By email
Development Planning
West Lothian Council
County Buildings

High Street

Linlithgow

EH49 7EZ

Dear Sir,

Friday 17" October 2014

West Lothian Local Development Plan — Main Issues Report
Representation on behalf of CALA Management Ltd.
Land at Bughtknowes Farm, Bathgate

With regards to the above consultation on the Local Development Plan, please find attached representations
with regards to the promotion of land at Bughtknowes Farm in part for residential development but also for
the provision of much needed public open space to the north-east of Bathgate.

This letter forms our response to the MIR and covers many of the pertinent topics covered in the Main Issues
Questionnaire. We have not therefore lodged a copy of the Questionnaire in addition to this letter and
accompanying Indicative Development Concept.

Site Characteristics

Overall, the land covers approximately 24 hectares. It can be split roughly into three parts. The northern part of
the site measuring 6 hectares (and subject to Call for Sites reference EOI-0081) and intended for mainly
residential development, the central area, measuring 10 hectares which is intended to be dedicated to
providing high quality open space, enabling better access to the countryside (including Petershill Nature
Reserve to the east) and an 8 hectare area around the existing Bughtknowes Farm in the southern part of the
site (Main Issues Ref: EOI-0080), which is also intended to be developed mainly for housing.

This area of land covers a distinct area to the north
and east of Bathgate Town Centre and in the short-
medium term can be developed to create an
appropriate, attractive and defensible boundary for
Bathgate.

Further to the north and east, the land slopes up
and away from Bathgate, taking on a far more
countryside/rural character. In creating a far better
and formalised access to this area, through the
delivery of a c10 hectare area of public open space,
we are able to explicitly encourage access to the
Countryside beyond.




CALA Management lodged a submission at the Call for Sites stage of the LDP
Preparation. In hindsight, this should also have promoted the combined promotion
of both housing sites alongside a central ‘park’ area. This was always the intention
of any future development/allocation and whilst it was outlined in the submission
(Page 5, May 2011 document) it should have been stated explicitly from the outset
as part of a wider masterplan for the Bughtknowes landholding.

The provision of a formalised area of open space/parkland is especially pertinent
given the lack of such areas in the Bathgate area. Beecraigs Country Park is often
declared a resource for Bathgate residents. In truth it is very much seen as a
Country Park linked closely to Linlithgow. Access is not particularly easy from
Bathgate, the proposals at Bughtknowes Farm, coupled with better access to
Petershill will at least provide an attractive and formalised area of open space and
countryside easily accessible to Bathgate residents, providing an important
resource for the town.

The previous submissions in favour of residential development (EOI-0080 and 0081) were not preferred in the
emerging LDP for the following reasons:

e The site is out with the core development areas and other housing allocations.

o We acknowledge that the sites fall out with current preferred sites for future residential
development. However as the accompanying plans illustrate, this is a site specific opportunity
wherein the landowner is seeking to donate a significant proportion of the land (10hectares) to
enable a parkland area, encouraging greater public access to the countryside and Petershill Nature
Reserve.

o  The current landowner also owns land on the south side of Drumcross Road which could be
incorporated into any future proposal to enable road improvements to improve
vehicular/pedestrian/cycle access to the countryside to the north-east of Bathgate (and especially
Petershill Nature Reserve as a valuable local countryside asset.

o Within this context, residential development on the Torphichen Road site and land surrounding
Bughtknowes Farm would both provide attractive housing sites and be capable of providing a
range and mix of house types and tenures. In addition, the reallocation and development of this
land would solve the current conflict resulting in the incompatible neighbouring land-uses between
Bughtknowes Farm and nearby homes.

e There are more suitable sites for development

o  Across West Lothian and Bathgate there will always be a range of sites capable of meeting the
required housing land allocations in any given LDP period.

o  We would argue that given our most up to date consideration of a joint promotion of EOI-0080 and
EOI-0081 alongside the public park and countryside access proposals, this is an eminently

deliverable and suitable site for a future mixed use development.

o  Thesite is effective and capable of delivering houses within the first LDP 5-year period.

o  We would also stress that in allocating land at Bughtknowes Farm, West Lothian Council would be
directing development to a part of the town that would directly relate to its surroundings, with a
high likelihood that residents would use local shops and services. Other major allocations,
specifically at Wester Inch do not relate to their locations, instead making it so easy for residents to
work, shop and entertain away from Bathgate, significantly limiting their beneficial social and
economic impacts. This further highlights the appropriateness of the Bughtknowes Farm site.




e Development would be a physically, visually and environmentally intrusive
expansion of Bathgate beyond the limit of development already provided for.

o  The proposal on the east side of Torphichen Road does indeed rise up
from the roadside. It is adjacent to Mavis Bank, a previous modern
housing development, with very similar characteristics, being built on a
sloping site to the north east of the existing built environment.

o The Torphichen Road site would merge seamlessly into this
development whilst providing a northern entrance into the wider
Bughtknowes landholding (and more wide ranging public access
proposals). This would also create a natural link to the sports
centre/golf course on the far side of Torphichen Road.

o  The public park element of the proposals would be entirely in-keeping
with the surrounding area whilst seeking to formalise this access to
encourage more people to use this part of the town (which is currently
privately owned). Through its definition and management, this would
create the ideal transition between town and country.

o  The proposed development land at Bughtknowes Farm would not be visually intrusive to Bathgate.
It is hidden from the wider area and would be in keeping with neighbouring residential
development to the south and west. Outwith the site boundary the land rises to the east giving the
site an element of enclosure. Mature landscaping to the north and south (opposite side of
Drumcross Road) also increase this enclosure. The Bughtknowes Farm element of these proposals
forms a very obvious and appropriate extension to this area of Bathgate.

e The site lies within the AGLV (and emerging Special Landscape Area), serving as an attractive backdrop to
Bathgate

o It is acknowledged that the site at Bughtknowes Farm falls within the Bathgate Hills and River
Avon Valley Area of Great Landscape Value (AGLV).

o  The AGLV covers a large area extending eastwards from the town. The area of land that is the
subject of this representation accounts for less than one percent of the AGLV and the release of
the land at Bughtknowes Farm for a mixed-use development will have no discernible impact upon
the aims and objectives of the designation at this location for the following reasons:

. Much of the site is enclosed by a combination of natural slopes, woodland and former
reservoir walls. While acknowledging these features, the site does not possess the same
visual appearance and landscape characteristics for which the wider AGLV was designated;

] Development would be set against the backdrop of the rising landform, and would not
constitute skyline development;

. The boundary of the AGLV is currently defined by the settlement edge. To the south of the
site, the boundary of the existing Drumcross Road housing is formed by timber garden
fences, and indeed the existing road layout allowed for future access into the
Bughtknowes Farm fields.

] The established tree belt at Glen Mavis to the north, and the rising topography and grass
berm of the former reservoir to the east would constitute much more appropriate features
to delineate the edge of the AGLV and provide a much more robust settlement boundary;




] The boundary of the AGLV has previously been amended to
accommodate development. There is no reason why a further
amendment to the AGLV cannot be made to accommodate
development at Torphichen Road and Drumcross Road whilst
acknowledging the significant improvements to the 10 hectares in
between the two potential residential development sites;

] Even where the AGLV remains in place, this designation does not
preclude the principle of development per se as demonstrated at
Ballencrieff Reservoir where the construction of a large
dwellinghouse, restaurant, wedding and conference venue has
been permitted;

o It is considered that, subject to careful masterplanning, the release of
land for development would have a negligible impact on the
integrity of the wider AGLV designation, a point emphasised by the
creation of a 10 hectare public park which could be managed to
enhance this area of the AGLV. Indeed, in assessing the site during the
previous Local Plan Inquiry, the Reporter agreed that “the site cannot be
describedasoutstanding” (Paragraph5.29).

Existing Land Uses

The Bughtknowes Farm land is currently used for rough grazing and ongoing farm activities and storage. As
Bathgate has spread north and east, this has increased the conflict between the existing farm uses and
residential amenity. This conflict has been felt in both directions. As a result, the owner of Bughtknowes Farm
is looking the leave the farm hence his willingness to donate many acres of the farm estate to provide the
public park area and help define the north east edge of Bathgate. The coexistence of the residential
properties and the operational farm is unsustainable;

e The farm landholding has become increasingly fragmented;

e Public Health Risks such as E-Coli associated with farming activities are well documented including the
potential for local watercourses to become polluted. The proximity of the farm to the town increases
the number of incidents of children coming into contact with the animals or entering the farm site
unsupervised to retrieve balls etc. with associated health and safety risks;

e Proximity of Livestock to residential areas — the existing cattle shed lies within close proximity to
Glenmavis Housing Estate leading to visual, noise and odour nuisance;

e Fertiliser Storage — farming operations require the storage of large quantities of fertiliser with associated
health and safety issues including the risk of explosion. Security is also a well-documented issue with
respect to fertiliser storage. Current advice for farmers from the Health and Safety Executive
recommends that fertiliser is stored in areas public access where it is not visible from the public
highway. The current farm arrangement does not allow the recommended safety/security measures to be
achieved;

® Odour Nuisance — farming activities may be restricted where odour complaints are an issue, even from
residential developments which are created long after the farm was established and operated
satisfactorily and without challenge — this cannot happen at Bughtknowes;

e Guidance contained within the Scottish Government’s Code of Good Practice states that M anure
Spreading should not be undertaken close to domestic or public buildings while storage should be as far
from residential housing as possible. Land use conflicts are much more likely to occur where the farm lies
within close proximity to residential areas as in this case; and,




® Lack of Room for Expansion — Scottish Government advice requires new cattle
sheds and slurry store sites to be located more than 400m from residential
development leaving little opportunity for the extension of the farm steading at
Bughtknowes (see Prevention of Environmental Pollution from Agricultural
Activity, Code of Good Practice).

e There is a catalogue of conflicts in recent years involving noise pollution,
trespass, the poisoning of cattle and dogs being set on the Bughtknowes
landowner. Local residents have formed gates in their rear fencing to allow
direct access, but it is direct access onto private land, a situation that could be
resolved if the land became a mixture of compatible residential development or
formal open space.

This is an established farm, now severely compromised by the north-east
expansion of Bathgate, an expansion endorsed by West Lothian Council in
allocating land and granting planning permissions over the years. The proposed
residential and open space development affords the authority an opportunity to
end a growing conflict between land uses and create an attractive, high quality
and defensible boundary to Bathgate whilst simultaneously promoting improved
and increased access to the countryside for the residents of Bathgate and the
wider area.

Effectiveness

In assessing likely or allocated housing sites, it is important to understand the likelihood that they will be
developed and the potential constraints that may exist that could delay the development of these sites. In the
past authorities have ‘banked’ housing numbers by allocating sites that have not come forward within a local
plan period. This is not creating a ‘roof over heads’ policy. Paragraph 55 in PAN 2/2010 outlines a set of
criteria to test the effectiveness of a potential housing site. We have tested the land at Bughtknowes against
the criteria:

e Ownership —all of the land, being promoted for both residential and amenity open space is in a single
ownership. Furthermore CALA Management Ltd. controls the land and will be capable of
implementing any future planning permission;

e Contamination — with the minor exception of ongoing and historic farming use, there is no known
contamination of the previously undeveloped land;

e Physical —there are no constraints to development within the context of a comprehensive mixed-use
proposal incorporating residential development and extensive public open space. Existing slopes will
be taken into account during any detailed design, and the landowner controls land surrounding the
constrained roadway to the south (Drumcross Road);

e Deficit funding — not required;

e Marketability — CALA Management Ltd. contends that the site is an attractive location for a wide mix
of attractive and market facing residential development, further enhanced through the creation of a
high quality area of open space enabling access to the wider countryside and Petershill Nature
Reserve;

e Infrastructure — we understand there to be pressures on the education infrastructure, however CALA
and the landowner are happy to work with West Lothian Council to address these concerns;

e land Use — as the remainder of this document, we contend that the proposed comprehensive
approach to the north-eastern edge of Bathgate present a robust, appropriate and attractive mix of
uses, that importantly will also remove a historic but not conflicting land use from the area.




The deliverability of the site is considered to be a key advantage when
compared to other housing allocations across West Lothian. The land is under the
control of CALA with a willing landowner keen to help deliver the whole project,
critically including the provision of public open space. There are no obstacles to
the delivery of development in the short to medium term;

Whilst the whole of the Bughtknowes Farm currently lies within the AGLV, the
proposed development would not result in a detrimental impact in terms of
landscape, natural, built and cultural heritage, biodiversity or the wider
environment. The Bughtknowes site occupies less than one percent of the AGLV
designated land.

West Lothian Local Development Plan — Main Issues Report

As mentioned at the outset, we are not submitting a completed questionnaire,
preferring to lodge this letter and the Indicative Development Proposal document.
However we do make comment on certain aspects below.

West Lothian Council sets out four key objectives in their strategy towards housing land provision (paragraph
3.37). We contend that the Bughtknowes Farm land satisfies these objectives as follows:

¢ \We maintain that the coordinated allocation and development of the land will significantly enhance
the natural and built form in this part of Bathgate. The residential development will help creat an
appropriate and defensible boundary whilst there will be considerable community benefit derived
from the provision of more formalised and accessible open space.

e Whilst there will be ongoing negotiations with regards to the necessary infrastructure to
accommodate all levels of growth across West Lothian and the Bathgate area, the Bughtknowes
Farm land will help create additional public funds, whilst making a very real contribution to the
social infrastructure by creating the 10 hectare public park linking the residential areas and
providing improved access to Petershill Nature Reserve and the countryside beyond.

e The allocation of the two portions of the site (both effective) for residential development will help
West Lothian Council to meet their five-year housing supply; and

e CALA Management and the landowner expect to fully comply with current and future affordable
housing policies.

In providing for increased access to the countryside, these proposals will also contribute towards Council
Priority 6 — Health, Life Expectancy and Physical and Mental Wellbeing.

West Lothian Council must be applauded for their Preferred Approach to housing land provision, adopting a
robust position in allocating land to deliver 15% more homes than required through the SESPlan process. The
Council is seeking to support a growing economy and to underpin the attractiveness of West Lothian to
developers and residents alike.

The Council has recognised a previous reliance on a small number of large allocations, exposing the Council and
the market to variations in completion rates at these sites. The Council has therefore sought to also consider a
number of smaller, effective sites offering a wider mix of house type across a more varied choice of locations.

The Council must continue to allow greater flexibility in housing land allocations to act as a catalyst and enable
the market to recover as fast and as creatively as possible. By allocating further land for smaller-scale (and in
this case high quality) development it creates a situation whereby the likelihood of the development being
completed in a short time frame and easily within the initial 5 year cycle is greatly increased, creating certainty
around the housing supply issue.




At Question 20, we support the removal of ineffective sites. Given the recession of
the past number of years, there are now sites that are no longer viable, or cannot
secure development finance. These must be removed from the effective land
supply and retained as constrained sites.

At Question 23 and 26, we support the continued promotion of Winchburgh and
Heartlands, on the proviso that monitoring is undertaken to understand ongoing
build rates and therefore adopt realistic expectations of their contribution to the
housing land supply in the short, medium and longer term.

At Question 35 we support the review of affordable housing provision in West
Lothian. This is an opportunity to engage with consultants, developers and
landowners (as well as providers) to understand the impact that affordable housing
is having on developments whether on the overall viability or on the land values
and house prices, compromised by the presence of affordable housing on a shared
site. There are no easy answers and the review is welcomed.

In seeking to allocate the land at Bughtknowes Farm, CALA Management represents a credible developer with
a proven track record of delivering high quality residential developments within a stipulated timeframe and in
accordance with PAN 2/2010 on effectiveness.

Furthermore and in conjunction with the landowner, CALA is proposing a major investment in the creation of
an area of public open space to help define the eastern edge of Bathgate whilst simultaneously encouraging
access to the wide countryside through to Petershill Nature Reserve and beyond.

Summary

CALA Management is promoting land at Bughtknowes Farm for a mixed-use proposal involving residential
development and the creation of a public park, increasing and improving access to Petershill Nature Reserve
and the countryside beyond.

Representation was made to the Call for Sites, though at the time the interrelationship between the proposals
had not been fully explored. All the land is owned and occupied by the owners of Bughtknowes Farm. For
reasons given in this document the site is effective the single ownership and single option agreement with
CALA Management further emphasising this. In response to the earlier comments in response to the Call for
Sites, we do contend that this is an entirely appropriate site for development, offering wider ranging housing
and social/community related benefits.

As Bathgate as grown incrementally to the north and east, the Farm has become fragmented and the nature of
the encroachment of the residential areas has led to significant and regular tension and conflict. The two uses,
in such close proximity, do not make good bedfellows. Should the land be sold and developed, the resulting
development would form a much more harmonious, appropriate, attractive, well-planned and defensible
north-eastern boundary to Bathgate, enabling far greater public access to the countryside whilst also
completing the eastward spread of the town in a far less piecemeal fashion.

The land has the opportunity to contribute towards the short-term five-year land supply, with the potential to
deliver a mix of high quality homes of a range of sizes to the Bathgate area at a very attractive location. It is an
effective site.

The creation of a 10 hectare public park would be a notable resource for Bathgate, opening up Petershill
Nature Reserve and the countryside beyond to the residents of Bathgate. Bughtknowes Farm also controls land
on the south side of Drumcross Road, enabling significant improvements to be made to the road to build on
this increased and improved access to the Countryside. In addition the land represents less than one percent of
the AGLV and its careful development and design would have no detrimental impact on the character or
integrity of the wider AGLV and would represent an enhancement of certain aspects.




Overall, this proposal represents an opportunity to provide much needed homes
alongside improved and increased open space and countryside access in an area
already adjacent to housing areas, the spread of which has caused conflict with the
traditional land uses.

I look forward to receiving confirmation that this representation has been received,
and should you have any further questions regarding our submission, we would be
delighted to provide any information requested.

With kind regards

Yours faithfull

Tony Thomas
Director




TORPHICHEN ROAD & DRUMCROSS ROAD, BATHGATE S

CALA Management Limited
OCTOBER 2014
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: INTRODUCTION

1.0 INTRODUCTION

This document has been prepared in support of land at
Bughtknowes Farm and its inclusion within the emerging
Local Development Plan.

The approach has been to outline the characteristics of the
site including development constraints and opportunities.

We have used this information to develop a concept and

outline proposals for the site.

Author
EMA Architects + Masterplanners






: THE CONTEXT




: THE CONTEXT

The town of Bathgate is strategically located to take advantage of the
surrounding road network with the M8 providing access into Glasgow
and Edinburgh. The town is also well served by the local public transport
network and railway station. The train provides connection to Glasgow
Queen Street and Edinburgh Waverley on a regular basis.

There is a broad range of local amenities within the town centre from
local shops, cafes, pubs and supermarkets. The Balbardie Park of Peace
is located immediately to the west of the site with a wide range of public
facilities from public sports pitches, golf course, outdoor play provisions
and health and fitness centre.

There are anumber of schools with Balbardie Primary School and Bathgate
Academy in close proximity to the site.

Housing within the area generally comprises of traditional two storey
dwellings. There are a number of 3 storey flats located on Torphichen Road
(Mavis Bank) and the materials found within the town are traditional with
a mixture of stone, render, brick and tiled roofs.
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: THE SITE

The site is located to the north eastern edge of Bathgate on the Torphichen
Road and Drumcross Road. The south and west of the site is bounded by

residential development which forms the current and tightly drawn settlement
boundary.

To the east of the site lies the Petershill Wildlife Reserve and the Balbardie
Park of Peace sits to the west, with the Bughtknowes Farm site sitting within
the Bathgate Hills and River Avon Valley AGLV.

BATHGATE




€Ma ARCHITECTS + MASTERPLANNERS

: THE SITE

The gradual north east spread of Bathgate leads to a number of conflicting
land uses with agricultural land being located too close to existing residential
settlements. Proximity to existing housing is resulting in significant social
and environmental issues that would be resolved through a well designed
development.
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: CONSTRAINTS & OPPORTUNITIES

The site is constrained by a number of important features along
each of its edges.

The Torphichen Road bounds the west of the site with the
Drumcross Road containing the southern edge. These roads
allow ideal opportunity for access and connection to existing
infrastructure (with potential for improvements to Drumcross
Road to improve access to Bughtknowes, Petershill and
beyond).

The Petershill Wildlife Reserve is located to the south eastern
edge of the site with well established woodland and burn
corridors to the east.

The site lies between existing residential settlements to the
north and south.

Thessite provides an opportunity toimprove the settlementedge
of Bathgate and increase access to the burn corridors through
open spaces that connect to the existing walking routes. There
is also an opportunity to link the Balbardie Park of Peace and
the surrounding residential properties with a proposed new
public park and connection to Petershill Wildlife Reserve.

There is an opportunity for the site to shape and reinforce the
north east edge of the town and create a new, credible and
defensible north-east boundary to Bathgate whilst delivering a
wide range and type of much needed housing to the area.

BOUNDARY

EXISTING SETTLEMENT

EXISTING PRIMARY ROADS

EXISTING SECONDARY ROUTES

EXISTING WOODLAND

EXISTING BURN

POTENTIALWOODLAND

POSSIBLE OPEN SPACE

POTENTIAL ACCESS POINT

POTENTIAL RECREATIONAL ROUTES

CONFLICT WITH EXISTING RESIDENTIAL
USES




BALBARDIE
PARK OF
PEACE

TORPH\CHEN ROAD

PETERSHILL
WILDLIFE
RESERVE

13



€Ma ARCHITECTS + MASTERPLANNERS

: LANDSCAPE

The Bughtknowes Farm land at Torphichen Road and Drumcross Road sits
within the Bathgate Hills and River Avon Valley AGLV. The existing landscape
structure defines the site and would be retained and enhanced through the
following:

- Strong landscape connection to the potential public park

- Existing burns within the site to become focal points with the potential for
open spaces to be formed around these corridors

- Existing mature trees / hedge rows to be retained and reinforced

- Proposed new path network into public park to connect and improve
recreational walking routes to Petershill Wildlife Reserve

- The site is against the backdrop of rising landform and suitable landscape
treatment would provide an appropriate settlement edge to the town
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: LDP CONTEXT

We consider the land at Bughtknowes Farm to be appropriate
for inclusion in the LDP and would summaries our response to
previous concerns as follows:

1.The site is located within the settlement boundary and has
good proximity to jobs and services. (See diagram)

2. The site is within the local public transport network with a
number of bus stops along Torphichen Road

3. The site is well served by existing utilities and there are no
issues with servicing the site. Any future development will be fully
compliant with national guidance and latest technical standards
on carbon reduction.

4. The site is located within the settlement boundary and is
surrounded on 2/3 sides by existing residential developments.
It is not considered to be a conspicuous or intrusive location for
future development and it relates well to existing and adjacent
housing area.

5. The proposed development will not result in coalescence and
will potentially serve to reinforce the edge of settlement.

6. The site is not considered to be prime quality agricultural land
due to it being located too close to housing. Proximity to existing
housing is resulting in significant social and environmental issues
which would be resolved through a well design new development.

7. Significant benefit will be derived from the creation of an area
of enhanced public open space providing a transition from town
to country and linking Bathgate to Petershill Nature Reserve and
the countryside beyond.

CURRENT LOCAL PLAN

= =

West Lothian Local Plan
MAP 4 : BATHGATE AREA




EMERGING LOCAL DEVELOPMENT PLAN

WEST LOTHIAN LOCAL DEVELOPMENT PLAN

MAIN ISSUES REPORT
KEY
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[ Alternative Site
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EMPLOYMENT
Committed Site
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Alternative Site
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Preferred New Site
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: CONCEPT

The concept aims to take advantage of the opportunities which
define the site:

1. Protect and enhance the existing woodland and landscape features
2. Reinforce the settlement edge of the town

3. Create a new public park in close proximity to the Petershill Wildlife
Reserve for community wide use

4. Maximise connections and permeability through the site and into
the proposed new public park

5. Provide a link between the existing Balbardie Park of Peace and the
proposed new public park.

6. Deliver a network of recreational walking routes that link the
housing pockets and the Petershill Wildlife Reserve

7. Take advantage of the natural contours and features of the site to
maximise the views out over the surrounding area

8. Provide positive frontage to new lanes and courtyards within new
neighbourhood

7. Provide much needed family housing within the area

EXISTING WOODLAND RETAINED /
REINFORCED

PROPOSED PUBLIC PARK

PROPOSED HOUSING POCKETS

PROPOSED ACCESS CONNECTION

POTENTIAL NODE

POTENTIAL WALKING ROUTES

POTENTIAL FOOTPATH CONNECTIONS

POTENTIAL FOR ROAD / FOOTPATH
IMPROVEMENTS

POTENTIAL CONNECTIONTO
COUNTRYSIDE




BALBARDIE
PARK OF
PEACE

PETERSHILL
WILDLIFE
RESERVE
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: LAYOUT

TORPHICHEN ROAD

The area of land is approximately 8Ha and the concept layout has been developed to
incorporate family housing which will be appropriate in terms of scale and character to the
surrounding area.

The new neighbourhood would be 2 storey in line with the surround housing with materials
and architectural style in keeping with the local vernacular.

The site has the potential for generous open space with strong connections to the Balbardie
Park of Peace and the proposed public park to the east.

ASUDS feature could be incorporated in an appropriate location combined with the current
burn channels to provide a visual and landscape feature.

EXISTINGWOODLAND RETAINED /
REINFORCED

EXISTING BURN

PROPOSED OPEN SPACE

PROPOSED HOUSING POCKETS

PROPOSED ACCESS CONNECTION

POTENTIAL NODE POINTS

POTENTIAL PRIMARY ROUTES

POTENTIAL WALKING ROUTES

POTENTIAL CONNECTIONTO
COUNTRYSIDE
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: LAYOUT

DRUMCROSS ROAD

The area of land at Drumcross Road is approximately 6Ha in area and the concept layout
has been developed to provide a strong landscape connection to the proposed public park.

The new neighbourhood would continue the existing settlement to the north east of
Bathgate with the potential to improve the eastern section of Drumcross Road. The area
to the south of this road is in control of the landowner and alterations to widen the road
would greatly improved pedestrian, vehicle and cycle links to Bathgate and the surrounding
countryside.

The architectural style and materials would be in keeping with the surrounding area with
the existing woodland to the north and Petershill Wildlife Reserve retained and reinforced.

EXISTING WOODLAND RETAINED /
REINFORCED

EXISTING BURN

PROPOSED OPEN SPACE

PROPOSED HOUSING POCKETS

PROPOSED ACCESS CONNECTION

POTENTIAL NODE POINTS

POTENTIAL PRIMARY ROUTES

POTENTIAL WALKING ROUTES

POTENTIAL FOR ROAD / FOOTPATH
IMPROVEMENTS

ASPIRATIONAL IMAGE

POTENTIAL CONNECTIONTO
COUNTRYSIDE
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: POTENTIAL FEATURES

The proposed layout would accommodate the following
features for the benefit of the proposed new dwellings and
surrounding area:

- Generous and well designed open spaces

-Village greens

-Varied building line and frontage to open space

- Positive boundary treatments

- Access to and walking routes along existing burn channels
- Woodland Walks

- Large public park with well established landscape features
- Discreet pockets of development

ASPIRATIONAL IMAGE




SUDS




: ARCHITECTURE / MATERIALS

The proposed architecture and materials of the
new development would be informed by the
character of the surrounding area.

Simple traditional forms and detailing could
provide the new area with a sense of place and
identity from the outset.

Renderand brick colours could be influenced by the
colours of the existing buildings within Bathgate.

Recessive wet dash render colours with traditional
tiled roofs would be appropriate.

Boundaries will be defined by hedges which draw
from the existing features of the site and reflect
the garden boundaries of existing housing within
the area.

The layout of the streets, lanes and courtyards
within the new neighbourhood would be
developed in accordance with latest local and
national guidance such as Creating Places and
Designing Streets with a strong visual and physical
connection to the potential public park.

€Ma ARCHITECTS + MASTERPLANNERS
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: CONCLUSION

This site represents an excellent opportunity to provide much
needed family housing within an area already suited to this type of
development.

As demonstrated throughout the document the character of Bathgate
would be preserved and the edge of settlement to the north east
would be enhanced.

The formation of a public park would provide a strong linking element
to the two residential pockets and provide usable public space for
the surrounding residents and providing access to Petershill Nature
Reserve and the countryside beyond.

The new neighbourhood could therefore play an important part in
reinforcing the settlement boundary of Bathgate.
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