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         By Email 
 
Dear  
 
Seafield Road - Bat Inspection of Roadside Trees 
 
We confirm that an IEEM registered ecologist and licensed bat worker attended site on 
089.07.13 to inspect the trees on Seafield Road which are within the current application 
boundary.  We confirm that there does not appear to be any bat potential associated with 
the trees in question.  Below is a short overview of the survey methodology and the results: 
 
Methods 
A licensed bat worker (Laura Davis, SNH Licence No 13704) visited the site on the morning of 
08.07.13.  The trees along Seafield Road, between Hillview Cottages and Blackburn were 
surveyed from the ground, looking for any features which may be used by roosting bats.  A 
torch and binoculars were used to aid the survey.   
 
The following trees were inspected on the south of the road: 

 Beech, NS 99541 65519; 
 Beech, NS 99538 65518; 
 Beech, NS 99529 65515; 
 Ash, NS 99513 65512; and 
 Beech, NS 99479 65516. 

 
The following trees were inspected on the north of the road: 

 Multi-stemmed ash, NS 99538 65534; and 
 Ash, NS 99505 65524. 

 
Results 
No potential for use by roosting bats was seen in any of the tree surveyed, and therefore with 
regards to bats there is no reason why these trees cannot be felled.  There is a bird nest within 
the upper reaches of the ash of the south side of the road, although it is not clear whether this 
is currently in use.  Due to the dense foliage it was hard to see if there are any nests within any 
of the other trees, and this should be borne in mind prior to felling.  Ideally, trees with potential 
to support nesting birds would be felled outwith the nesting season, i.e. September to February, 
unless they can be shown to be free of nesting birds.   
 
I trust that this is of use and please feel free to contact me if you need to discuss further. 
 
Yours sincerely 

Ross Wilkie BSc (Hons) Ecol Dip LRM MLA CMLI 
Director 
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We support the preferred approach to focus regeneration initiatives on the smaller settlement in the west of West
Lothian, which specifically includes Blackburn, through the creation of more balanced communities and the
attraction of private sector investment and development.  This objective could be achieved through
the allocation of our client's 6.5 hectare site at Seafield Road, Blackburn (part of Site EOI - 0136) for new housing.
development.  Full details on the particular merits and advantages of this site are set out in the attached Supporting Planning Statement.
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We support the preferred strategy to provide more housing than the minimum required and the allocation of a
generous supply of effective housing land throughout the West Lothian LDP Area.  This should include the release
of additional housing land in the Blackburn area in line with the preferred community regeneration strategy as set out
under Main Issue 2 above.  We would therefore request that the Council reconsiders its assessment of our client's 
6.5 hectare site at Seafield Road, Blackburn and allocates this for new housing development in the Proposed LDP.
Full details on the particular merits and advantages of this site are set out in the attached Supporting Planning
Statement and accompanying technical reports which confirm that this site is an appropriate housing site.
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By focussing on the allocation and delivery of effective housing sites in accessible, marketable and sustainable
locations. Further to our responses to questions 12 and 15, the allocation of our client's 6.5 hectare site at Seafield
Road, Blackburn (part of Site EOI-0136) for new housing development would help to meets this objective.  Full
details of the particular merits and advantages of this site are set out in the attached Supporting Planning Statement
and accompanying technical reports.
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We support the preferred approach to promote additional growth which utilises existing capacity and allows for 
appropriate level of developer contributions to be sought to help deliver planned improvements, particularly in 
respect of education capacity. Further to our responses to questions 12, 15 and 19, the allocation of our client's
6.5 hectare site at Seafield Road, Blackburn (part of Site EOI-0136) for new housing development would help to
meet this objective.  Full details of the particular merits and advantages of this site are set out in the attached
Supporting Planning Statement and accompanying technical reports.
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We support the preferred approach to release appropriate greenfield sites on the edge of existing settlements.
Further to our responses to questions 12, 15, 19 and 38, the allocation of our client's 6.5 hectare site at Seafield Road,
Blackburn (part of Site EOI-0136) for new housing development would meet this objective.  Full details of the particular merits
and advantages of this site are set out in the attached Supporting Planning Statement and accompanying technical reports.
As confirmed in a recent appeal decision, this site is located in an accessible, sustainable location and would not adversely
impact on any sensitive environmental, landscape, townscape or biodiversity areas and would not lead to coalescence.  It can
therefore be released for new housing development in line with SESplan Policy 7.  We would therefore request its removal from
the existing countryside designation and its allocation in the Proposed LDP as a new housing site with capacity for 120 units.
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Further to our responses to questions 12, 15, 19, 38 and 48, we would request that the Council reassess the particular merits
of our client's 6.5 hectare site at Seafield Road, Blackburn (part of Site EOI-0136).
Full details of this site are set out in the attached Supporting Planning Statement and accompanying technical reports.
As confirmed in a recent appeal decision, this site is located in an accessible, sustainable location and would not adversely
impact on any sensitive environmental, landscape, townscape or biodiversity areas and would not lead to coalescence.  It can
therefore be released for new housing development in line with SESplan Policy 7.
We would therefore request its removal from the existing countryside designation and its allocation in the Proposed LDP
as a new housing site with capacity for 120 units.
We would also welcome the opportunity to review this site with the Council's Planning Officers prior to the preparation of the
Proposed LDP.
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1

1

INTRODUCTION

This Design Statement has been prepared by Urban Design pracƟ ce,  Addergrove Design, 
on behalf of Hallam Land Management Ltd. The document has been created in support of 
an applicaƟ on for Planning Permission in Principle for the development of approximately 
120 dwelling houses on land adjoining Blackburn, West Lothian and sets out the design 
principles and access arrangements for the proposed development.

The purpose of this document is to provide West Lothian Council with an overview 
of the potenƟ al present in the site, and how best pracƟ ce, adopted early in the 
design process, can unlock this and help form the foundaƟ ons for a successful new 
housing development that is well integrated into the surroundings, respects the lo-
cal character and seƫ  ng and yet has its own character and idenƟ ty.

On this basis an illustraƟ ve conceptual masterplan has been created which 
highlights the proposed development paƩ ern and relaƟ onship to the immediate 
and wider local area.

This Design Statement has been prepared in conjuncƟ on with Landscape and 
Ecology Consultants, Brindley Associates, Chartered Town Planning Consultants, 
John Handley Associates, JMP ConsulƟ ng Engineers and A2 Environmental Con-
sultants. The Design Statement has been informed by the drainage and fl ood risk 
assessment, ecological assessment, landscape appraisal, ground condiƟ ons & coal 
risk, noise assessment, transport assessment and supporƟ ng planning statement, 
resulƟ ng in a design proposal which is eff ecƟ ve, responsive and of the highest qual-
ity.

Consultant team structure

URBAN DESIGN & MASTERPLANNING

TRANSPORTATION & ENGINEERING CONSULTANT ENVIRONMENTAL CONSULTANT

LANDSCAPE & ECOLOGY CONSULTANT

• Design Strategy
• Graphic Materials

• Landscape Appraisal
• Landscape Strategy
• Ecology Assessment

• Project Leaders
• Client Body

• Site InvesƟ gaƟ on
• Coal Risk

• Drainage & Flood Risk
• TransportaƟ on Assessment
• Noise Assessment

• Design Team CoordinaƟ on
• Planning Policy Review
• Planning Strategy
• Community ConsultaƟ on

PROJECT COORDINATION & PLANNING CONSULTANT

CLIENT

addergrove

JOHN HANDLEY ASSOCIATES
PLANNING CONSULTANTS
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2

2

SITE LOCATION

The site is located on the eastern side of Blackburn, West Lothian on the A705 
(Seafi eld Road) and covering a total area of 6.5 Hectares (16 acres) with a high point 
of 162 metres in the north and a low point of 155 metres to the south.

Blackburn itself was established as a small industrial town historically focussing on 
coƩ on manufacturing and coal mining, with a current populaƟ on of approximately  
4750. The M8 motorway lies on the northern periphery of Blackburn, with the town 
of Bathgate just beyond this. The proximity to the M8 provides good linkages to the 
wider road network and areas of employment, and is within commuƟ ng distance of 
both Edinburgh and Glasgow. The town of Livingston is situated only 5 miles to the 
east of Blackburn, with further employment, retail and leisure opportuniƟ es. 

Further to the nearby motorway, railway staƟ ons are also present at Bathgate, Ad-
diewell and Livingston. An extensive bus network is also available in the area, pro-
viding the proposed site with a comprehensive sustainable transport network. A 
dedicated footpath / Cycleway links the northern edge of Blackburn to Livingston 
and runs close to the northern boundary of the proposed site.

The land between Blackburn and the village of Seafi eld to the east is mainly agri-
cultural land with a number of residenƟ al properƟ es scaƩ ered in clusters along the 
A705. Further to the north, between the proposed site boundary and the M8 is an 
area of former peat extracƟ on known as Seafi eld Moss, to the south lies the River 
Almond.

ExisƟ ng built form in the neighbouring area comprises mostly 1 to 2 storey detached 
dwellings, with a few terraced residences, there are a number of housing blocks of 
between 3 and 5 storeys to the far north of Blackburn at Beechwood Road, adjoin-
ing the M8 motorway.

LocaƟ on of site in relaƟ on to Blackburn & Seafi eld
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Ordnance Survey Site Plan 3

2 SITE LOCATION
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SITE CONTEXT PHOTOGRAPHS3

4
Aerial Photographs of proposed site.
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SITE CONTEXT PHOTOGRAPHS3

5

1. St. KenƟ gerns School - entering Blackburn from the east
2. The MIll Shopping Centre on Bathgate Road
3. JuncƟ on of Bathgate Road and East Main Street
4. A792 Bathgate Road looking South
5. A792 Bathgate Road looking South (Turf Road JuncƟ on)
6. Ash Grove looking north
7. A705 in Seafi eld looking East
8. A705 in Seafi eld looking East
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Blackburn Area
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9. A705 looking east towards site
10. A705 looking west towards Blackburn
11. Pinewood Place looking east (site behind)
12. Pinewood Place looking  south east (site to leŌ )
13. Elm Place looking east towards cycle path at rear of site
14. Happy Valley Road
15. Blackburn House Equestrian Centre
16. Looking west towards entrance to Woodlea

SITE CONTEXT PHOTOGRAPHSSite Perimeter
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SITE PHOTOGRAPHS4

7

17. Footpath connecƟ on to west of site
18. Informal footpath along western site boundary buff er zone
19. Looking north over site
20. Western edge of site looking north
21. Eastern secƟ on of site looking north
22. Eastern secƟ on of site looking north west towards Blackburn in distance

Site Photographs
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1920
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8

SITE DESCRIPTION

The applicaƟ on site is located on the eastern side of Blackburn and is bisected by 
the A705 (Seafi eld Road) which travels on an east / west axis, dividing the proposed 
site into 2 secƟ ons, one to the north covering an area of 3 Hectares (7.4 acres) and 
one to the south covering 3.5 Hectares (6.4 acres). Both areas of the site are pro-
posed to be directly accessed off  the A705 Seafi eld Road via a new roundabout.

The northern site is defi ned by the A705 (Seafi eld Road) to the south, residenƟ al de-
velopments on Graham Court and Pinewood Place to the west, exisƟ ng fi eld bound-
aries and landscape structure to the north and exisƟ ng farm building and associated 
housing to the east.

In topographical terms, the site sits 3 metres below Seafi eld Road on the southern 
boundary (156 metres) before rising gently to 159 metres and then fl aƩ ening out 
over the northern half of the site. There are a number fi eld drains which join to a 
culvert which runs under the A705 and then drains down the western edge of the 
southern site. In Landscape terms, the land comprises agricultural land under a mix 
of arable producƟ on and improved pasture, there is a relaƟ vely weak landscape 
structure of declining hedgerows with trees, remnant shelterbelts and under grazed 
hedgerow trees in open pasture.

To the south of Seafi eld Road is the second parcel of land proposed for development, 
this is defi ned by exisƟ ng housing at Happy Valley, parƟ ally screened by hedgerow 
and mature trees, to the west, Seafi eld Road to the north, exisƟ ng housing fronƟ ng 
the A705 in the north east corner, a recently established shelterbelt to the east with  
an ‘urban croŌ ing’ development beyond. The southern boundary is formed by the 
northern edge of the River Almond Area of Special Landscape Control.

Topographically, the southern site also sits some 3 metres below the A705 and con-
Ɵ nues to fall generally in a southern direcƟ on towards the River Almond.

Detailed Site survey of exisƟ ng site.
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• A new compact roundabout on the A705 between the north and south  
 sites to be designed in accordance with the standards provided in the 
 Design Manual for Roads and Bridges (DMRB), “Designing Streets”, and  
 the standards provided in West Lothian Development Guidelines.

• A new pedestrian footway along the south side of the A705 Seafi eld Road.

• The widening of the exisƟ ng footway on the north side of Seafi eld Road  
 along the development frontage.

• New dropped kerbs will be provided to support pedestrian crossing   
 movements from the south site to the footway located on the north site  
 of the A705 Seafi eld Road.

• IntegraƟ on of the proposed development with the exisƟ ng pedestrian  
 network to ensure excellent access to the site for those on foot.

The results of the assessments have shown that the proposed development can 
be integrated with the exisƟ ng transport network and vehicular impacts accom-
modated so that there is no material detriment to exisƟ ng road users, and could 
improve the current situaƟ on.

The Transport Assessment has shown that the development site is well located 
for both local and strategic traffi  c and currently enjoys a good level of accessibil-
ity by sustainable modes of transport. The proposed development site is consid-
ered suitable for the development proposals.

6

9

SITE INVESTIGATION

The following site invesƟ gaƟ on comments have been extracted from the associ-
ated supporƟ ng reports in relaƟ on to roads, fl ooding & drainage, environmental 
assessment and coal risk, landscape and visual impact, ecology, noise, commu-
nity consultaƟ on and planning statement.

Transport & Accessibility

Transport Consultants, JMP, have carried out a detailed examinaƟ on of the traf-
fi c generaƟ on and distribuƟ on for the proposed residenƟ al use of the site.  The 
Transport Assessment (TA) provides an overview of the proposed development 
details, a review of naƟ onal and local policy related to the site, exisƟ ng transport 
provision in the area and future transport proposals relevant to the develop-
ment. 

The TA concentrates on the wider transport impacts of the development in 
terms of site accessibility issues and provides details of supporƟ ng informaƟ on 
in terms of the development’s impact on the road network and road safety. 

The TA has considered the accessibility of the site by all modes of transport 
including walking, cycling, public transport and by car. The accessibility by all 
modes is considered to be good, with bus services operaƟ ng in close proximity 
to the site linking into Blackburn town centre, Seafi eld and Livingston.

The development will incorporate ‘Designing Streets’ principles to ensure that 
travel by the most sustainable modes are maximised with measures put in place 
to reduce the necessity for private car trips.

A review of access opƟ ons for the development have been presented to de-
termine the most suitable access arrangement and the extent of required road 
safety measures. The proposed miƟ gaƟ on measures to improve the road safety 
condiƟ ons for all road users have been considered and include:
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Flooding & Drainage Assessment

JMP have also conducted a detailed drainage and fl ooding assessment for the pro-
posed development. This has included consultaƟ ons with West Lothian Council, 
SEPA and Scoƫ  sh Water to defi ne the standards to which the surface water drain-
age system should comply.

The drainage assessment provides outline proposals for the new development and 
these have been refl ected in the indicaƟ ve masterplan for the site.  Full design of 
the drainage strategy will be prepared in conjuncƟ on with SEPA at the detailed ap-
plicaƟ on stage.

JMP have also carried out a fl ooding assessment for the proposed development 
site.  This includes a high level assessment of the SEPA Flood Map. The work indi-
cates that the site is not within any fl ood risk areas.

The report has confi rmed that the development of the site will deal with any local-
ised fl ooding arising from the exisƟ ng fi eld drainage system.  JMP have confi rmed 
that any exisƟ ng land drainage system which may currently drain the un-developed 
site, will have to be considered during any development of the site. Proposals will 
have to ensure that the new site buildings are protected from surface fl ows within 
the site, and any overland fl ow is captured and diverted from any exisƟ ng proper-
Ɵ es.  This could provide a signifi cant improvement on the current situaƟ on and will 
address exisƟ ng fi eld drainage problems which were raised as part of the local con-
sultaƟ on exercise.

6

10

SITE INVESTIGATION

1 in 200 year fl ood risk extents map.
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6

11

SITE INVESTIGATION

Environmental Assessment & Coal Risk

The site is located within the Coal Authority West Lothian Coal Mining Development 
Referral Area. The Coal Authority idenƟ fi es the site area being within an area where 
coal resources exist and adjacent land contains areas where probable shallow coal 
workings exist. 
      
Historic maps indicate that the land immediately to the north of the proposed de-
velopment area has had a number of small quarries on it; the nearest being ap-
proximately 30m to the north. Land approximately 700m east of the development 
site was historically occupied by the Seafi eld ArƟ fi cial Patent Fuel Works at which 
several mines and quarries extracted coal and oil shales.   
  
The ground condiƟ ons underlying the site are anƟ cipated to comprise strata of the 
West Lothian Oil Shale FormaƟ on (pale sandstones, interbedded with grey siltstones 
and mudstones, seams of oil-shale and of coal with beds of limestone/dolomite and 
ironstone) with overlying Glacial Till. Localised superfi cial deposits of alluvium and 
peat may be present. 
    
A Coal Authority search has been undertaken for the site and this confi rms that no 
recorded mine entries are present within the development area.  
 
Outside the development area, within the neighbouring ownership area land, a 
number of adits and shaŌ s are present. No records are held as to whether any 
treatment of these has taken place, however due to the dip of the strata it is not 
considered likely that these would have extended beneath the subject site. 
  
  
  

Historic Mine LocaƟ ons
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SITE INVESTIGATION

Landscape & Visual Impact

It is considered that landscape and visual eff ects associated with residenƟ al devel-
opment at the land held by Hallam Land Management Ltd will be largely contained
within the close vicinity of the site due to the screening provided by exisƟ ng and 
mainly residenƟ al developments in close proximity to the site boundaries.

Throughout the broader study area the eff ects upon landscape and visual amenity 
are considered to be generally negligible as the sites are seen as a small and not 
signifi cant addiƟ on to broader views containing prominent areas of residenƟ al de-
velopment.

PotenƟ al adverse eff ects, which have been idenƟ fi ed, relate to those experienced 
close to the proposed development site, these close receptors are predicted to ex-
perience limited eff ects as the proposed development does not introduce a new 
element into either views or the landscape character.

Appropriate structure planƟ ng can be incorporated on the site boundaries to pro-
vide visual integraƟ on and a more robust boundary between the urban areas and 
the adjacent agricultural land than that which currently exists and allow a mature 
seƫ  ng for the land holding. 

Landscape and Visual Impact IllustraƟ on
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SITE INVESTIGATION

Ecology

It is understood that development is to be largely restricted to parts of the exisƟ ng 
arable and improved pasture areas of the site leaving extensive peripheral areas 
either untouched or available for enhancement. Structure planƟ ng designed prima-
rily to enhance the local landscape can also be valuable as a buff er protecƟ ng exist-
ing habitats, e.g. the River Almond riparian zone, as well as creaƟ ng new habitats.

Discussion between the landscape architect and ecologist is essenƟ al in order that 
designs can be created using a paleƩ e of plant species that will fulfi l biodiversity 
needs as well as good landscape design. Provision for public access should also be 
integrated sympatheƟ cally within the design in order to minimise impacts on biodi-
versity and potenƟ ally sensiƟ ve habitats.

Development of the land proposed within the area shown as the applicaƟ on site, be-
ing largely arable and improved grassland of minimal ecological value will not result 
in any signifi cant negaƟ ve impact on local biodiversity. Development will be restrict-
ed to a relaƟ vely small area of the land holding aff ording opportuniƟ es for landscape 
and biodiversity enhancement as well as controlled public access provision. A bat 
survey will,however, be required but in view of the limited development proposals no 
other EPS or other protected species are considered necessary at the present Ɵ me. 

Ecology IllustraƟ on
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SITE INVESTIGATION

Noise Assessment

This Preliminary Noise Assessment has been undertaken to establish the noise con-
straints aff ecƟ ng the proposed development on the site, and to idenƟ fy potenƟ al 
miƟ gaƟ on measures to address areas where noise exceeds reasonable levels.

The anƟ cipated increase in traffi  c fl ows on the A705 is insuffi  cient to trigger assess-
ment of noise levels beyond the site boundary experienced by sensiƟ ve receptors.

PotenƟ al miƟ gaƟ on measures suitable for inclusion on this site include: 

• Designing the site layout such that buildings nearest the noise source form bar-
riers to the propagaƟ on of noise further into the development. 

• OrientaƟ ng buildings so they shield garden areas from noise. 

• OrientaƟ ng buildings to place facades with no or few windows, such as a gable 
end, towards the noise source. 

• Designing the internal layout of properƟ es to enable noise sensiƟ ve areas to be 
placed on facades facing away from noise sources.

DayƟ me Noise Assessment (external)

DayƟ me Noise Assessment (internal)

Nighƫ  me Noise Assessment (external)

Nighƫ  me Noise Assessment (internal)



3

Development Proposal - Land at Blackburn, West Lothian www.addergrove.co.uk

6

15

SITE INVESTIGATION

Community ConsultaƟ on

Hallam Land Management and its project team have undertaken a signifi cant level 
of local community consultaƟ on on its proposed housing development at Seafi eld 
Road, Blackburn. This was carried out over a period of four months, and was far in 
excess of the minimum requirements laid out in the consultaƟ on regulaƟ ons.

As recommended, a wide range of tools were used to engage with the key audiences 
prior to the submission of the formal planning applicaƟ on. The various consultaƟ on 
methods have been summarised in this report, and the feedback received on the 
draŌ  proposals has been used to inform and amend the development prior to the 
fi nalisaƟ on of the proposals and the submission of the formal planning applicaƟ on. 
This has allowed any issues of concern or support for the scheme to be idenƟ fi ed 
and addressed prior to the applicaƟ on submission.

The opinion on the proposals was very mixed with immediately adjacent residents 
generally opposed to any new development on their boundary. However, the strong 
and majority view, from wider Blackburn residents supported new housing in Black-
burn and parƟ cular support for this site which was considered to be a “good loca-
Ɵ on for new family housing”.

There was also signifi cant support for the proposed layout, form, density and ap-
proach to development on this site, and recogniƟ on of the benefi ts that could be 
gained from a high quality housing development such as that being proposed.

In conclusion, the undertaking of the extensive community consultaƟ on has provid-
ed an opportunity to progress, amend and enhance the indicaƟ ve proposals for this 
site prior to the submission of the formal planning applicaƟ on. The indicaƟ ve layout 
plans have been informed by feedback received from the adjoining neighbours, the 
local residents, and the comments received from the Community Council.

Example of materials used in community consultaƟ on event
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SITE INVESTIGATION

Planning

The SupporƟ ng Planning Statement and the accompanying plans and documents 
have demonstrated that the proposed development can be determined in accord-
ance with the Approved Structure Plan and relevant Local Plan Policy and can be 
implemented in line with all relevant supplementary planning guidance and best 
pracƟ ce on housing design. We have also shown that the applicaƟ on proposals are 
consistent with emerging strategic policy which acknowledges the benefi ts of devel-
oping new housing sites in this part of West Lothian.

We have confi rmed that the applicaƟ on proposals would not confl ict with the ob-
jecƟ ves of Local Plan Policies ENV22 or ENV23 as it is not sporadic development; it 
would not lead to the coalescence of Blackburn and Seafi eld; it would respect and 
refl ect the character and scale of exisƟ ng housing located to the west and east of 
the site; and would enhance the exisƟ ng entrance to Blackburn. There is also a lo-
caƟ onal need for the development as set out in Structure Plan Policies HOU9 and 
HOU10.

We have demonstrated that the proposal is an appropriate form and design of de-
velopment for the applicaƟ on site and would sit comfortably within the surround-
ing area without adversely impacƟ ng on the environmental quality, visual or neigh-
bouring amenity, or giving rise to any coalescence concerns. The review of relevant 
planning policy therefore confi rms that the proposal can be considered favourably 
in terms of relevant naƟ onal, strategic and local plan policy.

Edinburgh and the Lothians Structure Plan 2015

green belt  economy  land supply  transport  jobs  housing

2015east lothian  edinburgh  midlothian  west lothian

Front cover of Edinburgh & Lothians Structure Plan 2015
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One of the main issues raised throughout the local consultaƟ ons was the need to 
reduce road speeds on Seafi eld Road. A detailed Transport Assessment has been 
undertaken and this has confi rmed that the range of road improvements proposed 
for Seafi eld Road will address this issue and provide a signifi cant improvement over 
the exisƟ ng situaƟ on. This will allow the new development to be accessed safely, 
but will also signifi cantly improve and assist access for exisƟ ng residents in these 
locaƟ ons.

A common theme at all consultaƟ on events was the need to ensure an appropriate 
scale, density and design of development that is appropriate for Blackburn. Hallam 
Land Management has taken these comments on board and prepared indicaƟ ve 
layout plans, landscape plans and a design statement for the proposed develop-
ment. These confi rm the high quality of development being proposed, with a par-
Ɵ cular focus on the landscaping and layout of the development to accord with these 
requirements.

One of the main issues raised by neighbouring residents was the exisƟ ng drainage 
concerns regarding water run-off  from fi elds into the rear gardens of Graham Court. 
This maƩ er has been addressed by JMP and is likely to be caused by the exisƟ ng 
fi eld drainage system and the topography of the site. This will be fully addressed 
through the new development which will include a SUDS approach and will improve 
and resolve this current localised problem. This is confi rmed in the drainage report, 
the design and access statement and the indicaƟ ve layout plan.

We have demonstrated the appropriateness of the applicaƟ on site and the range 
of benefi ts that can be delivered through its development for the proposed level of 
new housing. We have addressed issues raised during the pre-applicaƟ on consulta-
Ɵ on, and have responded to concerns raised when the site was promoted for devel-
opment as part of the last Local Plan. 

The package of supporƟ ng informaƟ on submiƩ ed with the planning applicaƟ on 
provides a detailed assessment of the proposed development and addresses 
issues raised during the pre-applicaƟ on consultaƟ on, and also the site issues 
raised at the previous local plan inquiry. These documents therefore provide full 
jusƟ fi caƟ on for the proposals and confi rm that there are no technical or physical 
constraints to developing the site for residenƟ al use.

The various site and technical assessments also confi rm that there are no ad-
verse environmental impacts arising from the proposed development. This con-
fi rms that Planning Permission in Principle can be granted.

In the accompanying technical reports, we have assessed infrastructure capac-
ity – including transport, drainage and educaƟ on – and these assessments have 
confi rmed that there is suffi  cient capacity for this scale of development in Black-
burn. This confi rms the posiƟ on of the Structure Plan and its recogniƟ on that 
Blackburn has scope to accommodate further growth due to the availability of 
infrastructure.

In addiƟ on, Hallam Land Management has undertaken a detailed landscape and 
visual impact assessment and design statement which confi rms that this site can 
readily absorb the scale and level of development being proposed.

As required by the Council’s Policies, 15% aff ordable housing will be provided 
on site and this represents a signifi cant investment in this form of local needs 
housing.

As well as delivering new local housing, the development will represent a sig-
nifi cant level of investment in Blackburn and will provide new employment op-
portuniƟ es for local trades people during the construcƟ on of the new develop-
ment. Hallam Land Management supports local construcƟ on workers and can 
work with local training agencies to provide apprenƟ ceship opportuniƟ es during 
the construcƟ on of the development.

SITE INVESTIGATION Summary of SupporƟ ng Studies
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The proposed indicaƟ ve masterplan illustrated on the following page has evolved 
out of the extensive site invesƟ gaƟ ons that have taken place, most notably in 
ground condiƟ ons, roads, landscape and visual impact, drainage, ecology, coal 
risk, noise and planning.

The physical extent of the proposed development area has been defi ned by the 
integraƟ on of all these technical studies and as a direct result of the extensive 
levels of community consultaƟ on that have taken place and are outlined in the 
relevant report accompanying this applicaƟ on.

In overall design terms, the proposed site covers a total area of 6.5 hectares (16 
acres) split over two areas, one to the north and one to the south of Seafi eld 
Road. A roundabout is proposed at the eastern entrance to Blackburn, providing 
direct access into the proposed site and providing the dual funcƟ on of a speed 
reducing measure to vehicles and a disƟ ncƟ ve entrance feature to Blackburn 
itself.

The development would also be set back from Seafi eld Road by some 20 metres  
in the form of a buff er zone to the north and south to provide for a landscaped 
corridor into Blackburn, integraƟ ng exisƟ ng mature planƟ ng with new landscap-
ing, enhancing the edge of the town and providing an aƩ racƟ ve seƫ  ng for new 
development. A secondary funcƟ on of this buff er zone is to help miƟ gate against 
any noise infi ltraƟ on into the site from vehicles travelling along Seafi eld Road.

Of the two parcels of development proposed, the northern site would be com-
posed of 3 hectares (7.4 acres) whilst the south would cover 6.5 hectares (16 
acres), and as a direct response to the adjoining residenƟ al land uses along the 
eastern edge of Blackburn, the proposed densiƟ es of development would diff er 
accordingly.

The northern site would support a slightly higher density of development, in 
keeping with the mainly 2 storey detached units present along eastern bound-
ary of Blackburn, whilst the southern site would support a slightly lower density 
of units, potenƟ ally with some single storey housing, as a direct response to the 
adjoining development at Happy Valley.

In terms of building densiƟ es, these would be low in relaƟ on to the overall site 
area, with an average density of 7.5 units per hectare, or 18.4 units per acre. The 
density would also decrease from west to east and at the northern and south-
ernmost boundaries, providing a low density edge to the development where 
it meets the adjoining agricultural land. This approach would reduce the visual 
impact from the east and would provide fi ltered views in and out of the site.

Both parts of the proposed development will have appropriate structure plant-
ing incorporated on the site boundaries to provide visual integraƟ on and a more 
robust boundary between the urban areas and the adjacent agricultural land 
than that which currently exists and allow a mature seƫ  ng for the land holding.

 

DESIGN PRINCIPLESProposed Masterplan
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INDICATIVE MASTERPLAN

N
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LEGEND:

ExisƟ ng Main Road

Proposed SUDS locaƟ on

Proposed Open Space

Proposed Lower Density Housing  

Proposed Higher Density Housing

Proposed Tree PlanƟ ng

Proposed Pedestrian Link

ExisƟ ng Power Lines 

SensiƟ ve Boundary CondiƟ ons

Proposed Primary Access Roads

ExisƟ ng Drainage

Proposed Secondary Roads

Proposed Emergency Access

Proposed Frontage DirecƟ on

ExisƟ ng Trees

IndicaƟ ve Power Line Wayleave

Proposed Access Roundabout 

ExisƟ ng Development Areas

Proposed Play Areas

Area Measurements

Area 1: Gross Area : 3Ha (7.4 acres)

              Approx No. Units = 65

              Approx density    = 8.8 per acre
                                             = 21.6 per Ha

Area 2: Gross Area: 3.5Ha (8.6 acres)

              Approx No. Units = 55

              Approx density    = 6.4 per acre
                                             = 15.7 per Ha

Total Gross Site Area: 6.5Ha (16 acres)

              Approx No. Units = 120

              Approx density    = 7.5 per acre
                                             = 18.4 per Ha

Area 1

Area 2

LAP

IndicaƟ ve Masterplan



3

Development Proposal - Land at Blackburn, West Lothian www.addergrove.co.uk

Northern Site

Looking in greater detail at the northern site we can see how the development area 
has been clearly defi ned as a direct response to the local condiƟ ons. ExisƟ ng fi eld 
boundaries delineate the extent of the proposal together with the exisƟ ng land-
scape framework and presence of exisƟ ng fi eld drains.

The western boundary is proposed to integrate addiƟ onal structure planƟ ng, pro-
viding a buff er to the exisƟ ng development and to the exisƟ ng watercourse which 
runs along this boundary.

To the north, the exisƟ ng copse and remnant woodland would be reinforced to pro-
vide a strong landscape framework to the northern edge. Further detail design de-
velopment would potenƟ ally involve the integraƟ on of some miƟ gaƟ on measures 
from any noise as a result of the presence of the M8 motorway further to the north. 

On the eastern boundary there would be a stand-off  zone from the electricity line 
running from north to south, the extent of which would be determined at detailed 
design stage. An exisƟ ng burn runs in parallel to this, and will be integrated into the 
wider drainage infrastructure.

The southern boundary incorporates a buff er zone to Seafi eld Road and the integra-
Ɵ on of a SUDs pond, the topography of the site dictates that this would be the best 
locaƟ on for such a feature, forming part of a comprehensive sustainable drainage 
system, providing an aƩ racƟ ve seƫ  ng for the development and the entrance to 
Blackburn as well as being an addiƟ onal area of habitat for local fl ora and fauna.

The indicaƟ ve road network seeks to mirror that which exists at Graham Court and 
Pinewood place, maintaining the structure and grain present locally, helping to re-
inforce the local paƩ erns of development.

LAP

LAP
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IndicaƟ ve Masterplan - northern site
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Southern Site

The southern site covers an area of 3.5 hectares, a buff er zone would be present 
along the northern boundary, forming a visually appealing entrance to the devel-
opment. The exisƟ ng housing towards the north east running parallel to Seafi eld 
Road will benefi t from a well designed area of landscaped open space to the 
rear, also forming a buff er zone to any new development. An emergency access 
road is also proposed at this locaƟ on to provide emergency vehicles with a sec-
ondary access to the site.

The southern boundary would comprise of single sided development with acƟ ve 
frontages overlooking the exisƟ ng agricultural land and providing an appropri-
ate design response to the edge condiƟ on. A series of linear SUDs ponds and 
structure planƟ ng would further enhance this, creaƟ ng a wildlife corridor and 
providing an aƩ racƟ ve boundary to the proposed development.

Pedestrian linkages to an exisƟ ng pathway leading to the River Almond are pro-
posed on the western boundary, enhancing the connecƟ vity of the development. 
Mature trees, exisƟ ng hedgerows and a burn are present along this boundary, 
providing a clearly delineated edge to the development proposals.

The indicaƟ ve road network is proposed to maintain the scale and character 
of the surrounding residenƟ al development, providing a cohesive and coherent 
structure which also responds to the topographical condiƟ ons present.

The general internal layout and orientaƟ on of buildings would be designed to 
maximise the benefi ts of passive solar gain from the southerly aspect of this site 
and maximise views. 

LAP

IndicaƟ ve Masterplan - southern site
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In summary, this Design Statement fully supports the applicaƟ on for a Planning 
Permission in Principle for the erecƟ on of approximately 120no. High quality dwell-
ing houses on land to the east of Blackburn, West Lothian.

On behalf of our client, Hallam Land Management Ltd. this document has stated 
the case for the proposed residenƟ al development and associated landscaping and 
has explored the context of the site and its relaƟ onship to the local and wider area.

Furthermore, it has illustrated in detail how the design has developed in response 
to these factors and more site specifi c maƩ ers, and proposed a potenƟ al form of 
development that will respect and enhance its seƫ  ng. 

All of these factors combine to form the basis of a high quality residenƟ al 
development which will create a successful contribuƟ on to the built environment.

   

9
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