
Planning 24/00379/FULL 

Kirriemuir Community Council wish to raise an objection to the proposed planning. 

Several reasons including the development address is incorrect, it is not part of 

Beechwood Place. 

We (the community) contributed to the Local Development Plan (LDP) and were 

keen to include Connectivity as digital and transport networks. More homes mean 

the digital networks are being upgraded but the transport network in Kirriemuir is 

not changing to meet the increased traffic. 

The promotion of the development up to 2016 included the creation of a new link 

road between Forfar Road and Glamis Road, this has not been delivered. No 

planning application for the extension of Logie Road/ the link road forms any part 

of phase 2 planning application. It does not appear that this is ever intended to be 

delivered as a link road. The site application plan in the planning application shows 

Logie Road linking with Glamis Road, yet for some reason this final part of the road 

does not form part of the planning application. Why is this missing. 

Red Line – new access connecting to the Logie link road rather than Glamis Road. 

Yet the proposed site plan clearly shows Logie Road continues to link with Glamis 

Road, is the intention to mislead the council and the public. 

No transport assessment, flood risk or drainage impact assessment for phase 2 

application appears to be logged in support. 

The junction at Forfar Road at the start of the development of the business site is 

now much busier and impacts the increased traffic along the A926 to and from 

Kirriemuir. New residents only have egress at the Forfar Road junction, increasing 

the use of cars because distance to facilities and some public transport is doubled 

for pedestrians. 

Beechwood Place is closed to through traffic, due to the unadopted road being 

unsuitable. The proposed development would result in an adoptable standard road 

being formed that would relieve an unsatisfactory situation in the Southmuir area. 

Morrison Street poses issues in terms of the appropriateness for most vehicles 

other than cars. The assertions made in respect of the need and justification for the 

road in the submitted representation, it is considered that the road would provide 

much needed public benefit for residents in Morrison Street and for all road users 

in the area generally. If there was a through road this would allow traffic to leave 

the area in 2 directions, which could alleviate the congestion issues at Forfar Road 

and Morrison Street. 

APPENDIX 3



It also seems no affordable housing has been delivered to date. The delivery of 

single storey , bungalows have not been provided to date either, as laid out by 

Angus Council Policy and Supplementary Design Guidance. 
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Ruari Kelly

From: Heather Kelly 

Sent: 11 September 2024 07:16

To: Ruari Kelly

Subject: Fwd: Planning at Logie

Good morning Ruari 

I have been given some more information which supports the building of the road at Logie in Kirriemuir. Can this be

added to the Kirriemuir CC objection to the building of more houses until the through road is added to the planning

application. 
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Comments for Planning Application 24/00379/FULL

 

Application Summary

Application Number: 24/00379/FULL

Address: Residential Development Beechwood Place Kirriemuir

Proposal: Erection of 41 residential units including formation of access roads, open space,

landscaping, boundary enclosures and associated infrastructure

Case Officer: Ruari Kelly

 

Customer Details

Name: Ms Cathy Stephenson

Address: 11 Forfar Road Maryton Kirriemuir DD8 5PT

 

Comment Details

Commenter Type: Community Council

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:Kirriemuir Community Council would respectfully make the following observations about

the applicant's Transport Statement

 

- JTC matrix inconsistent in pm and appears to have switched to the am matrix

- The information recorded about bus services is massively out of date and missing a service

which is a quicker direct connection to Dundee using the A928. The bus service frequencies are

completely inaccurate

- Census is misleading on bus use it would have helped to look at other sources.

- Damage to the verge opposite junction of Logie Road with the A926 from HGV egress is

frequently evident suggesting that the junction is not sufficiently developed and slow egress poses

a risk of collisions.

- It is our contention that mixing private vehicles and HGVs increases that risk and increases the

wear and tear on the A926 in addition to the increased traffic we have already seen from the

development of the business park. It is not unusual to see several tipper lorries leave the business

park and head along the A926 around 07:15 on weekday mornings which is before the peak time

observations.

- The junction is challenging for pedestrians as traffic approaching from either direction is wanting

to clear the A926 as fast as possible

- The report is over generous with footway widths which narrow within metres of the existing Logie

Road A926 junction

- Inconsistent road numbering - the A926 is referred to in three different variations

- The description of Beechwood Place is notably inaccurate.

 

Whilst these may seem small points they indicate a poorly prepared report which should not be



relied on in its current presentation.



Comments for Planning Application 24/00379/FULL

 

Application Summary

Application Number: 24/00379/FULL

Address: Residential Development Beechwood Place Kirriemuir

Proposal: Erection of 41 residential units including formation of access roads, open space,

landscaping, boundary enclosures and associated infrastructure

Case Officer: Ruari Kelly

 

Customer Details

Name: Ms Cathy Stephenson

Address: 11 Forfar Road Maryton KIRRIEMUIR DD8 5PT

 

Comment Details

Commenter Type: Community Council

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:It seems that based on that TS and the Planning Statement submitted with it that AC

Roads has had a change of mind and considers the completion of Logie Road no longer

technically required as a link road to enable the construction of the PH2 housing.

In our opinion the principle of the delivery of the new road is nothing to do with the technical

standards/requirement for the PH2 housing. We understand the link road does have to meet

technical requirements detailed in the Road Construction Consent required to ensure the road is

completed to Council Standards.

Can Angus Council provide us with a copy of the Road Construction Consent for Logie Road for

our consideration prior to the determination of this planning application?

Can Angus Council also confirm all requirements/conditions in the Road Construction consent

have been fully complied with? Where is Logie Road in the Angus Council adoption process?

The new road was promoted by the applicant as a benefit to the people of Kirriemuir both prior to

and at the time the land was allocated for housing/commercial development. Whilst the link road

was not specified in the LDP the applicant offered this to the and gained press coverage of this.

The issue therefore is the Applicant has broken their promise to the people of Kirriemuir and

Angus Council appears reluctant to address this. Why?

The road proposed by the applicant between Forfar Road and Glamis Road will not link the two

roads and as such, is not a link road as detailed in the description of development for planning

application reference 15/01097/FULL "formation of link road" How can this be acceptable to Angus

Council, please explain?

Can Angus Council please confirm if the planning conditions attached to planning consent

reference 15/01097/FULL "formation of link road" have been satisfied in full?



Comments for Planning Application 24/00379/FULL

 

Application Summary

Application Number: 24/00379/FULL

Address: Residential Development Beechwood Place Kirriemuir

Proposal: Erection of 41 residential units including formation of access roads, open space,

landscaping, boundary enclosures and associated infrastructure

Case Officer: Ruari Kelly

 

Customer Details

Name: Mr Neil Ferguson

Address: 4B Beechwood Place KIRRIEMUIR DD85DZ

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:With reference to this application - 24/00379/FULL - Proposed Residential Development

at Beechwood Place, Kirriemuir, I attach my objection

Firstly, - I draw your attention to the National Planning Framework 4 - spatial strategy and a fair

and Inclusive Planning System because it clearly states that everyone involved in planning is

expected to take steps to ensure that a wide range of people are involved in shaping their future

places because neighbourhoods can only work for everyone if the views of all users are properly

understood.

Also, the planning process allows members of the public and organisations to object to a planning

proposal on the grounds that the design is out of character with the surrounding landscape.

Now that the first phase of this development (23/00760/FULL) is being built, it is much more

obvious to all users that the design is very much out of character with the surrounding landscape

because there are only double storey houses on site.

This being the case I, once again, highlight that Beechwood Place, Beechwood Crescent, Forfar

Road, Morrison Street and South Street contain houses that are a mix of single storey, 1.5 storey

and double storey properties and it is clearly expected that the new development will match the

existing.

Whilst this latest application reference 24/00379/FULL) does include a mix, there are still far too

many double storey properties in the layout. As a result, the proposed development also creates a

material planning issue because it continues to be out of character with the surrounding

landscape.



Comments for Planning Application 24/00379/FULL

 

Application Summary

Application Number: 24/00379/FULL

Address: Residential Development Beechwood Place Kirriemuir

Proposal: Erection of 39 residential units including formation of access roads, open space,

landscaping, boundary enclosures and associated infrastructure

Case Officer: Ruari Kelly

 

Customer Details

Name: Mr Neil Ferguson

Address: 4B Beechwood Place KIRRIEMUIR DD85DZ

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:On 11th November 2024, the Traffic Manager, Angus Council, wrote -

 

"My previous consultation memo dated 12 July 2024 requested a condition that prior to the

occupation of the first dwelling house hereby approved, the proposed Forfar Road to Glamis Road

Link Road, associated with planning permission 15/01097/FULL, shall be fully completed.

 

In response to the above the developer submitted a Transport Statement (TS) compiled by

Connected Transport Planning Ltd to set out a supportive summary of the likely transport impacts

of the current proposal.

 

The Traffic Manager then reviewed the TS, planning history and reconsidered his previous

comments and changed his statement by writing, "I agree that the proposed junction with the

Glamis Road (A928) is not technically required to support planning application 24/00379/FULL."

 

I find this very strange and questionable because, only recently, the Architects (Arktx) had to

amend their statement in relation to the Link Road because their first version included information

that was incorrect.

 

Furthermore, the Architects statement made no reference to the fact that heavy vehicles travelling

from the A9 and / or the Perth area to the Logie Road Industrial Site, in Kirriemuir, are now, most

likely to use the newly opened Tay Link Road onto the A94 at Scone and then the A928 to

Kirriemuir from Glamis.

 

The planned Link Road from the A928 into the Industrial Estate is a very essential part of this



development because it ensures heavy articulated vehicles arriving from the A94 / A928 can avoid

using any of the narrow streets in south of Kirriemuir.

A reduction of the number of heavy vehicles, in the Southmuir area will definitely provide a major

Road Safety Improvement for all the pupils who attend both Southmuir Primary School and

Websters High School.

 

I conclude by saying - "The Traffic Mangers decision of 12 July 2024, with a condition, was

definitely correct".



Comments for Planning Application 24/00379/FULL

 

Application Summary

Application Number: 24/00379/FULL

Address: Residential Development Beechwood Place Kirriemuir

Proposal: Erection of 39 residential units including formation of access roads, open space,

landscaping, boundary enclosures and associated infrastructure

Case Officer: Ruari Kelly

 

Customer Details

Name: Mr Richard Holland

Address: 25 Greenbank Grove Edinburgh EH10 5ST

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:The plans submitted by the applicant do not contain any detail of the "...structural

planting and landscaping within and around the site to enhance biodiversity and to create an

appropriate town edge, particularly along the southern boundaries of the site, and provide a

suitable buffer along the boundary with adjacent employment land and existing residential

development at Beechwood Place." This is a requirement of the development plan and I am

concerned that an appropriate robust and defensible town edge that provides a suitable setting for

Kirriemuir from the south is not being planned for.
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Ruari Kelly

From: Richard Holland 
Sent: 25 April 2025 14:36
To: Ruari Kelly
Subject: Re: 24/00379/FULL - Residential Development, Beechwood Place, Kirriemuir

Ruari,   
 
I’ve taken a quick look at the revised layout plan. It still doesn’t adequately address the LDP requirements to 
provide structural planting and landscaping within and around the site to create an appropriate town edge. The 
southern boundary of the site has no proposed landscaping at all. While there are some inter cartilage trees 
proposed in phase 1 these are all within private gardens and can be removed by new residents. There must be 
a suitable robust landscape edge provided along the southern boundary (landscape experts would suggest 
between 25-50m in width) for this development site to address what was envisaged by the development plan. 
Otherwise the proposed scheme is contrary and should be refused.  
 
While I appreciate that this could lead to a loss of units to the developer, the price paid for the land should 
always reflect the requirements of the development plan.  
 
Alternately, a robust tree belt of 25-50m width could be planted on the southern side of the road lying to the 
south of the proposed scheme as a compromise. 
 
Best wishes 
 
Richard 



Comments for Planning Application 24/00379/FULL

 

Application Summary

Application Number: 24/00379/FULL

Address: Residential Development Beechwood Place Kirriemuir

Proposal: Erection of 41 residential units including formation of access roads, open space,

landscaping, boundary enclosures and associated infrastructure

Case Officer: Ruari Kelly

 

Customer Details

Name: Mr David Mitchell

Address: 6 Henry Street Kirriemuir DD8 5DL

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:I object due to the developer not finishing off road that should meet up with the Glamis

road. I am led to believe that the initial development was granted on the proviso that the above

road was to be in place. This has not happened and this application should be halted until that has

been put in place.



Comments for Planning Application 24/00379/FULL

 

Application Summary

Application Number: 24/00379/FULL

Address: Residential Development Beechwood Place Kirriemuir

Proposal: Erection of 41 residential units including formation of access roads, open space,

landscaping, boundary enclosures and associated infrastructure

Case Officer: Ruari Kelly

 

Customer Details

Name: Mrs Grace Johnston

Address: 4C Beechwood Pl Kirriemuir DD8 5DZ

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:I object due to the type of properties and to the road structure which is inadequate given

that we were led to believe that there would be a through road from Forfar Road (A926)

connecting to Glamis Road (A928) which has not been forth coming and certainly not a through

road to improve traffic flow.

 

The Buildings already completed are not in keeping with the type of properties found in the

surrounding area and little thought given to design and sympathetic consideration for the scenic

beauty of the area.

 

2 storey properties are squeezed together to obtain most value and not considering the character

of the area and the social requirements of the residents and the facilities required by local people.

 

With today's rewilding of land it is unfortunate that the habitat of Hares, Rabbits, Oyster Catchers

and Lapwings to name but a few are to be decimated to give way to a housing project that does

little to enhance the surrounding area.



 
 
 
Ruari Kelly 
Planning Officer                                            
Angus Council 
Angus House 
Orchardbank Business Park 
Forfar 
DD8 1AN 
 
Sent by email only to: KellyR@angus.gov.uk  

1st October 2024 

Dear Mr Kelly, 

Planning Application Ref: 24/00379/FULL -Erection of 41 residential units including 
formation of access roads, open space, landscaping, boundary enclosures and associated 
infrastructure 

Elite Homes (Tayside) Limited has significant concerns with regard to the abovementioned 
application and therefore wishes to lodge a formal objection. We do however wish to be clear 
that we are not objecting to development on this site. Whilst we fully support the much needed 
development of this 2016 Local Plan allocation we are objecting to the application as it 
currently stands and wish to ensure Angus Council consider this application in a consistent 
manner in the same way as they consider other applications. We are concerned that there are a 
number of planning conditions from applications reference 15/01097/FULL and 18/00015/FUL 
which remain outstanding and should certainly be dealt with prior to consent being granted for 
further development. Such conditions relate mainly to access which not only has an impact on 
the residents of the development itself but the whole community of Kirriemuir. 

1. Background - Local Development Plan 2016 

The application site forms part of K1 Housing South of Beechwood Place, the allocation requires 
the following: 

 
‘6 Ha of land South of Beechwood Place is allocated for residential development of 
around 100 dwellings. A first phase of around 50 dwellings will be permitted in the period 
to 2021, with the remaining phase of around 50 dwellings permitted in the period to 
2026.  

Development proposals should include:  

 design and site layout which integrates with the existing landscape character, pattern 
of development and character of neighbouring uses and buildings;  



 structural planting and landscaping within and around the site to enhance biodiversity 
and to create an appropriate town edge, particularly along the southern boundaries of 
the site, and provide a suitable buƯer along the boundary with adjacent employment 
land and existing residential development at Beechwood Place;  

 vehicular access to be taken from Logie Road, including junction upgrade with Forfar 
Road as required. No direct access from Beechwood Place will be permitted.  

 opportunities for active travel through improved linkages with the existing path/Green 
Network;  

 supporting information including a Transport Assessment, Flood Risk Assessment, 
Drainage Impact Assessment and a Sustainable Drainage and Surface Water 
Management Plan.’ 

The site was allocated in 2016 for 100 houses to be delivered as follows: 

- 50 houses to be delivered in the period 2016 to 2021 
- 50 houses to be delivered in the period 2021 to 2026 
- Target build out of 10 per year 
- 25% aƯordable housing to be delivered (25 aƯordable houses) 
- Provision of link road, to be constructed 

Following the grant of planning permission for phase 1 of this site in 2018 to date only 19 houses 
have been delivered, none of which constitute the aƯordable housing requirement for the site. 
This equates to approximately 3 units per year rather than the programmed 10 per year. No link 
road has been provided and it is unclear how and when the site will fulfill its aƯordable housing 
requirement. 

Until there is certainty on the delivery of aƯordable housing and the provision of the required 
link road we submit that the second phase of development should not be allowed to come 
forward. 

 

2. Application Ref 15/01097/FULL Formation of Link Road Between A926 and A928 and 
Associated Drainage Infrastructure Field 100M North Of East Muirhead Of Logie 
Kirriemuir. 

In approving the application the following conditions were imposed: 

“3. That the development hereby approved shall be undertaken in accordance with the 
following requirements:  

Prior to the commencement of development: 

(1) visibility splays shall be provided at the junction of the proposed access with A928 
Kirriemuir to Glamis to Todhills Road giving a minimum sight distance of 43 metres in 
each direction at a point 4.5 metres from the nearside channel line of A928 Kirriemuir to 
Glamis to Todhills Road.  

(2) visibility splays shall be provided at the junction of Logie Road with A926 Blairgowrie 
to Kirriemuir-Forfar Road giving a minimum sight distance of 43 metres in each direction 
at a point 4.5 metres from the nearside channel line of A926 Blairgowrie to Kirriemuir-



Forfar Road. Within the above visibility splays nothing shall be erected, or planting 
permitted to grow to a height in excess of 1050mm above the adjacent road channel 
level.  

Prior to the development being brought into use: 

(3) the north side footway on the proposed road shall be formed to be at least 3m wide in 
order to facilitate a shared cycle path between the A926 Blairgowrie to Kirriemuir-Forfar 
Road and the A928 Kirriemuir to Glamis to Todhills Road. 

To date the road has been partially constructed and is in use however the visibility splay to the 
west Kirriemuir to Todshill/Glamis Road have not been constructed nor has the cycle/footpath 
link, therefore the development is in contravention of planning consent Ref 15/1097/FULL.   The 
necessary enforcement action should  be taken to rectify matters ensuring the delivery of 
the link road before any further planning consent is granted at this site. Indeed, the Report of 
Handling for this planning consent states: 

“The proposed development would result in an adoptable standard road being formed 
that would relieve an existing unsatisfactory situation in the Southmuir area. As 
previously stated in this report, Morrison Street poses issues in terms of its 
appropriateness for most vehicle types other than cars due to its constrained nature. 
Beechwood Place has been closed to through traffic. This is not because the Council 
consider that east-west traffic in the area should not be accommodated, but because the 
road surface of the unadopted road is being degraded and is unsuitable. Notwithstanding 
the assertions made in respect of the need and justification for the road in the submitted 
representation, it is considered that the road would provide much needed relief for larger 
vehicles travelling east-west at the south of Kirriemuir. This would be a marked public 
benefit for residents in Morrison Street and for road users in the area generally and 
would greatly improve access to Logie Industrial Estate and Muirhead Industrial Estate. 

Therefore, it is clear from the report of handling that the intention of this consent was to provide 
a community benefit in advance of/ alongside the development of Site K1. The development of 
Site K1 will have a cumulative impact on the road network. It is that impact which necessitates a 
planning need for mitigation via the completion of this link road. 

 

3. Phase 1 Application Ref: 18/00015/FUL Proposed Residential Development 
including Erection of 43 Dwellings, Roadways and Associated Landscaping Works, 
Field 100M North Of East Muirhead Of Logie, Kirriemuir 

Phase 1 of the site which is being built out in line with planning permission ref: 18/00015/FUL 
was granted planning consent on 24 October 2018. Policy DS3 Design Quality and Placemaking 
The Design and the Placemaking Supplementary Guidance October 2018 requires that:  

‘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:  

 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.  

 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. 

  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.  

 Adaptable: Where development is designed to support a mix of compatible uses and 
accommodate changing needs.  

 Resource EƯicient: 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 diƯerent 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.’ 

The approved development is inconsistent with Policy DS3 and the 2018 supplementary 
Guidance on Design and Placemaking: 

1. Houses on plots 31 to 37 back onto Beechwood Place – contrary to Angus Council Policy 
and Supplementary Design Guidance which requires principal elevations of buildings 
face onto streets and public spaces to provide active frontages and natural surveillance. 
 

2. Houses on Plots 16 to 21 back onto public open space – contrary to Angus Council 
Policy and Supplementary Design Guidance which requires principal elevations of 
buildings face onto streets and public spaces to provide active frontages and natural 
surveillance. 
 

3. Houses on Plots 4 to 9 back onto public open space woodland edge – contrary to Angus 
Council Policy and Supplementary Guidance which requires principal elevations of 
buildings face onto streets and public spaces to provide active frontages and natural 
surveillance. 
 

4. House type mainly consists of 2-storey dwelling houses with zero bungalows provided - 
contrary to Angus Council Policy and Supplementary Design Guidance which requires a 
variety of plot widths and sizes and a mix of building types, design, size and height (on 
large housing sites) to create visual interest. Large housing developments comprising 
uniform plot widths and sizes and/or buildings of predominantly the same type, design, 
size and height will only be acceptable where it is demonstrated that the proposed form 
of development is necessary to meet an identified housing need. 



Condition 1 of the planning permission requires the delivery of 25% aƯordable housing and the 
delivery package available online suggests this is being done in partnership with Angus Housing 
Association in the year 2026/27 with the delivery of 8 social rented units and 2 shared equity 
units. However it is our understanding from discussions with Angus Council housing service 
that there is no funding available until 2029 and that this project is no longer in the SHIP. 
Therefore it remains questionable as to how and when the aƯordable housing for this site will be 
delivered. 

There has been limited landscape works undertaken to reflect the approved landscape plan for 
the site. We note an amended landscape plan was prepared by Angus Council and approved in 
March 2024.  From our review it appears that the work on site does not align with the approved 
plans despite houses now being occupied.  As an example the landscape strip to the east is 
fenced with no access for the community. 

Finally in terms of roads conditions 2(f) & 2(i) (see text copied below) these do not appear to 
have been discharged. 

 
(f) Details of the hard surface materials (including roads surfaces, parking areas, 
driveways, pathways and existing pathways to be upgraded). Thereafter the 
development will be undertaken in accordance with the approved details. 
 
(i) Plans and particulars of all details relating to access; road layout design; specification 
and construction, including the provision of street lighting and surface water drainage. 
Thereafter the infrastructure shall be formed and constructed in accordance with the 
approved details and to the standards of Angus Council in accordance with the 
approved phasing plan. 

Given the outstanding areas of concern relating to the application for the link road (reference 
15/01097/FULL) and the first phase of allocation K1 Housing South of Beechwood Place 
(reference 18/00015/FUL) we submit that a further phase should not be granted planning 
permission until these issues are rectified/ remedied.  

 

4. Phase 2 Application Reference: 24/00379/FULL 

Now referring specifically to Planning Application Ref: 24/00379/FULL we have the following 
concerns in relations to design, roads and landscaping and as such lodge a formal objection to 
the proposal. 
 
Design 

The Angus Council Design Supplementary Guidance requires principle elevations of buildings 
to face onto streets and public spaces to provide active frontages and surveillance. Private 
spaces, including rear gardens should be enclosed by buildings or walls and not visible from 
public spaces or routes. 

Plots 4-11 have no private rear garden areas (8 plots) - contrary to Angus Council Policy and 
Supplementary Design Guidance which requires suƯicient private amenity space to meet the 
likely needs of the occupants as follows:- 



- New houses should have plot areas that reflect the size of those in the surrounding area 
but generally a minimum private garden area of 100sqm per house will be required.  

- In large developments a range of private garden size should be provided. Generally the 
private amenity space should be no smaller than the floor area (all floors) of the house. 

- Wherever possible, flats should also be provided with some outdoor amenity space, 
whether private or communal. New build developments will generally require a 
minimum of 25 sqm per flat 
 

Plots 22-32 back on to Beechwood Place (11 plots) - contrary to Angus Council Policy and 
Supplementary Design Guidance which requires principal elevations of buildings face onto 
streets and public spaces to provide active frontages and natural surveillance. 

Plots 17-21 fail to meet the minimum 100sqm garden area (5 plots) - contrary to Angus Council 
Policy and Supplementary Design Guidance which requires generally a minimum private garden 
area of 100sqm per house. 

The site provides a uniform layout with no variety in plot sizes, contrary to the Supplementary 
Guidance which requires a variety of plot widths and sizes and a mix of building types, design, 
size and height (on large housing sites) to create visual interest. Large housing developments 
comprising uniform plot widths and sizes and/or buildings of predominantly the same type, 
design, size and height will only be acceptable where it is demonstrated that the proposed form 
of development is necessary to meet an identified housing need. Although there is certainly a 
need for housing we would consider that need could be met using a more appropriate layout. 

Further the application as a whole cannot be said to integrate with the existing landscape 
character. The Site Plan shows 41 houses in total, only 4 are single storey plus 2 Ground Floor 
flats and the remaining 35 are 2-storey. That equates to 85% of the development being 2-storey 
in an area of predominantly single and one and a half storey properties. Further 34 out of 41 are 
semi-detached which equates to 83% semi-detached. The design is not in keeping with the 
neighbouring character.   

The aƯordable housing consists of 2 x Ground Floor flats, 2 x 2  second floor flats, 2 x 4 bed 2-
storey semi-detached houses, 2 x 2-bed 2-storey semi-detached houses, 1 x 3 bed 2 storey 
detached house and 1 x 3 bed detached bungalow. It would seem only 3 of the 10 aƯordable 
houses are wheelchair accessible. Also given phase 1 has not yet delivered any aƯordable 
housing we would suggest this application should not be approved until there is some certainty 
regarding how and when the phase 1 aƯordable housing will come forward. 
 
In terms of amenity the housing is located in close proximity to existing unrestricted 
employment uses yet no noise or odour impact assessment has been done to ensure there is no 
detriment to residential amenity and that the agent of change principle is met. 
 
Finally in terms of design this application is contrary to Policy 14 of NPF4 which outlines that 
developments should improve the quality of an area and meet the six qualities of successful 
places being; healthy (improve safety and mental health), pleasant (attractive built spaces), 
connected (reduce dependency on car), distinctive (support local architecture), Sustainable 
(ensuring climate and biodiversity solutions) and adaptable (investing in the long term value to 
the area). For all the reasons provided above this application is in breach of Policy 14 of NPF4. 
 

 



Roads 

Policy K1 requires applications to be supported by a Transport Assessment, Flood Risk 
Assessment, Drainage Impact Assessment and a Sustainable Drainage and Surface Water 
Management Plan. The application has very limited supporting information, no Drainage 
Strategy, Ecology Assessment, TraƯic Assessment or Design Statement has been provided and 
no indication of the SUDs location.   

The street pattern is not permeable, no footpath connection is provided to Beechwood Place 
apart from at the edges of the development, contrary to the Supplementary Guidance which 
requires a layout which is permeable and easy to move through. New development should 
provide routes which allow movement through the site and connect with the street and path 
networks in the surrounding area providing reasonably direct routes for movement by foot, cycle 
and car. Cul-de-sacs or streets that do not connect to the wider area will not normally be 
acceptable. 
 
The earlier consented planning application ref 15/01097/FULL proposed the Formation of Link 
Road between A926 and A928 , conditions were attached to that consent to ensure that the 
necessary visibility spays were provided to the Kirriemuir and Glamis Road along with a 
footpath/cycle connection being put in place prior to the development being brought into use.  
To date the road has not been provided in accordance with these conditions.  It is clear from a 
review of the planning history that the provision of a link road between the Glamis Road and 
Forfar Roads was promoted by the developer as a net community benefit, and yet to date, in 
spite of the development commencing and housing ongoing the link road has yet to be provided. 
With the closure of Beechwood Place, the provision of the link road is even more necessary for 
relieving road traƯic pressure on Morrison Street, a narrow street with on-street parking which 
limits traƯic movement and therefore is unsuitable for the current increased levels of traƯic.    

Landscaping  

Policy K1 requires: 

 “structural planting and landscaping within and around the site to enhance biodiversity 
and to create an appropriate town edge, particularly along the southern boundaries of 
the site, and provide a suitable buƯer along the boundary with adjacent employment 
land and existing residential development at Beechwood Place;  

The development (phases 1 and 2) provide 3 small areas of open space which would appear to 
be of very limited use.  

1. The west section - is bounded on 2 sides, north and west by busy main roads. 
2. The central area – is a very small site and appears to be of limited use 
3. The east section – is currently fenced, and is therefore inaccessible by residents.  

 
The application is therefore contrary to LDP Policy PV2: Open Space Protection and Provision 
within settlements and contrary to Supplementary Guidance which requires spaces which are 
multifunctional allowing for a range of recreational activities, including play and sport as well as 
community interaction. As a general rule, developers should provide spaces that are of good 
amenity and recreational value, rather than a collection of small spaces of limited use, and 
which may be more costly to maintain. 
 



The proposed open space is divided over three small area providing a small area of open space 
of limited use.  Further, the proposed open space to the west is located directly adjacent to a 
busy Class A public road and does not appear to be overlooked so will not benefit from passive 
surveillance. 
  
The open space is contrary to NPF4 policy 21: Play, recreation and sport which supports 
development which incorporates well designed, good quality provision for play, recreation and 
relaxation that is proportionate to the scale and nature of development  
 

4. Conclusion on Application 24/00379/FULL 

To conclude this development as a whole is not in line with its LDP allocation and application 
reference 24/00379/FULL is in breach of Angus Council LDP policy and supplementary 
guidance in terms of design, roads and landscaping. As with other sites in Angus a masterplan 
for the whole of the allocated site should have been provided setting out the design principles 
and the overall site layout which would have resulted in a cohesive development which would 
have fully aligned with Policy DS3 and the Supplementary Guidance.   

Unfortunately, as a masterplan was not required the resultant  development is disjointed, fails 
to deliver on earlier promises and does not comply with current Scottish Government and 
Angus Council planning policies.  To date the approved link road has only been delivered in part. 
The approved planning conditions which required the link road to connect to Glamis Road with 
the stated required visibility splays to be provided prior to commencement of works and a cycle 
way/footpath provided prior to use of the development have not been completed and as such 
the consent has not been validly implemented.  Further, the first phase of housing has failed to 
meet expected programming for delivery, it has failed to deliver any aƯordable housing, it has 
failed to deliver the promised link road and the open space/ landscape amenity are fenced oƯ,  
inaccessible to residents and as a result of no use as an area of public amenity space. Without 
greater clarity on when the first phase will deliver what was promised we submit that a second 
phase of development should not be permitted. 

Further the application itself breaches NPF4, the extant LDP and Angus Council Supplementary 
Guidance. It is not in-keeping with the surrounding area, it does not provide a good mix of 
housing in order to cater for housing need and it does not provide the necessary assessments to 
assist the planning service in assessing whether the site is competent and deliverable. As such 
and in its current form the application must be refused. 

 

5. Conclusion on the Administration of Site K1 Housing South of Beechwood Place 

This development site was allocated in the 2016 LDP and should have delivered 50 units by 
2021 and a further 50 by 2026. Not only is this development not delivering at the rate expected, 
it has also failed to: 

1. Provide houses for sale on the open market given most of the properties which have 
been built have been private rental properties. 

2. Provide any aƯordable housing to date for Kirriemuir, an area where Angus Council 
Housing Service consider to be in huge need of aƯordable housing with nothing having 
been delivered since 2016/17. 



Essentially the poor delivery rate of this site and the delay in the adoption of a new LDP has 
been detrimental to Kirriemuir and its local community. The allocation of this site and its 
subsequent failure to deliver housing in accordance with LDP programming has meant other 
sites have been unable to come forward and cater for the housing need in Kirriemuir. This site 
has failed to provide a well landscaped space for the local community and the most recent 
application undermines both the local community and the planning system by seeking to avoid 
the completion of the promised and much needed link road. 

We would wish to be clear, this objection is not made to obstruct the delivery of housing in 
Kirriemuir. We very much support the delivery of housing on this allocated site in Kirriemuir. This 
objection is intended to ensure this planning application is considered by Angus Council using 
the same policies and standards as they use in the consideration of other developments in 
Angus. 

Kindly acknowledge safe receipt of this letter. 

Your sincerely, 

Elite Homes (Tayside) Ltd 

 


