Appendix 3 - Development Plan Policies

TAYplan Strategic Development Plan

Policy 1A : Settlement Concentration

Strategies, plans, programmes and development proposals shall focus the majority of development in the
region’s principal settlements as follows:-

Tier 1 settlements have the potential to accommodate the majority of the region’s additional development
over the plan period and make a major contribution to the regions economy.

- Dundee Core Area: (Dundee City, Dundee Western gateway, Invergowrie, Monifieth,
Tayport/Newport/Wormit, Birkhill/Muirhead) and,

- Perth Core Area: (Perth, Scone, Almondbank, Bridge of Earn, Oudenarde, Methven, Stanley, Luncarty,
Balbeggie, Perth Airport).

Tier 2 settlements have the potential to make a major contribution to the regional economy but will
accommodate a smaller share of the region’s additional development.

Tier 3 settlements have the potential to play an important but more modest role in the regional economy
and will accommodate a small share of the region’s additional development which is more about
sustaining them.

Policy 1B : Land Release Priorities

Strategies, plans, programmes and development proposals shall prioritise land release for all principal

settlements using the sequential approach in this Policy; and prioritise within each category, as

appropriate, the reuse of previously developed land and buildings (particularly listed buildings).

Sequential Approach

1. Land within principal settlements.

2. Land on the edge of principal settlements.

3. Where there is insufficient land or where the nature/scale of land use required to deliver the Plan
cannot be accommodated within or on the edge of principal settlements, and where it is consistent
with Part A of this policy and with Policy 2, the expansion of other settlements should be considered.

Policy 2A : Build in Resilience

Ensure that climate change resilience is built into the natural and built environments through:-

(i) a presumption against development in areas vulnerable to coastal erosion, flood risk and rising sea
levels; including the undeveloped coast. To ensure flood risk is not exacerbated, mitigation and
management measures; such as those envisaged by Scottish Planning Policy, should be promoted;

(i) reducing surface runoff including through use of sustainable drainage systems;

(i) protecting and utilising the water and carbon storage capacity of soils, such as peatlands, and
woodland/other vegetation; and,

(iv) identifying, retaining and enhancing existing green infrastructure and spaces whilst making the best
use of their multiple roles.



Policy 2C : Integration of Transport
Ensure the integration of transport and land use to:-

¢ reduce the need to travel and improve accessibility by foot, cycle and public transport; make the best
use of existing infrastructure to achieve a walkable environment combining different land uses with
green space; and, support land use and transport development by transport assessments/appraisals
and travel plans where appropriate, including necessary on and offsite infrastructure.

Policy 3A : Employment Land

Identifying and safeguarding at least five years supply of employment land within principal settlements to
support the growth of the economy and a diverse range of industrial requirements:-

o safeguarding areas identified for Class 4 office type uses in principal settlements; and,

o further assisting in growing the year-round role of the tourism sector.

Policy 3D : Natural and Historic Assets

Understanding and respecting the regional distinctiveness and scenic value of the TAYplan area through:-

e ensuring development likely to have a significant effect on a designated or proposed Natura 2000
sites (either alone or in combination with other sites or projects), will be subject to an appropriate
assessment. Appropriate mitigation requires to be identified where necessary to ensure there will be
no adverse effect on the integrity of Natura 2000 sites in accordance with Scottish Planning Policy;

o safeguarding habitats, sensitive green spaces, forestry, watercourses, wetlands, floodplains (in-line
with the water framework directive), carbon sinks, species and wildlife corridors, geo-diversity,
landscapes, parks, townscapes, archaeology, historic buildings and monuments and allow
development where it does not adversely impact upon or preferably enhances these assets; and,

e identifying and safeguarding parts of the undeveloped coastline along the River Tay Estuary and in
Angus and North Fife, that are unsuitable for development and set out policies for their management;
identifying areas at risk from flooding and sea level rise and develop policies to manage retreat and
realignment, as appropriate.

Policy 8 : Deliver Strategic Development

To ensure that quality is designed-in to development and places developer contributions shall be sought
for new developments:-

to mitigate any adverse impact on infrastructure, services and amenities brought about by development
including contributions towards schools, affordable housing, transport infrastructure and facilities
(including for road, rail, walking, cycling and public transport), and other community facilities in
accordance with the Scottish Government Circular 1/2010.

Angus Local Plan Review 2009

Policy S1: Development Boundaries

(a) Within development boundaries proposals for new development on sites not allocated on Proposals
Maps will generally be supported where they are in accordance with the relevant policies of the Local
Plan.

(b) Development proposals on sites outwith development boundaries (i.e. in the countryside) will
generally be supported where they are of a scale and nature appropriate to the location and where
they are in accordance with the relevant policies of the Local Plan.



(c) Development proposals on sites contiguous with a development boundary will only be acceptable
where there is a proven public interest and social, economic or environmental considerations confirm
there is an overriding need for the development which cannot be met within the development
boundary.

Policy S2 : Accessible Development
Development proposals will require to demonstrate, according to scale, type and location, that they:-

e are or can be made accessible to the existing or proposed public transport networks and make
provision for suitably located public transport infrastructure such as bus stops, shelters, lay-bys,
turning areas which minimise walking distances and allow easy access for the mobility impaired;

e provide and/or enhance paths for walking and cycling which are safe, provide pleasant routes, are
suitable for use by the mobility impaired, and link existing and proposed path networks;

e are located where there is adequate local road network capacity or where capacity can be made
available.

Policy S3: Design Quality

A high quality of design is encouraged in all development proposals. In considering proposals the
following factors will be taken into account:-

e site location and how the development fits with the local landscape character and pattern of
development;

e proposed site layout and the scale, massing, height, proportions and density of the development
including consideration of the relationship with the existing character of the surrounding area and
neighbouring buildings;

e use of materials, textures and colours that are sensitive to the surrounding area; and

e the incorporation of key views into and out of the development.

Innovative and experimental designs will be encouraged in appropriate locations.
Policy S4 : Environmental Protection

Where development proposals raise issues under environmental protection regimes, developers will
require to demonstrate that any environmental protection matter relating to the site or the development
has been fully evaluated. This will be considered alongside planning matters to ensure the proposal would
not unacceptably affect the amenity of the neighbourhood.

Policy S6 : Development Principles (Schedule 1)

Proposals for development should where appropriate have regard to the relevant principles set out in
Schedule 1 which includes reference to amenity considerations; roads and parking; landscaping, open
space and biodiversity; drainage and flood risk, and supporting information.

Schedule 1 : Development Principles

Amenity

(a) The amenity of proposed and existing properties should not be affected by unreasonable restriction of
sunlight, daylight or privacy; by smells or fumes; noise levels and vibration; emissions including smoke,
soot, ash, dust, grit, or any other environmental pollution; or disturbance by vehicular or pedestrian traffic.

(b) Proposals should not result in unacceptable visual impact.

(c) Proposals close to working farms should not interfere with farming operations, and will be expected to
accept the nature of the existing local environment. New houses should not be sited within 400m of an
existing or proposed intensive livestock building. (Policy ER31).



Roads/Parking/Access

(d) Access arrangements, road layouts and parking should be in accordance with Angus Council’s Roads
Standards, and use innovative solutions where possible, including ‘Home Zones’. Provision for cycle
parking/storage for flatted development will also be required.

(e) Access to housing in rural areas should not go through a farm court.

(f) Where access is proposed by unmade/private track it will be required to be made-up to standards set
out in Angus Council Advice Note 17 : Miscellaneous Planning Policies. If the track exceeds 200m in
length, conditions may be imposed regarding widening or the provision of passing places where
necessary.

(g) Development should not result in the loss of public access rights. (Policy SC36)

Landscaping / Open Space / Biodiversity

(h) Development proposals should have regard to the Landscape Character of the local area as set out in
the Tayside Landscape Character Assessment (SNH 1998). (Policy ER5)

(i) Appropriate landscaping and boundary treatment should be an integral element in the design and
layout of proposals and should include the retention and enhancement of existing physical features (e.qg.
hedgerows, walls, trees etc) and link to the existing green space network of the local area.

() Development should maintain or enhance habitats of importance set out in the Tayside Local
Biodiversity Action Plan and should not involve loss of trees or other important landscape features or
valuable habitats and species.

(k) The planting of native hedgerows and tree species is encouraged.

() Open space provision in developments and the maintenance of it should be in accordance with Policy
SC33.

Drainage and Flood Risk

(m) Development sites located within areas served by public sewerage systems should be connected to
that system. (Policy ER22)

(n) Surface water will not be permitted to drain to the public sewer. An appropriate system of disposal will
be necessary which meets the requirements of the Scottish Environment Protection Agency (SEPA) and
Angus Council and should have regard to good practice advice set out in the Sustainable Urban Drainage
Systems Design Manual for Scotland and Northern Ireland 2000.

(o) Proposals will be required to consider the potential flood risk at the location. (Policy ER28)

(p) Outwith areas served by public sewerage systems, where a septic tank, bio-disc or similar system is
proposed to treat foul effluent and /or drainage is to a controlled water or soakaway, the consent of SEPA
and Angus Council will be required. (Policy ER23).

(q) Proposals should incorporate appropriate waste recycling, segregation and collection facilities (Policy
ER38)

(r) Development should minimise waste by design and during construction.

Supporting Information

(s) Where appropriate, planning applications should be accompanied by the necessary supporting
information. Early discussion with Planning and Transport is advised to determine the level of supporting
information which will be required and depending on the proposal this might include any of the following:
Air Quality Assessment; Archaeological Assessment; Contaminated Land Assessment; Design
Statement; Drainage Impact Assessment; Environmental Statement; Flood Risk Assessment; Landscape
Assessment and/or Landscaping Scheme; Noise Impact Assessment; Retail Impact Assessment;
Transport Assessment.

Policy SC16 : Employment Land Supply

Angus Council will maintain a supply of employment land to which proposals for business and industry will
be directed as follows:-



Arbroath, Elliot and Kirkton, (minimum 10 ha);

Forfar, Orchardbank (minimum 10 ha);

Montrose, Forties Road and Broomfield (minimum 10 ha);
Brechin, Business Park (minimum 5 ha);

Carnoustie (up to 5 ha);

Kirriemuir (up to 5 ha).

At these locations, and other established employment areas, planning permission will not normally be
granted for uses other than Class 4* (business), Class 5* (general industry), and Class 6* (storage and
distribution), but may be considered where they are small scale, complementary and ancillary to the
existing or proposed use. Development proposals will require to demonstrate there is no detriment to the
surrounding amenity.

* As defined in the Town and Country Planning (Use Classes) (Scotland) Order 1997.
Policy SC17 : Industrial And Business Use
Outwith allocated sites employment proposals within Use Class 4* (business), Class 5* (general industry),

and Class 6* (storage and distribution) may be permitted in locations within development boundaries
where the proposal:

can be accommodated within existing or planned infrastructure capacity;
is not detrimental to the surrounding amenity; and
accords with other relevant policies of the Local Plan.

* As defined in the Town and Country Planning (Use Classes) (Scotland) Order 1997.
Policy SC32 : Open Space Protection

There is a general presumption against development of open spaces of sporting, recreational, amenity or
nature conservation value including those shown on the Proposals Maps, for other forms of development.
The loss of open space will only be considered acceptable where:

e the retention or enhancement of existing facilities in the area can best be achieved by the
redevelopment of part of the site where this would not affect its sporting, recreational, amenity or
nature conservation value or compromise its setting; or

o replacement open space of the same type and of at least equal quality, community benefit and
accessibility to that being lost will be provided within the local area; or

e it is demonstrated through an open space audit that there is an identified excess of open space
provision in the local area to meet existing and future requirements taking account of the sporting,
recreational and amenity value of the site.

Policy SC36 : Access Rights

Development proposals, which will result in a significant loss to the public of linear access, area access or
access to inland water will be resisted.

Policy SC40 : Walking and Cycling

Angus Council will pursue a range of measures and initiatives to enhance accessibility for walking and
cycling, by:

e providing local walking and cycling routes within and around each town;

e developing the existing cycleway provision north of Montrose in support of the National Cycle Network
and North Sea Cycle Route;

e developing the “Safe Routes to School” initiative;

e improving the linkages to and within town centres and other areas with high pedestrian activity such
as schools and leisure facilities;
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e pursuing the phased implementation of an integrated coastal path and cycleway;
e incorporating a footpath/cycleway as part of upgrading the A92 between Arbroath and Dundee in
accordance with Policy SC43.

Policy SC41 : Bus Transport
Angus Council will;

e promote the improvement of passenger waiting infrastructure including the provision of bus lay-bys,
bus stops, shelters and interchange facilities conveniently located for access to and from housing,
employment, shopping and other main destinations;

e promote the improvement of passenger information facilities by extending Real Time Information
facilities across Angus;

e make provision for bus transport as part of the upgrading of the A92 between Arbroath and Dundee
including bus laybys, bus stops and shelters at locations which are well related to existing facilities
and path networks and allow safe and easy access by the communities along this route.

Policy ER1 : Natura 2000 and Ramsar Sites

Development likely to have a significant effect on a designated, candidate or proposed Natura 2000 site
(Special Protection Areas and Special Areas of Conservation), or Ramsar site and not connected with or
necessary to the conservation management of the site must undergo an appropriate assessment as
required by Regulation 48 of the Conservation (Natural Habitats etc.) Regulations 1994. Development will
only be permitted exceptionally and where the assessment indicates that:

(a) it will not adversely affect the integrity of the site; or

(b) there are no alternative solutions; and

(c) there are imperative reasons of overriding public interest, including those of a social or economic
nature.

Where proposals affect a priority habitat and/or priority species as defined by the Habitats Directive
(92/43/EEC), the only overriding public interest must relate to human health, public safety or beneficial
consequences of primary importance to the environment. Other allowable exceptions are subject to the
views of the European Commission.

Policy ER2 : National Nature Reserves and Sites of Special Scientific Interest

Developments affecting National Nature Reserves and Sites of Special Scientific Interest will only be
permitted exceptionally where it can be adequately demonstrated that either:

(@ the proposed development will not compromise, destroy or adversely affect the conservation
objectives and/or particular interest for which the site was notified; or

(b)  there is an overriding and proven public interest where social or economic considerations outweigh
the need to safeguard the ecological, geological or geomorphological interest of the site and the
need for the development cannot be met in other less damaging locations or by reasonable
alternative means.

Policy ER4 : Wider Natural Heritage and Biodiversity

The Council will not normally grant planning permission for development that would have a significant
adverse impact on species or habitats protected under British or European Law, identified as a priority in
UK or Local Biodiversity Action Plans or on other valuable habitats or species.

Development proposals that affect such species or habitats will be required to include evidence that an
assessment of nature conservation interest has been taken into account. Where development is
permitted, the retention and enhancement of natural heritage and biodiversity will be secured through
appropriate planning conditions or the use of Section 75 Agreements as necessatry.



Policy ER5 : Conservation of Landscape Character

Development proposals should take account of the guidance provided by the Tayside Landscape
Character Assessment and where appropriate will be considered against the following criteria:

(a) sites selected should be capable of absorbing the proposed development to ensure that it fits into the
landscape;

(b) where required, landscape mitigation measures should be in character with, or enhance, the existing
landscape setting;

(c) new buildings/structures should respect the pattern, scale, siting, form, design, colour and density of
existing development;

(d) priority should be given to locating new development in towns, villages or building groups in
preference to isolated development.

Policy ER10 : Light Pollution

Where developments incorporate exterior lighting, Angus Council will require designs which minimise light
spillage through use of low pressure sodium lights, full cut-off lanterns and other measures as
appropriate. Where floodlighting is needed for sports pitches, golf driving ranges etc, it should be directed
and hooded in such a way that the light source is not seen from any neighbouring properties, roads, or
paths.

Policy ER11 : Noise Pollution

Development which adversely affects health, the natural or built environment or general amenity as a
result of an unacceptable increase in noise levels will not be permitted unless there is an overriding need
which cannot be accommodated elsewhere.

Proposals for development generating unacceptable noise levels will not generally be permitted adjacent
to existing or proposed noise-sensitive land uses. Proposals for new noise-sensitive development which
would be subject to unacceptable levels of noise from an existing noise source or from a proposed use
will not be permitted.

Policy ER16 : Development Affecting the Setting of a Listed Building

Development proposals will only be permitted where they do not adversely affect the setting of a listed
building. New development should avoid building in front of important elevations, felling mature trees and
breaching boundary walls.

Policy ER18 : Archaeological Sites of National Importance

Priority will be given to preserving Scheduled Ancient Monuments in situ. Developments affecting
Scheduled Ancient Monuments and other nationally significant archaeological sites and historic
landscapes and their settings will only be permitted where it can be adequately demonstrated that either:

(a) the proposed development will not result in damage to the scheduled monument or site of national
archaeological interest or the integrity of its setting; or

(b) there is overriding and proven public interest to be gained from the proposed development that
outweighs the national significance attached to the preservation of the monument or archaeological
importance of the site. In the case of Scheduled Ancient Monuments, the development must be in the
national interest in order to outweigh the national importance attached to their preservation; and

(c) the need for the development cannot reasonably be met in other less archaeologically damaging
locations or by reasonable alternative means; and

(d) the proposal has been sited and designed to minimise damage to the archaeological remains.

Where development is considered acceptable and preservation of the site in its original location is not
possible, the excavation and recording of the site will be required in advance of development, at the
developer’s expense



Policy ER19 : Archaeological Sites of Local Importance

Where development proposals affect unscheduled sites of known or suspected archaeological interest,
Angus Council will require the prospective developer to arrange for an archaeological evaluation to
determine the importance of the site, its sensitivity to development and the most appropriate means for
preserving or recording any archaeological information. The evaluation will be taken into account when
determining whether planning permission should be granted with or without conditions or refused.

Where development is generally acceptable and preservation of archaeological features in situ is not
feasible Angus Council will require through appropriate conditions attached to planning consents or
through a Section 75 Agreement, that provision is made at the developer's expense for the excavation
and recording of threatened features prior to development commencing.

Policy ER22 : Public Drainage Systems

Within towns and villages served by public sewers all development proposals requiring drainage must be
connected to the public drainage system. Private drainage solutions will not be permitted within areas
served by public sewers, even where they are subject to constraint.

Policy ER24 : Surface Water Disposal

Sustainable Urban Drainage Systems are preferred in dealing with surface water drainage from all new
development. In considering development proposals Angus Council will consult and liaise closely with
SEPA, Scottish Water and developers in order to ensure that appropriate methods of surface water run-
off collection, treatment, decontamination and disposal are implemented to minimise the risk of flooding
and the pollution of water courses, lochs and ground water.

Proposals that adopt ecological solutions to surface water management which promote local biodiversity
by the formation of ponds and/or wetlands for example, and create or improve habitats will also be
encouraged.

Policy ER28 : Flood Risk Assessment

Proposals for development on land at risk from flooding, including any functional flood plain, will only be
permitted where the proposal is supported by a satisfactory flood risk assessment. This must demonstrate
to the satisfaction of Angus Council that any risk from flooding can be mitigated in an environmentally
sensitive way without increasing flood risk elsewhere. In addition, limitations will be placed on
development according to the degree of risk from coastal, tidal and watercourse flooding. The following
standards of protection, taking account of climate change, will be applied:-

e In Little or No Risk Areas where the annual probability of flooding is less than 0.1% (1:1000 years)
there will be no general constraint to development.

e Low to Medium Risk Areas where the annual probability of flooding is in the range 0.1% - 0.5%
(1:1000 — 1:200 years) are suitable for most development. Subject to operational requirements these
areas are generally not suitable for essential civil infrastructure. Where such infrastructure has to be
located in these areas, it must be capable of remaining operational during extreme flood events.

e Medium to High Risk Areas (see 2 sub areas below) where the probability of flooding is greater than
0.5% (1:200 years) are generally not suitable for essential civil infrastructure, schools, ground based
electrical and telecommunications equipment.

(a) Within areas already built up sites may be suitable for residential, institutional, commercial and
industrial development where an appropriate standard of flood prevention measures exist, are under
construction or are planned.

(b) Undeveloped or sparsely developed areas are generally not suitable for additional development.

Policy ER29 : Coastal Development
New development requiring a coastal location will generally be directed toward the developed coast.

Development proposals for the undeveloped coast will generally only be considered acceptable where it
can be demonstrated that:
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e the proposal requires a coastal location; and

e no other suitable alternative site exists within the developed coast; and

e the social and economic benefits of the proposal outweigh the potential detrimental impact on the
Angus coastal environment.

In addition, all development proposals affecting either the developed or undeveloped coast will be
assessed against the Angus Shoreline Management Plan and other relevant policies of this Local Plan.

Policy ER38 : Recycling and Composting Facilities

In support of the Tayside Area Waste Plan and Angus Waste Implementation Plan, Angus Council will
promote the further development of local recycling facilities including:

e centralised in-vessel composting (compliant with the Animal By-Products (Scotland) Regulations
2003) of green waste at Lochhead/Restenneth; and
e community recycling facilities to serve Carnoustie and Monifieth.

Proposals for new retail, business, commercial, industrial and residential developments must include
appropriate provision for recycling facilities for the collection of glass, metal cans, paper and other
recyclable material. Recycling facilities must be located in a conveniently accessible location within the
development and should be designed in consultation with Angus Council Environmental and Consumer
Protection Department. This will include provision for the separate collection and storage of recyclates
within the curtilage of individual houses.

Policy ER40 : Contaminated Land

Development on land known or suspected to be unstable or contaminated will only be permitted where it
can be demonstrated to the satisfaction of Angus Council that any actual or potential risk to the proposed
use can be overcome.

Development proposals on such land will require to be supported by an appropriate site investigation
(detailing the extent and nature of ground instability and/or contamination), risk assessment and details of
any remediation measures necessary to make the site suitable for the intended use. Where appropriate
Angus Council will require necessary remedial measures to be undertaken prior to the commencement of
development.

Policy Imp1 : Developer Contributions

Developer contributions will be required in appropriate circumstances towards the cost of public services,
community facilities and infrastructure and the mitigation of adverse environmental impacts that would not
have been necessary but for the development. Such contributions will be consistent with the scale and
effect of the development and may relate to both on-site and off-site items that are required to produce an
acceptable development in the public interest.

Policy M5 : Working — Montrose Airfield

10 ha of land forming part of the former Montrose Airfield adjacent to the A92 is allocated for employment
uses comprising business (Class 4*), general industry (Class 5*) and storage and distribution (Class 6%*).
Proposals should be in accordance with the development brief which will be prepared for this site (and will
incorporate the previous allocation from the first Angus Local Plan) which will include details of the
following requirements :

e provision of structural landscaping prior to any development to include a 40 metre landscape belt
(including mounding) along the eastern boundary and 10 metre landscape strip along the northern
and western boundaries of the site;

e transport assessment addressing:-

(a) accessibility by a range of transport modes including linkages for pedestrians and cyclists to the
site and to the links areas to the south and east;
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(b) provision of a new access from the A92 and associated junction improvements;
o formation of a link road between the site and Broomfield Industrial Estate to the south;
e provision of a new section of cycletrack forming part of the Montrose to St Cyrus cycle route;
e aspects of design including heights of buildings, colour of materials and appropriate
landscaping.

* As defined in the Town & Country Planning (Use Classes)(Scotland) Order 1997.

Proposed Angus Local Development Plan

M7 Working — Montrose Airfield 50 ha of land at Montrose Airfield is allocated for employment uses
comprising Class 4 (business), Class 5 (general industry) and Class 6 (storage and distribution).
Development proposals will be required to submit an Environmental Statement to assess impacts on the
environment and identify appropriate mitigation on matters including:

e Landscape and Visual capacity;

e  Ecology;

e Drainage and Coastal Flooding;

e Archaeology and Cultural Heritage;

e Noise and Odour; and

e  Traffic and Transport.

Proposals should be in accordance with the development brief which will be prepared for the site and

should include:

e structural landscaping to integrate the site with the landscape;

e new access from the A92 and associated junction improvements;

¢ high quality building design and boundary treatment adjacent to the A92; and

e  provision of pedestrian and cyclist linkages through the site to provide access to the links and dunes
and retain linkage to National Cycle Route 1.

Proposals should be supported by a Transport Assessment to establish impact on the local and strategic
road network, in particular the A90 / A937 junction at Laurencekirk. Where impacts are identified,
conditions controlling development or requirements for appropriate mitigation including Developer
Contributions in accordance with Policy DS5 may be applicable.
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