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w Scottish
Water

26" February 2014 NGRS Aveisserving Seotid

Falkirk Council Development

Abbotsford House SCOTTISH WATER
Davids Loan, Bainsford
Falkirk Customer Connections
FK2 7YZ The Bridge
Buchanan Gate Business Park
Cumbernauld Road
Stepps
Glasgow
G33 6FB

Customer Support Team

T: 01414147162

w: www.scottishwater.co.uk

E: individualconnections@scottishwater.co.uk

Dear Sir Madam

PLANNING APPLICATION NUMBER: P/14/0045/FUL

DEVELOPMENT: Falkirk Seafield

OUR REFERENCE: 650508

PROPOSAL: Renewal of Planning Permission P/08/0507/FUL for the Erection of Two
Dwellinghouses

Please quote our reference in all future correspondence

Scottish Water has no objection to this planning application. This response is made based on the
information available to us at this time and does not guarantee a connection to Scottish Water's
infrastructure. A separate application should be submitted to us made for connection to our
infrastructure after full planning has been granted.

There may be no public sewers in the vicinity of the proposed site.
Carron Valley Water Treatment Works may have capacity to service this proposed development.

Water Network — Our initial investigations have highlighted their may be a requirement for the
Developer to carry out works on the local network to ensure there is no loss of service to existing
customers.

The Developer should discuss the implications directly with Scottish Water.

In some circumstances it may be necessary for the Developer to fund works on existing
infrastructure to enable their development to connect. Should we become aware of any issues
such as flooding, low pressure, etc the Developer will be required to fund works to mitigate the
effect of the development on existing customers. Scottish Water can make a contribution to these
costs through Reasonable Cost funding rules.

A totally separate drainage system may be required with the surface water discharging to a suitable
outlet. Scottish Water requires a sustainable urban drainage system (SUDS) as detailed in Sewers
for Scotland 2 if the system is to be considered for adoption.

Scottish Water's current minimum level of service for water pressure is 1.0 bar or 10m head at the
customer's boundary internal outlet. Any property which cannot be adequately serviced from the
available pressure may require private pumping arrangements installed, subject to compliance with
the current water byelaws. If the developer wishes to enquire about Scottish Water's procedure for
checking the water pressure in the area then they should write to the Customer Connections
department at the above address.
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If the connection to public sewer and/or water main requires to be laid through land out-with public
ownership, the developer must provide evidence of formal approval from the affected landowner(s).
This should be done through a deed of servitude.

Should the developer require information regarding the location of Scottish Water infrastructure
they should contact our Property Searches Department, Bullion House, Dundee, DD2 5BB. Tel -
0845 601 8855.

If the developer requires any further assistance or information on our response, please contact me
on the above number or alternatively additional information is available on our website:
www.scottishwater.co.uk.

Yours faithfully

Lisa Main
Customer Connections Administrator
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Morris, John

From: Naomi Crolla <Naomi.Crolla@snh.gov.uk>
Sent: 26 February 2014 09:36

To: adtm1dmbscorr

Subject: SNH Response

For the attention of: David Paterson

Your ref: PI14/0045/FUL
Renewal of Planning Permission P/08/0507/FUL for the Erection of Two Dwelling houses

Dear David,
Thank you for your e-consultation dated 21/02/14. We do not intend to offer formal comment on this

proposal as it falls below our threshold for consultation as outlined in our Service Statement for Planning
and Development -http://www.snh.gov.uk/docs/A498949.pdf

Yours faithfully
Naomi Crolla

Naomi Crolla

Forth Operations Support
Scottish Natural Heritage
Silvan House

3rd Floor East

231 Corstorphine Road
Edinburgh

EH12 7AT

Tel: 0131 316 2600
Fax: 0131 316 2690

This email and any files transmitted with it are confidential and intended solely for the use of the individual
or entity to whom they are addressed. If you have received this email in error please notify the system

manager or the sender.

Please note that for business purposes, outgoing and incoming emails from and to SNH may be monitored,

Tha am post-dealain seo agus fiosrachadh sam bith na chois diomhair agus airson an neach no buidheann
ainmichte a-mhain. Mas e gun d’ fhuair sibh am post-dealain seo le mearachd, cuiribh fios dhan

manaidsear-siostaim no neach-sgriobhaidh

Thoiribh an aire airson adhbharan gnothaich, 's docha gun téid suil a chumail air puist-dealam a’ tghinn

1
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The Scottish Rights of Way and Access Society

david.paterson@falkirk.gov.uk

FAO David Paterson

Falkirk Council
Planning
Abbotsford House
Davids Loan
Falkirk
FK2 7YZ
2710212014
Dear Mr Paterson,
Application No: P/14/0045/FUL
Proposal: Renewal of Planning Permission P/08/0507/FUL for the Erection
of Two Dwellinghouses
Location: Seafield, Falkirk, FK1 3AH
Case Officer: David Paterson

Grid Reference: 286799 678377
Thankyou for'your e-mailed consultation request notification of 21% February 2014.

The National Catalogue of Rights of Way shows right of way CF125 passes close by on
two sides of the property indicated on the OS Sitemap provided. A map is enclosed
showing right of way CF125 highlighted in orange. As there is no definitive record of rights
of way in Scotland, there may be other routes that meet the criteria but have not been
recorded as they have not yet come to our notice.

As well as lying in close proximity to a proposed construction site, it appears that right of
way CF125 will provide the access route to both proposed house sites. Accordingly, we
request that right of way CF125 is kept open and free from obstruction during and
after the proposed development works.

You will no doubt be aware that there may now be general access rights over any area of
land under the terms of the Land Reform (Scotland) Act 2003. It is also worth bearing in
mind the Core Path Plans, prepared by the Council's own access staff as part of their
duties under this Act.

Neither the Society nor its individual officers carries professional indemnity insurance and
in these circumstances any advice that we give, while given in good faith, is always given
without recourse.

| hope the information provided is useful to you. Please do not hesitate to contact me if you
have any further queries.

Yours sincerely,

105,

Eleisha Fahy
Access Enquiries Officer

The Scottish Rights of Way and Access Society 24 Annandale Street Edinburgh EH7 4 AN (Registered Office)

Tel/Fax 0131 358 1222 e-mail: info@scotways.com web: wwwscolways.com

ScotWivs is a registered trade mark of The Scottish Rights of Way and Access Society, a company limited by guarantee

Registered Company Number: SC0O24243 (Scotland), Chanity vegisiered in Scotland. No: SC 015460
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Longmore House
Salisbury Place

Sent by e-mail: adtm1dmbscorr@falkirk.gov.uk Edinburgh

EH9 1SH
Development Services
Falkirk Council Direct Line: 0131 668 8662
Abbotsford House Direct Fax: 0131 668 8722
Davids Loan Switchboard: 0131 668 8600
FALKIRK Martin.Brann@scotland.gsi.gov.uk
FK2 7YZ

Our ref: AMI/5/9/1
Our Case ID: 201307102
Your ref: P/14/0045/FUL

10 March 2014
Dear Sirs

Town And Country Planning (Development Management Procedure) (Scotland)
Regulations 2013

Renewal of planning permission P/08/0507/FUL for the erection of two
dwellinghouses, Seafield, Falkirk

Thank you for your consuitation dated 25 February regarding the above proposed
development.

The application plot is located within the boundary of the Inventory Battle of Falkirk Il.
The battle was fought between Government and Jacobite forces in 1746 and the
application plot is sited between the presumed location of the Government lines and
Jacobite lines as drawn up at the start of the battle. This part of the battlefield site is
largely preserved as open agricultural ground, which facilitates interpretation of the
terrain over which the battle was fought, and we would be concerned about further
isolated development or large scale development proposals in this area.

However, taking into account the scale and height of the two houses currently proposed
and their location between an existing house and shed and a belt of trees, we do not
consider that the development would be likely to represent a significant impediment to
the appreciation or interpretation of the battlefield site.

Given the potential on the site for archaeological finds relating to the battle, we
recommend that you seek the advice of the Council's archaeological advisor (Geoff
Bailey, Falkirk Community Trust) regarding appropriate mitigation measures.

If you require any further information, please do not hesitate to contact me.

Yours faithfully

MARTIN BRANN
Senior Heritage Management Officer (Ancient Monuments)

J

N LEGACY 2014

INVESTOR IN PEOPLE

www.historic-scotland.gov.uk



By Email john.morris@falkirk.gov.uk

Mr John Morris

Development Management Unit
Falkirk Council

Abbotsford House

David's LLoan

FALKIRK

FK2 7YZ

HISTORIC SCOTLAND

ALBA AOSMHOR

Longmore House
Salisbury Place
Edinburgh

EH9 1SH

Direct Line: 0131 668 8937
Direct Fax: 0131 668 8722
Switchboard: 0131 668 8600
John.Raven@scotland.gsi.gov.uk

Our ref: AMI/5/9/1
Our Case ID: 201402126
Your ref: P/14/0045/FUL

10 July 2014
Dear Mr Morris

TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997
Seafield Falkirk FK1 3AH - Renewal of Planning Permission P-08-0507-FUL for
the Erection of Two Dwellinghouses

Thank you for your notice of review dated 03 July which we received on 03 July.

We have considered your notice of review and can confirm we have nothing further to
add to our previous response, dated 10 March.

Notwithstanding our comments above, we confirm that your Council should proceed to
determine the application without further reference to us.

If you require any further information, please contact my colleague Martin Brann on
martin.brann@scotland.gsi.gov.uk or 0131 — 668 8662.

Yours sincerely

John Raven
Team Leader (Monuments): West

J

Ny
%*-»«-“E LEGACY 2014

INVESTOR IN PEOPLE

www. historic-scotland.gov.uk
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Morris, John

From: MacKenzie, Roddy
Sent: 21 July 2014 11:08

To: adtm1dmbscorr

Cc: Morris, John

Subject: P/14/0045/FUL Review
John,

We have no further comments to make.

Roddy

e T T T LT TR T L T T T T T T T S T T Aheahbandkinn

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.

A sEsasanaad srxars B L LAk T T LT e T
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Morris, John

From: Alastair Bell <mcleanbell@btconnect.com>
Sent: 30 July 2014 16:02

To: Morris, John

Subject: P/14/0045/FUL - Seafield, Falkirk

John,

| refer to your letter of 18" July concerning my client’s appeal to the Planning Review Committee. The appeal site
lies within the area defined in the Inventory of Battlefield Sites and the Council has consulted Historic Scotland. |
also note the letter from Historic Scotland and the fact that it continues to have no objection to this small proposal
with the curtilage of an existing house.

Regards,

Alastair
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PLANNING SERIES:

Scottish Planning Policy (SPP) is the statement of the Scottish Government's policy on nationally
important land use planning matters.

National Planning Framework (NPF) is the Scottish Government's strategy for Scotland’s long term spatial
development

Circulars, which also provide statements of the Scottish Government's policy, contain guidance on
policy implementation through legislative or procedural change.

Statements of Scottish Government policy in the SPP NPF, Designing Places, Designing Streets and
Circulars may be material considerations to be taken into account in development plans and
development management decisions.

Designing Places, Designing Streets and the West Edinburgh Planning Framework have the same
status in decision making as the SPP and NPF

Planning Advice Notes (PANs) provide advice and information on technical planning matters.

Design Advice Guidance will provide guidance and information on design matters covering a range of
practical projects and roles.

Further information on the Scottish Government's role in the planning system is available on
http://www.scotland.gov.uk/Topics/Built-Environment/planning

This Scottish Planning Policy supersedes the following documents, which are now revoked:

¢ SPP 2 - Economic Development

e SPP 3 - Planning for Homes

e SPP 4 - Planning for Minerals

e SPP 6 - Renewable Energy

e SPP 7 - Planning and Flooding

¢ SPP 8 — Town Centres and Retailing

» SPP 10 - Planning for Waste Management

* SPP 11 — Open Space and Physical Activity

* NPPG 12 — Skiing Developments

* NPPG 13 - Coastal Planning

» NPPG 14 - Natural Heritage

¢ SPP 156 - Planning for Rural Development

* SPP 16 — Opencast Coal

= SPP 17 — Planning for Transport

+ NPPG 19 - Radio Telecommunications

« SPP 20 - Role of Architecture and Design Scotland
¢ SPP 21 - Green Belts

* SPP 22 - Planning for Fish Farming

« SPP 23 - Planning and the Historic Environment

« Circular 12/1986 — Planning Control over Onshore Oil and Gas Operations
» PAN 53 - Classifying the Coast for Planning Purposes
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SCOTTISH PLANNING POLICY 1

INTRODUCTION

The Scottish Government's planning policies are set out in the National Planning Framework, this
SPPR, Designing Places, Designing Streets! and Circulars?. This SPP is a statement of Scottish
Government policy on land use planning and contains:

* the Scottish Government's view of the purpose of planning,

* the core principles for the operation of the system and the objectives for key parts of the
system,

 statutory guidance on sustainable development and planning under Section 3E of the
Planning etc. (Scotland) Act 2006,

 concise subject planning policies, including the implications for development planning and
development management, and

* the Scottish Government's expectations of the intended outcomes of the planning system.

This approach places planning in the wider context of Scottish Government aims and policies
and clarifies the Government’s expectations of the system and planning services. It is a brief
statement of policy and does not attempt to provide a comprehensive summary or explanation
of the planning system in Scotland or to describe the full and diverse range of objectives to
which planning may contribute. This SPP does not restate policy and guidance expressed
elsewhere. The wider policy framework including the National Planning Framework, Designing
Places, Designing Streets and Circulars, should be taken into account in decision making. Policy
linked to direct legislative requirements is expressed in terms of what must be done. Policy
linked to Scottish Ministers’ requirements for an efficient and effective planning system is
expressed in terms of what should be done. The policies expressed in this SPP should inform
the content of development plans, should be a consideration in decisions on planning
applications and should be used to inform development proposals from initial concept to
implementation.

THE PURPOSE OF PLANNING

3.

Planning guides the future development and use of land. Planning is about where development
should happen, where it should not and how it interacts with it's surroundings. This involves
promoting and facilitating development while protecting and enhancing the natural and built
environment in which we live, work and spend our leisure time. Careful attention to layout,
design and construction should result in places where people want to be.

The Scottish Government believes that a properly functioning planning system is essential to
achieving its central purpose of increasing sustainable economic growth. The way in which the
planning system is structured and operated should be directed towards that purpose and to
suppeorting the Scottish Government’s five strategic objectives and fifteen national outcomes3.

The Government believes strongly in the value of forward-looking, visionary and ambitious plans
that will guide development. These plans provide guidance to potential developers and
investors; provide various interests with the opportunity to participate in shaping the future of
their nation and their communities; and give public authorities a structure within which decisions
can be made with confidence. Development plans should lead and guide change. The statutory
requirement to keep development plans up to date? will ensure that they reflect and respond to
emerging pressures and issues.

I Due for publication in early 2010
,2 All documents are available at www.scotland.gov.uk/Topics/Built-Environment/planning
3 For more information about the Scottish Government's central purpose, strategic objectives and national outcomes see

4

10(8) and 16(1)
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2 SCOTTISH PLANNING POLICY

6.  The planning system has a critical balancing role to play when competing interests emerge in the
consideration of future development. It is essential to recognise that planning issues, by their
very nature, will often bring differing interests into opposition and disagreement and the
resolution of those issues will inevitably disappoint some parties. The planning system cannot
satisfy all interests all of the time. It should, however, enable speedy decision making in ways
which are transparent and demonstrably fair.

CORE PRINCIPLES

7. The legislative framework for the planning system in Scotland has recently undergone a major
change through the Planning etc (Scotland) Act 2006. Secondary legislation implementing key
parts of the Act came into force in 20099.

8. The Government believes that the following broad principles should underpin the modernised
planning system:

e The system should be genuinely plan-led, with succinct development plans setting out
ambitious, long-term visions for their area. They must be kept up to date, and provide a
practical framework within which decisions on planning applications can be made with a
degree of certainty and efficiency.

» The primary responsibility for the operation of the planning system and service is with lecal
and national park authorities.

« Confidence in the planning system needs to be reinforced through: the efficient and predictable
preparation of plans and handling of applications; transparency in decision-making and
reliable enforcement of the law and planning decisions.

e« The constraints and requirements that planning imposes should be necessary and
proportionate.

e The system should operate to engage all interests as early and as fully as possible to inform
decisions and allow issues of contention and controversy to be identified and tackled
quickly and smoothly.

» There should be a clear focus on the quality of outcomes, with due attention given to the
sustainable use of land, good design and the protection and enhancement of the built and
natural environment.

9. Successful operation of the planning system will only be achieved if all those involved —
applicants, planning authorities, agencies and other statutory consultees, communities,
representative organisations, public bodies, the Government and the general public - commit
themselves to engaging as constructively as possible in development planning and development
management, so that the planning system contributes effectively to increasing sustainable
economic growth. Partnership working and dialogue with the private sector is an important
contributor to the delivery of business, development and conservation opportunities. A range of
government and non-governmental organisations can offer expert advice on specialist matters
and this expertise should be utilised wherever relevant.

DEVELOPMENT PLANS

10. The development plan comprises a local development plan supported by supplementary
guidance. In the 4 largest city regions, the development plan also comprises a strategic
development plan which addresses land use issues that cross local authority boundaries or
involve strategic infrastructure.

5 See www.scotland.gov.uk/planning for full details of secondary legislation linked to the Planning etc. {Scotland) Act 2006




L

- 134

SCOTTISH PLANNING POLICY 3

Development plans guide the future use of land and the appearance of cities, towns and rural
areas. They should indicate where development, including regeneration, should happen and where
it should not. Development plans must be accessible to the communities they serve and should be
concise and written in plain language. There is a statutory duty on development plans to contribute
to sustainable development. Guidance on this duty is provided in paragraphs 34 to 40.

PREPARATION

12.

13.

The development plan scheme sets out the programme for plan preparation. The first schemes
were published by planning authorities in 2009 and they will be updated annually. The emphasis
should be on the actions needed to ensure that an up to date development plan is in place as
swiftly as possible.

The processes of engagement, information gathering, analysis and assessment should be
geared towards the date of submission of the plan to Ministers. These processes should be
proportionate and fit for purpose. Contracting out parts of plan preparation may offer scope for
effective management of the process.

CONTENT

14.

15.

16.

17.

Development plans should be concerned primarily with land and infrastructure. The efficient use
of land and good infrastructure are important for the wellbeing of an area, particularly where they
are supported by the commitment to the creation and maintenance of high quality places.
Development plans should provide clear guidance on what will or will not be permitted and
where. This should be very clear from the proposals map. Only policies that provide a clear
indication of how a decision maker will react to a development proposal should be included in
the plan. Plans should therefore provide opportunity and stability.

Development plans should be aspirational but realistic. They should address the spatial
implications of economic, social and environmental change, in particular opportunities for
development. They should be clear about the scale of anticipated change and demonstrate the
underlying reasons for the preferred location and the likely sequence of development.

Investment in infrastructure may be required as a consequence of existing under provision
and/or planned growth. These issues should be addressed in development plans and not left to
be resolved through the development management process.
The Scottish Government expects development plans to:

* have a sharp focus on land and infrastructure,

* concentrate on what will happen, where and why,

* make more use of maps and plans to explain and justify the long-term settlement strategy, and

* contain policies and proposals that will achieve predictable outcomes.

IMPLEMENTATION, MONITORING AND REVIEW

18.

19.

The action programme is a key means of delivering the objectives of a plan. It should set out how
the plan is to be implemented, in particular what should happen over the following two years.

A key element of implementation will be the programme of supplementary guidance. Where this
is to form part of the development plan, authorities should ensure the guidance:

* is derived from the plan, and
* has been the subject of discussion and engagement.



20.

21.

135

SCOTTISH PLANNING POLICY

Supplementary guidance should not be applied in the consideration of development proposals
until it has been formally agreed by the authority following consideration of comments and
representations on the draft.

Monitoring should focus on what has changed, for example the extent to which key assumptions
remain valid, whether land allocations have proved viable and investment in infrastructure has
been forthcoming. Monitoring should set the direction for the future review of the plan.

The review, which must take place at least every 5 years, should focus on what has to change
rather than invite the re-opening of settled issues.

DEVELOPMENT MANAGEMENT

22.

23.

Development management is a key part of the planning system and should operate in support of
the Government's central purpose of increasing sustainable economic growth. This means
providing greater certainty and speed of decision making as a means of creating good quality
sustainable places. Development management services should operate within a climate of
continuous improvement. Processes should be responsive, reliable, transparent and efficient.
Decisions should be taken against a framework of up to date and effective development plans
and supplementary guidance.

The planning system operates in the long term public interest. It does not exist to protect the
interests of one person or business against the activities of another. It is important that
stakeholders understand their role in the planning process and how decisions have been arrived
at. There should be clear but concise reports of the considerations that have been taken into
account in reaching decisions on all planning applications. The Scottish Government's
expectation is that, schemes of delegation provide maximum scope for officials to determine
planning applications, thus ensuring elected members focus on complex or controversial
ISSUES.

DETERMINING PLANNING APPLICATIONS

24,

25.

Prospective applicants are required by legislation® to consult communities before submitting
planning applications for major and national developments’. The purpose of pre-application
consultation is to allow meaningful consultation to take place before development proposals are
finalised and applications for planning permission are submitted. Pre-application discussions
between prospective applicants, key agencies and planning authorities are vital to ensure all
parties have a shared understanding of the nature of a proposed development, information
requirements and the likely timescales for determination. The Scottish Government supports the
use of processing agreements to manage the delivery of decisions on major and national
developments to agreed timescales. Authorities and key agencies should respond positively to
requests for such agreements.

The Town and Country Planning (Scotland) Act 1997 requires decisions to be made in
accordance with the development plan unless material considerations indicate otherwise.
Material considerations should be related to the development and use of land. More information
on material considerations is provided in Annex A of Circular 4/2009 Development Management
Procedures. Where a proposal is in accordance with the development plan, the principle of
development should be taken as established and the process of assessment should not be used
by the planning authority or key agencies to revisit that.

6 Section 35 Planning etc (Scotland) Act 2006 and Regulations 4-7 Town and Country Planning (Development Management
_ Procedure) (Scotland) Regulations 2008
7 See Circular 5/2009 Hierarchy of Developments for definition of Local, Major and National Developments
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Conditions imposed on the grant of planning permission can enable development proposals to
proceed where it would otherwise have been necessary to withhold planning permission. While
the power to impose conditions is wide, it must be exercised in a manner which is fair,
reasonable and practicable and the conditions imposed must accord with the established tests
set out in Circular 4/1998 The Use of Conditions in Planning Permissions.

Planning agreements can be used to overcome obstacles to the grant of planning permission but
they should not be used to obtain a benefit which is unrelated to the nature or scale of the
proposed development. Planning authorities should use the development plan and
supplementary guidance to set out their approach to planning agreements and should not seek
to introduce agreements late in the development management process. Planning agreements
should only be used where the obligation cannot be secured by condition or by other means.
More information on planning agreements is provided in Circular 1/2010 Planning Agreements.

ENFORCEMENT

28,

Effective enforcement is important as a means of maintaining public confidence in the planning
system. The 2006 Act contains a range of additional powers on enforcement and planning
authorities should use the full range of powers available to them to ensure that enforcement
action is appropriate, speedy and effective. More information on enforcement is provided in
Circular 10/2009 Planning Enforcement.

ROLE OF THE SCOTTISH GOVERNMENT

29.

Scottish Ministers have a general power to call-in planning applications for their own
determination. Circular 3/2009 Notification of Planning Applications provides guidance on the
circumstances in which planning authorities must notify Scottish Ministers where they propose
to grant planning permission. It also sets out the circumstances in which Scottish Ministers may
call in a planning application from the planning authority, thereby taking over the role of decision
maker.

APPEALS AND LOCAL REVIEWS

30.

The 2006 Act introduced important changes to the appeal process aimed at improving efficiency
and ensuring that decisions are made at an appropriate level through an appeal to Scottish
Ministers or review by the planning authority’'s local review body. Central to maintaining an
efficient system is the frontloading of the planning process by ensuring all parties state their full
cases at the outset. The appeal and review procedures also involve taking a proportionate
approach so that the person or body making the decision follows an examination process that is
appropriate to the complexity of the case. All parties should be clear that new material should
not be introduced late in the process except in exceptional circumstances. More information on
appeals is provided in Circular 6/2009 Planning Appeals. Information on local reviews is provided
in Circular 7/2009 Schemes of Delegation and Local Reviews.

COMMUNITY ENGAGEMENT

31.

Effective engagement with the public can lead to better plans, better decisions and more
satisfactory outcomes and can help to avoid delays in the planning process. It also improves
confidence in the fairness of the planning system. The Scottish Government expects
engagement with the public to be meaningful and to occur from the earliest stages in the
planning process to enable community views to be reflected in development plans and
development proposals. Minimum requirements for consultation and engagement in the
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planning system are established through legis)ation8. Advice on community engagement in the
planning system, linked to the National Standardg’ for Community Engagementd, is provided in
PAN 81 Community Engagement.

Everyone has the right to comment on any planning application which is being considered by a
planning authority. Legitimate public concern or support expressed on a relevant planning matter
should be a consideration in planning decisions. Planning authorities must ensure that
communities are given the opportunity to get involved in the preparation of development plans.
Planning authorities and developers should ensure appropriate and proportionate steps are taken
to engage with communities when planning policies and guidance are being developed, when
development proposals are being formed and when applications for planning permission are
made. Individuals and community groups should ensure that they focus on planning issues and
utilise available opportunities for engaging constructively with developers and planning
authorities. Close working with communities can help to identify and overcome sensitivities or
concerns associated with new development. Liaison committees can have a role in offering
communities greater involvement in the operation of mineral extraction sites and other similar
developments.

SUSTAINABLE ECONOMIC GROWTH

33.

Increasing sustainable economic growth is the overarching purpose of the Scottish Government.
Fifteen national outcomes!0 explain in more detail how sustainable economic growth will be
delivered. The Government Economic Strategy!! sets out how sustainable economic growth
should be achieved, and identifies five strategic priorities that are critical to economic growth —
learning, skills and wellbeing; supportive business environment; infrastructure development and
place; effective government; and equity. The planning system should proactively support
development that will contribute to sustainable economic growth and to high quality sustainable
places. Achieving sustainable economic growth requires a planning system that enables the
development of growth enhancing activities across Scotland and protects and enhances the
quality of the natural and built environment as an asset for that growth. Planning authorities
should take a positive approach to development, recognising and responding to economic and
financial conditions in considering proposals that could contribute to economic growth.

SUSTAINABLE DEVELOPMENT

34.

The Planning etc. (Scotland) Act 2006 introduced a requirement that functions relating to the
preparation of the National Planning Framework by Scottish Ministers and development plans by
planning authorities must be exercised with the objective of contributing to sustainable
development. The 2006 Act requires planning authorities to have regard to guidance on this
requirement issued by Scottish Ministers. This section (paragraphs 34 — 40) is guidance under
section 3E of the 2006 Act. The principles of sustainable development outlined in this section are
embedded in national planning policy.

8 The Planning etc (Scotland) Act 2006, the Town and Country Planning (Development Planning) (Scotland) Regulations

9
10

nt Management Procedure) (Scotland) Regulations 2008
munities Scotland, 2005)

1T www.scotland.gov.uk/Publications/2007/11/12115041/0
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The Scottish Government supports the five guiding principles of sustainable development set
out in the UK shared framework for sustainable development!2. The five principles are:

* living within environmental limits,
* ensuring a strong, healthy and just society,
» achieving a sustainable economy,
* promoting good governance, and

* using sound science responsibly.

Achieving a sustainable economy, promoting good governance and using established science
responsibly are essential in enabling a strong, healthy and just society and living within
environmental limits. The fundamental principle of sustainable development is that it integrates
economic, social and environmental objectives. The aim is to achieve the right development in
the right place. The planning system should promote development that supports the move
towards a more economically, socially and environmentally sustainable society.

The Scottish Government's commitment to sustainable development is reflected in its purpose of
creating a more successful country, with opportunities for all of Scotland to flourish, through increasing
sustainable economic growth. This is set out in the Government Economic Strategy, supported by the
fifteen National Outcomes. Sustainable economic growth means building a dynamic and growing
economy that will provide prosperity and opportunities for all, while respecting the limits of our
environment in order to ensure that future generations can enjoy a better quality of life too.

The planning system has an important role in supporting the achievement of sustainable
development through its influence on the location, layout and design of new development.
Decision making in the planning system should:

e contribute to the reduction of greenhouse gas emissions in line with the commitment to
reduce emissions by 42% by 2020 and 80% by 2050, contribute to reducing energy
consumption and to the development of renewable energy generation opportunities,

e support the achievement of Zero Waste objectives, including the provision of the required
waste management installations,

« protect and enhance the cultural heritage,

e protect and enhance the natural environment, including biodiversity and the landscape,
* maintain, enhance and promote access to open space and recreation opportunities,

» take into account the implications of development for water, air and soil quality, and

« support healthier living by improving the quality of the built environment, by increasing
access to amenities, services and active travel opportunities, and by addressing
environmental problems affecting communities.

Decisions on the location of new development should:
» promote regeneration and the re-use of previously developed land,
» reduce the need to travel and prioritise sustainable travel and transport opportunities,
* promote the development of mixed communities,
e take account of the capacity of existing infrastructure,
» promote rural development and regeneration, and
» prevent further development which would be at risk from flooding or coastal erosion.

12" One Future - Different Path: The UK's Shared Framework for Sustainable Development (2005)
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39 Decisions on the layout and design of new deveélppment should:
» encourage the use of and enable access to active travel networks and public transport,
* promote the efficient use of land, buildings and infrastructure,
* encourage energy efficiency through the orientation and design of buildings, choice of
materials and the use of low and zero carbon generating technologies,
* support sustainable water resource management,
* support sustainable waste management,
» consider the lifecycle of the development,
* encourage the use of sustainable and recycled materials in construction, and
* support habitat connectivity.

40. The settlement strategy set out in the development plan should promote a more sustainable
pattern of growth for an area, taking account of the scale and type of development pressure and
the need for growth and regeneration. The most effective way to plan for change will depend on
many factors, including geography, environmental sensitivities, landscape character and
infrastructure capacity.

CLIMATE CHANGE

41. The need to tackle climate change, and in particular reduce emissions of the greenhouse gases
that contribute to it, is a principal challenge of sustainable economic growth. Section 44 of the
Climate Change {Scotland) Act 2009 requires all public bodies to act:

* in the way best calculated to contribute to the delivery of the emissions targets in the Act,

* in the way best calculated to help deliver the Government's climate change adaptation

programme, and

* in a way that it considers is most sustainable.
The Act sets a target of an 80% reduction in emissions by 2050, with an interim target of a 42%
reduction by 2020. Achieving these targets will require coordinated action and a significant
commitment to adapting the built environment to reduce energy and other resource
requirements, to reducing the need to travel, and to providing for active travel and travel by
public transport.

42  The need to help mitigate the causes of climate change and the need to adapt to its short and
long term impacts should be taken into account in all decisions throughout the planning system.
Development plans should promote a pattern of development which reduces the need to travel
and encourages active travel and travel by public transport, taking into account the likely
availability of public transport in rural areas. Development plans should also require the siting,
design and layout of all new development to limit likely greenhouse gas emissions, particularly
by limiting resource and energy requirements.

43  The design of new development should address the causes of climate change by minimising

carbon and other greenhouse gas emissions and should include features that provide effective
adaptation to the predicted effects of climate change. The changing climate will increase the risk
of damage to buildings and infrastructure by flood, storm, landslip and subsidence.
Development should therefore normally be avoided in areas with increased vulnerability to the
effects of climate change, particularly areas at significant risk from flooding, landslip and coastal
erosion and highly exposed sites at significant risk from the impacts of storms. When
designating land for new residential, commercial and industrial development, planning
authorities should consider the energy and heat requirements of these new developments. New
development should be planned to make use of opportunities for decentralised and local
renewable or low carbon sources of heat and power wherever possible.
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The use of energy efficient, microgenerating and decentralised renewable energy systems will
be components in the move towards reducing emissions, but energy efficient design of
buildings will make a significant contribution to reducing emissions. Location, siting, orientation,
design, materials and insulation are important factors in the energy efficiency of buildings.
Under section 72 of the Climate Change (Scotland) Act 2009 local development plans must
require all new buildings to be designed to avoid a specified and rising proportion of the
projected greenhouse gas emissions from their use through the installation and operation of low
and zero carbon generating technologies. When preparing such policies, planning authorities
should take into account technical constraints which may exist including the availability of
appropriate and effective technology and its practical application to different scales of
development. Local development plans or supplementary guidance should set out the approach
to existing buildings which are being altered or extended including historic buildings, and the
approach to applications where developers are able to demonstrate that there are significant
technical constraints to using on-site low and zero carbon generating technologies. It is
recommended that development plan policies for development involving low and zero carbon
generating technologies should accord with the standards, guidance and methodologies
provided in building regulations.

SUBJECT POLICIES
ECONOMIC DEVELOPMENT

45.

46.

Authorities should respond to the diverse needs and locational requirements of different sectors
and sizes of businesses and take a flexible approach to ensure that changing circumstances can
be accommodated and new economic opportunities realised. Removing unnecessary planning
barriers to business development and providing scope for expansion and growth is essential.
The planning system should support economic development in all areas by:

* taking account of the economic benefits of proposed development in development plans
and development management decisions,

* promoting development in sustainable locations, particularly in terms of accessibility,

* promoting regeneration and the full and appropriate use of land, buildings and
infrastructure,

* supporting development which will provide new employment opportunities and enhance
local competitiveness, and

* promoting the integration of employment generation opportunities with supporting
infrastructure and housing development.

The planning system should also be responsive and sufficiently flexible to accommodate the
requirements of inward investment and growing indigenous firms.

Planning authorities should ensure that there is a range and choice of marketable sites and
locations for businesses allocated in development plans, including opportunities for mixed use
development, to meet anticipated requirements and a variety of size and quality requirements.
Marketable land should meet business requirements, be serviced or serviceable within
5 years, be accessible by walking, cycling and public transport, and have a secure planning
status. The supply of marketable sites should be regularly reviewed. New sites should be
brought forward where existing allocations do not meet current and anticipated market
expectations. Where identified sites are no longer considered appropriate or marketable, they
should be reallocated for another use through the development plan. The specific needs of
different businesses should be taken into account in development plans and development
management decisions, including the importance of access to the strategic road and rail
network and opportunities for transport by water for manufacturing, warehousing and
distribution uses.
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Development plans should support small business development and growth and promote
opportunities for low impact industrial, business and service uses which can co-exist with
housing and other sensitive uses without erddirig' amenity. Planning authorities should adopt a
flexible approach to working from home where the amenity of surrounding properties will not be
significantly affected. The tourism industry is one of Scotland’s largest business sectors and
planning authorities should support high quality tourism related development, including the
provision of appropriate facilities in key locations across urban and rural Scotland. Some
specialist activities such as research and development and knowledge-driven industries require
locations where there is high environmental quality and connections to relevant academic and
research institutions and similar businesses.

High environmental guality can be an important component in attracting investment into an area
and can provide important economic opportunities, for example through tourism and recreation.

Planning authorities should therefore ensure that new development safeguards and enhances an

area's environmental quality and, where relevant, should promote and support opportunities for
environmental enhancement and regeneration. Previously developed land (also referred to as
brownfield land) is a potential source of sites for new development and planning authorities
should support and promote proposals to bring vacant or derelict land back into productive use
for development or to create more attractive environments. Not all previously developed sites
are available in the short term, but areas can be identified where investment in site assembly,
remediation, infrastructure and environmental improvement will enable successful development
in the longer term. Vacant and derelict land and obsolete commercial and industrial property can
act as a constraint on the economic growth of towns and cities. Authorities should therefore
adopt a proactive approach to encouraging the reuse of buildings and previously developed land,
making use of land assembly and compulsory purchase powers to enable redevelopment
opportunities.

Strategic Business Locations

49.

50.

51.

Strategic development plans, or local development plans outwith the city regions, should identify
an appropriate range of strategic business locations such as mixed developments, business
parks, science parks, medium and large industrial sites and high amenity business locations.

National planning policy previously identified and safeguarded nine large single user high
amenity sites. These sites were identified for their special qualities in terms of location, quality
and marketability and were targeted at high technology inward investment. The Scottish
Government no longer considers it necessary to identify and safeguard large single user high
amenity sites for inward investment through national planning policy.

Strategic sites for business use which are of high amenity and accessible by all forms of
transport should be identified in strategic development plans, or local development plans
outwith the city regions. These sites should be protected from inappropriate uses and
development which would compromise their quality, accessibility or marketability as a business
location. Given their special characteristics in terms of location, quality and marketability, the
previously identified national sites should be considered by planning authorities when identifying
and safeguarding strategic high amenity sites, taking into account the potential for sub-division
of large sites. The development plan should identify the type and scale of development which
may be appropriate for strategic high amenity sites and should specify the quality of
development which is required.
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TOWN CENTRES AND RETAILING

52.

Town centres are a key element of the economic and social fabric of Scotland, acting as centres
of employment and services for local communities and a focus for civic activity, and make an
important contribution to sustainable economic growth. Town centres should be the focus for a
mix of uses including retail, leisure, entertainment, recreation, cultural and community facilities,
as well as homes and businesses. Retail and leisure uses are fundamental to the concentration
of other activities located in town centres and planning authorities should support a diverse
range of community and commercial activities in town centres. The range and quality of
shopping, wider economic and social activity, integration with residential areas and the quality of
the environment are key influences on the success of a town centre.

Network of Centres

53.

54.

55.

56.

Development plans should identify a network of centres, and explain the role of each centre in
the network. The network will, depending on circumstances, include town centres, commercial
centres and other local centres, and may take the form of a hierarchy. Within the network the
individual role of each centre should support and be supported by the role of other centres. The
development plan can also specify a centre’s function, for example a centre restricted to the sale
of bulky goods. Networks will change over time, therefore any significant changes in the
evolving role and function of centres should be addressed through development plans rather
than changes being driven by individual applications. Changes to the network of centres should
be justified using the results of a health check.

To be identified as a town centre a diverse mix of uses and attributes, including a high level of
accessibility, should be provided. The contribution of these uses to the qualities of character and
identity which create a sense of place and further the well-being of communities should be taken
into account. Range and quality of shopping, wider economic and social activity in both the day
and the evening, integration with residential areas and the quality of the environment are key
elements of successful town centres, and should be supported rather than taking a retail-led
approach which can create homogenous centres. Commercial centres are distinct from town
centres as their range of uses and physical structure makes them different in character and sense
of place. They generally have a more specific focus on retailing or on retailing and leisure uses.
Examples of commercial centres include out-of-centre shopping centres, commercial leisure
developments, mixed retail and leisure developments, retail parks and factory outlet centres.

The network of centres identified in the development plan will provide a context for the
assessment of proposals for new development. Where proposals support a centre's role and
function, as identified in the development plan, there is no requirement to provide a detailed
assessment of need. Investment to maintain and improve commercial centres should be
supported where the centres are part of the network and where such investment will not
undermine town centres.

The development plan should enable gaps and deficiencies in provision of shopping, leisure and
other services to be remedied by identifying appropriate locations for new development and
regeneration. Commercial realities should be taken into account when development plans are
prepared. Planning authorities should be responsive to the needs of town centre uses, identifying
suitable and viable sites in terms of size, location and availability within a reasonable time period,
indicating how and when constraints could be resolved. Opportunities for improving the physical
quality and sustainability of town and commercial centres should also be identified in the
development plan, providing the framework for the development of town centre strategies.
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Improving Town Centres

57.

58.

59.

60.

A

The planning system has a significant role in supportifg: successful town centres through its
influence on the type, siting and design of development. Planning authorities should assess how
centres can accommodate development, and relevant opportunities should be identified in the
development plan. When considering the format, design and scale of proposals, developers,
owners and occupiers should take into account the setting of the centre. This should include
considering different built forms for the development, adjusting or sub-dividing large proposals
to better fit with existing development, and making use of vacant and under-used land or
premises. New development should integrate successfully and create effective links with the
surrounding urban fabric. It is essential that town centres provide a high quality, inclusive and
safe environment. Well designed public spaces and buildings can improve the health, vitality and
economic potential of a town centre.

The evening economy should be encouraged and managed in appropriate centres to ensure life
and activity outwith usual retail hours. When preparing policies and deciding applications,
planning authorities should consider the scale of the developments and their likely impact,
including cumulative impact on the character and function of the centre, the amenity of nearby
residents and anti-social behaviour and crime.

Vitality is a measure of how lively and busy a town centre is. Viability is a measure of capacity to
attract ongoing investment for maintenance, improvement and adaptation to changing needs.
Together these measures give an indication of the health of a town centre and, when used
consistently over a period of time as part of a town centre health check, can demonstrate
changes in performance that can inform future decision making. A health check measures the
strengths and weaknesses of a town centre and analyses the factors which contribute to its
vitality and viability. Examples of vitality and viability indicators include:

* Pedestrian flow (footfall),

* Prime rental values,

e Space in use for different town centre functions and how it has changed,

* Retailer representation and intentions (national multiples and independents),
* Commercial yield,

* Vacancy rates, particularly at street level in prime retail areas,

* Physical structure of the centre, including opportunities and constraints, and its
accessibility,

* Periodic surveys of consumers, and

¢ Crime levels.

Actions to support improvements in town centres and to create distinctive and successful places
are encouraged. Improvements can range from small scale public realm works to assembly of
larger scale development sites which aid regeneration. Town centre strategies are key to the
delivery of such improvements. Within the context provided by the development plan, a town
centre strategy should provide the more detailed framework which enables action to be realised.
Town centre strategies should be informed by the outcomes of regular monitoring of town
centre performance and should:

* indicate the capacity for change through redevelopment, renewal, alternative uses and
diversification based on an analysis of the role and function of the centre,

* consider the constraints to implementation, for example diversity in site ownership, unit
size and funding availability, and recognise the rapidly changing nature of retail formats,

* Jjdentify actions, tools and delivery mechanisms to overcome these constraints, for
example improved management, Business Improvement Districts or the use of compulsory
purchase powers,
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* promote new opportunities for development, using master planning and design exercises
and taking account of historic and conservation considerations where necessary,

« consider the potential to reduce impacts on the environment, for example using
sustainable urban drainage and combined heat and power systems, and

* include a monitoring exercise to link back to the health check and to examine the extent to
which it resulted in the actual delivery and implementation of an improved town centre
environment.

All retail, leisure and related developments should be accessible by walking, cycling and public
transport. Town and commercial centres should be accessible at all times to all sectors of the
community. Accessibility for people and the delivery of goods, and for waste collection, is
essential to the success of a town centre. The perception of convenience is also important, for
example whether a location is close to homes or places of work and is easily accessible by foot,
public transport or car with available short term parking.

Sequential Approach

62.

63.

64.

The sequential approach should be used when selecting locations for all retail and commercial
leisure uses unless the development plan identifies an exception. It should also apply to
proposals to expand or change the use of existing developments where proposals are of a scale
or form sufficient to change their role and function. The sequential approach requires that
locations are considered in the following order:

* town centre,

* edge of town centre,

» other commercial centres identified in the development plan,

¢ out of centre locations that are or can be made easily accessible by a choice of transport

modes.

The sequential approach requires flexibility and realism from planning authorities, developers,
owners and occupiers to ensure that different types of retail and commercial uses are developed
in the most appropriate location. Where development for town centre uses is proposed within a
town centre, assessment of its impact on the viability of similar uses in that centre will not be
necessary. Where development proposals in edge of town centre, commercial centre or out-of-
centre locations are not consistent with the development plan, it is for applicants to demonstrate
that more central options have been thoroughly assessed and that the impact on existing
centres is acceptable. Qut-of-centre locations should only be considered when:

* all town centre, edge of town centre and other commercial centre options have been
assessed and discounted as unsuitable or unavailable,

* development of the scale proposed is appropriate, and

* there will be no significant adverse effect on the vitality and viability of existing centres.
Development plans should indicate whether retail or commercial development may be
appropriate outwith existing centres and identify appropriate locations.
When a proposed retail or commercial leisure development is contrary to the development plan,
planning authorities should ensure that:

* the sequential approach to site selection has been used,

» there is no unacceptable individual or cumulative impact on the vitality and viability of the
identified network of centres,

* the proposal will help to meet qualitative and quantitative deficiencies identified in the
development plan, and

* the proposal does not conflict with other significant objectives of the development plan or
other relevant strategy.
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65. A retail impact analysis should be undertaken where a retall and leisure development over 2,500
square metres gross floorspace outwith a defined, toWn centre is proposed which is not in
accordance with the development plan. An impact ana|y5|s may also be necessary for smaller
retail and leisure proposals which may have a significant impact on vitality and viability. The
impact analysis should consider the relationship of the proposed development with the network
of centres identified in the development plan. In carrying out an analysis, a broad-based
approach should be adopted. It should not be necessary to attempt detailed calculations or
forecasts of a sector’'s growth as small variations in assumptions can lead to a wide range of
forecasts. Authorities and developers should, where possible, agree data and present
information on areas of dispute in a succinct and comparable form.

HOUSING

66. The Scottish Government is committed to increasing the supply of new homes and the planning
system should contribute to raising the rate of new housebuilding by identifying a generous
supply of land for the provision of a range of housing in the right places. The planning system
should enable the development of well designed, energy efficient, good quality housing in
sustainable locations and allocate a generous supply of land to meet identified housing
requirements across all tenures.

Housing Requirements

67. Housing need and demand assessment provides the evidence base for defining housing supply
targets in local housing strategies and allocating land for housing in development plans. The
Scottish Government’s Housing Need and Demand Assessment Guidance sets out the
framework that local authorities should follow to develop a good understanding of how local
housing markets operate and promotes an integrated approach to assessments by local
authority housing and planning services. The assessment should be undertaken at a functional
housing market area level and consider the operation of the housing system as a whole,
covering all tenures. Where the housing need and demand assessment is considered robust and
credible by the Scottish Government, the approach used will not normally be considered at a
development plan examination3.

68. A housing market area is a geographical area where the demand for housing is relatively self-
contained. Local authorities should define the housing market areas that will be used in
determining housing requirements by following one of the approaches set out in the Housing
Need and Demand Assessment guidance. Housing market areas may significantly overlap and
will rarely coincide with local authority boundaries. Local authorities are therefore encouraged to
co-operate regionally in housing market partnerships, which may also include other organisations
such as housing associations and developers.

69. The Housing (Scotland) Act 2001 requires local authorities to prepare a local housing strategy
supported by an assessment of housing need and demand. Local housing strategies consider
the housing system as a whole and include a housing supply target covering all tenures based
on the outcomes of the housing need and demand assessment. The local housing strategy
provides the strategic direction for addressing housing need and demand and should inform
future investment in housing across a local authority area. The preparation of local housing
strategies and development plans should be closely aligned.

Housing Land

70. The delivery of housing through the development plan to support the creation of sustainable mixed
communities depends on a generous supply of appropriate and effective sites being made
available to meet need and demand, and on the timely release of allocated sites. The scale, nature
and distribution of the housing requirement for an area identified in the local housing strategy and
development plan should be based on the outcome of the housing need and demand assessment.
Wider strategic economic, social and environmental policy objectives should also be taken into

13 This policy does not override the provisions of Part 4 of the Town and Country Planning (Development Planning) (Scotland)
Regulations 2008
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account when determining the scale and distribution of the housing requirement and the housing
supply target for an area. Planning authorities may, as part of the development plan settlement
strategy, direct development to particular locations to achieve desired policy outcomes. In such
circumstances the planned level or direction of growth may not reflect past trends.

Allocating a generous supply of land for housing in the development plan will give the flexibility
necessary for the continued delivery of new housing even if unpredictable changes to the
effective land supply occur during the life of the plan. Consideration of the scale and location of
the housing land requirement in development plans well ahead of land being required for
development should assist in aligning the investment decisions of developers, infrastructure
providers and others.

In city regions the strategic development plan should identify the housing land requirement for the
plan area and indicate where land should be allocated in local development plans to meet
requirements up to year 12 beyond the predicted year of plan approval and an indication of the
possible scale and location of housing land up to year 20. The strategic development plan should
also identify how much of the housing land requirement should be met by site allocations in the
local development plan that are capable of development by the end of year 7. This approach builds
in up to 2 years for the adoption of local development plans following approval of the strategic
development plan. Local development plans should allocate land on a range of sites which is
effective or capable of becoming effective to meet the housing land requirement up to year 10 from
the predicted year of adoption, ensuring a minimum of 5 years effective land supply at all times.

Outwith the city regions, the local development plan should identify the housing land requirement
and allocate a range of sites which are effective or capable of becoming effective to meet these
requirements up to year 10 beyond the predicted year of plan adoption, ensuring a minimum of
b years effective land supply at all times. Local development plans outwith city regions should
also provide an indication of the possible scale and location of housing land up to year 20.

Planning authorities should ensure that sufficient land is available to meet the housing
requirement for each housing market area in full, unless there are serious local environmental or
infrastructure constraints which cannot be resolved to allow development within the life of the
plan. In this situation the authority should consider whether a proportion of the housing
requirement should be met in another housing market area within the local authority or strategic
development plan area.

A supply of effective land for at least 6 years should be maintained at all times to ensure a
continuing generous supply of land for house building. Planning authorities should manage land
supply through the annual housing land audit, prepared in conjunction with housing and
infrastructure providers. The housing land audit should be used to monitor the availability of effective
sites, the progress of sites through the planning process, and housing completions. Development
plans should identify triggers for the release of future phases of effective sites, such as where the
housing land audit or development plan action programme indicates that a 5 year effective land
supply is not being maintained. More information on housing land audits and effective housing land
supply is provided in the Planning Advice Note on Affordable Housing and Housing Land Audits'4.

The delivery of housing does not rely solely on the allocation of appropriate land in the
development plan. A variety of other factors are important including the planning application and
its determination, negotiation of legal agreements, granting of a building warrant and roads
construction consent, water and drainage connection, the capacity of the construction industry
and the functioning of the housing market. Most of these factors are outwith the direct control of
the planning authority. Planning authorities, developers, service providers and other partners in
housing provision should work together to both ensure a continuing supply of effective land and
to deliver housing. The development plan action programme will be a key tool in the delivery of
housing through the planning system.

14 Due to be published in early 2010
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Location and Design of New Development

77.

78.

79.

80.

81.

Planning authorities should set out a settlement strategy in the development plan to provide a
long term context for development. Key considerations in a settlement strategy are:

 the efficient use of existing buildings, land and infrastructure,

« accessibility of homes, services, open space and employment opportunities by a range of
transport options,

« co-ordination of housing land release with investment in infrastructure including transport
and educational investment, and with other major proposals,

+ the deliverability of the strategy, and

« the protection and enhancement of landscape, natural, built and cultural heritage,
biodiversity and the wider environment, including consideration of flood risk.

The Scottish Government's objectives of creating successful places and achieving quality residential
environments should guide the whole process of delivering new housing. The type of development
that can be achieved should be considered when sites are being selected. The siting and design of
new housing should take account of its setting, the surrounding landscape, topography, character,
appearance, ecologies and the scope for using local materials. The aim should be to create places
with a distinct character and identity, promoting a well integrated mix of land uses including well
designed homes of different types and tenures. Development plans should encourage and enable
the creation of successful places which contribute to the identity of the area. Further policy and
advice on design is provided in Designing Places, Designing Streets and PAN 67 Housing Quality.

New housing developments should be integrated with public transport and active travel
networks, such as footpaths and cycle routes, rather than encouraging dependence on the car.
New streets should connect well with existing streets and with walking and cycling networks,
and allow for links into future areas of development.

Planning authorities should promote the efficient use of land and buildings, directing development
towards sites within existing settlements where possible to make effective use of existing
infrastructure and service capacity and to reduce energy consumption. Redevelopment of urban and
rural brownfield sites is preferred to development on greenfield sites. When identifying locations for
housing, planning authorities and developers should consider the reuse of previously developed land
before development on greenfield sites and should take account of the following factors:

« the potential contribution to the strategy and policies of the development plan and other
national and local policy objectives,

 the relative accessibility of sites by a choice of transport options,

+ the availability of infrastructure, including waste management infrastructure, and education
and community facilities,

« whether development can be achieved within the required time frame,

+ the provision of choice across the housing market area,

« the design, quality and density of development that can be achieved, and

« the individual and cumulative effects of the proposed development.
Urban capacity studies assess opportunities for further housing development within existing
settlements, focusing on previously developed land and conversion of existing buildings, and
reviewing land currently allocated for uses other than housing. Planning authorities are encouraged
to use urban capacity studies, along with assumptions about the expected output from windfall

sites, to inform the settlement strategy. Where possible, planning authorities should involve the
private sector in urban capacity studies. The results of the study should be publicly available.
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Infill sites within existing settlements can often make a useful contribution to the supply of
housing land. Proposals for infill sites should respect the scale, form and density of the
surroundings and enhance the character and amenity of the community. The individual and
cumulative effects of infill development should be sustainable in relation to social, economic,
transport and other relevant physical infrastructure and should not lead to over development.

The density of new development should be determined in relation to the character of the place
and its relative accessibility, with higher densities appropriate at central and accessible locations.
Through good design it is possible to achieve higher density living environments without
overcrowding or loss of amenity.

The majority of housing land requirements will be met within or adjacent to existing settlements
and this approach will help to minimise servicing costs and sustain local schools, shops and
services. Authorities should also set out the circumstances in which new housing outwith
settlements may be appropriate, particularly in rural areas. Development plans should promote
the development of rural communities and aim to support and sustain fragile and dispersed
communities through appropriate housing development. In areas where there is a large demand
for holiday or second homes, planning authorities should respond to this demand through the
housing land allocation. Policy on housing in rural areas is also covered in the rural development
section of this SPP

Meeting housing land requirements by extending existing settlements can reduce servicing
costs and help to sustain local schools, shops and services. A new settlement may be
appropriate if it is justified by the scale and nature of the housing land requirement, and:

* there are physical, environmental or infrastructural constraints to the further growth of
existing settlements,

* itis part of a strategy for promoting rural development and regeneration,
* it could assist in reducing development pressure on other greenfield land,
* it can be readily serviced by public transport,

* it will not have a significant adverse effect on any natural or built heritage interest
safeguarded by a national or international designation, and

* it will not result in other significant environmental disbenefits, for example promoting
development in areas of high flood risk.

Where a planning authority considers a new settlement to be a necessary part of its settlement
strategy, the development plan should specify its scale and location. Supplementary guidance
can address more detailed issues such as design and delivery.

Affordable Housing

86.

Affordable housing is defined broadly as housing of a reasonable quality that is affordable to
people on modest incomes. In some places the market may be able to meet most affordable
housing needs but this will not be the case everywhere. Affordable housing may be in the form
of social rented accommodation, mid-market rented accommodation, shared ownership, shared
equity, discounted low cost housing for sale including plots for self build, and low-cost housing
without subsidy. Where the housing need and demand assessment and local housing strategy
identify a shortage of affordable housing, it should be addressed in the development plan as part
of the housing land allocation. As with market led housing the need for affordable housing
should be met, where possible, within the housing market area where it has arisen. Planning
authorities may allocate sites specifically for affordable housing to meet requirements identified
in the housing need and demand assessment and local housing strategy. This approach is most
likely to be appropriate for small-scale sites within or adjoining existing settlements to provide
for locally arising needs.
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The circumstances around provision of affordable housing, including the form that it should take,
will vary within and between local authority dreas. Where an authority believes that the planning
system has a role to play in the provision of affordable housing, the development plan should be
clear on the scale and distribution of the affordable housing requirement for the area and should
outline what is expected from prospective developers. Detailed policies on how the affordable
housing requirement for an area is expected to be delivered, including an indication of any
different approaches needed for urban and rural areas, should be set out in supplementary
guidance. In rural areas, and increasingly in urban areas, innovative and flexible approaches will
be required to deliver affordable houses in suitable numbers. Policies on affordable housing
provision should be realistic and take into account considerations such as development viability
and the availability of funding. Where it is considered that housing built to meet an identified
need for affordable housing should remain available to meet such needs in perpetuity, the
measures which will be used to achieve this should be set out in the supplementary guidance.
As far as possible the tenure of housing should not be discernible from its design, quality or
appearance.

Authorities may seek a percentage affordable housing contribution from developers of new
housing developments where this is justified by the housing need and demand assessment and
is included in the local housing strategy and development plan. The benchmark figure is that
each site should contribute 25% of the total number of housing units as affordable housing. If a
different percentage is required locally, justified by the housing need and demand assessment
and identified in the local housing strategy and development plan, then the 25% benchmark
does not apply. Advice on the range of possible options for provision of affordable housing is
provided in the PAN on affordable housing and housing land audits.

housing requirements

Development plans should address the housing needs of sections of the community such as
Gypsies and Travellers and travelling showpeople and consider the need for houses in multiple
occupation. Demand for houses in multiple occupation (HMO) has come typically from students,
but there is growing demand from other groups including young professionals and migrant
workers. Planning authorities should consider the need for HMO accommodation as part of the
housing requirement for the area. More information is provided in Circular 8/2009 Houses in
Multiple Occupation.

Gypsies and Travellers have specific housing needs, often requiring sites for caravans and
mobile homes. The needs of all Gypsies and Travellers for appropriate accommodation should be
considered through the housing needs and demand assessment and local housing strategy.
Given the typically transitory nature of Gypsies and Travellers, provision should be made for
those communities which are in an area already and those who may arrive at a later date.
Planning authorities should identify suitable locations for meeting the needs of Gypsies and
Travellers and set out policies about small privately owned sites. Gypsy and Traveller
communities should be involved in decisions about sites for their use.

Travelling showpeople are a separate community from Gypsies and Travellers, and may have
different housing needs. Showpeople require permanent sites for accommodation and storage
and maintenance of equipment. The needs of travelling showpeople for appropriate sites should
be considered through the housing need and demand assessment and local housing strategy.
Travelling showpeople have tended to identify suitable sites themselves and approach planning
authorities with proposals. The transient nature of many travelling showpeople means that
planning authorities should consider the accommodation needs of those communities in their
area already as well as those who may arrive at a later date.
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RURAL DEVELOPMENT

92.

93.

94.

9b.

96.

The planning system has a significant role in supporting sustainable economic growth in rural
areas. By taking a positive approach to new development, planning authorities can help to create
the right conditions for rural businesses and communities to flourish. The aim should be to
enable development in all rural areas which supports prosperous and sustainable communities
whilst protecting and enhancing environmental quality.

The character of rural areas and the challenges they face vary greatly across the country, from
remote and sparsely populated regions to pressurised areas of countryside around towns and
cities. The strategy for rural development set out in the development plan should respond to the
specific circumstances in an area whilst reflecting the overarching aim of supporting
diversification and growth of the rural economy. Development plans should promote economic
activity and diversification in all small towns and rural areas, including development linked to
tourism and farm diversification, whilst ensuring that the distinctiveness of rural areas, the
service function of small towns and the natural and cultural heritage are protected and
enhanced. Developments which provide employment or community benefits should be
encouraged, particularly where they involve the imaginative and sensitive re-use of previously
used land and buildings. Planning authorities should also support and promote opportunities for
environmental enhancement and regeneration in rural areas, particularly areas of previous mining
and industrial activity.

The requirement for development plans to allocate a generous supply of land to meet housing
requirements, including for affordable housing, applies equally to rural and urban areas.
Development plans should support more opportunities for small scale housing development in
all rural areas, including new clusters and groups, extensions to existing clusters and groups,
replacement housing, plots on which to build individually designed houses, holiday homes and
new build or conversion housing which is linked to rural businesses or would support the
formation of new businesses by providing funding. Opportunities to replace rundown housing
and steadings, and to provide limited new housing along with converted rehabilitated buildings,
should be supported where the new development is designed to fit in the landscape setting and
will result a cohesive grouping. Modernisation and steading conversion should not be
constrained within the original footprint or height limit unless there are compelling design or
conservation reasons for doing so.

The aim is not to see small settlements lose their identity nor to suburbanise the Scottish
countryside but to maintain and improve the viability of communities and to support rural
businesses. In more accessible and densely populated rural areas most new development
should be in or adjacent to settlements. In less populated areas, small scale housing and other
development which supports diversification and other opportunities for sustainable economic
growth whilst respecting and protecting the natural and cultural heritage should be supported in
a range of locations. In these areas, new housing outwith existing settlements may have a part
to play in economic regeneration and environmental renewal. All new development should
respond to the specific local character of the location, fit in the landscape and seek to achieve
high design and environmental standards, particularly in relation to energy efficiency. Planning
authorities should apply proportionate standards to access roads to enable small developments
to remain viable.

It is essential that rural communities have reasonable access to good quality services. Major
facilities are usually concentrated in larger settlements, and wherever possible they should be
accessible by a range of transport modes including public transport. However, planning
authorities should be realistic about the availability or likely availability of alternatives to access
by car as not all locations, particularly in remoter areas, can be served by public transport.
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Prime Quality Agricultural Land

97.

Prime quality agricultural land is a finite national resource. Development on prime agricultural
land should not be permitted unless it is an essential component of the settlement strategy or is
necessary to meet an established need, for example for major infrastructure development,
where no other suitable site is available. Small scale development directly linked to rural
businesses, including housing, may also be permitted. Renewable energy generation
development or minerals extraction may be acceptable where restoration proposals will return
the land to its former status. When forming the settlement strategy, planning authorities should
consider the impact of the various options on prime quality agricultural land and seek to
minimise its loss.

COASTAL PLANNING

98.

99.

100.

101.

The coast of Scotland is of national, and in some parts international, significance containing
many areas of special landscape and ecological significance. A large proportion of Scotland’s
population live on or near the coast and it is a major focus for economic activity, recreation and
tourism. The sustainable development of coastal areas is an important contributor to sustainable
economic growth. Rising sea levels and more extreme weather events resulting from climate
change will have a significant impact on coastal areas. and planning policy must respond to
these challenges. New land-based development in coastal areas should not normally be
permitted where it will require significant new defences against coastal erosion or coastal
flooding, unless defences are planned as part of a long term settlement strategy.

Statutory planning control under the Town and Country Planning (Scotland) Act 1997 and associated
legislation extends to the mean low water mark of ordinary spring tides, and to marine fish farming.
A new marine planning system is being introduced through the Marine (Scotland) Bill. The purpose
of the marine planning system is to provide a framework for the sustainable development of the
Scottish marine area, setting economic, social and marine ecosystem objectives and providing a
framework for decision making. A national marine plan will be prepared by the Scottish Government
and regional marine plans will be prepared by Marine Planning Partnerships to guide decision
making within the marine planning system. The powers of the marine planning system will extend
up to the mean high water mark. The terrestrial planning system® and the marine planning system
are legally and functionally separate but overlap in the inter-tidal area. Planning authorities should
work closely with Marine Planning Partnerships and neighbouring authorities to ensure that
development plans and regional marine plans are complementary, particularly with regard to the
inter-tidal area but also for the wider coastal zone. The landward limit of the coastal zone will vary
based on the geographical effects of coastal processes and coastal-related human activity.
Integrated Coastal Zone Management (ICZM) is a strategic management process which aims to
facilitate an integrated approach to the use, development and protection of resources across the
interface between land and sea, and may be of use in addressing the areas and issues in which
regional marine plans and development plans have a common interest.

Development plans should identify coastal areas likely to be suitable for development, areas
subject to significant constraints and areas which are considered unsuitable for development
such as the isolated coast. The identification of coastal locations which are suitable for
development should be based on a clear understanding of the physical, environmental,
economic and social characteristics of the coastal area and the likely effects of climate change.

Coastal areas which are likely to be suitable for development include existing settlements and
substantial free standing industrial and energy developments, particularly where development is
linked to regeneration or the re-use of brownfield land. These coastal areas may also contain
internationally and nationally designated nature conservalion siles, important cultural heritage
resources and valuable areas of open space which should be protected from inappropriate

15 The term ‘terrestrial planning system’ is used in this context to describe the statutory planning system defined through
the Town and Country Planning (Scotland) Act 1997 and the Planning etc. (Scotland) Act 2006
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development. The risks associated with rising sea levels and coastal flooding should be taken
into account when identifying areas that are suitable for development. When identifying areas
which are appropriate for development, planning authorities should take into account the
locational requirements of different types of development, for example ports, Ministry of
Defence related development, marine fish farms and other marine industries, land-based
development associated with off-shore renewable energy generation or oil and gas production
and tourism and recreation related development.

Areas subject to significant constraints on new development may include areas at risk from
coastal erosion, areas where conservation or enhancement of the natural and historic
environment requires development to be limited and locations of value for recreational uses.
Areas which are unsuitable for development will include the isolated coast, which is distant from
centres of population and lacks obvious signs of development and is of very significant
environmental, cultural and economic value. The special characteristics of the isolated coast
should be protected, and there is a presumption against development in these areas.

Development plans should protect the coastal environment, indicate priority locations for
enhancement and regeneration, identify areas at risk from coastal erosion and flooding, and
promote public access to and along the coast wherever possible. Where relevant, development
plans should also identify areas where managed realignment of the coast may be appropriate,
setting out the potential benefits such as habitat creation and new recreation opportunities.
Planning authorities should take the likely effect of proposed development on the marine
environment into account when preparing development plans and making decisions on planning
applications.

FISH FARMING

104. Aquaculture is a nationally important industry, particularly for coastal and island communities,

105.

making an important contribution to the rural economy and providing a significant number of
jobs, many in remote locations where alternative employment opportunities are limited. The
Scottish Government'’s policy on aquaculture is set out in A Fresh Start - the Renewed Strategic
Framework for Scottish Aquaculture. There are three main components of the fish farming
industry — marine finfish farms, shellfish farms and freshwater farms. The statutory planning
system covers both freshwater farms and marine farms out to three nautical miles. Circular
1/2007 Planning Controls for Marine Fish Farming provides guidance on the Acts, Regulations
and Orders relevant to planning controls over marine fish farming. Planning authorities should
support the development of new and modified fish farms in appropriate locations. There is a
presumption against development of marine finfish farm developments on the north and east
coasts to safeguard migratory fish species.

Development plans should identify areas which are potentially suitable for new or modified fish
farm development and sensitive areas which are unlikely to be appropriate for such
development. In potential development areas fish farm development may be appropriate, subject
to locational and environmental considerations. Sensitive areas are unlikely to be suitable for fish
farm development unless adverse impacts can be adequately mitigated. When designating
potential development areas and sensitive areas, planning authorities should take into account
carrying capacity, landscape, natural heritage and historic environment interests, potential
conflict with other users and other regulatory controlled areas. Locational Guidelines for the
Authorisation of Marine Fish Farms in Scottish Waters was published by Marine Scotland in 2009.
Fish farming framework plans, published as supplementary guidance, can set out a planning
authority’s approach to fish farm development in specific areas. Supplementary guidance can
also be used to provide advice on how the design of fish farms and associated development can
minimise landscape and visual impact.
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Fish farms are likely to require land based facilities and where possible these facilities should be
considered as part of or simultaneously with the application for the fish farm. Opportunities for
shared use of onshore facilities including jetties, piers and ancillary facilities should be promoted
and, wherever possible, access to the foreshore for recreational purposes should not be
impeded. Established anchorages and harbours should be safeguarded.

When determining planning applications, authorities should take into account the direct and
cumulative effects of the proposed development on the environment, including carrying
capacity, visual impact and the effects on the landscape, marine historic environment and the
sea or loch bed. The needs of local communities and other interests should also be taken into
account alongside the economic benefits of the sustainable development of the fish farming
industry and the operational needs of fish farms. The capacity of an area to accommodate fish
farm development can be considered on a loch or voe wide basis. Where adverse cumulative
impacts are significant and cannot be mitigated, planning permission should not be granted. Fish
farms can be fitted into their surroundings to avoid or minimise visual intrusion and mitigation
strategies should be incorporated into development proposals. Applications should be
accompanied by information on the extent of the site, type, number and physical scale of
structures, the disposition of structures across the lease area, on-shore facilities, ancillary
equipment, lighting and noise impact and proposed restoration following cessation of
operations.

There are a number of regulatory controls covering fish farming in addition to planning
permission, including the rights and interests of the Crown Estate as owners of the seabed. The
planning system should not duplicate other control regimes such as controlled activities
regulation licences from SEPA or fish health, sea lice and containment regulation by Marine
Scotland. Planning authorities and applicants should engage with other regulators to improve
understanding of relevant requirements. Voluntary Codes of Good Practice have been produced
by fish farming stakeholders which address a range of issues outwith planning control such as
cage and equipment design, security, management and operational practices. These codes
provide the basis for certification of standards and practices put forward in support of planning
applications for fish farms.

There is potential for conflict between fish farming and local fishing interests, including
commercial inshore fishing and recreational fishing. The effects of fish farm development on
traditional fishing grounds, salmon netting stations and angling interests should be considered.
Other uses of the inshore area, such as recreational use, should also be taken into account when
identifying potential development areas and sensitive areas in development plans and when
determining planning applications. Fish farming is one of a number of activities excluded under
Ministry of Defence {(MOD) by-laws on controlled areas that are used by the UK, NATO and allied
nations for training purposes. The most significant of these areas are the Dockyard Ports of the
Gareloch, Loch Long, Loch Goil and Rosyth. Similar prohibitions also exist at the British
Underwater Test and Evaluation Centre and the Rona Noise Range. There are also MOD Danger
areas and Exercise areas used for firing from shore, ship and aircraft. Mine laying and mine
hunting operations around military facilities on the west coast and the presence of submarine
exercise areas constrain the provision of fish farm moorings in some areas. Details of these
areas are normally indicated on large scale Admiralty Charts or MOD Practice and Exercise Area
(PEXA) charts. The MOD also has statutory safeguarding zones surrounding military facilities on
land which extend over estuaries and marine areas.

HISTORIC ENVIRONMENT

110.

The historic environment is a key part of Scotland's cultural heritage and it enhances national,
regional and local distinctiveness, contributing to sustainable economic growth and
regeneration. It is of particular importance for supporting the growth of tourism and leisure, and
contributes to sustainable development through the energy and material invested in buildings,
the scope for adaptation and reuse and the unique quality of historic environments which
provide a sense of identity and continuity for communities. Planning authorities can help to
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safeguard historic assets through development plans and development management decisions.
The Scottish Government's policy on the historic environment and guidance on relevant
legislation is set out in the Scottish Historic Environment Policy (SHEP). This SPP the SHEP and
the Managing Change in the Historic Environment guidance note series published by Historic
Scotland should be taken into account by planning authorities when preparing development
plans and determining applications for listed building consent, conservation area consent or
planning permission for development which may affect the historic environment6. Developers
should also take Government policy and guidance on the historic environment into account when
forming development proposals. Relevant legislation includes the Planning (Listed Buildings and
Conservations Areas) (Scotland) Act 1997, the Ancient Monuments and Archaeological Areas Act
1979, the Town and Country Planning (Scotland) Act 1997, the Planning etc. (Scotland) Act 2006,
the Protection of Wrecks Act 197317 and the Protection of Military Remains Act 1986.

111. The historic environment includes ancient monuments, archaeological sites and landscape,
historic buildings, townscapes, parks, gardens and designed landscapes and other features. It
comprises both statutory and non-statutory designations. The location of historic features in the
landscape and the patterns of past use are part of the historic environment. In most cases, the
historic environment (excluding archaeology) can accommodate change which is informed and
sensitively managed, and can be adapted to accommodate new uses whilst retaining its special
character. However, in some cases the importance of the heritage asset is such that change may
be difficult or may not be possible. Decisions should be based on a clear understanding of the
importance of the heritage assets. Planning authorities should support the best viable use that
is compatible with the fabric, setting and character of the historic environment. The aim should
be to find a new economic use that is viable over the long term with minimum impact on the
special architectural and historic interest of the building or area.

112. Development plans should provide the framework for the protection, conservation and
enhancement of all elements of the historic environment to allow the assessment of the impact
of proposed development on the historic environment and its setting. Setting is more than the
immediate surroundings of a site or building, and may be related to the function or use of a
place, or how it was intended to fit into the landscape or townscape, the view from it or how it is
seen from around, or areas that are important to the protection of the place, site or building.
When preparing development plans or considering development proposals with a potentially
significant impact on historic character, planning authorities should consider the capacity of
settlements and the surrounding areas to accommodate development without damage to their
historic value. Authorities should also consider whether further and more detailed assessment is
required to establish the capacity of an area for and its sensitivity to change. Relevant
assessments include conservation area appraisals, townscape audits and landscape character
assessments. When significant elements of the historic environment are likely to be affected by
development proposals, developers should take the preservation of this significance into
account in their proposals. The amount of information and analysis required should relate in
scale to the possible impact on the historic environment.

Listed Buildings

113. Listed buildings are buildings of special architectural or historic interest. The term building
includes structures such as walls and bridges. Listing covers the whole of a building including its
interior and any ancillary structures within its curtilage that were constructed before 1 July 1948.
Works which will alter or extend a listed building in a way which would affect its character or its
setting and demolition works require listed building consent. Works requiring listed building
consent may also require planning permission. More information on listed building consent is
provided in SHER The Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997
requires planning authorities, when determining applications for planning permission or listed

16 Circular 9/2009 Withdrawal and Replacement of the Memorandum of Guidance on Listed Buildings and Consetvation

Areas
17 Changes to legislation on the protection of wrecks are proposed as part of the Marine (Scotland) Bill
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building consent, to have special regard to the desirability of preserving the building or its setting
or any features of special architectyraltor historic interest which it possesses. Change to a listed
building should be managed to protect its special interest while enabling it to remain in active
use. The layout, design, materials, scale, siting and use of any development which will affect a
listed building or its setting should be appropriate to the character and appearance of the
building and setting. There is a presumption against demolition or other works that will adversely
affect a listed building or its setting.

Enabling development may be acceptable where it can be shown to be the only means of
retaining a listed building. The resulting development should be of a high design quality, protect
the listed building and its setting and be the minimum necessary to enable its conservation and
re-use. The new development should be designed to retain and enhance the special interest,
character and setting of the listed building.

Conservation Areas

115.

116.

117.

Conservation areas are areas of special architectural or historic interest, the character or
appearance of which it is desirable to preserve or enhance. Their designation provides the basis
for the positive management of an area. A proposed development that would have a neutral
effect on the character or appearance of a conservation area (i.e. does no harm) should be
treated as one which preserves that character or appearance. The design, materials, scale and
siting of new development within a conservation area, and development outwith the
conservation area that will impact on its appearance, character or setting, should be appropriate
to the character and setting of the conservation area. Planning permission should normally be
refused for development, including demolition, within a conservation area that fails to preserve
or enhance the character or appearance of the area.

Conservation area consent is required for the demolition of unlisted buildings in conservation
areas. The merits of the building and its contribution to the character and appearance of the
conservation area are key considerations when assessing demolition proposals. Where
demolition is considered acceptable, careful consideration should be given to the design and
quality of the replacement scheme. More information on conservation area consent is provided
in SHEP.

Planning authorities are encouraged to undertake conservation area appraisals. Appraisals can
assist owners and developers in formulating proposals and should inform development plans
and development management decisions. Where necessary planning authorities can put in
place Article 4 Directions to increase the protection of an area of historic value. Planning
authorities also have powers to preserve trees in conservation areas in the interests of amenity.
PAN 71 Conservation Area Management provides good practice for managing change, sets out
a checklist for appraising conservation areas and provides advice on funding and
implementation.

Scheduled Monuments and Designated Wrecks

118.

Scheduled monuments are archaeological sites, buildings or structures of national or
international importance. The purpose of scheduling is to secure the long term legal protection
of the monument in the national interest, in-situ and as far as possible in its existing state and
within an appropriate setting. Scheduled monument consent is required for any works that
would demolish, destroy, damage, remove, repair, alter or add to the monument. Where works
requiring planning permission affect a scheduled monument, the protection of the monument
and its setting are important considerations. Development which will have an adverse effect
on a scheduled monument or the integrity of its setting should not be permitted unless there
are exceptional circumstances. More information on scheduled monuments is provided in
SHEP
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119. Where planning control extends offshore, planning authorities should ensure that development

will not adversely affect the integrity and setting of scheduled wreck sites or wrecks designated
under the Protection of Wrecks Act 1973 or the Protection of Military Remains Act 1986.

World Heritage Sites
120. World Heritage Sites are inscribed by UNESCO as cultural and/or natural heritage sites which are

121.

of outstanding universal value. Planning authorities should protect World Heritage Sites and their
settings from inappropriate development, including relevant policies in the development plan
and setting out the factors that will be taken into account when deciding applications for
development proposals which may impact on a world heritage site. The immediate setting of a
World Heritage Site, important views, and other areas which are important to the site and its
protection, should be protected from inappropriate development. The setting of a World Heritage
Site is the area around it in which change or development may have an adverse impact on the
World Heritage Site.

A statement of outstanding universal value is adopted by UNESCO when a site is inscribed,
which provides the basis for the effective protection and management of World Heritage Sites.
World heritage site management plans should be prepared which summarise the significance of
the site and set policies for the protection and enhancement of the site. Planning authorities
should consider incorporating the management plan into the development plan as
supplementary guidance.

Gardens and Designed Landscapes

122. An Inventory of Gardens and Designed Landscapes of national importance is compiled by

Historic Scotland. Planning authorities have a role in protecting, preserving and enhancing
gardens and designed landscapes included in the current Inventory and gardens and designed
landscapes of regional and local importance. Relevant policies should be included in local
development plans. The effect of a proposed development on a garden or designed landscape
should be a consideration in decisions on planning applications. Change should be managed to
ensure that the significant elements justifying designation are protected or enhanced.

Archaeology

123. Archaeological sites and monuments are an important, finite and non-renewable resource and

should be protected and preserved in situ wherever feasible. The presence and potential
presence of archaeological assets should be considered by planning authorities when allocating
sites in the development plan and when making decisions on planning applications. Where
preservation in-situ is not possible planning authorities should, through the use of conditions or a
legal agreement, ensure that developers undertake appropriate excavation, recording, analysis,
publication and archiving before and/or during development. If archaeological discoveries are
made during any development, a professional archaeologist should be given access to inspect
and record them.

Other Historic Environment Interests

124. There is a range of non-designated historic assets and areas of historical interest, including

battlefields, historic landscapes, other gardens and designed landscapes, woodlands and routes such
as drove roads which do not have statutory protection. These resources are, however, an important
part of Scotland’s heritage and planning authorities should protect and preserve significant resources
as far as possible, in-situ wherever feasible. The effect of new development on these resources
should be considered by planning authorities when allocating sites in the development plan and when
making decisions on planning applications. Planning authorities should ensure they have access to a
Sites and Monuments Record and/or a Historic Environment Record that contains necessary
information about known historic environment features and finds in their area.
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LANDSCAPE AND NATURAL HERITAGE

125.

126.

127.

128.

129.

130.

131.

Scotland’'s landscape and -natural heritage are internationally renowned and important,
underpinning significant industries such as the food, drink and tourism industries, and are a key
component of the high environmental guality which makes Scotland an attractive place in which
to live, do business and invest. Improving the natural environment and the sustainable use and
enjoyment of it is one of the Government's national outcomes. Planning authorities should
therefore support opportunities for enjoyment and understanding of the natural heritage'8.

Planning authorities should take a broader approach to landscape and natural heritage than just
conserving designated or protected sites and species, taking into account the ecosystems and
natural processes in their area. A strategic approach to natural heritage in which wildlife sites
and corridors, landscape features, watercourses, and areas of open space are linked together in
integrated habitat networks can make an important contribution to the maintenance and
enhancement of biodiversity and to allowing ecosystems and natural processes to adapt and
respond to changes in the climate. Planning authorities should seek to prevent further
fragmentation or isolation of habitats and identify opportunities to restore links which have been
broken. Where possible, planning authorities should seek benefits for species and habitats from
new development including the restoration of degraded habitats.

Landscape in both the countryside and urban areas is constantly changing and the aim is to
facilitate positive change whilst maintaining and enhancing distinctive character. The European
Landscape Convention defines landscape as an area, as perceived by people, whose character is
the result of the action and interaction of natural and/or human factors, and makes it clear that all
landscapes require consideration and care. Different landscapes will have a different capacity to
accommodate new development, and the siting and design of development should be informed
by local landscape character. The natural and cultural components of the landscape should be
considered together, and opportunities for enhancement or restoration of degraded landscapes,
particularly those affecting communities, should be promoted through the development plan
where relevant.

The most sensitive landscapes may have little or no capacity to accept new development. Areas
of wild land character in some of Scotland’'s remoter upland, mountain and coastal areas are very
sensitive to any form of development or intrusive human activity and planning authorities should
safeguard the character of these areas in the development plan.

All public bodies, including planning authorities, have a duty to further the conservation of
biodiversity under the Nature Conservation (Scotland) Act 2004, and this should be reflected in
development plans and development management decisions. Biodiversity is important because
it provides natural services and products that we rely on, is an important element of sustainable
development and makes an essential contribution to Scotland’s economy and cultural heritage.

Linking greenspaces in and around settlements through green networks can deliver benefits
for people and nature. By encouraging connectivity between habitats, green networks can
improve the viability of species and the health and viability of previously isolated habitats
and ecosystems, supporting adaptation to climate change. Development plans should identify
and promote green networks where this will add value to the provision, protection,
enhancement and connectivity of open space and habitats in the city regions and in and
around other towns and cities. Lochs, ponds, watercourses and wetlands also form valuable
landscape features, recreational resources and wildlife habitats and should be protected and
enhanced wherever possible both as part of developments and green networks,

Landscapes and the natural heritage are sensitive to inappropriate development and planning
authorities should ensure that potential effects, including the cumulative effect of incremental

18 The natural heritage of Scotland includes flora, fauna, geological and physiographical features, its natural beauty and its
amenity (Natural Heritage (Scotland) Act 1991)



