
weaknesses are the lack of a modern
foodstore and a dated shopping
environment. Only 18% of Stenhousemuir
households and 11% of Larbert households
regularly use it for main food shopping and
its  prime use at present would appear to be
for top-up shopping. Stenhousemuir
residents look to the relatively close
Newcarron Village Centre and Tesco
(Central Retail Park) for their main food
shopping. Its catchment is nonetheless a
large and growing one, and the
development of a modern food shopping
facility, together with environmental
enhancement works, are clear aspirations set
out in the current Local Plan.

2.3.47 Unfortunately, Stenhousemuir is physically
constrained as a centre and the assembly of
even a small site for a foodstore has
presented difficulties, casting a question
mark against its continuing status as a
District Centre.

Denny

2.3.48 Denny Town Centre is split between the
precinct-style development of Church Walk
and the traditional properties of Stirling
Street. It has two small supermarkets,
supplemented by the more recently
developed Kwiksave/Iceland store on
Glasgow Road some half a kilometre to the
south of the Town Centre proper. As many
as 80% of Denny/Dunipace residents use
these facilities regularly for main food
shopping and for 50% it is the place they
use most often. Only 7% of
Denny/Dunipace respondents in the
Household Survey made their last purchase
of clothing/footwear in the Town Centre.

2.3.49 The most significant opportunity for growth
is to the north-east of the Town centre
adjacent to Carronbank House.This may
have scope for a more substantial foodstore
than what can currently be provided within
the Town.

2.4 Retail Capacity

2.4.1 In order to plan effectively for the future
shopping needs of the Council area, it is
important to assess the capacity of the retail
system to accept new development over the
Structure Plan period.This involves
estimating current expenditure and
turnover within the area, and projecting
these forward to an appropriate date.The
nature of retailing and the lack of reliable
data, mean that this process is fraught with
uncertainties. Nonetheless, retail capacity
studies have been undertaken for both
convenience and comparison sectors, the
details of which are contained in separate
Technical Reports.
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Convenience Shopping Capacity

2.4.2 The starting point for the Convenience
Shopping Capacity Study was to estimate
available expenditure in the Council area
and project this to 2020 (Figure 2.9).
Population figures were derived from the
Council’s own population projections for
the Structure Plan. For comparative
purposes, expenditure per head estimates
were derived using three sources: firstly,
Data Consultancy national averages;
secondly, the national averages adjusted to
reflect local variations established in the
1985 CRC Shopping Study; and thirdly, the
Falkirk Council Household Survey 1998.
The latter of these was chosen as the best
estimate for the purposes of the capacity
study. Expenditure growth rates were drawn
from Data Consultancy sources.The figures
produced a modest increase in convenience
expenditure of £14m over the period to
2020, equivalent to the turnover of a small
foodstore.
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FFiigguurree  22..99  --  CCoonnvveenniieennccee  EExxppeennddiittuurree  PPrroojjeeccttiioonnss::  FFaallkkiirrkk  CCoouunncciill  AArreeaa

NNaattiioonnaall AAvveerraaggee CCRRCC AAddjjuusstteedd FFCC SSuurrvveeyy

YYeeaarr PPoopp’’nn.. EExxppeenndd.. TToottaall EExxppeenndd.. TToottaall EExxppeenndd.. TToottaall
ppeerr  HHeeaadd AAvvaaiillaabbllee ppeerr  HHeeaadd AAvvaaiillaabbllee ppeerr  HHeeaadd AAvvaaiillaabbllee

EExxppeenndd.. EExxppeenndd..

1997 143210 £1,026 £147m £989 £142m £1,054 £151m
2001 143689 £1,039 £149m £1,001 £144m £1,067 £153m
2006 144325 £1,056 £152m £1,017 £147m £1,085 £157m
2011 144390 £1,072 £155m £1,033 £150m £1,102 £160m
2016 145468 £1,089 £158m £1,049 £153m £1,119 £163m
2020 145734 £1,103 £161m £1,062 £155m £1,133 £165m

N.B.All figures on a 1990 price base
Source: Falkirk Council, Convenience Shopping Capacity Study, 1999



2.4.3 Figure 2.9 gives the amount of money spent
by Falkirk Council residents on convenience
shopping; it does not take account of
leakage out of and into the Council area.
Based on the Household Survey, it was
estimated that some 7.2% of convenience
expenditure leaked out of the area.
Information on leakage into the area is not
available from the Household Survey, but
was estimated at 12% of total convenience
spending in the Council area, based on the
1985 Shopping Study.

2.4.4 The second stage of the capacity study was
to estimate turnover. Gross floorspace
estimates from recent surveys were
converted into net figures using Assessor’s
data, and then converted into turnover by
applying turnover/floorspace ratios drawn
from Data Consultancy sources and a
similar study carried out by CRC in 1995.
This gave a total turnover of £212m in 1997
at 1990 prices.

2.4.5 As a check, the turnover figures for various
stores and town centres as derived using the
above methodology were compared with
the equivalent expenditure figures derived
from the Household Survey. Most of the
results compared fairly well, taking into
account the fact that top-up shopping was
not accounted for in the Household Survey.

2.4.6 Comparing the expenditure and turnover
sides of the analysis shows that, in 1997,
there was a £61m excess of turnover over
expenditure. Using the assumptions
contained in paragraph 2.3.14, leakage
would only account for some £14m of this.
Whilst the result is somewhat anomalous,
and the gap difficult to explain, it is
reasonable to conclude that there is no
excess convenience capacity in the retail
system at present, and that any additional
floorspace would be at the expense of
existing stores. As noted previously, the
scale of expenditure growth available to
support growth over the Structure Plan
period is also limited.These factors have
obvious implications for Structure Plan
policies on the desirable scale and
distribution of food shopping across the
Council area.

Comparison Shopping Capacity

2.4.7 The Comparison Shopping Study followed a
similar method to the Convenience Study
but had to be modified to take into account
the uncertainties evident in the available
data.

2.4.8 The expenditure projections were derived
from the population figures produced from
the Council’s own projections for the
Structure Plan. Expenditure growth rates
for comparison goods were derived from
Data Consultancy published estimates. This
produced the following comparison goods
expenditure projections as set out in Figure
2.10.
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FFiigguurree  22..1100  --  CCoommppaarriissoonn  EExxppeennddiittuurree  PPrroojjeeccttiioonnss::  FFaallkkiirrkk  CCoouunncciill  AArreeaa

HHiigghh  OOppttiioonn LLooww  OOppttiioonn

YYeeaarr PPooppuullaattiioonn EExxppeennddiittuurree TToottaall EExxppeennddiittuurree TToottaall    
ppeerr  HHeeaadd AAvvaaiillaabbllee ppeerr  HHeeaadd AAvvaaiillaabbllee    

EExxppeennddiittuurree EExxppeennddiittuurree

1997 143,210 £1,611 £231m £1,527 £219m
2001 143,689 £1,902 £273m £1,758 £253m
2006 144,325 £2,341 £338m £2,097 £303m
2011 144,390 £2,883 £418m £2,501 £362m
2016 145,468 £3,549 £516m £2,983 £434m
2020 145,734 £4,191 £611m £3,435 £501m

N.B. All Figures on a 1990 price base.
Source: Falkirk Council Comparison Shopping Capacity Study 1999.
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2.4.9 Not all the expenditure from Falkirk
Council residents will be spent in shops in
the Falkirk Council area. The 1998
Household Survey compared favourably
with the results of the 1985 Central
Regional Council survey. Both were used to
estimate the leakage of expenditure to other
centres and the expenditure that flows into
the Falkirk Council area.

2.4.10 The next stage of the study was to estimate
the current turnover and floorspace ratios
in order to convert the expenditure
projections into new floorspace
requirements. Current gross floorspace
figures were available from Assessor’s data
but turnover ratios could only be derived
using crude average ratios.

2.4.11 The uncertainties and errors in expenditure
estimates, floorspace data and turnover,
when projected forward to 2020, produced
estimates that varied widely. In particular,
increasing expenditure need not convert
into extra floorspace. A number of
approaches were therefore adopted to
manage this uncertainty.

2.4.12 Firstly, the time horizon was reduced to
2006. Comparison was also made with the
1971 Census of Distribution, expressed in
1990 prices to give an indication of the kind
of changes that have occurred over the last
20 to 30 years or so.

2.4.13 The  main conclusion of the study was that
comparison goods expenditure is expected
to grow. If provision is not provided within
the Falkirk Council area this is likely to lead
to further leakage of expenditure to other
centres. However, massive increases in
floorspace did not seem credible when
compared to historic changes. Due to the
uncertainties involved, a precautionary
approach seemed prudent if the role of
existing centres were to be maintained. A
modest increase in comparison floorspace of
between 10,000m2 and 20,000m2 could be
justified to strike a balance between
retaining expenditure but without harm to
existing centres.



2.5 Summary of Main Findings

2.5.1 Falkirk Town Centre’s continuing success is
central to the wider prosperity and image of
the Council area. It is presently healthy and
stable, but growth and improvement in
other centres presents a continuing
challenge to its market share. Consideration
needs to be given to the strategic actions
and developments needed to ensure that the
Town Centre continues to thrive into the
21st century.

2.5.2 The District Centres have generally adapted
to a more limited role focused on
convenience shopping and local services,
with most serving a good proportion of
main food shopping needs.They are still
very important to their respective
communities. Action is necessary to ensure
that they are capable of continuing to
perform this role adequately.With changes
in the distribution of population,
consideration must be given to whether
there is a need for other District Centres,
or to raise any Local Centre to District
Centre status.

2.5.3 Existing food shopping floorspace is
concentrated heavily in Falkirk.
Consideration must be given to the scale
and distribution of any major new
floorspace bearing in mind:
* lack of spare capacity and limited future

expenditure growth;
* changing store formats and operator’s plans

and policies;
* areas currently deficient in quality

convenience shopping facilities, or likely to be
as a result of future housing allocations;

* the importance of food shopping to the
vitality and viability of existing centres; and

* the sequential approach.

2.5.4 Most retail expenditure growth is expected
to be in the non-food sector.There is
continuing demand for retail warehouse
space and pressure to allow a wider range of
goods to be sold from off-centre retail
warehouses. Scope exists for an extension to
Central Retail Park to meet some of this
demand. Managing and directing this
demand requires consideration.

2.5.5 Shopping is a major trip generator.The
future distribution of new retail facilities
must attempt to minimise the length and
number of car trips, and ensure access by
modes of transport other than the car.
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3 MINERALS 
3.1 Introduction

3.1.1 This chapter deals with mineral working
and the implications of workings for
development. The area has a long history of
mineral working. The most significant
minerals include coal, aggregates (hard rock
and sand/gravel) fireclay, brickclays and
peat. Coal, aggregates and peat are still
worked on a significant scale today. The
chapter assesses the implications of current
national policy, records information on
current workings, comments on likely
future trends, and gives a summary of
findings.

3.1.2 Minerals are regarded as an important
national and local resource supporting a
range of industries including construction,
chemicals and energy generation. It is
acknowledged however that mineral
working can have an adverse impact on local
communities and the natural environment.
Careful control of workings is therefore
essential. In addition, working of minerals
and particularly coal, has left a legacy of
poor ground conditions which has
implications for built development.

3.2 National Planning Policy

3.2.1 Current national policy on minerals in
general is contained in NPPG 4 ‘‘Land for
Mineral Working’’ produced in 1994.
Specific guidance on opencast coal and
related minerals is contained within NPPG
16 dated March 1999. The main points
arising from these guidelines can be
summarised as follows:

NPPG 4 ‘‘LAND FOR MINERAL WORKING’’

3.2.2 NPPG 4  supports the principle of
‘‘sustainable development’’ and a sustainable
framework for mineral extraction is
described by the following points:
* to conserve minerals as far as possible, while

ensuring an adequate supply to meet the
needs of society for minerals;

* to minimise production of waste and to
encourage efficient use of materials, including
appropriate use of high quality materials and
recycling of wastes;

* to encourage sensitive working practices
during minerals extraction and to preserve or
enhance the overall quality of the
environment once extraction has ceased; and

* to protect designated areas of critical
landscape or nature conservation value from
development, other than in exceptional
circumstances, where it has been demonstrated
that development is in the public interest.

3.2.3 This approach is developed as the following
recommended framework for mineral
working to be included in development
plans:
* to provide positively for the working of

mineral resources to meet society’s needs
through the identification of preferred areas
for mineral extraction;

* to safeguard deposits of minerals from
permanent development that would prevent or
hinder their subsequent extraction;
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* to protect areas of importance for natural and
built heritage from inappropriate mineral
development;

* to achieve a high standard of restoration and
after care, and provide for beneficial after-uses
when mineral working has ceased; and

* to facilitate the recycling and re-use of
material in waste tips and construction wastes
where this is environmentally acceptable.

3.2.4 Although the NPPG advocates that the
planning system should facilitate mineral
extraction, it does recognise the impact that
this type of activity can have on the
environment and heritage and contains
advice on how this should be addressed. In
relation to natural heritage, the NPPG
advocates a hierarchy of protection tailored
to the significance of the protected area. In
this respect, international designations such
as existing or proposed Special Protection
Areas (SPAs) under the EC Directive on the
protection of Wild Birds or Special Areas of
Conservation (SACs) under the EC
Directive dealing with habitats and species,
would be afforded the maximum level of
protection. Nationally important areas,
such as Sites of Special Scientific Interest
(SSSIs), or National Nature Reserves
receiving a lesser level of protection. Even
in nationally or internationally important
areas, NPPG 4 does not support a policy
approach which would totally preclude
mineral working and rather the onus is
placed on the developer to demonstrate that
there are overriding reasons, associated with
the national interest, in working the mineral
which would justify workings in these
protected areas.

3.2.5 The NPPG is relatively vague on the level of
protection afforded to the built heritage,
archaeology and protected historic
landscapes, merely indicating that regard
should be paid to these factors.

3.2.6 Significantly, the advice from the NPPG
suggests that mineral development is
generally incompatible with Green Belt
objectives unless in situations where it can
be demonstrated that the site would not be
conspicuous and could be suitably restored
to an appropriate Green Belt use. Prime
quality agricultural land is also afforded
protection against permanent development
or irreversible damage.

3.2.7 The NPPG also accepts that there may be
areas of more local significance which may
also merit protection and in such cases,
appropriate justification should be made in
the Development Plan. Such circumstances
may apply in the Falkirk Council area
where, for example, there are relatively
small areas recognised for their particular
landscape qualities and a case could be made
for a greater degree of protection.

3.2.8 Other constraints on mineral working, in
the form of features of tourism/recreation
value and proximity to settlements, are also
recognised in the NPPG. However, little
emphasis is placed on this aspect of the
NPPG.

3.2.9 The need to minimise the impact of mineral
working on the environment is
acknowledged, and in this respect, local
plans and development control should
recognise factors  such as visual impact,
noise, dust, pollution of watercourses and
transportation. Appropriate restoration,
after-care and after-use of sites are also
important issues for local plans.

3.2.10 The NPPG gives guidance on specific
minerals including aggregates, oil, gas and
peat, all of which feature in the Structure
Plan area. Guidance on opencast coal has
been revised by NPPG 16.
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3.2.11 A summary of the key points from this
guidance is given below:

3.2.12 Aggregates

* Provide adequate/steady supply for the
construction industries, with a landbank of at
least 10 years permitted reserves for a local
market area.

* Market areas may overlap necessitating joint
working between authorities.

3.2.13 Secondary Aggregates 
(Waste Materials)

* Provide for the reworking of mineral waste
deposits and recycling of 
demolition/construction waste.

3.2.14 Oil and Gas

* Plans should facilitate onshore gas/oil
extraction subject to good 
environmental protection/practice.

3.2.15 Peat

* Planning authorities should consult Scottish
Natural Heritage & Historic Scotland in view
of potential conflict with nature conservation
designations.

* Consult with SNH/Historic Scotland to
identify areas which might be suitable for
development.

NPPG 16 ‘‘OPENCAST COAL AND RELATED
MINERALS’’

3.2.16 In NPPG 16, published in March 1999, the
Government has set out guidance for
planning authorities on opencast coal and
related minerals, such as fireclays and
brickclays.

3.2.17 NPPG 16 addresses the role of opencast
coal within national energy policy. It notes
that the Government has set no limits or
targets for coal or any other source for
energy supply, nor has it set specified levels
of deep and opencast coal production. The
level of output is left to individual operators
taking account of prevailing market
conditions. It is noted that a contract to
supply any of the public electricity
generators does not confer on opencast coal
operators any special status in terms of
planning legislation or policy.

3.2.18 NPPG 16 recognises the potential economic
benefits of opencast workings. It is also
noted however that the working of opencast
coal can have a significant adverse
environmental impact and that it is
becoming increasingly difficult to find sites
that can be worked in ways which local
communities, or society in general find
acceptable. The key policy principle is
therefore to safeguard local communities
from the significant adverse effect of
opencast extraction and also to protect the
local environment from irreversible
damage. NPPG 16 also recognises that
mineral working in certain areas may be
unacceptable.
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3.2.19 In the interests of protecting communities
and the local environment from the
unacceptably adverse consequences of
opencast working, the government
recommends the application of the
following tests.
* Is the proposal environmentally acceptable

taking account of the use of planning
conditions and/or agreements to effectively
mitigate  any adverse impacts?

* If not, are there any local or community
benefits relating to the proposal which
sufficiently outweigh any material risk of
disturbance or environmental damage?

3.2.20 If the proposal does not satisfy one or other
of the above tests, it should be refused
unless there are exceptional circumstances.
Exceptional circumstances are considered to
apply where the proposal would clear a
substantial area of derelict land, stabilise
previously undermined sites for building
purposes or remove pollution arising from
former mine workings.

3.2.21 In relation to impact on settlements, the
advice suggests that in general, working
faces within 500 metres of settlements are
likely to pose a threat to the amenity of a
community and are therefore likely to be
unacceptable. It is noted however that this
distance may be reduced by local
circumstances, such as the nature of
intervening topography.

3.2.22 NPPG 16 also gives guidance on detailed
operational considerations such as dealing
with dust, noise, pollution, restoration,
after-care and after-use. Further advice is
also given on what constitutes benefits or
disbenefits of workings and on balancing
such factors when making a decision on an
application. These can perhaps be regarded
as detailed issues for consideration in local
plans. Other significant issues to be dealt

with in Structure Plans are likely to include
the following:
* the need for opencast coal operators in

submitting planning applications, to provide
information on the location of coal reserves in
land surrounding the application site and
their interests in likely future workings in
such areas. Planning authorities must have
regard for this additional information in
reaching a decision. It is further suggested
that planning authorities should establish an
overall strategic framework for open cast
working in structure plan including a
transportation strategy giving emphasis to rail
transport where feasible;

* the identification within structure plans of
broad areas where opencast coal and related
mineral developments may be acceptable,
considering all the advice in NPPG 16.
Applicants will still require to submit an
environmental statement in situations where
there are likely to be significant
environmental effects; and

* outwith such preferred areas, there should be a
general presumption against opencast coal and
related minerals working.

3.2.23 It is considered that the advice given in the
NPPG 16 places significant burdens on the
planning authorities and mineral operators,
particularly in relation to the provision of
information on mineral reserves in areas
outwith the immediate application site and
the assessment of such information. The
identification of preferred areas, other than
by using very broad criteria, is also likely to
prove difficult for planning authorities. This
assessment is based on the perceived
availability of information of this type for
the Falkirk Council area. Such information
has generally been regarded by landowners
as commercially confidential. In other
situations, the commercial value of any
reserves could only be established through
detailed site investigation.
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3.3 Existing and Potential Mineral
Working

3.3.1 The range of minerals worked within the
area includes coal (deep coal and shallow
reserves) aggregates (sand/gravel and hard
rock) peat, fireclay and brickclays. No
other minerals of economic significance
have been noted. The only minerals worked
on a significant scale at present are coal,
peat and aggregates. In the case of coal,
there are additional operations extracting
methane from coal seams. The following
list and map summarises the current
position.
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FFiigguurree  33..11  --  LLiisstt  OOff  CCuurrrreenntt  AAnndd  PPootteennttiiaall  MMiinneerraall  WWoorrkkiinnggss  ((NNoovveemmbbeerr  11999988))

MMiinneerraall  TTyyppee  aanndd  LLooccaattiioonn DDeettaaiillss

DDeeeepp  CCooaall No current working under the land area but consent
exists for working under the Forth from the Longannet
Mine Complex.  Current application F/98/507 for working
by Scottish Coal from Longannet Complex under the River
Forth and under land between the Forth and the M9 and
Airth to Skinflats.  Workings are programmed for the
period 1999-2014.  The output from the proposed mining
area being estimated as 9 million tonnes.

SShhaallllooww  CCooaall  OOppeennccaasstt

Waterslap, Airth Application F/97/0831 consent granted (Millstone Grit &
Fireclay Ltd) Extension to existing site to extract 6,000
tonnes.  Subject to appeal.

Hareburn, Avonbridge Application F/97/473 (Banks) - Council agreed to grant
subject to Section 75 agreement.  300,000 tonnes of coal
plus 40,000 tonnes of fireclay. Granted May 2000.



Wester Jawcraig, Application F/97/18 (Millstone Grit & Fireclay Ltd ) - 
Near Slamannan Council

agreed to grant consent subject to Section 75 agreement.
160,000 tonnes coal plus 20,000 tonnes fireclay worked
over 18 months. Application withdrawn.

Canada Wood, near Falkirk Application (F/98/0390) (Hall Construction). Application
withdrawn. 45,000 tonnes over 2 years 8 months.

Fencehillhead, by Avonbridge Workings incomplete, operator in liquidation.

AAggggrreeggaatteess  --  aa))  SSaanndd  &&  GGrraavveell

Avonbank Quarry, Long term working and processing plant on site.  
near Polmont Consented reserves thought to be nearing exhaustion 

by 1999-2000.

Avondale Quarry, Consent granted for landfill site. 
near Polmont 

Hillhouse Farm, Larbert - Application  F98/2  for sand/gravel working and infill with
inert material.  8.1 ha and 718,000 tonnes worked over 
7-8 years.  Application now approved.

AAggggrreeggaatteess  --  bb))  HHaarrdd  RRoocckk

Boards Quarry, near Denny Long established working.  Reserves and output not
available (Tarmac).

Northfield Quarry, near Denny Long established working.  Reserves and output not
available, formerly Council operated now leased to
Tillicoultry Quarries.

Cowdenhill Quarry,  Former working dormant since 1953.  Could be reopened
near Banknock subject to scheme of modern conditions within defined

area.  (2.5 million tonnes consented originally).
Conditions now approved.
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PPeeaatt

Gardrum Moss Long established active site which requires scheme of
modern conditions under terms of the Environment Act
1995 (Wm. Sinclair).  Output unknown.

Letham Moss, Long established site not subject to planning consent 
between Airth and Larbert when originally established in 1940s.  Requires Certificate

of Lawfullness and Scheme of modern planning
conditions.

FFiirreeccllaayy No known current workings.  In the recent past fireclay
has been produced in conjunction with coal workings
from opencast mines. 

CCooaall  BBeedd  MMeetthhaannee

3 sites near Letham. Gas from coal seams is collected and used to generate 
One site near Standburn electricity.

Note : Selectively updated September 2000.
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3.3.2 Deep coal reserves are known to exist
under the River Forth and extending
westwards into the Council area from
Grangemouth in the south to the boundary
with Stirling Council area in the north. The
westward extent of these reserves is
unknown.

3.3.3 The reserves under the River Forth are
already subject to planning consent for
working with access from the Longannet
Mine Complex located in the
Clackmanannshire Council area. Scottish
Coal is currently seeking consent for further
underground working from the Longannet
complex in an area from the banks of the
River Forth westward towards the M9
motorway. Scottish Coal indicate that the
application area contains 25 million tonnes
of coal in the Upper Hirst seam although
the current proposals only allow for the
working of 9 million tonnes. It is envisaged
that the 9 million tonnes can be worked  at
a rate of 1.9 million tonnes per annum
exclusively supplying Longannet Power
Station.

3.3.4 Concerns have been raised over possible
subsidence arising from this deep mining,
particularly as the subsidence might affect
the nature conservation and agricultural
value of the land if sea level rises.

3.3.5 Shallow coal exists in many locations
throughout the area and this has been
worked by shallow mining and more
recently by opencast methods. Currently,
there are no active workings but there are
three consented sites, two applications to be
determined and one unfinished site. This
contrasts with a much higher level of
activity in the late 1980s, when up to 13
sites were operating simultaneously within
the Council area.

3.3.6 Details of the market for opencast coal
produced locally are not available. In
general, it is known that Longannet Power
Station is a major outlet for local opencast
coal, which is required for blending with
deep mine coal produced for power station
use. The remaining domestic and industrial
market for opencast coal is known to be
diminishing and reference has already been
made to a change in government policy
which might impose greater restrictions on
opencast working.

Coal Reserves and Likely Future
Workings  

3.3.7 Former shallow workings and reserves at
shallow depth are known to exist over an
extensive part of the Council area. In
general these reserves and former workings
are found in the area south of Falkirk,
including the Slamannan Plateau, in the flat
land north east of Larbert and north of
Grangemouth, north of Banknock and to a
lesser extent on the north east edge of
Denny/Dunipace. Detailed information on
workable reserves is much harder to obtain.
One major landowner in the area, Callendar
Estates, has indicated a willingness to enter
into negotiations with the Council in an
attempt to define a longer term programme
of opencast working for land in their
ownership.

3.3.8 Given the  current situation in the local coal
market with clearly defined proposals for
deep mining and lack of activity in the
opencast sector, it is not considered
appropriate at this stage to attempt to
define a ten year consented land bank.
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Aggregates - Production Reserves
and Demand

3.3.9 Information on the level of production,
reserves with planning permission and the
general pattern of flow of materials to
market areas is important in formulating
planning policies in this subject area.
Information of this nature is however
limited and certain assumptions must be
made. This arises in part from the fact that
the two operational hard rock quarries in
the area are long established workings, not
subject to modern planning permission with
appropriate conditions. An assessment has
been based on Scottish Office information
included in the ‘‘Survey of Aggregate
Working 1993’’ which dealt with Regions,
rather than current local authority areas,
information presented at a planning inquiry
dealing with a new quarry proposal and
information held by the Council.

3.3.10 The 1993 Scottish Office Study recorded 5
hard rock quarries in Central Region and 5
sand and gravel workings. In case of hard
rock, 3 quarries were known to be within
the boundaries of the Falkirk Council area
with one further quarry in
Clackmannanshire and one in the Stirling
Council area. The latter two were in
locations well within the 30 mile radius
normally accepted as a limit for the
economic transport of aggregates to
markets and on this basis, could supply
markets in the Falkirk Council area. The
following tables from the 1993 survey
illustrate the level of production, how this
relates to reserves and the number of years
supply this represents at 1993 levels of
production.
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FFiigguurree  33..22  --  CCeennttrraall  RReeggiioonn  --  PPrroodduuccttiioonn//SSuuppppllyy  ooff  AAggggrreeggaatteess

MMiinneerraallss PPrroodduuccttiioonn  PPeerr  YYeeaarr EEssttiimmaatteedd  CCoonnsseenntteedd  YYeeaarrss  ssuuppppllyy RReesseerrvveess  wwiitthh    
RReesseerrvveess aatt  11999933  lleevveellss ccoonnsseenntt  ffoorr

ffuuttuurree  uussee

Hard Rock 1.095 M. tonnes 34.1 M. tonnes 31 -
Sand & Gravel 0.777 M. tonnes 12.8 M. tonnes 17 3.0 M. tonnes

3.3.11 The 1993 survey showed the Region to be a
net exporter of material, supplying
Strathclyde, Lothian and Tayside. The data
also revealed a rising trend in production
nationally, from 1986 to 1993.



3.3.12 Evidence presented at a planning enquiry
for a new quarry near Denny/Dunipace
held  in 1997, was more specific on the
issues of need but also noted the difficulty
in obtaining accurate figures given the
planning status of the existing quarry
operations. This evidence made assumptions
about the output of Northfield and Boards
Quarries. On this basis, it was estimated
that the available landbank for Central
Region was 27 years for hard rock
aggregates and 16 years for sand and gravel.
More recently, Northfield quarry has been
leased by the Council for operation by a
private quarry company and this factor is
likely to increase the overall production
level of this particular quarry.

Aggregates Demand

3.3.13 No significant information exists on the
level of demand for the Council area. At
national level, there is clear relationships
between  construction activity, as measured
by the construction index and the
production of aggregates for uses such as
concrete roadstone, bulk fill and general
building. In the Council area, there has
been a relatively high level of construction
activity including housebuilding, the
Grangemouth petro-chemicals complex,
business and commercial developments.
From the evidence of planning consents
and developer interest, it can be assumed
that construction activity will remain
buoyant and indeed higher levels of activity
could be predicted in the coming 5-10 year
period.

Conclusions on Aggregates

3.3.14 It is considered that sufficient information
exists to conclude that the Falkirk Council
area has an adequate supply of aggregates to
at least meet the 10 years requirement
specified in national  policy guidance.
Given that the area has two operational
quarries close to the principal road
network, a third major quarry lies close to
the boundary within Stirling Council area
and a fourth dormant  quarry with
development rights exists near Banknock,
the supply situation is particularly
favourable in relation to hard rock
aggregates. In this situation, there is a
strong case for restricting further new hard
rock quarries. The  situation is less
favourable in regard to local sand and gravel
supplies. There is however no available
evidence of  a deficiency of this mineral
resource which would give direction to
strategic policy.

Peat - Production, Reserves, Demand

3.3.15 Little information is available on the market
conditions for peat or production levels.
This arises in part from the absence of
modern planning consents, with conditions
for the two operational sites. It is thought
that both workings produce peat mainly for
horticultural use rather than for fuel use.
Peat reserves are known to exist in the
Slamannan Plateau area with smaller
pockets in the carselands west of Airth.

3.3.16 Restrictions in the form of nature
conservation interests in peatland areas will
limit the potential for future peat workings.
In addition, recognition of the nature
conservation value of peat bogs has led to
the development of alternative materials for
horticultural use.
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Brickclays/Fireclay - Production,
Reserves and Demand

3.3.17 Little information is available on conditions
in the local brickclay/fireclay market. No
current fireclay workings are known within
the area, although firebricks are still
produced at works near Whitecross and at
Bonnybridge. It is thought that the basic
material for brick production is now
imported to the area, although in the recent
past, fireclays were produced in conjunction
with coal, in opencast workings.

3.3.18 A geological study produced in 1982 by the
Institute of Geological Sciences concluded
that the best fireclay in the United Kingdom
could be found in the Falkirk/Grangemouth
area and that this could be regarded as a
resource of national significance. In spite of
this assessment, there is no current evidence
of significant interest in further fireclay
working in the area and no perceived need
to attempt to identify 10 year land banks.

Coal Bed Methane

3.3.19 The extraction of methane gas from coal
seams is a recent development within the
area, the operation being confined to a few
locations on the flat land around the village
of Letham and more recently at one site
near Standburn. At present, 3 separate sites
operate with the combined gas output of
the three sites feeding a gas powered
electricity generator at one location. These
wells have an estimated life of up to 40
years, but there is no information on the
potential for future development. These
are all relatively small scale developments
but the well heads are visually obtrusive
given the flat open nature of the land in the
Letham area.

The Implications of Mineral Working
for Development

3.3.20 The long history of mining for several
minerals in the area has created significant
problems for built development. In the case
of deep mining, particularly that carried out
by more modern longwall methods, surface
subsidence often occurs within a short time
period from the cessation of working. After
subsidence occurs, there is less danger of
further surface effects. Shafts and adits can
however cause particular problems.

3.3.21 Particular concerns have been raised by
local residents and Scottish Natural Heritage
in relation to the current proposals by
Scottish Coal to mine deep coal under the
flat land between the M9 and the Forth.
Although the maximum subsidence arising
from individual panels of working is
calculated to be less than one metre at
maximum, fears have been expressed
because of the low lying nature of the land
which is already subject to flooding. The
possibility of sea level rise and the condition
of the existing sea defences also cause
concern. This development proposal
remains under consideration.

3.3.22 Shallow underground coal working creates
potentially greater problems. All mining
less than 30 metres deep can be regarded as
shallow, in some situations where geology
and surface deposits have certain
characteristics, mining deeper than 30
metres can cause problems.

3.3.23 Previous studies of the implications of local
geology and mineral working on land use
and development have attempted to define
the extent of shallow mineral working over
much of the area. Coal has generated the
most extensive shallow mining activity but
there are also more limited fireclay and
limestone workings in this category.
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3.3.24 The 1982 study ‘‘Planning for Development
- Falkirk/Grangemouth Project’’ (Institute
of Geological Sciences) illustrates significant
areas of shallow mining in the following
areas:
* in and around Bo’ness;
* in the Skinflats/Bothkennar area;
* on the high ground south of

Falkirk/Bonnybridge;
* south of Slamannan;
* on the west edges of Denny/ Dunipace;
* north and west of Banknock; and
* immediately east and north of Larbert.

3.3.25 It is recognised that all workings will not be
recorded and that mineral resources at
shallow depth still remain in these areas.

3.3.26 The 1982 study and a later 1990 study over
a more restricted Falkirk/Grangemouth
area, both emphasise the limitations of
information available on the extent of
former workings and the constraints this
might impose on development.
Unrecorded workings may well exist
outwith the areas identified as being subject
to shallow mining and detailed site
investigation is essential to prove the
suitability of all such areas for building
purposes. Superficial deposits such as peat,
clay, silt, made ground and fill can also
cause foundation problems.

3.4 Summary of Main Findings

3.4.1 The following bullet points summarise the
main findings of the chapter on minerals.

3.4.2 NPPG 16 ‘‘Opencast Coal and Related
Minerals’’, indicates a more rigorous
approach to this group of minerals than is
the case with NPPG 4. This applies in
particular to greater emphasis on the need
to minimise the impact of workings on
communities; the protection of the built
and natural heritage, the need to define
preferred areas for working and the need to
consider all proposals within a wider
strategic framework for future working.

3.4.3 The most significant minerals in terms of
scale and potential for workings are coal and
aggregates. All other minerals are worked
on a small scale. The number of opencast
coal workings has diminished significantly
over the past 10-15 years and this reflects
the overall national energy market. No
significant increase in opencast working is
envisaged given market conditions.

3.4.4 Assuming that environmental concerns can
be adequately addressed, deep coal working
seems likely to continue under the Forth
and into the eastern fringes of the Council
area for the foreseeable future.

3.4.5 Difficulties are likely to be encountered in
defining preferred areas for opencast
working and a strategic framework for
working, given the lack of detailed
information on reserves.
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3.4.6 In relation to aggregates, local sand and
gravel working is confined to a few sites
probably reflecting the fact that the best
local reserves have already been worked in
the past. Although the available information
on production and reserves is limited, it is
concluded that there is adequate provision
in existing quarries and one other inactive
quarry to meet demand for the foreseeable
future. In this situation, there is no strong
case for new workings.

3.4.7 Because many of the existing minerals
workings are long established and not
subject to modern planning permissions
with appropriate conditions, there is a
general need for further research on
minerals to inform future detailed policy
formulation.

3.4.8 Poor ground conditions caused by previous
shallow mineral working is a significant
consideration for built development in the
area and may cause subsidence. Insufficient
information is available to accurately define
the extent of such areas.
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