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PLANNING APPLICATION DETERMINED BY DIRECTOR OF DEVELOPMENT
SERVICES UNDER DELEGATED POWERS - REPORT OF HANDLING

PROPOSAL :  Erection of 6 Dwellinghouses, Assoclated Roads and
Landscaping

LLOCATION + fand To The East Of 44 Rode! Drive, Rodel Drive, Poimont,

APPLICANT 1 Mr Stuart Anderson

APPN. NO. : PM2/0T18IFUL

REGISTRATION DATE : 27 November 2012
1. SITE LOCATION / DESCRIPTION OF PROPOSAL

This detalled application proposes the eraction of six large two storey, detached dwellinghouses on an
existing area of open space in the hearl of Polmont, The application site is located on the crest of a hill
and Is proposed fo be accessed vla Rodel Drive. The proposal includes the creation of a private drive to
satve all six new properiles and the re - routing and formalisation of existing desire lines across the site.
This work includes new landscaping and planting around the petiphery of the slte. The application site Is
currently Identified as an area of open space as well as a Site of Importance for Nature Conservation

(SINC).

2.  SITE HISTORY

F/86/0093 - Davelopment of Land for Resldential Purposes - Refused 20/05/1987.

F/2000/0491 - Residential Development - Withdrawn 20/10/2000.

F/2001/0503 - Development of Land for Reslggfential Purposes - Withdrawn 01/10/2001

F/2004/0489 - Davelopment of Land for Houslng Purposes - Withdrawn 06/08/2004

06/0308/0UT - Development of Land for Housing Purposes - Refused 12/10/2006 - appeal subsequently

dismissed. '
3.  GONSULTATIONS =~
The following responses to consultation were received:

Biodiversity Officer - Planning and Concerns raised [n regard to visual, ecologleal and

Environment landscape impacls.

Roads Davelopment Unit _ Concerns ralsed. Current roads layout unacceptable.
Scottish Water o objection.

Environmental Protection Unit No objections.

Education Services Education Services has advised that due to predicted

capacity pressures at local primary schools, a financlal
contribution of £2,600 per dwellinghouse Is required to
he made towards capacily related Investment.

‘Scottish Natural Heritage No objections.
Where the local Communlty Counel! requested consultation, thelr comments appear above.

4.  PUBLIC REPRESENTATION

In the course of the application, 23 contributor(s) submitted letter(s} to the Councll, The sallent Issues are
summarised below. .




—
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Dralnage and floading concerns. )
Subsidence and land stability concems.

Loss of residential amenity.

Privacy concerns due to proximity of re-routed footpath to rear gardens of Culdule Clrc[a
Overshadowing of nelghbouring properlies.

Davelopment is contrary to the tarms of the Local Plan.

Loss of Informal play area and gresnspace used by dog walkers. )

Parking concems dus to loss of parking provision 1o create access to the developmant via Rodel Drive.
Increase in traffic and assoclaled road safely and nolse concerns,

Current community facliities and amenities such as schools and doctors surgeries In the area are limited.
Impact on the natural environment and wildlife.

Concern that if approved, the proposal will be quickly amended to substantially increase the number of
units on the site.

Beslgn concemns and irpact on the skyline,

Conslructlon fraffic and disruption.

The 'exclusive nature’ of the development would not create affordable housing for the Polmont area.
impact on surrounding property values,

5. THE DEVELOPMENT PLAN
The proposed development was assessed against the undernoted Development Plan(s):
Falkirk Councl! Structure Plan,
. Com.8 Open Space and Recreational Facliitios
Env.3 Nature Conversation

Falkirk Counci! Local Plan

The proposed deﬁetopment was assessed égainst the following policy or pollcles:
SC14 - Education and New Housing Davelopment

EQ24 - Ecological Sites and Features

EQ26 - Trees, Woodland and Hedgerows

SC06 - Houslng Density and Amenhty

8T01 - Core Path Network

EQ22 - Landscape and Visual Assessment

EQO03 - Townscape Design

EQ24 - Ecological Sites and Features

S§C02 - Windfall Housing Development Within the Urban/Village Limit
SC11 - Davsloper Contributions to Community Infrastructure

SC42 - Urban Open Spacs

8C13 - Open Space and Play Provision in New Resldential
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8T11 - Sustalnable Urban Dralnage
6A. MATERIAL CONSIDERATIONS
The foi!owing matters were consldered to be material in the consideratton of the application;
Conslderation of the site in relation to coal mining legacy
Falkitk Council Supplementary Guidance
Assessment of Public Representations

Additiohal Planning Conslderations
6. PLANNING ASSESSMENT

. The Development Plan

The proposal was assessed against both the Falkirk Couneil Structure Plan and the Falkirk Council Local
Plan,

. Structure Plan Policles

The application site Is part of a wider area of open space which serves the surmundlng residential area.
The site Is well ussd for Informal recreational uses such as dog walking and oceupies a prominent hilitop
location enjoying good views of the surrounding area. The development of the site would result In the loss
of this open space and would have an adverse Impact on the visual and recreational amenity of the area
as a result. The proposed loss of this open space area Is not as a result of any community wide
assessment of provision,  The proposal Is contrary {o the terms of Policy COM.8 of tha Falkirk Councll
Structure Plan,

The application site Is idénﬁﬁed as a Site of I.l'npor!ance fdr‘Nature Coﬁsefvét!on (SINC) in the léalkirk o
~ Councli Local Plan and whilst s ecological value is iimited at present, the development of ihis site would

have & negative impact on the SINC. It has not bsen clearly demonstrated that there are reasons which
putweigh the nead to safeguard the site and as such the proposal Is contrary to terms of Policy ENV.3 of
the Falkirk Councll Structure Plan,

Local Plan Policles

The felling of the exisling tree cover on the site fo accommodate the proposed development would be
detrimental to the landscape, amenity and nature conservation and recraational valus of the site and
surrounding area. The planting proposed as part of the developmant of the site Is not consldered to
suitably mitlgate against these impacls. The proposat Is contrary to the terms of Policy EQ26 of the Lacal
Plan.

1

The slte falls within the South Polmant Site of Importence for Nature Conservation {SINC) and as such,
there Is a presumpiion against development which would have an adverse impact on the ecological value
and integrity of the SINC. The applicant correctly polats out that the site Is of a lesser ecological value
than other parts of the widar SINC howaver it is siill represents a large area of grassiand and scrub which
contributes positively to the viability of the SINC as a whole. Falkirk Councll has also recently recelved
the results of a review of the ecological Information held for such locally designated sites. While the
review of the South Potmont SINC did recognise that the specles diversity of some areas of grasstand
may have declined due to lack of management, it stales that no change to the SINC boundary Is
recommended.

It is consldered that the proposed development would have a negative acological Impact on the SINC in
terms of the lose of habitat and the diversity of species dependant on It, the potentlal increased lavels of
disturbance and vulnerabliity elsewhere within the SINC, and a reduction in the overall area of the SINC
making it less robust, Development of the site would also degrade the value of the site for recreation and
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education. The proposed mitigation would not adequately address these impacts and it has not been :
demonstrated that the adverse effects of development would be outwelghed by any social or economic
benefits, as such the proposal Is contrary to the terms of Policy EQ24 of the Local Plan.

Local Plan Polleles

The elevated and tree covered character of the site means that it is visually prominent from areas of
Polmont, including Main Strest and other areas further norih and norih east towards Polmont Woods, plus
a large part of Dochart Crescent and Lawers Crescent and thelr environs immediately below the site. The
slte {s visible from the residentlal areas to the south such as parts of Taymouth Road, Ardmore Drive,
Rodel Drive and parts of Gilston Crescent. The site Is consldered to act as a valuable visual backdrop to
the surrounding housing. The presence of this elevated land with vegstation cover is valuable In
improving the setting for existing housing and increasing the capacity of the landscape to absorb the
current density of housing development in the area,

Development of this site is considered liable to have a major landscape effect dute to the loss of locally
valuable open space, loss of dense nalive tree and shrub cover and well as the adverse landscape Impact
due to the topography of the site and surrounding area and the prominence of the proposed dwellings on
the skyline. Suitable mitigation of these impacts through retention of existing tree cover and new planting

“Is not considered to be achlevable, The application has not been accompanled by a Landscape and

Visual Assessment demonstrating that the setting Is capable of absorbing the development, in conjunction
with suitable landscape mitigation measures, and that the best environmental fit has been achieved, ir‘j
terms of the landscape characler of the area. The proposal falls to accord with Policy EQ22 of the Local
Pian,

Local Plan Pollcles

" The application site is identified in the Falkirk Councll Open Space Strategy (Consuttative Draft) as part of

the wider Whyteslde area of open space. The strategy does not identify a shortfall of open space
provision in the Polmont locality but does mainteln that the site should be managed primatily for nature

-gonseryation and informal accessfrecreation and to Improve Key faclities on site. :

Policy SC12 ‘of the Falkirk Council Lécal Plan seeks to protect all areas of open space which Is considered

to have a landscape, amenity, recreational or ecologlcal valus. The proposed development wotlld have
an adverse Impact on the character and appearance of the area through the loss of amenity space
planned as part of the wider development. The Open Space Strategy does not Identify this area as being
surplus 1o recreational requirements, The site is part of a SINC and is consldered to have a reasonable if
not significant level of ecological value at present. It Is recognised that the applicants intend to improve
gonnectivity across the site as part of the development and refain existing Gore Path connections, the™
proposal therefore accords with Policy 8T01. On balance howaver, it Is considered that the proposal fails
to accord with poticy SG12 of the Falkirk Council Local Plan.

Policy SC13 indicates that new development will be required to contribule to open space and play
provision and that provision should be Informed by the Counclis Open Space Strategy and the Publlc
Open Space, Falkirk Greenspace and New Development Supplementary Planning Guldance. With this in
mind, the proposed development generates a requirement of £40,920 towards off site active and passive
open space enhancement and proviston.

Local Plan Policles

Policy EQJ states that new development will be required to contribute posiiively to the quality of the built
environment and that proposals should accord with criteria relating to the siting and layout, streefs and
public spaces, design and finishes of new bulldings, and contribution to the townscape. '

The current proposal represents development which is out of keeping with the scale, plot and street
pattern of the surrounding residential area. The scale of the Individual houses proposed and the
topography of the site would restilt In a dominant developmant, highly visible from the surrounding area. It
is unlikely that in the short to medium term that new landscape and tree screening would be capable of
mitigating the visual Impact of the proposed devalopment. In terms of architectural design, the two house




styles represent an acceptable If not high standard of design quality.

Accordingly, the proposal fails to accord with Policy EQ3 of the Falkirk Coungcil Lecal Plan, particularly In
terms of criterla 1 refating to buildings which respect and complement the sites environs, and creafe a
sense of Identity within the development. The proposal also falls to accord with criteria 3 relating to scale
and massing, and criteria 6 relating to the protection of important skyllnes and views.

The proposed development Is considered {o be a windfall housing development within the urban limits.
The site is not considered to be brownfleld in nature and the loss of this open space cannot be justified in
terms of policy 8G12. The site does enjoy good accessibllity to community facilities, public transpori and
Infrastructure and the proposal Includes acceptable standards of provision in relation to garden ground
areas, parking provision, daylighling and privacy levels. The proposal accords with Pelicy SC6. On
balance however, the proposal is considered to be conlrary to the terms of Policy SC 02 of the Falkirk
Councll Local Plan,

Local Plan Policles

Policy SC14 indicates that where there Is Insufficlent capacity wilhin the catchment school to
accommodate children from the new development, developer centributions will be sought. Educalion
Services has indicated that St Margaret's Primary Schoo! Is under threat from capacity related pressures.
In line with guldance set out In Falkirk Council Supplementary Planning Guldance Note - Education and

New Housing, a cantribution totalling £16,600 is therefore required-to be made towards capaclly related

Infrastructure investment,
Local Plan Policles

The applicant has submitted some drainage proposals wilh the application however these are not
comprehensive enough to demonstrate that surface water will be dealt with properly on the site. The
proposal Is considered to be contrary to the terms of Pollcy §T11 of the Falkirk Councii Local Pian.

Conslderation of'tha site In relation to coal mining legacy

The application site Is located within a low risk area as defined by the Coal Authority. No direct
consultation with the Coal Authority Is required however a standard informative should ba attached to any
planning petmisslon granted on the site.

Falkirk Council Supplementary Guidance

Supplementary Planning Guidance Note - Public Open Space, Falkik Greenspace and New
Development sels out guldance on expected standards of provislon for active and passive open space in
new developments. The guldance also Includes a framework for calculating developer contributions
required In clrcumstances where open space requirements cannot be met on site, The proposed
development generates a requirement for a conlribution totailing £10,920 which can be secured by way
of a sultable legal agreement prepared and signed prior to any planning permission granted.

Supplementary Planning Guidance Note - Education and New Housing sels oul a framework for
developer coniributions required where new developments are likely to fmpact upon capacity in local
schools. The proposed development generates a requirement for a contribution totalling £15,600 which
can be secured by way of a suitable legal agreement prepared and signed prior to any planning
permission being granted.

Supplementary Planning Guldance Note - 'Housing Layout and Design s generally almed at volume
housebuilders but does contain guidance relevant to the current proposal in reference fo plotted,
backland and infill developments and residential amenily assoclated with privagy, garden ground and
parking provision. The proposed development is considered to generally accord with the terms of this
guldance,

Assessment of Public Representations




Dralnage and fiooding concems are noted. The applicant has failed to provide sufficiant Information in
respect of surface water dralnage proposals to allow a full assessment to be carried out. :
Subsidence and land stabifity concerns are not material planning conslderations.

The proposals would result in the loss of some resldential amenity due to the likely visual Impacts and the
loss of a well used area of open space. . . .

Overshadowing of nalghbouring properties Is not considered to be significant.

Parking concerns due to loss of parking provislon to create access to the development via Rodel Brive
ara noted but are not conslderad to be significant In this Instance. .

Increase In traffic and assoclated road safety and nolse concerns are noted but the level of development
proposed is considered to be easlly absorbed by the existing road network.

Current community facilitles and amenities are considered to be generally capable of coping with the
level of development proposed. Education Services has however Identified a potential capaclly issue
wilh loca! Primary School provision. A developer contribution would be required to address this Issue.
fmpact on the natural envirenment is consldered to be unacceptabls,

Potentlal future applications and amendments cannot be assessed as part of this application.

It is agreed that the development would be visually prominent and would have an adverse impact on the
skyline,

Construction traffic and disruption is not a material planning consideration.’

The ‘exclusive nature’ of the development is not & material planning consideration.

Properly values are not material planning conslderations. "”‘3

Additional Planning Conslderations

Tﬁe planning history of the site Is considered to bé a relevant material coﬁslderation inthe assess;'nent of
this applicalion. The most recent application on the site (06/0308/0UT) and subsequent appeal
(PIPEN24DI194) are considergd most relevant in this regard. '

in assessing 06/0308/QUT, Falklrk Council considered the then outline proposal to be contrary to a
number of Development Plan policies primarily relating to nature conservation / ecological Issues, loss of
public open space and the potential Impact on landscape and skylines. The current adopted local plan
was only in draft form at the time of this application and hence a number of the policies quoted i the
assessment are now superseded with updated wording. The site was at the time part of the same SINC
and was designated as opén space. ' '

Appeal PIPPAJ240/194 was dismissed on 14 June 2007. In dismissing the appeal the reporter agreed
with Falkirk Council that the benefits of developing the site did not outwelgh the terms of the
Development Plan. The reporter agreed that whilst this portion of the site was of lesser ecological value
than the remalnder of the SING, this was nojiust‘rﬁcation for aflowing the site to be developed. The sites
value for informal recreation and education was also recognised by the developer. ’

The planning history of the site and the appeal declsion from 2007 are considered to be consistent with
the assessmient of the existing application. Although the wording of a number of policles has now

changed since previous applications, the general principle of protecting the SINC and open space status
Is still relevant as are the concerns touched upon by the reporter In regard to visual impacts on the

skyline.
7. CONCLUSION
The proposal Is an unacceptable form of development which falls to accord with the terms of the

Development Plan, There are no material planning considerations that warrant granting planning
permission In this instance.

8. RECOMMENDATION
Refuse Planning Permission

Refusal Is recommended for the following ;
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Reason(s):

1. The development would result in the loss of valuable open space fo the delriment of the visual
and recreational amenity and the ecological value of the surrounding area, The proposal is
conlrary 1o the terms of Policy Com. 6 - Open Space and Recreational Facilities of the Falkirk
Councli Structurs Plan and Policy SC12 - Urban Open Space of the Falkirk Councll Local Pian.

2, The development proposed would have a negative Impact on the sizs, functioning, ecological
value and Integrity of the South Polmont Site of Importance for Nalure Conservation (SINC). The
proposal Is contrary to the terms of Pollcy ENV. 3 - Nature Conservation of the Falkirk Council
Structure Plan and Polloy EQ24 - Ecologlcal Sites and Features of the Falkirk Council Local Plan.

3. The proposed development Is out of keeping with the scale, plot and streat pattern of the
sufrounding residential area and fails to protect important skylines and views to the dstriment of
the visual ameniiy of the area. The proposal is contrary fo Policy EQ3 Townscape Deslan of th
Falkirk Councll Locat Plan, : ‘ :

4, The proposed development represents the removal of & recognised area of Public Open Space
the loss of which cannot be justified and would have an adverse impact on the character and
appearance of the area to the deliiment of visual, residential and recreational amsnity levels.
The proposal [s contrary to the teris of Policy SC2 - Windfall Housing Davelopment Within the
UrbaniVillage Limit and Policy 8C12 - Urban Open Space of the Falkitk Councli Locat Plan.

8, The selting of the proposad development is not capable of absorbing the scale and character of

- the development proposed and the best environmental fit has not been achleved in terms of
landcape characler, The proposal would have an adverse Impact on visual amentty ‘and Is
contrary to the terms of Policy EQ22 - Landscape and Visual Assessment of the Faikirk Councit
Local Pian.

6. ' The proposed development would remove a large portion of mature fress and scrubland from an
established area of open space In a prominent hilltep location without the abillty of the site fo
accommodate suitable mitigation measures. The proposal would have significant adverse
impacts on landscape, visuaf amenity, nature conservation and the recreational value of the site
and surrounding area and Is contrary to Policy EQ26 - Trees, Woodland and Hedgerows of the

Falkirk Councll Local Plan.

7. The applicant has failed to demonstrate that surface water drainage from the site will be
adequately dealt with and as such the proposal is contrary to the terms of Policy ST11 -
Sustainable Urban Drainage of the Falkirk Councii Local Plan,

Informatives:

1. For the avoldance of doubt, the plém(s) to which this declsion refer(s) bear our onlins reference
number(s) 01, 02, 03A, 04, 05A, 08, 07A, 08 - 12 incluslve ***=*

/- R A ¢

P Director of eveloent Services Date

Contact Officer: Kevin Brown




Phejoglrv—

APPLICATION FOR PLANNING PERMISSION

Town and Country Planning {Scotland) Act 1897
The Town and Country Planning {Development Management Procadure) {Scotland) Regulations 2008

Please refer to {he accompanying Guidance Notes when completing this appiication
PLEASE NOTE IT IS FASTER AND S8IMPLER TO SUBMIT PLANNING APPLICATIONS

ELECTRONICALLY VIA hiips:/leplanni ofland.qov.uk
1. Applicant's Detalls 2, Agent’s Defalls (if any)
THle Mr Ref No,
Forename Stuan Forename Aridrew
Sumame Anderson Sumame Bennie
Company Name Company Name Andrew Bennle Planning Lid
Bullding No/MName Building No./Name
Address Line 1 66 Unton Street Address Line 1 3 Abbotts Court
Address Ling 2 Address Line 2
Town/Clty Bo,Ness Town/City Dullatur
Postcods EH519AQ Postcode G68 0AP
Telophons Telaphone
Maobhile Mobila
Fax Fax
Email| Email

3. Postal Address or L;.\catlon of Prbpééed bavelopmeat {please Include poétcode)

Land lying to the east slde of Rodsl Drive, Polmant

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

4, Type of Avplication

What |3 the application for? Please select one of the following:
Planning Penmlssion

Planning Pemmission In Prnclple

Further Application®

Appllcation for Appraval of Matters Specified in Conditions*
Application for Mineral Works**

OO00OO

imposed a renewal of planning permission or a modification, variation or removal of a planning condition.
*Please provide a reference number of the previous application and date when permission was granted:

Referance No: [ ] Date; l ‘]

NB. A further application’ may be .g. development that has not yet commenced and where a time Himit has been




""" it

8. Exisfing tse

Please desciibe the cumrsnt or most recant use:

Non-maintalned area of privately owned open space.

9. Access and Parking

Ara you proposing & new altered vehlcle access to or from a public road? Yes ] No [}

if yes, please show In your drawings the position of any existing, altered or new access and explain the changes
you propese to make. You should also show exisling foolpaths end note if thare witl be any Impact on thess.

Are you proposing any changes to public paths, public rights of way or Yes KINo [
affecting any public rights of access?

If yes, please show on your drawings tha position of any affected areas and explain the changes you propose fo
make, Including arrangements for continuing or affemalive public access,

How many vehicle parking spaces (garaging and open parking) currently
oxist on the appllcation site? IN"A J

How many vehlcle parking spaces (garaging and open parking) do you
propose on the sie? (i.e. the total number of existing spaces plus any IM'“"“”‘“ of 3 par Plot |
new spaces})

Piease show on your drawings the posttion of existing and proposed parking spaces and specify if these are lo be
aliocated for parficulsr types of vehicles (a.9. parking for disabled people, coaches, HGV vehicles, efe.)

-40. Water Supply and Drainage Arrangements - -

Wil your proposals require new or altered water supply Yes 8 No [}
or drainage arangsments?

Ave you proposing to connect to the publie drainage network (e.g. to an existing sewer?)
Yes, connacting lo a public drainage network

o, proposing lo make privale drainage arangements
Not applicable — only arrangement for water supply required

I 2

What private arrangemenis are you proposing for the new/altered seplic tank?

Discharge to land via soakaway
Dischaige to watercourse(s) (including parial soakaway}
Discharge to coastal waters

(|

Please show more detalls on your plans and supporting information

What privale arrsngements are you proposing?

Treatment/Additicnal treatment (relales to package sewer treaiment plants, or passive |
sawage treatment such as a reed bed)

Qther private dralnage arrangement (such as a chemleal tollets or composting follels) [l
Please show more datalls on your pfans and supporting informstion.

Do your proposals make provislon for sustainable dralnage of surface waler? ves i No [

3
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Note:- Pleass include dalalls of SUDS arrangements on your plans
Are you proposing to connect to the public watar supply network? Yos Ki No[1

if no, using a privale waler supply, please show on plans the supply end alf works needed fo provide it {on or off
sife}

11. Assessment of Flood Risk

Is the site within an area of known risk of flooding? Yes[] No

If the siie Is within an area of known risk of flooding you may need lo submit a Flood Risk Assessmaent bafore your
applicalion can be determined, You may wish {o confact your planning authority or SEPA for advica on whal
information may be required.

Do you think your proposal may increase the flood sk elsewhere? Yes 1 No Don't Know []

If yes, briefly desciibe how the risk of flooding might be Increased elsswhers.

12. Trees

Ara there any tregs on or adjacent to the application site? Yos [ No{J

if yas, please show on drawings any trees (including known protected lrees} and thelr canopy spread as they relate
{o the proposed sie and Indicale if any are lo ba cut back or felled.

{13. Waste StorageandGollection =~ =~

Do the plans Incorperate areas to store and ald the collection Yes No L]
of waste? (including recycling)

if yas, pleass provide delails and lllustrate on plans.
if no, please provide delalls as {o why no provision for refuse/meyciing slorage Is being made;

Please rofer to application drawings.

14. Resldantlal Units Including Conversion

Does your preposal include new or additional houses and/or flals? Yas No[l

If yos how many unile do you propose in total? P .._l

Fleasa provide full defails of the number end types of units on the pian. Additional Information may be provided in a
supporting statement,




15. For 2l types of non housing developmant — new floorspace proposed

Doss you proposal alter or craate non-residential floorspace? Yes[] Nol]
Ifyas, pleasa provide delalls balow:

Use type: r |
If your are extending & bullding, please provide

details of existing gross floorspace {sq.m): I j
Praposed gross floorspacs {sq.m.); I I

Flease pravide dalails of infermnal floorspace(sq.m}

Net trading space:

atttemrary
S—

Non-trading space: r _l

Total net floorapace;

it

16. Schedule 3 Development

Does the propesal Involve a class of devalopraent listed in Schedule 3 of the Town and Country Planning
(Development Management Procedura) (Scotland) Regulations 20087

Yos ] No K] Don't Know [
If yes, your proposet wiil additionally have to be advertisad in & newspaper elrculating in your area. Your planning

authorily will do this on your behalf but may charge a fes. Pleass contact your planning authority for advice on
planning fees.

17. Planning Service Employee/Eigcted Mambor Inferest

Are you / the applicant / the applicant’s spouse or pariner, & member of stafl within the planning service or an
elected member of the planning avthority? Yes ] No

Or, are you / the applicant / the applicant’s spouse or pariner a close relative of a member of staff in the planning
service or elected member of the planning authority? Yes [] No

{f your have answered yes please provide detalls:

DECLARATION

{, the applicant/fagent cerlify that this Is an application for planning permisslon The accompanying plans/drawings
and additional information are provided as part of this application. | hereby confirm that the Information given
in this form {s true and acourate to the bost of my knovwdedge,

I, theapplisant/agent hereby certify that the attached Land Ownership Certificale has been completed ?(\

|, thecapplicant /agent hereby certify that requisite notice has been glven to olher land owners and for egricutturat
tenants Yos [K] No L JNA [

- Name: LA“drew Bennle l Data:[?!11li2 1

Any personal data that you have been asked to provide on this form will ke held and processed in accordance with
the requirements of the 1998 Data Protaction Act.

Signature: l

5
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LAND OWNERSHIP CERTIFICATES

Town and Country Planning {Scolland} Acl 1987
Regulatlon 15 of the Town and Gountry Planning (Development Menagement Pracedure} (Scotland)
Requlations 2008

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

CERTIFICATE A
Caerlificate A Is for use where the applicant Is the only owner of the Ignﬁ {o which the applicatlon
relatos and none of the fand is agriculluraliaad.

t hereby cartify thei -
{f} No person other than myself wagowner of any part of the land to
which the application relales at the beginning of4he period of 21 days ending with the D
date of the appilcation,
{2)  Nona of the land to which the application rgtates constitutes or forms part of D
agriculiural land.
Signed: |— / I
z
On behalf of: r / ‘
P
Date! r / J
/
CERTIFICATE B

Certtificate B is for use whare the applicant Is not the owner or scle ownsr of the land to which the
application relales andfor where the land Is agriculiural land and where all ownasrsfagricultural tenanis
have been |dantified.

tThargby cértify that - e e e e SO
{1} The applicant has served notice on every person other thanthe applicantwho,
al the beginning of the period of 21 days ending with the date of the application was

ovmer of any part of the fand to which the application relates. These parsons are:

Date of Service of

tlame Address Notice

Mr. Agnew 30 Main Streat, Polmont 211t12

(2) None of the land to which the applicalion relates constiiutes or forms par of
agricultural fand ~

or

{3) The land or part of the land to which the application relates constitutes or forms part of
agricultural tand and | have served notlea on every person other D
than yseif who, at the baglnning of the perled of 21 days ending with
the date of the application was an agrlcultural tenant. Thess persons are: .

15




Name

Date of Seyvice of

Address Notibe

CERTIFICATE C

Certificals C Is for use where tha applicant Is not the owner or sole owney of the land to which the
application relates and/or where the Jand is agricuttural land and where {{ has not been possible to

Identify ALL or ANY owners/agricultural tena

been unabla to serve notice on eyery persan other then D
who, at the beginning of the psriod of 21 days ending with tha

mysell
date of tha applicalion was owner of any part of the tand fto which the application

{1} lhave
relates,

(2) thave
myself

ar

bean unable 1o serve notibe on any person other than
who, &t the beginning of the pgfiod of 21 days ending with the | |

date of the accompanying applicatlon, was owner of ny part of the land to which the
applicalion refates,

(3} None of the land to which the application rel
agricultural holding.

s conslitutes or forms part of an

{4) Theland or part of the land to which the apsllication relates constitutes or forms part of D

an agricuitural holding and | have
any person other than myssl

been unable to serve nolice on
who, at the beginaing of the perlod of 21

days ending with the date of the accom nying application was an agricultural tanant.

(6) The land or part of the land to whi
an agricultural holding | have
following persons other than mygelf

ar

the applicatlon relates constitutes or forms part of D
served notice on each of the
who, &l the baglnning of the period

|
of 21 days ending with the dalé of the application was an agricultural tenant. These

persons are:
Date of Service of
Name / Address Notlce
{8)  ihave taken reasonable staps, as listed below, to asceriain the names and
addresses of/all other owners or agricullural tenants and have unable to do so.

Steps taken:
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CERTIFICATE D
Certificate D
Cerlificate D Is for use where the application is for mineral development.

() No person other than myself was an owner of any patt of the land lo D
which the application relates &t the beglnning of the period of 24 days snding with the
date of the accompanying application.
or
(2) 1have sarved notice on each of the following persons other than D
myseif who, at the baglnning of the perlod of 21 days ending with the

date of the accompanylng application, was to the spplicant’s knowladge, the owner, of
any part of the land lo which the application relates, These persons ere:

Date of Sarvice of

Name Address Notlce

(3) Nons of the land to which the application relales constitutes or forms parl of an D
agricuttural holding.

or

{4) The land or part of the Jand to which the application relates constilutes or farms part of D
an agrculiural holding and  have served notice on each of the
following persons other than myseli who, at the baglnning of the perlod

of 21 days ending with the dale of the appiication, was an agriculfural tenant,

(6) Notice of the appication as set out below has been published and displayed by public D
notice

Signad:
On behalf of:* Pndmw Bennle Planning Limftad I
Dale: B2 |

Any personal dala that you have baen asked to provide on this form will be held and processed In
accordance with ihe requirements of the 1988 Data Protection Adt

o
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1.0 INTRODUCTION

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

This statement provides Information on both the Application Site and lts surroundings and sets
out an assessment of the policy basls against which the application proposals require to be
assessed. The statement also provides full detalls of the development proposed under this
application.

Should Falkirk Council require any further, relevant information or clarification of any matters

relating to these proposals, Andrew Bennie Planning Limited would be pleased to assist In Its
timeous provision,
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2.0 THE APPLICATION SITE AND ITS SURROQUNDINGS

The Application Site, which extends to some 1.69Ha In area, comprises a roughly rectangular
area of land lying generally to the south of Main Street, Polmoent.

The application site Is In the contrel of the applicant.

The Application Slte Is located on the eastern flank of Polmont Hill and lies between Rodel
Drive to the west and Portree Crescent to the east. The existing residential properties on the
south slde of Lawers Crecent lle a short distance to the north of the Application Site, with
further residential properties, situated on Culdule Circle and Ardmore Drive, lying to the south.

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

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

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

The Application Site slopes gently down from a high point of some 105.5 AQD In lts north
wastern corner, to a slightly more level plateau ay some 99,5 AOD In its south eastern corner,
On its western boundary, the site falls some 3.0m from north to south, whereas on its eastern
boundary, the difference In levels from north to south, are negligible.
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3.0 PLANNING POLICY BACKGROUND

The current adopted development plan covering the Appilcation Slte comprises the approved
Falkirk Councll Structure Plan (January 2007) and the adopted Falkirk Council Local Plan
(2010).

The Council Is at present prepating Its first Local Development Plan, the Proposed Plan stage
of which is expected to be publishes in the early part of 2013.

Falkirk Councll Structure Plan

Paragraph 2.27 of the Plan advises that “the development strategy of the Structure Plan
is based on a clear vision of the future of the are, which is linked to the Council’s
corporate goals and strategies, as well as to national policy objectives”,

To achieve this vision, the Plan advises, at paragraph 2,28, that the Councll belleves that a
strategy of carefully managed growth which benefits all of it's communities *must he
pursued over the period of the Structure Plan”, Accordingly, the strategy:

+ Provides for population and economic growth;

+ Distributes growth amonagst the different settiements;

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

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

+ Ensures growth is reallstic and achievable.

Chapter 4, Sustaining Communitles of the Plan sets out the Council’s objectives In relation to
housing and assoclated Issues, such as open space, developer contributions and school
provision,

Paragraph 4.2 of the Plan sets out the Council's key objectives in relation to sustaining
communities, which, amongst other things, include:

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

* To share growth amongst the different communities so that, as far as Is
possible, thelr vitality and viabllity are sustained: and
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* To ensure that the provision and improvement of public open space....goes
hand In hand with new housing development through the adoption of a pro-
active 'planning galn’ Policy”

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

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

Policy ENV3, Nature Conservation, advises that the protection and promotion of nature
conservation Interests will be an important conslderation in assessing all development
proposals.at part (2), Policy ENV3 1, relation to, amongst other things, SINCs, advises that
“Developments likely to have an adverse impact on-any such site or feature will not
be granted planning permission unless It can be clearly demonstrated that there
are reasons which outweigh the need to safeguard the site or feature”.

Falkirk Council Local Plan, 2010

Proposals Map 4: Grangemouth and Polmont, shows the Application Site as Iying within an
area, which is covered by the terms of Policles EQ24 and SCi2.

Polley EQ24, Ecological Sites and Features, sets out the Councll’s policy for the protection of
the network of sites of ecologlcal Impedance within the area and provides, at part (3) that:

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

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

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

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

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

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

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

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

The criteria detalled within the policy are as follows:

(1) The site is a brownfield one, or comprises open space whose loss can be
justified in terms of Policy SC12:

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

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

(4) The existing physical infrastructure, such as roads and drainage and
community facilitles, such as education and healthcare, have the capacity
to accommodate the increase in use associated with the proposed
development, or can be upgraded through appropriate developer
contrlbutions as required by Policy SC11;
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(5) In the case of small gap sites and sub-divided plots, Policy SCB is satisfied;
and,
{6) There is no confiict with any other Local Plan policy or proposal”.




4.0 THE APPLICATION PROPOSALS AND PRE-SUBMISSION CONSULTATION

Under the application submission, full detalled planning permisslon Is scught for the erection
of six detached dwellinghouses and associated roads and amenity open space on that land
which comprises the Application Site.

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

All of the propoesed dwellinghouses would lle to the north side of the site access road.

The existing Informal footpaths which run along the northern and southern boundarles of the
Application Site would be retalned and upgraded, with the exact detalls of the upgrade works
being reserved for further discusslon with the Councll during their conslderation of the
application.

The existing polnts of access into the Application Site from Portree Crescent and Culduie Clicle
will also be retained and upgraded where necessary.

Areas of amenity cpen space, which will be designed also to provide for a signlficant degree to
enhancement to the existing level of habiltat interest on the site, will be provided along the
eastern, southern and northern sldes of the site, wrapping around the proposed
dwellinghouses. Full detalls of the proposed treatment of these amenity areas will be
determined in consultatlon with the Council during thelr consideratlon of the appllcation.

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

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

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

Above these raoms, a terrace will be formed to maximize avallable sun, with a similar terrace
on the north side of the building being created to take advantage of the open outiook. This
terrace s balanced by the cantilevered form of the master bedroom sulte, the overhang of
which, creates a sheltered area off the living room and entertainment area.

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

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

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

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

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

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

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




5.0 PLANNING ASSESSMENT

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

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

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

"o« the Authority shall have regard to the provisions of the development plan, so
far as material to the appllcation, and to any other material conslderations,”

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

Falkirk Councif Structure Plan

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

It Is beyond doubt therefore that the Councll both accepts and acknowledges the valuable role
that windfall sites have to play in meeting their housing land obligations.

The development of the Appllcation Site, as proposed under this application, would constitute
a windfalt development and to this extent, the proposed development would asslst the Coundll
In meeting those housing land requirements set down under Pollcy COM1.

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

A full and detalled assessment of the impact of the proposed development upon the level and
avallabliity of the open space provision within the Polmont area Is set out below In relation to




Policy SCi2 of the adopted Local Plan, with it belng concluded that whilst the proposed
development will result In a reduction in the amount of open space within the Polmont area,
the scale and significance of this reduction, taking Into account also the open space
enhancements that form part of the proposed development, is not sufficlent to justify
withholding planning permission in respect of this application.

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

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

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

Falkirk Council Local Pian

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

Policy EQ24

Part (3) of Policy EQ24 provides that:

“Development affecting.....Sites of Importance for Nature Corniservation....will not
ke permitted unless it can be demonstrated that the overall Integrity of the site will
not be compromised....”

Given the clear manner in which this policy Is worded, & follows that if it can be demonstrated
that the proposed development wiil not have an adverse fmpact upon the wider SINC
designation of which the Application Site forms only a minor part, the provisions of Policy
EQ24 would not provide a reasonable basis upon which to resist the proposed development.
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The Application Site has been the subject of three separate habitat surveys over the last
twelve years or so, including the most recent ecological appraisal of the Application Site which
Is submitted In support of this application, all of which highlight the simple fact that the
Application Site is of low ecologlcal value and that its development would not adversely impact
upon the integrity of the wider SINC designation.

This view of the ecological value of the Application Site has previously been accepted hy
Scottish Natural Herltage who, in relation to an eatlier appllcation relating to the slte advised
that they:

“..» certainly couldn’t ohject to the proposals on nature conservation grounds
alone.”

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

Policy 6C12

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

Prior to addressing these criteria, It Is important to note that the mannet In which this policy is
constructed provides a clear acceptance of the fact that if the “qualifying” criteria can be met,
there Is no absolute prohibition against the development of any given area of urban open
space and that as such, the fact that the Application Site Is covered by this policy does not In
itself mean that it is unsultable for development.

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

Application Site, it Is submitted that this change will not result In any adverse effects upon the
established amenity of the surrounding area,




In both physlcal and visual terms, the Application Site relates most strongly to the existing
residential propetiies, which bound the slte on all sides. Accordingly, it is considered that the
proposed residentlal development of the site would be wholly In keeping with the well
established residential character of the surrounding area.

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

1t Is further noted that the Application Site does not comprise an area of planned open space
provided as a consequence of the development of any of the residentlal units which surround
the site, rather, it is simply an area of ground left over as a result of these earlier
developments.

Criterion 2

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

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

Criterion 3

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




Criterion 4

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

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

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

In light of this assessment of the application proposals against the criterla, which
forms part of Policy $C12, it is submitted that the proposals themselves can be
reasonably justified against the provisions of Policy SC12,

Policy SC2

Policy SC2 sets out the criteria agalnst which the acceptabllity of residentlal proposals refating
to unallocated sites within urban and village limits require to be tested,

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

Criterion 1

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

requires to be assessed against the requirements of Policy SCi2,

This assessment has been carried out above with it belng concluded that the proposed
development can be fully and reasonably justifled against the provisions of Pollcy SC12,




