Enclosure 8

John Morris

From: Callum Wilson

Sent: 09 December 2022 09:44
To: adtm1dmbscorr
Subject: P/22/0464/FUL
Categories: Janice

Development Services

Memo
To: Development Management Unit (FAO Julie Seidel-Gregory)
From: Engineering Design Unit
Date: 09 December
2021 Enquiries: 4732 Fax: 4850
OurRef: 221104/CW Your Ref: P/22/0464/FUL
Proposal : Construction of Dwellinghouse, Outbuildings, Site Access and
Associated Works
Location : Land To The East Of Dyke Farm, Falkirk

We refer to your consultation received on 27 September 2022 concerning the above application and
would offer the following response.

Roads comment

The application site is located North of Slamannan on the West side of the C2 Darnrigg Road.
Darnrigg Road is an adopted rural road without lighting or footway provision along the majority of
its length and is subject to the national speed limit in the vicinity of the application site.

Vehicular traffic generated by the proposal is unlikely to significantly affect the capacity of the public
road network, however, research has shown for a considerable time that minor junctions and direct
accesses along a road give rise to an increased accident risk. Consequently, the introduction of
vehicular movements at a new access with sub-standard levels of visibility is not considered to be
in the best interests of road safety. The development may also lead to pedestrian activity on
Darnrigg Road which we would not support having regard to the absence of footway and lighting
provisions in the area.

In summary, the concern detailed in this response could be used to support a recommendation of
refusal of planning permission which you may be considering. However in the event the application
is approved the following condition is requested:



1. In-curtilage parking shall be provided in accordance with the National Roads Development
Guide

2. An in-curtlage turning facility shall be provided within the boundary of the proposed
application.

3. The proposed access shall be surfaced in a bound material for a minimum length of 5.5m to

ensure no surface water is discharged or loose material is carried onto the public road

The proposed gate access should to be set back 6m and should swing inward to the site.

Visibility splays measuring 2.4m x 120m require to be provided.

o s

The information contained in this e-mail is confidential and is intended only for the named recipient(s). If you are not the intended recipient, you must not
copy, distribute or take any action or reliance on it. If you have received this e-mail in error, please notify the sender. Any unauthorised disclosure of the
information contained in this e-mail is strictly prohibited.

The views and opinions expressed in this e-mail are the senders own and do not necessarily represent the views and opinions of Falkirk Council.
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Supplementary Guidance

A suite of 14 supplementary guidance notes (SG’s) is currently being produced by the Council in conjunction with LDP2. The number of SGs is reducing from seventeen to fourteen,
as three of the adopted SGs are being consolidated to provide a more comprehensive and integrated approach to guidance. The SGs seek to provide more detailed guidance on how
particular local development plan policies should be applied in practice.

These SGs form a statutory supplement to LDP2, and are intended to expand upon planning policies and proposals contained in the plan.

Afull list of the supplementary guidance in this series is found below.

&) Development in the Countryside

& Neighbourhood Design

@ Residential Extension and Alterations

& shopfronts

@ Green Infrastructure and New Development

& Affordable Housing

& Biodiversity and Development

@ Local Nature Conservation and Geodiversity Sites

& Landscape Character Assessment and Landscape Designations
& Trees and Development

&) Frontiers of the Roman Empire (Antonine Wall) World Heritage Sites
& Listed Buildings and Unlisted Properties in Conservations Areas
& Developer Contributions

&) Renewable and Low Carbon Energy

SGO01 Development in the Countryside May 2021
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1. Introduction

1.1 This supplementary guidance has been produced by
Falkirk Council to elaborate on key countryside
policies contained in the Local Development Plan 2
(LDP2). It provides more detailed guidance to
developers and others on matters to take into account
when approaching the Council with proposals for
development in the countryside, in particular:

(a) the circumstances in which development in the
countryside will be permitted (Sections 3 4 and 5);
and

(b) design guidance on new development in the
countryside (Section 6).

1.2 In all cases it is recommended that pre-application
advice is sought from the planning authority.
Pre-application advice can be particularly useful in
helping identify the issues to be covered and
information that will be needed to support a planning
application, which in turn can help accelerate the
process. It is also advised that applicants seek
appropriate professional advice (architect, structural
engineer, landscape architect, ecologist etc.),
particularly where conversion, restoration or
replacement of existing buildings in the countryside
is involved.

@ SGO01 Development in the Countryside May 2021



2.

Planning Policy Context

2.1

2.2

23

National Policy

The national policy framework for rural development
is set out in the Scottish Planning Policy (SPP), with
additional guidance provided by Planning Advice Note
(PAN72): Housing in the Countryside.

The SPP adopts a positive approach to rural areas,
with the overarching aim of enabling development
which supports prosperous and sustainable
communities, whilst protecting and enhancing
environmental quality. New development should
respond to the specific local circumstances and
character of an area.

The focus of PAN72 is set out in key design principles,
with the purpose of creating more opportunities for
good quality rural housing which respects Scottish
landscapes and building traditions. It emphasises

the importance of landscape setting and context. If a
proper fit in the landscape is not achieved, then even
a well designed building can fail. High quality design is
seen as integral to new development.
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Falkirk Local Development Plan 2

The Council’s objective through LDP2 is to protect
the character and environmental quality of Falkirk’s
countryside whilst facilitating well designed
development, in the right places, where it is justified
and necessary.

The key Local Development Plan policies to guide
new development in the countryside are provided by :

Policy PE14  Countryside

Policy PE15 Green Belt

Policy HC05 Housing in the Countryside
Policy JEO5  Business Development in the

Countryside

Policy PE14 is a keynote policy which defines
‘countryside’ as those areas outwith the Urban and
Village Limits. The Urban/Village Limits are identified
on the Proposals Map of the LDP. It sets out general
guidance for countryside proposals which are not
covered by the specific uses covered by Policies
HCO05 and JEO5, but are appropriate. It is not possible
to provide guidance for every possible circumstance
that development may be required, however Policy
PE14 sets out general criteria where other uses in
the countryside may be supported. PE14 seeks to
prevent sporadic and intrusive development which
could have a detrimental impact on the character of
the countryside. Cross referencing to guidance on
infill development, restoration of existing buildings
and design guidance contained in this SG will provide
further context to the consideration of proposals.

Policy PE15 applies within areas which, as well as
being countryside, are also designated as green belt.
Within the green belt there is a stronger presumption
against development, and more stringent criteria to
meet.

This Supplementary Guidance focuses on Policies
HCO05 and JEOS5 which deal with housing and
business.

26
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Other types of development commonly promoted in
the countryside are covered by other specific topic
policies, e.g.

Policy IR11 Digital Infrastructure

Policy IR12 Energy Generation Development
Policy IR15/16 Minerals

Policy IR17 Waste Management Facilities

These key policies are supported by a number of
general environmental policies which may also apply
depending on the individual nature and location of the
development proposal e.g.

Policy PE18
Policy PE19

Landscape
Biodiversity and Geodiversity

(A full list of these policies is provided in Appendix 1).

Overarching all new development is the legal
requirement and key priority for Falkirk Council

to tackle climate change. Reducing the energy
requirements of new buildings is critical to this and all
new development should incorporate low and zero
carbon-generating technologies. Guidance is provided
by Policy IR13 Low and Zero Carbon Development
and SG14 Renewable and Low Carbon Energy.

SGO01 Development in the Countryside May 2021




2. Planning Policy Context

General Considerations
Access and Servicing

2.8 All proposals will be required to meet the Council’'s
standards for access and servicing, which are set
out in the National Roads Development Guide.
New development in the countryside is frequently
accessed off narrow, derestricted rural roads, where
safety may be an issue, Larger developments may
have an impact on the local road network through the
introduction of new journeys, in which case a transport
assessment may be required. Policy IR05 sets out
the criteria for transport assessments and seeks to
ensure that any impacts on the transport network
are identified at an early stage, and appropriate
mitigation measures are introduced. Where schemes
would impact on the trunk road network, developers
should discuss their proposals with Transport Scotland
who can advise on any potential improvements

Biodiversity

2.9 Policy PE19 provides general support for biodiversity
and sets out the level of protection for nature
conservation sites, species and habitats. Of particular
relevance when redeveloping existing buildings can be
the presence of protected species. Some species are
protected by law and to disturb them can constitute
an offence. It is therefore recommended that an initial
check is undertaken to identify if there are any issues
which require further investigation. The presence
of protected species is unlikely to mean that works
cannot go ahead but does mean that their presence
must be accommodated both during and after works.
In these circumstances consultation within the Council
or NatureScot is essential. Accommodating the
presence of some protected species may also require
a licence from NatureScot.

@ SGO01 Development in the Countryside May 2021



3. Housing in the Countryside

Infroduction

3.1 The general strategy of the LDP2 is to direct new
housing development in rural areas to the existing
villages in order to sustain their vitality and take
advantage of village services and infrastructure.
Whilst it is recognised that there are circumstances
where new houses in the countryside are necessary
or appropriate, it is vital that the character and
amenity of the countryside is safeguarded against
suburbanisation, and sporadic, poorly located and
poorly designed development.

3.2 Policy HCO05 aims to encourage the sympathetic
re-use of existing traditional buildings of character
in the countryside. These buildings represent a
significant resource both architecturally and from a
sustainability point of view and have the potential to
be re-used and adapted to help meet present and
future rural development needs. However there will
be circumstances where new housing is considered
acceptable, for example where they are needed to
support rural economic activity, where they represent
infill, or where it will enable the restoration of historic
buildings.

3.3 Policy HCO5 sets out the circumstances where
housing in the countryside will be supported :

HCO0S5 Housing in the Countryside

Proposals for housing development in the countryside of a scale, layout and design suitable for its intended location will be supported in the following circumstances:
1. Housing required for the pursuance of agriculture, horticulture, or forestry, or the management of a business for which a countryside location is essential;

. Restoration or replacement of houses which are still substantially intact, provided that the restored/replacement house is of a suitable size and design;

. Conversion or restoration of non-domestic farm buildings to residential use, including the sensitive redevelopment of redundant farm steadings;

. Appropriate infill development;

. Limited enabling development to secure the restoration of historic buildings or structures; or

. Small, privately owned gypsy traveller sites which comply with Policy HC09.

Detailed guidance on the application of these criteria will be contained in Supplementary Guidance SG01 Development in the Countryside.

SGO01 Development in the Countryside May 2021 @



3.

Housing in the Countryside

3.4

3.5

@ SGO01 Development in the Countryside May 2021

The following supporting information gives further
explanation to aid the interpretation of sub sections
1-6 of Policy HCO05.

(1) Required to Support an Economic Activity

The Council recognises that the nature of a rural
business may mean that managers or employees
need to live on site. If a house is required on site for
an economic activity all of the following criteria must
be met:

® The submission of a business plan to demonstrate
that the business has been planned on a sound
financial basis and the business is economically
viable;

® The submission of a supporting statement to
demonstrate the operational need for the
additional house in association with the business;

® Evidence that no existing dwelling which might
have served that need has been sold or otherwise
alienated from the holding;

® Evidence that there are no reasonable
opportunities for re-using or converting redundant
buildings rather than building a new dwelling;

@ If the above criteria are met, the proposed house
will then be assessed in terms of its location,
siting and design.

It should be noted that where a house is to be
associated with a proposed economic activity,
construction of the house will not be permitted in
advance of the development of the business. In these
circumstances, it is usual for the Council to grant a
temporary permission for a non-permanent form of
housing pending the establishment of the business.

3.6

(2) Restoration or Replacement of a House
(a) Restoration

The Council wants to encourage the restoration and
re-use of worthwhile buildings in the countryside.
Restoration rather than replacement will be favoured
where the building is of traditional form and
construction, is otherwise of architectural or historic
merit, makes a positive contribution to the landscape
or contributes to local character. The emphasis is on
utilising the historic building fabric which already exists
in the countryside. In these circumstances all of the
following criteria must be met:

® The building, by virtue of its existing character,
has the potential to make a positive contribution
to the rural landscape;

® The building is substantially intact and is capable
of beneficial restoration without substantial
rebuilding. (Refer to Note 1 on Page 7);

® The restored or converted building is of a suitable
size and design, and utilises natural materials
which are locally sourced where possible.



3. Housing in the Countryside

Existing Building Contributes to Local Character

= E S o
E B B
Elevations as Existing

Case Study : Bulliondale House, Avonbridge
Copyright and Credits : The Pollock Hammond Partnership Architects and Conservation Consultants
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