P25.

Development of Land for Residential Purposes and Associated
Infrastructure at Land to the East of 31 Redpath Drive, Old Bellsdyke
Road, Larbert for Miller Homes Ltd - P/22/0065/PPP

The committee considered a report by the Director of Place Services on an
application for the development of land for residential purposes and
associated infrastructure at land to the east of 31 Redpath Drive, old
Bellsdyke Road, Larbert for Miller Homes Ltd — P/22/0065/PPP.

Decision

The committee agreed to:-

a)

b)

Instruct the Director of Place Services to advise the DPEA that
this report constitutes the Council’s note of matters which the
Planning Authority considers should be taken into account in
determining the planning application.

Indicate that it would have been minded to refuse planning
permission in principle for the following reason(s):-

1.

The proposed development does not relate to housing
required for the pursuance of an appropriate rural activity, the
restoration or replacement of an existing house, the
conversion of non-domestic farm buildings, appropriate infill
development, historic building/structure enabling
development or a gypsy/traveller site. As such the principle of
residential development of the application site is contrary to
policies PEO1 ‘Placemaking’, PE14 'Countryside’' and HC05
'Housing in the Countryside' and Supplementary Guidance
SGO01 'Development in the Countryside' (adopted) of the
Falkirk Local Development Plan 2.

The application is contrary to Policy HC01 ‘Housing Land’ of
the Falkirk Local Development Plan 2. The application site is
an extensive greenbelt site and the proposal represents a
large-scale housing development which would be at odds with
the settlement strategy for the area. A more sustainable
approach would be for the impacts of and opportunities for
urban expansion in this area to be considered in a co-
ordinated way through the development plan review process
so the broader considerations of settlement growth,
landscape impacts, urban form and infrastructure provision,
including school provision and the road network, could be
assessed in the round, and the most optimal long-term
solutions devised.

Granting the application for a major housing development in
the greenbelt could make it difficult to resist other
applications which in combination would result in growth of a
strategic nature which is unplanned for in the Larbert and
Stenhousemuir area in relation to community facilities and



infrastructure. The settlement strategy for this area should be
properly considered through the development plan review
process and not, de facto, by decisions on individual planning
applications.

There is insufficient capacity at Larbert High School to
accommodate children from this development. No mitigation
has been identified, in a manner which is consistent with the
Council’s education policies, which would address the
capacity issues exacerbated by development. The application
is assessed as being contrary to policies IR02 ‘Developer
Contributions’ and IR03 ‘Education and New Housing
Development’ of the Falkirk Local Development Plan 2 and
Supplementary Guidance SG13 ‘Developer Contributions’.

This development would not support a hierarchy of travel
which would maximise the extent to which its travel demands
are met first through walking, then cycling, then public
transport and finally through the use of private cars, as the
site is located in a remote location to the far east of
established settlements in greenbelt land which is remote
from existing community facilities including education,
healthcare and shopping. The application is contrary to policy
IR05 ‘Travel Hierarchy and Transport Assessment’ of the
Falkirk Local Development Plan.

Indicate that in the event of the Reporter appointed to the appeal
being minded to grant planning permission in principle, that any
such grant of planning permission be subject to the satisfactory
conclusion of a Section 75 Planning Obligation and conditions as
follows:

Section 75 Legal Agreement

A financial contribution of £2,673.97 per house and £712.60 per
flat towards Larbert High School;

Financial contributions towards an existing local art project, or
through provision of public art to be provided on site;

A financial contribution of £250 per house and £125 per flat to
the improvement of off-site semi natural open space at Chapel
Burn Park and/or Drumlarig Place Wood;

The provision of 25% of all units built on site to be affordable
housing in accordance with SG06 ‘Affordable Housing’. The
type, tenure and programme for delivery to be agreed in writing
with the Council; and

The provision of a4 m wide segregated cycle / footway, across
the full frontage of the site on the north side of Bellsdyke Road
(A88), to be provided in conjunction with the junction
improvements.

List of condition(s):-



1. Plans and particulars of the matters specified below shall be
submitted for consideration by the Planning Authority, in
accordance with the timescales and other limitations in Section
59 of the Town and Country Planning (Scotland) Act 1997, as
amended. No work shall begin until the written approval of the
authority has been given, and the development shall be carried
out in accordance with that approval. The specified matters are:

(@) the siting of the building(s);

(b) the design of the building(s);

(c) the external appearance of the building(s);

(d) details of the access arrangements, final road layout and
shared cycle / pedestrian links within the site to the wider
network;

(e) details of landscaping of the site;

(f) details of proposed boundary treatments; and

(g) details of a public art proposal, as guided by a strategy
prepared in consultation with the Planning Authority;

Reason: To ensure that the matters specified are given full
consideration and to accord with Section 59 of the Town and Country
Planning (Scotland) Act 1997, as amended, by the Planning etc.
(Scotland) Act 2006.

2. Further to condition 1(e) above, the landscaping details shall
include (as appropriate):

(@) anindication of existing trees, shrubs and hedges to be
removed, those to be retained and, in the case of damage,
proposals for their restoration;

(b) thelocation of all new trees, shrubs, hedges and grassed
areas;

(c) aschedule of plants to comprise species, plant sizes and
proposed numbers/density;

(d) Details of a substantial play facility with a good range of
equipment for all ages and on-site parkland in accordance
with Falkirk Council Supplementary Guidance SG05 ‘Green
Infrastructure and New Development'; and

(e) aprogramme for completion and subsequent maintenance.

Thereafter, the development shall be carried out in accordance with
the approved details. No existing trees, hedges or shrubs shall be
removed prior to approval of the landscaping details.

Reason: To safeguard the visual amenity of the area.

3. As part of the first application for the approval of Matters
Specified in Conditions, the proposed surface water drainage
strategy and associated design detail (as appropriate) shall be
submitted for the written approval of the Planning Authority.



Thereafter, the development shall be carried out in accordance
with the approved details.

Reason: To ensure that adequate drainage is provided.

4.

As part of the first application for the approval of Matters
Specified in Conditions, a contaminated land assessment shall be
submitted for the written approval of the Planning Authority.
Before occupation of each dwellinghouse, (1) any necessary
remedial works to make the ground safe shall be carried out in
accordance with an approved remediation strategy and (2) any
necessary remediation completion report/validation certificate
shall be submitted to and approved in writing by the Planning
Authority.

Reason: To ensure the ground is suitable for the proposed
development.

5.

No development shall commence on site until an appropriate
scheme of intrusive site investigation works has been undertaken
to confirm coal mining conditions at the site, including any mine
entries. The findings and details, including the timing of any
necessary remedial or other mitigation measures to ensure safety
and stability of the proposed development shall have been
submitted to and approved in writing by the planning authority.
The mitigation measures shall be carried out in accordance with
the scheme and details approved.

Reason: To ensure the ground is suitable for the proposed
development.

6.

If stabilisation works are required to facilitate development, an
appropriate risk assessment for the stabilisation of mine
workings with Pulverised Fuel Ash (PFA) shall be submitted to
and approved in writing by the Planning Authority. Thereafter
development shall proceed in accordance with the approved risk
assessment.

Reason: To ensure the ground is suitable for the proposed
development.

7.

No development shall commence on site until a material
schedule, of all external materials, has been submitted to and
approved in writing by the Planning Authority. Thereafter, only
the approved materials shall be used, unless otherwise agreed in
writing with the Planning Authority.

Reason: To safeguard the visual amenity of the area.

8.

No development shall commence on site until an updated Noise
Assessment is submitted and approved in writing by the Planning
Authority. The Noise Assessment shall include mitigation



measures to protect the proposed dwellings from transportation
noise.

Reason: To safeguard proposed residents from unacceptable noise
intrusion.

9. No development shall take place on site until details of on-site
low and zero carbon generating technologies, necessary to meet
a proportion of the overall energy requirements of the
development, have been submitted to and approved in writing by
the Planning Authority.

Reason: To ensure that full consideration is given to the achievement
of low and/or zero carbon development.

10. The Development shall be designed in accordance with the
National Roads Development Guide.

Reason: In the interests of road safety.

11. As part of the first application for the approval of Matters
Specified in Conditions, full details of the proposed external
junctions onto Bellsdyke Road (A88) and Redpath Drive shall be
submitted together with an independent Road Safety Audit (Stage
2 and 3).

Reason: To allow assessment in relation to impact on the road network
and in the interests of road safety.

12. As part of the first application for the approval of Matters
Specified in Conditions, the site layout shall include pedestrian
footways and paths proposed within the development linking to
the surrounding area, the provision of a 2m wide footway on the
east site of Redpath Drive to tie in with the existing footway on
the north side of Webster Avenue and the provision of a
segregated cycle / footway across the full frontage of the site with
Bellsdyke Road (A88).

Reason: To ensure sustainable travel links with the development site
and surrounding cycle and footpath network.

13. For the avoidance of doubt the drawings forming part of this
planning approval are indicative only, except for the approved
location plan.

Reason: To enable the Planning Authority to consider this/these
aspect(s) in detail.



