
Appendix 4: Development plan policies  
 
NPF4 – national planning policies  
 
Policy 4 Natural Places  
 
a) Development proposals which by virtue of type, location or scale will have an 

unacceptable impact on the natural environment, will not be supported.  
 

b) Development proposals that are likely to have a significant effect on an existing or 
proposed European site (Special Area of Conservation or Special Protection Areas) and are not 
directly connected with or necessary to their conservation management are required to be 
subject to an “appropriate assessment” of the implications for the conservation objectives.  
 
c)  Development proposals that will affect a National Park, National Scenic Area, Site of 
Special Scientific Interest or a National Nature Reserve will only be supported where:  

i. The objectives of designation and the overall integrity of the areas will not be 
compromised; or  

ii. Any significant adverse effects on the qualities for which the area has been 
designated are clearly outweighed by social, environmental or economic benefits of 
national importance. All Ramsar sites are also European sites and/ or Sites of Special 
Scientific Interest and are extended protection under the relevant statutory regimes.  

 
d)  Development proposals that affect a site designated as a local nature conservation site 
or landscape area in the LDP will only be supported where: i. Development will not have 
significant adverse effects on the integrity of the area or the qualities for which it has been 
identified; or ii. Any significant adverse effects on the integrity of the area are clearly outweighed 
by social, environmental or economic benefits of at least local importance.  
 
e)  The precautionary principle will be applied in accordance with relevant legislation and 
Scottish Government guidance.  
 
f)  Development proposals that are likely to have an adverse effect on species protected by 
legislation will only be supported where the proposal meets the relevant statutory tests. If there 
is reasonable evidence to suggest that a protected species is present on a site or may be 
affected by a proposed development, steps must be taken to establish its presence. The level of 
protection required by legislation must be factored into the planning and design of development, 
and potential impacts must be fully considered prior to the determination of any application.  
 
g) Development proposals in areas identified as wild land in the Nature Scot Wild Land 
Areas map will only be supported where the proposal:  

i. will support meeting renewable energy targets; or,  
ii. is for small scale development directly linked to a rural business or croft, or is 

required to support a fragile community in a rural area. 
 
All such proposals must be accompanied by a wild land impact assessment which sets out how 
design, siting, or other mitigation measures have been and will be used to minimise significant 
impacts on the qualities of the wild land, as well as any management and monitoring 
arrangements where appropriate. Buffer zones around wild land will not be applied, and effects 
of development outwith wild land areas will not be a significant consideration. 
 



Policy 7 Historic assets and places 
a) Development proposals with a potentially significant impact on historic assets or places 
will be accompanied by an assessment which is based on an understanding of the cultural 
significance of the historic asset and/or place. The assessment should identify the likely visual 
or physical impact of any proposals for change, including cumulative effects and provide a 
sound basis for managing the impacts of change. 
 
Proposals should also be informed by national policy and guidance on managing change in the 
historic environment, and information held within Historic Environment Records. 
  
b) Development proposals for the demolition of listed buildings will not be supported unless 
it has been demonstrated that there are exceptional circumstances and that all reasonable 
efforts have been made to retain, reuse and/or adapt the listed building. Considerations include 
whether the: 
i. building is no longer of special interest; 
ii. building is incapable of physical repair and re-use as verified through a detailed 
structural condition survey report; 
iii. repair of the building is not economically viable and there has been adequate marketing 
for existing and/or new uses at a price reflecting its location and condition for a reasonable 
period to attract interest from potential restoring purchasers; or 
iv. demolition of the building is essential to delivering significant benefits to economic 
growth or the wider community. 
 
c) Development proposals for the reuse, alteration or extension of a listed building will only 
be supported where they will preserve its character, special architectural or historic interest and 
setting. Development proposals affecting the setting of a listed building should preserve its 
character, and its special architectural or historic interest. 
 
d) Development proposals in or affecting conservation areas will only be supported where 
the character and appearance of the conservation area and its setting is preserved or 
enhanced. Relevant considerations include the: 
i. architectural and historic character of the area; 
ii. existing density, built form and layout; and 
iii. context and siting, quality of design and suitable materials. 
 
e) Development proposals in conservation areas will ensure that existing natural and built 
features which contribute to the character of the conservation area and its setting, including 
structures, boundary walls, railings, trees and hedges, are retained. 
 
f) Demolition of buildings in a conservation area which make a positive contribution to its 
character will only be supported where it has been demonstrated that: 
i. reasonable efforts have been made to retain, repair and reuse the building; 
ii. the building is of little townscape value; 
iii. the structural condition of the building prevents its retention at a reasonable cost; or 
iv. the form or location of the building makes its reuse extremely difficult. 
 
g) Where demolition within a conservation area is to be followed by redevelopment, 
consent to demolish will only be supported when an acceptable design, layout and materials are 
being used for the replacement development. 
 
h) Development proposals affecting scheduled monuments will only be supported where: 
i. direct impacts on the scheduled monument are avoided; 
ii. significant adverse impacts on the integrity of the setting of a scheduled monument are 



avoided; or 
iii. exceptional circumstances have been demonstrated to justify the impact on a scheduled 
monument and its setting and impacts on the monument or its setting have been minimised. 
 
i) Development proposals affecting nationally important Gardens and Designed 
Landscapes will be supported where they protect, preserve or enhance their cultural 
significance, character and integrity and where proposals will not significantly impact on 
important views to, from and within the site, or its setting. 
 
j) Development proposals affecting nationally important Historic Battlefields will only be 
supported where they protect and, where appropriate, enhance their cultural significance, key 
landscape characteristics, physical remains and special qualities. 
 
k) Development proposals at the coast edge or that extend offshore will only be supported 
where proposals do not significantly hinder the preservation objectives of Historic Marine 
Protected Areas. 
 
l) Development proposals affecting a World Heritage Site or its setting will only be 
supported where their Outstanding Universal Value is protected and preserved. 
 
m) Development proposals which sensitively repair, enhance and bring historic buildings, as 
identified as being at risk locally or on the national Buildings at Risk Register, back into 
beneficial use will be supported. 
 
n) Enabling development for historic environment assets or places that would otherwise be 
unacceptable in planning terms, will only be supported when it has been demonstrated that the 
enabling development proposed is: 
i. essential to secure the future of an historic environment asset or place which is at risk of 
serious deterioration or loss; and 
ii. the minimum necessary to secure the restoration, adaptation and long-term future of the 
historic environment asset or place. 
 
The beneficial outcomes for the historic environment asset or place should be secured early in 
the phasing of the development, and will be ensured through the use of conditions and/or legal 
agreements. 
 
o) Non-designated historic environment assets, places and their setting should be 
protected and preserved in situ wherever feasible. Where there is potential for non-designated 
buried archaeological remains to exist below a site, developers will provide an evaluation of the 
archaeological resource at an early stage so that planning authorities can assess impacts. 
Historic buildings may also have archaeological significance which is not understood and may 
require assessment. 
 
Where impacts cannot be avoided they should be minimised. Where it has been demonstrated 
that avoidance or retention is not possible, excavation, recording, analysis, archiving, 
publication and activities to provide public benefit may be required through the use of conditions 
or legal/planning obligations. 
 
When new archaeological discoveries are made during the course of development works, they 
must be reported to the planning authority to enable agreement on appropriate inspection, 
recording and mitigation measures. 
 



Angus Local Development Plan 2016 
 
Policy PV5 : Protected Species 
Angus Council will work with partner agencies and developers to protect and enhance all wildlife 
including its habitats, important roost or nesting places. Development proposals which are likely 
to affect protected species will be assessed to ensure compatibility with the appropriate 
regulatory regime.  
 
European Protected Species 
Development proposals that would, either individually or cumulatively, be likely to have an 
unacceptable adverse impact on European protected species as defined by Annex 1V of the 
Habitats Directive (Directive 92/24/EEC) will only be permitted where it can be demonstrated to 
the satisfaction of Angus Council as  planning authority that: 
 
o there is no satisfactory alternative; and 
o there are imperative reasons of overriding public health and/or safety, nature, social or 
economic interest and beneficial consequences for the environment, and 
o the development would not be detrimental to the maintenance of the population of a 
European protected species at a favourable conservation status in its natural range 
. 
Other Protected Species 
Development proposals that would be likely to have an unacceptable adverse effect on 
protected species unless justified in accordance with relevant species legislation (Wildlife and 
Countryside Act 1981 and the Protection of Badgers Act 1992) subject to any consequent 
amendment or replacement. 
 
Further information on protected sites and species and their influence on proposed development 
will be set out in a Planning Advice Note. 
 
Policy PV8 : Built and Cultural Heritage 
Angus Council will work with partner agencies and developers to protect and enhance areas 
designated for their built and cultural heritage value. Development proposals which are likely to 
affect protected sites, their setting or the integrity of their designation will be assessed within the 
context of the appropriate regulatory regime.  
 
National Sites 
Development proposals which affect Scheduled Monuments, Listed Buildings and Inventory 
Gardens and Designed Landscapes will only be supported where: 
 
• the proposed development will not adversely affect the integrity of the site or the reasons 
for which it was designated; 
• any significant adverse effects on the site or its setting are significantly outweighed by 
social, environmental and/or economic benefits; and 
• appropriate measures are provided to mitigate any identified adverse impacts. 
 
Proposals for enabling development which is necessary to secure the preservation of a listed 
building may be acceptable where it can be clearly shown to be the only means of preventing its 
loss and securing its long term future.  Any development should be the minimum necessary to 
achieve these aims.  The resultant development should be designed and sited carefully in order 
to preserve or enhance the character and setting of the listed building. 
 
Regional and Local Sites  
Development proposals which affect local historic environment sites as identified by Angus 



Council (such as Conservation Areas, sites of archaeological interest) will only be permitted 
where: 
 
• supporting information commensurate with the site’s status demonstrates that the 
integrity of the historic environment value of the site will not be compromised; or 
• the economic and social benefits significantly outweigh the historic environment value of 
the site. 
 
Angus Council will continue to review Conservation Area boundaries and will include 
Conservation Area Appraisals and further information on planning and the built and cultural 
heritage in a Planning Advice Note.   
 


