Appendix 4 - Development plan policies

NPF4 — National planning policies

Policy 1 Tackling the climate and nature crises

When considering all development proposals significant weight will be given to the global
climate and nature crises.

Policy 2 Climate mitigation and adaptation

a) Development proposals will be sited and designed to minimise lifecycle greenhouse gas
emissions as far as possible.

b) Development proposals will be sited and designed to adapt to current and future risks
from climate change.

c) Development proposals to retrofit measures to existing developments that reduce

emissions or support adaptation to climate change will be supported.
Policy 3 Biodiversity

a) Development proposals will contribute to the enhancement of biodiversity, including
where relevant, restoring degraded habitats and building and strengthening nature networks
and the connections between them. Proposals should also integrate nature-based solutions,
where possible.

b) Development proposals for national or major development, or for development that
requires an Environmental Impact Assessment will only be supported where it can be
demonstrated that the proposal will conserve, restore and enhance biodiversity, including nature
networks so they are in a demonstrably better state than without intervention. This will include
future management. To inform this, best practice assessment methods should be used.
Proposals within these categories will demonstrate how they have met all of the following
criteria:

i. the proposal is based on an understanding of the existing characteristics of the site and
its local, regional and national ecological context prior to development, including the presence of
any irreplaceable habitats;

ii. wherever feasible, nature-based solutions have been integrated and made best use of;
iii. an assessment of potential negative effects which should be fully mitigated in line with
the mitigation hierarchy prior to identifying enhancements;

iv. significant biodiversity enhancements are provided, in addition to any proposed
mitigation. This should include nature networks, linking to and strengthening habitat connectivity
within and beyond the development, secured within a reasonable timescale and with reasonable
certainty. Management arrangements for their long- term retention and monitoring should be
included, wherever appropriate; and

V. local community benefits of the biodiversity and/or nature networks have been
considered.
c) Proposals for local development will include appropriate measures to conserve, restore

and enhance biodiversity, in accordance with national and local guidance. Measures should be
proportionate to the nature and scale of development. Applications for individual householder
development, or which fall within scope of (b) above, are excluded from this requirement.



d) Any potential adverse impacts, including cumulative impacts, of development proposals
on biodiversity, nature networks and the natural environment will be minimised through careful
planning and design. This will take into account the need to reverse biodiversity loss, safeguard
the ecosystem services that the natural environment provides, and build resilience by enhancing
nature networks and maximising the potential for restoration.

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 5 Soils

a) Development proposals will only be supported if they are designed and constructed:

i. In accordance with the mitigation hierarchy by first avoiding and then minimising the
amount of disturbance to soils on undeveloped land; and

ii. In a manner that protects soil from damage including from compaction and erosion, and
that minimises soil sealing.

b) Development proposals on prime agricultural land, or land of lesser quality that is
culturally or locally important for primary use, as identified by the LDP, will only be supported
where it is for:

i Essential infrastructure and there is a specific locational need and no other suitable site;
ii. Small-scale development directly linked to a rural business, farm or croft or for essential
workers for the rural business to be able to live onsite;

iii. The development of production and processing facilities associated with the land
produce where no other local site is suitable;

iv. The generation of energy from renewable sources or the extraction of minerals and there
is secure provision for restoration; and

In all of the above exceptions, the layout and design of the proposal minimises the amount of
protected land that is required.

c) Development proposals on peatland, carbon- rich soils and priority peatland habitat will
only be supported for:

i. Essential infrastructure and there is a specific locational need and no other suitable site;
ii. The generation of energy from renewable sources that optimises the contribution of the
area to greenhouse gas emissions reductions targets;

iii. Small-scale development directly linked to a rural business, farm or croft;

iv. Supporting a fragile community in a rural or island area; or
V. Restoration of peatland habitats.
d) Where development on peatland, carbon-rich soils or priority peatland habitat is

proposed, a detailed site specific assessment will be required to identify:

i. the baseline depth, habitat condition, quality and stability of carbon rich soils;

ii. the likely effects of the development on peatland, including on soil disturbance; and
iii. the likely net effects of the development on climate emissions and loss of carbon.

This assessment should inform careful project design and ensure, in accordance with relevant
guidance and the mitigation hierarchy, that adverse impacts are first avoided and then
minimised through best practice. A peat management plan will be required to demonstrate that
this approach has been followed, alongside other appropriate plans required for restoring and/
or enhancing the site into a functioning peatland system capable of achieving carbon
sequestration.

e) Development proposals for new commercial peat extraction, including extensions to
existing sites, will only be supported where:

i. the extracted peat is supporting the Scottish whisky industry;

ii. there is no reasonable substitute;



iii. the area of extraction is the minimum necessary and the proposal retains an in-situ
residual depth of part of at least 1 metre across the whole site, including

iv. the time period for extraction is the minimum necessary; and

V. there is an agreed comprehensive site restoration plan which will progressively restore,
over a reasonable timescale, the area of extraction to a functioning peatland system capable of
achieving carbon sequestration.

Policy 6 Forestry, woodland and trees

a) Development proposals that enhance, expand and improve woodland and tree cover will
be supported.
b) Development proposals will not be supported where they will result in:

i. Any loss of ancient woodlands, ancient and veteran trees, or adverse impact on their
ecological condition;

ii. Adverse impacts on native woodlands, hedgerows and individual trees of high
biodiversity value, or identified for protection in the Forestry and Woodland Strategy;

iii. Fragmenting or severing woodland habitats, unless appropriate mitigation measures are
identified and implemented in line with the mitigation hierarchy;

iv. Conflict with Restocking Direction, Remedial Notice or Registered Notice to Comply
issued by Scottish Forestry.

c) Development proposals involving woodland removal will only be supported where they
will achieve significant and clearly defined additional public benefits in accordance with relevant
Scottish Government policy on woodland removal. Where woodland is removed, compensatory
planting will most likely be expected to be delivered.

d) Development proposals on sites which include an area of existing woodland or land
identified in the Forestry and Woodland Strategy as being suitable for woodland creation will
only be supported where the enhancement and improvement of woodlands and the planting of
new trees on the site (in accordance with the Forestry and Woodland Strategy) are integrated
into the design.

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.

9) 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.

i) 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.

) 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.

0) 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.

Policy 9 Brownfield, vacant and derelict land and empty buildings

a) Development proposals that will result in the sustainable reuse of brownfield land
including vacant and derelict land and buildings, whether permanent or temporary, will be
supported. In determining whether the reuse is sustainable, the biodiversity value of brownfield
land which has naturalised should be taken into account.

b) Proposals on greenfield sites will not be supported unless the site has been allocated for
development or the proposal is explicitly supported by policies in the LDP.
c) Where land is known or suspected to be unstable or contaminated, development

proposals will demonstrate that the land is, or can be made, safe and suitable for the proposed
new use.



d) Development proposals for the reuse of existing buildings will be supported, taking into
account their suitability for conversion to other uses. Given the need to conserve embodied
energy, demolition will be regarded as the least preferred option.

Policy 12 Zero waste

a) Development proposals will seek to reduce, reuse, or recycle materials in line with the
waste hierarchy.

b) Development proposals will be supported where they:

i. reuse existing buildings and infrastructure;

ii. minimise demolition and salvage materials for reuse;

iii. minimise waste, reduce pressure on virgin resources and enable building materials,
components and products to be disassembled, and reused at the end of their useful life;

iv. use materials with the lowest forms of embodied emissions, such as recycled and
natural construction materials;

V. use materials that are suitable for reuse with minimal reprocessing.

c) Development proposals that are likely to generate waste when operational, including

residential, commercial, and industrial properties, will set out how much waste the proposal is
expected to generate and how it will be managed including:

i. provision to maximise waste reduction and waste separation at source, and

ii. measures to minimise the cross- contamination of materials, through appropriate
segregation and storage of waste; convenient access for the collection of waste; and recycling
and localised waste management facilities.

d) Development proposals for waste infrastructure and facilities (except landfill and energy
from waste facilities) will be only supported where:

i. there are no unacceptable impacts (including cumulative) on the residential amenity of
nearby dwellings, local communities; the transport network; and natural and historic
environment assets;

ii. environmental (including cumulative) impacts relating to noise, dust, smells, pest control
and pollution of land, air and water are acceptable;

iii. any greenhouse gas emissions resulting from the processing and transportation of waste
to and from the facility are minimised;

iv. an adequate buffer zone between sites and sensitive uses such as homes is provided
taking account of the various environmental effects likely to arise;

V. a restoration and aftercare scheme (including appropriate financial mechanisms) is
provided and agreed to ensure the site is restored;

Vi. consideration has been given to co-location with end users of outputs.

e) Development proposals for new or extended landfill sites will only be supported if:

i. there is demonstrable need for additional landfill capacity taking into account Scottish
Government objectives on waste management; and
ii. waste heat and/or electricity generation is included. Where this is considered impractical,
evidence and justification will require to be provided.

f) Proposals for the capture, distribution or use of gases captured from landfill sites or
waste water treatment plant will be supported.



g) Development proposals for energy-from-waste facilities will not be supported except
under limited circumstances where a national or local need has been sufficiently demonstrated
(e.g. in terms of capacity need or carbon benefits) as part of a strategic approach to residual
waste management and where the proposal:

i. is consistent with climate change mitigation targets and in line with circular economy
principles;

ii. can demonstrate that a functional heat network can be created and provided within the
site for appropriate infrastructure to allow a heat network to be developed and potential local
consumers have been identified;

iii. is supported by a heat and power plan, which demonstrates how energy recovered from
the development would be used to provide electricity and heat and where consideration is given
to methods to reduce carbon emissions of the facility (for example through carbon capture and
storage)

iv. complies with relevant guidelines published by Scottish Environment Protection Agency
(SEPA); and

V. has supplied an acceptable decarbonisation strategy aligned with Scottish Government
decarbonisation goals.

Policy 13 Sustainable transport

a) Proposals to improve, enhance or provide active travel infrastructure, public transport
infrastructure or multi-modal hubs will be supported. This includes proposals:

i. for electric vehicle charging infrastructure and electric vehicle forecourts, especially
where fuelled by renewable energy.

ii. which support a mode shift of freight from road to more sustainable modes, including
last-mile delivery.

iii. that build in resilience to the effects of climate change and where appropriate
incorporate blue and green infrastructure and nature rich habitats (such as natural planting or
water systems).

b) Development proposals will be supported where it can be demonstrated that the
transport requirements generated have been considered in line with the sustainable travel and
investment hierarchies and where appropriate they:

i. Provide direct, easy, segregated and safe links to local facilities via walking, wheeling
and cycling networks before occupation;

ii. Will be accessible by public transport, ideally supporting the use of existing services;

iii. Integrate transport modes;

iv. Provide low or zero-emission vehicle and cycle charging points in safe and convenient
locations, in alignment with building standards;

V. Supply safe, secure and convenient cycle parking to meet the needs of users and which
is more conveniently located than car parking;

Vi. Are designed to incorporate safety measures including safe crossings for walking and
wheeling and reducing the number and speed of vehicles;

vii. Have taken into account, at the earliest stage of design, the transport needs of diverse

groups including users with protected characteristics to ensure the safety, ease and needs of all
users; and
viii. Adequately mitigate any impact on local public access routes.

c) Where a development proposal will generate a significant increase in the number of
person trips, a transport assessment will be required to be undertaken in accordance with the
relevant guidance.



d) Development proposals for significant travel generating uses will not be supported in
locations which would increase reliance on the private car, taking into account the specific
characteristics of the area.

e) Development proposals which are ambitious in terms of low/no car parking will be
supported, particularly in urban locations that are well-served by sustainable transport modes
and where they do not create barriers to access by disabled people.

f) Development proposals for significant travel generating uses, or smaller-scale
developments where it is important to monitor travel patterns resulting from the development,
will only be supported if they are accompanied by a Travel Plan with supporting planning
conditions/obligations. Travel plans should set out clear arrangements for delivering against
targets, as well as monitoring and evaluation.

9) Development proposals that have the potential to affect the operation and safety of the
Strategic Transport Network will be fully assessed to determine their impact. Where it has been
demonstrated that existing infrastructure does not have the capacity to accommodate a
development without adverse impacts on safety or unacceptable impacts on operational
performance, the cost of the mitigation measures required to ensure the continued safe and
effective operation of the network should be met by the developer.

While new junctions on trunk roads are not normally acceptable, the case for a new junction will
be considered by Transport Scotland where significant economic or regeneration benefits can
be demonstrated. New junctions will only be considered if they are designed in accordance with
relevant guidance and where there will be no adverse impact on road safety or operational
performance.

Policy 14 Design, quality and place

a) Development proposals will be designed to improve the quality of an area whether in
urban or rural locations and regardless of scale.

b) Development proposals will be supported where they are consistent with the six qualities
of successful places:

Healthy: Supporting the prioritisation of women’s safety and improving physical and mental
health.

Pleasant: Supporting attractive natural and built spaces.

Connected: Supporting well connected networks that make moving around easy and reduce car
dependency

Distinctive: Supporting attention to detail of local architectural styles and natural landscapes to
be interpreted, literally or creatively, into designs to reinforce identity.

Sustainable: Supporting the efficient use of resources that will allow people to live, play, work
and stay in their area, ensuring climate resilience, and integrating nature positive, biodiversity
solutions.



Adaptable: Supporting commitment to investing in the long-term value of buildings, streets and
spaces by allowing for flexibility so that they can be changed quickly to accommodate different
uses as well as maintained over time.

Further details on delivering the six qualities of successful places are set out in Annex D.

c) Development proposals that are poorly designed, detrimental to the amenity of the
surrounding area or inconsistent with the six qualities of successful places, will not be
supported.

Policy 15 Local living and 20 minute neighbourhoods

a) Development proposals will contribute to local living including, where relevant, 20 minute
neighbourhoods. To establish this, consideration will be given to existing settlement pattern, and
the level and quality of interconnectivity of the proposed development with the surrounding area,
including local access to:

o] sustainable modes of transport including local public transport and safe, high quality
walking, wheeling and cycling networks;

employment;

shopping;

health and social care facilities;

childcare, schools and lifelong learning opportunities;

playgrounds and informal play opportunities, parks, green streets and spaces,
community gardens, opportunities for food growth and allotments, sport and recreation facilities;
o] publicly accessible toilets;

o] affordable and accessible housing options, ability to age in place and housing diversity.
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Policy 16 Quality homes

a) Development proposals for new homes on land allocated for housing in LDPs will be
supported.
b) Development proposals that include 50 or more homes, and smaller developments if

required by local policy or guidance, should be accompanied by a Statement of Community
Benefit. The statement will explain the contribution of the proposed development to:

i. meeting local housing requirements, including affordable homes;

ii. providing or enhancing local infrastructure, facilities and services; and

iii. improving the residential amenity of the surrounding area.

c) Development proposals for new homes that improve affordability and choice by being
adaptable to changing and diverse needs, and which address identified gaps in provision, will
be supported. This could include:

i self-provided homes;

ii. accessible, adaptable and wheelchair accessible homes;

iii. build to rent;

iv. affordable homes;

V. a range of size of homes such as those for larger families;



Vi. homes for older people, including supported accommodation, care homes and sheltered
housing;

Vii. homes for people undertaking further and higher education; and
viii. homes for other specialist groups such as service personnel.
d) Development proposals for public or private, permanent or temporary, Gypsy/Travellers

sites and family yards and Travelling Showpeople yards, including on land not specifically
allocated for this use in the LDP, should be supported where a need is identified and the
proposal is otherwise consistent with the plan spatial strategy and other relevant policies,
including human rights and equality.

e) Development proposals for new homes will be supported where they make provision for
affordable homes to meet an identified need. Proposals for market homes will only be supported
where the contribution to the provision of affordable homes on a site will be at least 25% of the
total number of homes, unless the LDP sets out locations or circumstances where:

i. a higher contribution is justified by evidence of need, or

ii. a lower contribution is justified, for example, by evidence of impact on viability,

where proposals are small in scale, or to incentivise particular types of homes that are needed
to diversify the supply, such as self-build or wheelchair accessible homes.

The contribution is to be provided in accordance with local policy or guidance.

f) Development proposals for new homes on land not allocated for housing in the LDP will
only be supported in limited circumstances where:

i. the proposal is supported by an agreed timescale for build-out; and

ii. the proposal is otherwise consistent with the plan spatial strategy and other relevant
policies including local living and 20 minute neighbourhoods;

iii. and either:

o] delivery of sites is happening earlier than identified in the deliverable housing land
pipeline. This will be determined by reference to two consecutive years of the Housing Land
Audit evidencing substantial delivery earlier than pipeline timescales and that general trend
being sustained; or

o] the proposal is consistent with policy on rural homes; or
o] the proposal is for smaller scale opportunities within an existing settlement boundary; or
o] the proposal is for the delivery of less than 50 affordable homes as part of a local

authority supported affordable housing plan.

9) Householder development proposals will be supported where they:

i. do not have a detrimental impact on the character or environmental quality of the home
and the surrounding area in terms of size, design and materials; and

ii. do not have a detrimental effect on the neighbouring properties in terms of physical
impact, overshadowing or overlooking.

h) Householder development proposals that provide adaptations in response to risks from a
changing climate, or relating to people with health conditions that lead to particular
accommodation needs will be supported.

Policy 18 Infrastructure first

a) Development proposals which provide (or contribute to) infrastructure in line with that
identified as necessary in LDPs and their delivery programmes will be supported.



b) The impacts of development proposals on infrastructure should be mitigated.
Development proposals will only be supported where it can be demonstrated that provision is
made to address the impacts on infrastructure. Where planning conditions, planning obligations,
or other legal agreements are to be used, the relevant tests will apply.

Where planning obligations are entered into, they should meet the following tests:

- be necessary to make the proposed development acceptable in planning terms
- serve a planning purpose

- relate to the impacts of the proposed development

- fairly and reasonably relate in scale and kind to the proposed development

- be reasonable in all other respects

Planning conditions should only be imposed where they meet all of the following tests. They
should be:

- necessary

- relevant to planning

- relevant to the development to be permitted

- enforceable

- precise

- reasonable in all other respects

Policy 20 Blue and green infrastructure

a) Development proposals that result in fragmentation or net loss of existing blue and green
infrastructure will only be supported where it can be demonstrated that the proposal would not
result in or exacerbate a deficit in blue or green infrastructure provision, and the overall integrity
of the network will be maintained. The planning authority’s Open Space Strategy should inform
this.

b) Development proposals for or incorporating new or enhanced blue and/or green
infrastructure will be supported. Where appropriate, this will be an integral element of the design
that responds to local circumstances.

Design will take account of existing provision, new requirements and network connections
(identified in relevant strategies such as the Open Space Strategies) to ensure the proposed
blue and/or green infrastructure is of an appropriate type(s), quantity, quality and accessibility
and is designed to be multi- functional and well integrated into the overall proposals.

c) Development proposals in regional and country parks will only be supported where they
are compatible with the uses, natural habitats, and character of the park.

d) Development proposals for temporary open space or green space on unused or under-
used land will be supported.

e) Development proposals that include new or enhanced blue and/or green infrastructure
will provide effective management and maintenance plans covering the funding arrangements
for their long-term delivery and upkeep, and the party or parties responsible for these.



Policy 22 Flood risk and water management

a) Development proposals at risk of flooding or in a flood risk area will only be supported if
they are for:

i. essential infrastructure where the location is required for operational reasons;

ii. water compatible uses;

iii. redevelopment of an existing building or site for an equal or less vulnerable use; or.

iv. redevelopment of previously used sites in built up areas where the LDP has identified a
need to bring these into positive use and where proposals demonstrate that long- term safety
and resilience can be secured in accordance with relevant SEPA advice.

The protection offered by an existing formal flood protection scheme or one under construction
can be taken into account when determining flood risk.

In such cases, it will be demonstrated by the applicant that:

o all risks of flooding are understood and addressed;

o] there is no reduction in floodplain capacity, increased risk for others, or a need for future
flood protection schemes;

o] the development remains safe and operational during floods;

o] flood resistant and resilient materials and construction methods are used; and

o} future adaptations can be made to accommodate the effects of climate change.

Additionally, for development proposals meeting criteria part iv), where flood risk is managed at
the site rather than avoided these will also require:

o the first occupied/utilised floor, and the underside of the development if relevant, to be
above the flood risk level and have an additional allowance for freeboard; and
o] that the proposal does not create an island of development and that safe access/ egress

can be achieved.

b) Small scale extensions and alterations to existing buildings will only be supported where
they will not significantly increase flood risk.

c) Development proposals will:

i not increase the risk of surface water flooding to others, or itself be at risk.

ii. manage all rain and surface water through sustainable urban drainage systems (SUDS),
which should form part of and integrate with proposed and existing blue- green infrastructure. All
proposals should presume no surface water connection to the combined sewer;

iii. seek to minimise the area of impermeable surface.

d) Development proposals will be supported if they can be connected to the public water
mains. If connection is not feasible, the applicant will need to demonstrate that water for drinking
water purposes will be sourced from a sustainable water source that is resilient to periods of
water scarcity.

e) Development proposals which create, expand or enhance opportunities for natural flood
risk management, including blue and green infrastructure, will be supported.



Policy 23 Health and safety

a) Development proposals that will have positive effects on health will be supported. This
could include, for example, proposals that incorporate opportunities for exercise, community
food growing or allotments.

b) Development proposals which are likely to have a significant adverse effect on health
will not be supported. A Health Impact Assessment may be required.

c) Development proposals for health and social care facilities and infrastructure will be
supported.
d) Development proposals that are likely to have significant adverse effects on air quality

will not be supported. Development proposals will consider opportunities to improve air quality
and reduce exposure to poor air quality. An air quality assessment may be required where the
nature of the proposal or the air quality in the location suggest significant effects are likely.

e) Development proposals that are likely to raise unacceptable noise issues will not be
supported. The agent of change principle applies to noise sensitive development. A Noise
Impact Assessment may be required where the nature of the proposal or its location suggests
that significant effects are likely.

f) Development proposals will be designed to take into account suicide risk.

9) Development proposals within the vicinity of a major accident hazard site or major
accident hazard pipeline (because of the presence of toxic, highly reactive, explosive or
inflammable substances) will consider the associated risks and potential impacts of the proposal
and the major accident hazard site/pipeline of being located in proximity to one another.

h) Applications for hazardous substances consent will consider the likely potential impacts
on surrounding populations and the environment.

i) Any advice from Health and Safety Executive, the Office of Nuclear Regulation or the
Scottish Environment Protection Agency that planning permission or hazardous substances
consent should be refused, or conditions to be attached to a grant of consent, should not be
overridden by the decision maker without the most careful consideration.

i) Similar considerations apply in respect of development proposals either for or near
licensed explosive sites (including military explosive storage sites).

Anqus Local Development Plan 2016

Policy DS1 : Development Boundaries and Priorities
All proposals will be expected to support delivery of the Development Strategy.

The focus of development will be sites allocated or otherwise identified for development within
the Angus Local Development Plan, which will be safeguarded for the use(s) set out. Proposals
for alternative uses will only be acceptable if they do not undermine the provision of a range of
sites to meet the development needs of the plan area.



Proposals on sites not allocated or otherwise identified for development, but within development
boundaries will be supported where they are of an appropriate scale and nature and are in
accordance with relevant policies of the ALDP.

Proposals for sites outwith but contiguous* with a development boundary will only be acceptable
where it is in the public interest and social, economic, environmental or operational
considerations confirm there is a need for the proposed development that cannot be met within
a development boundary.

Outwith development boundaries proposals will be supported where they are of a scale and
nature appropriate to their location and where they are in accordance with relevant policies of
the ALDP.

In all locations, proposals that re-use or make better use of vacant, derelict or under-used
brownfield land or buildings will be supported where they are in accordance with relevant
policies of the ALDP.

Development of greenfield sites (with the exception of sites allocated, identified or considered
appropriate for development by policies in the ALDP) will only be supported where there are no
suitable and available brownfield sites capable of accommodating the proposed development.
Development proposals should not result in adverse impacts, either alone or in combination with
other proposals or projects, on the integrity of any European designated site, in accordance with
Policy PV4 Sites Designated for Natural Heritage and Biodiversity Value.

*Sharing an edge or boundary, neighbouring or adjacent

Policy DS2 : Accessible Development

Development proposals will require to demonstrate, according to scale, type and location, that
they:

o] are or can be made accessible to existing or proposed public transport networks;

o] make provision for suitably located public transport infrastructure such as bus stops,
shelters, lay-bys, turning areas which minimise walking distances;

o] allow easy access for people with restricted mobility;

o] provide and/or enhance safe and pleasant paths for walking and cycling which are

suitable for use by all, and link existing and proposed path networks; and
e are located where there is adequate local road network capacity or where capacity can
be made available.

Where proposals involve significant travel generation by road, rail, bus, foot and/or cycle, Angus
Council will require:

o] the submission of a Travel Plan and/or a Transport Assessment.
0] appropriate planning obligations in line with Policy DS5 Developer Contributions.



Policy DS3 : Design Quality and Placemaking

Development proposals should deliver a high design standard and draw upon those aspects of
landscape or townscape that contribute positively to the character and sense of place of the
area in which they are to be located. Development proposals should create buildings and places
which are:

o] Distinct in Character and Identity: Where development fits with the character and pattern
of development in the surrounding area, provides a coherent structure of streets, spaces and
buildings and retains and sensitively integrates important townscape and landscape features.

o] Safe and Pleasant: Where all buildings, public spaces and routes are designed to be
accessible, safe and attractive, where public and private spaces are clearly defined and
appropriate new areas of landscaping and open space are incorporated and linked to existing
green space wherever possible.

o] Well Connected: Where development connects pedestrians, cyclists and vehicles with
the surrounding area and public transport, the access and parking requirements of the Roads
Authority are met and the principles set out in 'Designing Streets' are addressed.

o] Adaptable: Where development is designed to support a mix of compatible uses and
accommodate changing needs.
o] Resource Efficient: Where development makes good use of existing resources and is

sited and designed to minimise environmental impacts and maximise the use of local climate
and landform.

Supplementary guidance will set out the principles expected in all development, more detailed
guidance on the design aspects of different proposals and how to achieve the qualities set out
above. Further details on the type of developments requiring a design statement and the issues
that should be addressed will also be set out in supplementary guidance.

Policy DS4 : Amenity

All proposed development must have full regard to opportunities for maintaining and improving
environmental quality. Development will not be permitted where there is an unacceptable
adverse impact on the surrounding area or the environment or amenity of existing or future
occupiers of adjoining or nearby properties.

Angus Council will consider the impacts of development on:

. Air quality;

. Noise and vibration levels and times when such disturbances are likely to occur;

. Levels of light pollution;

. Levels of odours, fumes and dust;

. Suitable provision for refuse collection / storage and recycling;

. The effect and timing of traffic movement to, from and within the site, car parking and
impacts on highway safety; and

. Residential amenity in relation to overlooking and loss of privacy, outlook, sunlight,

daylight and overshadowing.

Angus Council may support development which is considered to have an impact on such
considerations, if the use of conditions or planning obligations will ensure that appropriate
mitigation and / or compensatory measures are secured.



Applicants may be required to submit detailed assessments in relation to any of the above
criteria to the Council for consideration.

Where a site is known or suspected to be contaminated, applicants will be required to undertake
investigation and, where appropriate, remediation measures relevant to the current or proposed
use to prevent unacceptable risks to human health.

Policy DS5 : Developer Contributions

Developer contributions may be sought from all types of development where proposals
individually or in combination result in a need for new, extended or improved public services,

community facilities and infrastructure.

Contributions may be financial or in-kind, and will be proportionate in scale to the proposed
development and the tests set out in national policy and guidance.

Where contributions cannot be secured through a planning condition, a Section 75 agreement
or other legal agreement will be required.

Contributions may be sought for the following:

o] Open Space, biodiversity enhancement and green infrastructure, including infrastructure
relating to the water environment and flood management;

o] Education;

o) Community Facilities;

o Waste Management Infrastructure; and

o] Transport Infrastructure.

The Council will consider the potential cumulative effect of developer contributions on the
economic viability of individual proposals.

Supplementary Guidance will be prepared, consistent with requirements of Scottish
Government policy on planning obligations currently set out in Circular 3/2012, to provide
additional information and guidance on how developer contributions will be identified and
secured. This will include the levels of contribution or methodologies for their calculation,
including thresholds, exemptions and viability considerations. Whilst the exact nature of
contributions will be negotiated at the time of application, potential areas of contribution are
highlighted in site allocation policies where known.

Policy TC2 : Residential Development

All proposals for new residential development*, including the conversion of non-residential
buildings must:

o] be compatible with current and proposed land uses in the surrounding area;

0 provide a satisfactory residential environment for the proposed dwelling(s);

o] not result in unacceptable impact on the built and natural environment, surrounding
amenity, access and infrastructure; and

o] include as appropriate a mix of house sizes, types and tenures and provision for

affordable housing in accordance with Policy TC3 Affordable Housing.



Within development boundaries Angus Council will support proposals for new residential
development where:

o] the site is not allocated or protected for another use; and
o] the proposal is consistent with the character and pattern of development in the
surrounding area.

In countryside locations Angus Council will support proposals for the development of houses
which fall into at least one of the following categories:

o] retention, renovation or acceptable replacement of existing houses;
o conversion of non-residential buildings;
o] regeneration or redevelopment of a brownfield site that delivers significant visual or

environmental improvement through the removal of derelict buildings, contamination or an
incompatible land use;

o] single new houses where development would:

0 round off an established building group of 3 or more existing dwellings; or

o meet an essential worker requirement for the management of land or other rural
business.

0] in Rural Settlement Units (RSUs)**, fill a gap between the curtilages of two houses, or

the curtilage of one house and a metalled road, or between the curtilage of one house and an
existing substantial building such as a church, a shop or a community facility; and

o) in Category 2 Rural Settlement Units (RSUs), as shown on the Proposals Map, gap sites
(as defined in the Glossary) may be developed for up to two houses.

Further information and guidance on the detailed application of the policy on new residential
development in countryside locations will be provided in supplementary planning guidance, and
will address:

o] the types of other buildings which could be considered suitable in identifying appropriate
gap sites for the development of single houses in Category 1 Rural Settlement Units, or for the
development of up to two houses in Category 2 Rural Settlement Units.

0] the restoration or replacement of traditional buildings.

0] the development of new large country houses.

*includes houses in multiple occupation, non-mainstream housing for people with particular
needs, such as specialist housing for the elderly, people with disabilities, supported housing
care and nursing homes.

**Rural Settlement Units are defined in the Glossary and their role is further explained on Page
9.

Policy TC3 : Affordable Housing

Angus Council will seek to secure the delivery of affordable housing equivalent to 25% of the
total number of residential units proposed on all residential sites of 10 or more units, or where a
site is equal to or exceeds 0.5ha.

Where a qualifying site is being developed in phases of less than 10 units or less than 0.5
hectares the affordable housing requirement will be applied based on the overall capacity of the
site.



Angus Council will work in partnership with developers and consider innovative and flexible
approaches to secure delivery of an appropriate affordable housing contribution. Where
appropriate, Section 75 or other legal agreements may be used.

Details of the scale and nature of the affordable housing contribution sought from individual
sites, including tenure, house size and type, will be subject to agreement between the applicant
and Angus Council taking into account:

o] local housing needs (set out in the current Housing Needs and Demand Assessment);

o} physical characteristics of the site;

o development viability; and

o availability of public sector funding.

The Affordable Housing Policy Implementation Guide sets out how the Council will implement
this policy and secure the delivery of Affordable Housing in line with the provisions of Scottish
Planning Policy and guidance.

Policy PV2 : Open Space Protection and Provision within Settlements

Angus Council will seek to protect and enhance existing outdoor sports facilities and areas of
open space of sporting, recreational, landscape, wildlife, amenity, food production, access and
flood management value. Development involving the loss of open space (including smaller
spaces not identified on the Proposals Map) will only be permitted where:

o] the proposed development is ancillary to the principal use of the site as a recreational
resource; or
o] it is demonstrated that there is an identified excess of open space of that type (backed

up through an open space audit and strategy) to meet existing and future requirements taking
account of the sporting, recreational and amenity value of the site; or

o] 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 biodiversity value, its contribution to a green network, or compromise its setting; or

o] replacement open space of a similar type and of at least equal quality, community
benefit and accessibility to that being lost will be provided within the local area.

Development proposals for 10 or more residential units or a site equal to or exceeding 0.5
hectares will be required to provide and /or enhance open space and make provision for its
future maintenance. Other types of development may also need to contribute towards open
space provision.

Angus Council will seek to ensure that 2.43 hectares of open space per 1000 head of population
is provided*. The specific requirements of any development will be assessed on a site by site
basis and this standard may be relaxed taking account of the level, quality and location of
existing provision in the local area. In circumstances where open space provision is not made
on site in accordance with the relevant standards, a financial contribution in line with Policy DS5
Developer Contributions may be required.

All new open spaces should incorporate the principles of Policy DS3 Design Quality and
Placemaking, be publicly accessible and contribute to the enhancement and connectivity of the
wider Green Network wherever possible.



*In line with the Six Acre Standard (National Playing Fields Association)
Policy PV4 : Sites Designated for Natural Heritage and Biodiversity Value

Angus Council will work with partner agencies and developers to protect and enhance habitats
of natural heritage value. Development proposals which are likely to affect protected sites will be
assessed to ensure compatibility with the appropriate regulatory regime.

International Designations

Development proposals or land use change which alone or in combination with other proposals
could have a significant effect on a Ramsar site or a site designated or proposed under the
Birds or Habitats Directive (Special Areas for Conservation and Special Protection Areas) and
which is not directly connected with or necessary to the management of the site, will only be
permitted where:

o] an appropriate assessment demonstrates the proposal will not adversely affect the
integrity of the site; or

o] there are no alternative solutions; and

o] there are imperative reasons of overriding public interest, including those of social or
economic nature; and

o] compensatory measures are provided to ensure that the overall coherence of the Natura

Network is protected.

The Council will seek to protect and enhance the nature conservation interests within the River
Tay and River South Esk Catchment areas. In order to ensure no adverse effects on the River
Tay SAC or the River South Esk SAC, development proposals should take account of the
detailed advice* on the types of appropriate information and safeguards to be provided in
support of planning applications.

National Designations
Development proposals which affect Sites of Special Scientific Interest will only be permitted
where:

o] the proposed development will not adversely affect the integrity of the area or the
reasons for which it was designated either individually or in combination with other proposals; or
o] any adverse effects on the qualities of any designated site are outweighed by social,
environmental or economic benefits of national significance; and

0 mitigation and restoration measures are provided.

Development affecting sites and species protected by national or international legislation may
require to be accompanied by an Environmental Impact Assessment and/or a Habitats
Regulation Appraisal.

Further information on protected sites and species and their influence on proposed development
will be set out in a Planning Advice Note.

* "River Tay Special Area of Conservation (2011)" and "River South Esk Special Area of
Conservation (2011)" guidance produced jointly by SNH, Angus Council and SEPA, available on
SNH website at www.snh.gov.uk



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 PV7 : Woodland, Trees and Hedges

Ancient semi-natural woodland is an irreplaceable resource and should be protected from
removal and potential adverse impacts of development. The council will identify and seek to
enhance woodlands of high nature conservation value. Individual trees, especially veteran trees
or small groups of trees which contribute to landscape and townscape settings may be
protected through the application of Tree Preservation Orders (TPO).

Woodland, trees and hedges that contribute to the nature conservation, heritage, amenity,
townscape or landscape value of Angus will be protected and enhanced. Development and
planting proposals should:

o] protect and retain woodland, trees and hedges to avoid fragmentation of existing
provision;

o] be considered within the context of the Angus Woodland and Forestry Framework where
woodland planting and management is planned;

o] ensure new planting enhances biodiversity and landscape value through integration with
and contribution to improving connectivity with existing and proposed green infrastructure and
use appropriate species;

o] ensure new woodland is established in advance of major developments;

o] undertake a Tree Survey where appropriate; and



o] identify and agree appropriate mitigation, implementation of an approved woodland
management plan and re-instatement or alternative planting.

Angus Council will follow the Scottish Government Control of Woodland Removal Policy when
considering proposals for the felling of woodland.

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.

Policy PV14 : Water Quality

To protect and enhance the quality of the water environment, development proposals will be
assessed within the context of:

o the National Marine Plan;
o] the Scotland River Basin Management Plan and associated Area Management Plans;



o] relevant guidance on controlling the impact of development and associated works;
o] relevant guidance on engineering works affecting water courses; and
o] potential mitigation measures.

Development proposals which do not maintain or enhance the water environment will not be
supported. Mitigation measures must be agreed with SEPA and Angus Council.

Development proposals must not pollute surface or underground water including water supply
catchment areas due to discharge, leachates or disturbance of contaminated land.

Policy PV15 : Drainage Infrastructure

Development proposals within Development Boundaries will be required to connect to the public
sewer where available.

Where there is limited capacity at the treatment works Scottish Water will provide additional
wastewater capacity to accommodate development if the Developer can meet the 5 Criteria™*.
Scottish Water will instigate a growth project upon receipt of the 5 Criteria and will work with the
developer, SEPA and Angus Council to identify solutions for the development to proceed.

Outwith areas served by public sewers or where there is no viable connection for economic or
technical reasons private provision of waste water treatment must meet the requirements of
SEPA and/or The Building Standards (Scotland) Regulations. A private drainage system will only
be considered as a means towards achieving connection to the public sewer system, and when
it forms part of a specific development proposal which meets the necessary criteria to trigger a
Scottish Water growth project.

All new development (except single dwelling and developments that discharge directly to
coastal waters) will be required to provide Sustainable Drainage Systems (SUDs) to
accommodate surface water drainage and long term maintenance must be agreed with the local
authority. SUDs schemes can contribute to local green networks, biodiversity and provision of
amenity open space and should form an integral part of the design process.

Drainage Impact Assessment (DIA) will be required for new development where appropriate to
identify potential network issues and minimise any reduction in existing levels of service.

*Enabling Development and our 5 Criteria (http://scotland.gov.uk/Resource/0040/00409361.pdf)
Policy PV18 : Waste Management in New Development

Proposals for new retail, residential, commercial, business and industrial development should
seek to minimise the production of demolition and construction waste and incorporate recycled
waste into the development.

Where appropriate, Angus Council will require the submission of a Site Waste Management
Plan to demonstrate how the generation of waste will be minimised during the construction and

operational phases of the development.

Development proposals that are likely to generate waste when operational will be expected to
include appropriate facilities for the segregation, storage and collection of waste. This will


http://scotland/

include provision for the separate collection and storage of recyclates within the curtilage of
individual houses.

Policy PV20 : Soils and Geodiversity

Development proposals on prime agricultural land will only be supported where they:

o] support delivery of the development strategy and policies in this local plan;
o are small scale and directly related to a rural business or mineral extraction; or
o] constitute renewable energy development and are supported by a commitment to a bond

commensurate with site restoration requirements.

Design and layout should minimise land required for development proposals on agricultural land
and should not render any farm unit unviable.

Development proposals affecting deep peat or carbon rich soils will not be allowed unless there
is an overwhelming social or economic need that cannot be met elsewhere. Where peat and
carbon rich soils are present, applicants should assess the likely effects of development
proposals on carbon dioxide emissions.

All development proposals will incorporate measures to manage, protect and reinstate valuable
soils, groundwater and soil biodiversity during construction.

Policy PV21 : Pipeline Consultation Zones
Decisions on whether to grant planning permission for development proposals within the

pipeline consultation zones shown on the proposals map will be taken in light of the views and
advice of the Health and Safety Executive.



