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INTRODUCTION

The policies contained in this document form an integral part of the Fife Development Plan and are applicable Fife-wide. Their purpose is to provide a consistent framework across Fife for the Council in making decisions on planning applications and to inform business when making investment decisions. The policies complement and expand upon the more strategic policies of the Fife Structure Plan and should be considered alongside these. 

The core local plan policies have been published in this separate document for convenience and ease of reference but should be read in conjunction with the whole Local Plan which comprises the plan statement, town and village plans, action plan and proposals maps. 

It is important that all of the policies are considered at an early stage in the planning process to ensure that relevant issues are taken into account. 

The policies will be assessed as part of the strategic environmental appraisal of the Local Plan and as a consequence may be subject to change as the Local Plan progresses towards adoption. 

Developers should bear in mind that development in former coalfield areas may be affected by, or may itself affect, any of a number of areas of concern arising as a legacy of coal mining. Such areas of concern may be related to problems of ground stability, minewater contamination or seepage of mine gases to the surface.  In addition (and not restricted to coalfield areas) potential development sites may have been subject to mining operations for minerals other than coal, such as ironstones, limestone and oil shales for example.  Development proposals will require to take account of these facts.
1. STRATEGY

SUSTAINABILITY

Policy S1        Fife Council will, in considering development proposals, ensure that all such proposals are planned, undertaken and used in a manner which is consistent with the principles of sustainability. Developers will be required to complete a sustainability checklist in support of their proposals.   

Justification: Fife Council will introduce a policy framework, which will expect applicants seeking planning permission to complete a sustainability checklist on their proposal. This will demonstrate the contribution the proposal will have on the implementation of the Council’s Sustainability Policy. This requirement does not apply to householder and minor development.

DEVELOPER REQUIREMENTS - ESSENTIAL COMMUNITY INFRASTRUCTURE

POLICY S2:   For all new development the Council will seek contributions from developers to address any shortfalls in community infrastructure and/or mitigate any adverse impact brought about by their development and its surroundings.  Planning conditions, legal agreements, and other suitable mechanisms will be used to secure appropriate developer contributions related to the scale and impact of the development.
Justification:  It is important that new development has a positive impact on a community. New development can have a significant detrimental effect upon the infrastructure and amenity of a community, stretching existing community resources and generating the need for additional provision or mitigation. Where deficiencies occur, developers will be expected to make an appropriate contribution to any shortfall related to their development as well as providing for all that is required to bring forward that development.
The Council will expect the development industry to provide the essential community infrastructure needed to support their developments, including transportation improvements and facilities. No cost should fall to the public purse, particularly in bringing forward large development sites.  Contributions will also be sought for other community deficiencies.  These requirements are expressed up front in this Plan to assist the development industry.  The Council will work with developers to reduce the timescales from concept to delivery.  Supportive partnerships will ensure timeous release of land to meet the requirements of the housing market.

Contributions from developers will be essential to the delivery of the Plan’s strategy and the Council wishes to work in partnership with developers and other interested parties. The Council will seek to develop mechanisms to maximise the impact developer contributions can play in realising the Plan’s strategic vision.  Where appropriate, the Council will encourage developers to work jointly to deliver community infrastructure.

Examples of community infrastructure include: community regeneration for example, the provision of facilities; education, sport and healthcare facilities; local shops and services; public transport facilities and services; strategic and local transportation improvements; walking and cycling improvement links including safer routes to schools; affordable housing (beyond the identified need); environmental improvement and landscape enhancement schemes; and public art.

2. GROWING THE ECONOMY

1. TOWN CENTRES AND RETAILING

LOCAL CENTRES

Policy R1
Retail development will be supported in the (defined) town and local centres provided that the scale and character of the development is in keeping with the centre, and that there is no detriment to residential amenity.

Justification: This policy will assist the continuing role of local centres. Turnover, vacancies and redevelopment/rehabilitation options provide future opportunities. In addition, Fife Council will support and encourage, where appropriate, initiatives by the private sector and the local community which seek to address issues of public safety and crime prevention within such centres.

LOSS OF COMMERCIAL FLOORSPACE

Policy R2
The loss or change of use of commercial (retail) premises in the (defined) town and local centres to residential or commercial or other non-commercial uses (or other commercial use classes or non-commercial uses) will be supported where: -


either


(a)
there is a need in the community for the proposed use which outweighs the desirability to retain the use of the premises; and


(b)
if part of a group of shops, the loss would not adversely affect the character, vitality and viability of that group;


or

(c) the premises are long-term vacant, with no reasonable prospect of other beneficial use.

Appropriate waste recycling, collection and segregation facilities should be provided to serve the development.

Justification: Proposals leading to the loss of commercial floorspace (Use Classes 1, 2, 3 and Food and Drink, Hot Food Takeaways and Licensed Premises) will be assessed against the overall impact which the proposal will have on the commercial function of that centre, in order to protect its important local role. Within that commercial function, Fife Council recognises that an adequate level of local shopping facilities is central to broader planning objectives. The change-of-use of retail floorspace to other commercial uses within these centres will, therefore, be monitored, and its impact assessed against the need to ensure that local shopping facilities do not contract to a level considered inappropriate in terms of choice and accessibility.  If necessary, the policy will be amended to reflect those concerns.

CONVENIENCE RETAIL 

Policy R3
Convenience retail development outwith town and local centres will only be supported where: -

(a) the applicant can clearly demonstrate that no suitable alternative site is available within or on the edge of (defined) town and local centres; and

(b)
it meets an identified need; and


(c)
it will not have a detrimental effect on the vitality and viability of town and local centres; and

(d)
it reduces the length of shopping trips and the need to travel by private car, does not contribute to traffic congestion and is accessible by public transport, on foot, and by bicycle; and

(e)
it does not result in a loss of residential amenity; and

(f) it contributes by design, appearance and layout to the overall environmental quality of the urban area; and


(g)
it provides consumer benefits in terms of choice, quality, accessibility and convenience; and

(h)  it includes appropriate waste recycling, collection and segregation facilities; and

                                 (i)       it does not prejudice the policies and provisions of the Local Plan; and

                                (j)        it is compatible with neighbouring uses; and

(k) it provides positive planning benefits through its location.

Justification: NPPG8 requires the sequential approach to be applied to retail and commercial leisure proposals with a first preference to town centre sites. It is essential that such proposals do not adversely affect residential amenity and can be adequately accessed by public and private transport. The continued concentration of convenience floorspace in town centres is preferred.  With this aim, prospective developers of floorspace not in accord with that approach will require to satisfy the sequential approach, the provisions of Policy R3 and submit a Retail Impact Assessment for proposals in excess of 2500 square metres. 

COMPARISON RETAIL

Policy R4
Comparison retail development outwith town and local centres will only be supported where: - 

(a)     the applicant can clearly demonstrate that the goods cannot 

be retailed from these centres; and


(b)
it will not have a detrimental effect on the vitality and viability of such centres (and established retail areas); and


(c)
it reduces the length of shopping trips and the need to travel by private car, does not contribute to traffic congestion and is accessible by public transport on foot, and by bicycle; and


(d)
it does not result in a loss of residential amenity; and


(e)
it contributes by design, appearance and layout to the overall environmental quality of the urban area; and

(f) it provides consumer benefits in terms of choice, quality, accessibility and convenience; and

(g) it does not prejudice the policies and provisions of the Local Plan; and

(h) it includes appropriate waste recycling, collection and segregation facilities; and

(i) it is compatible with neighbouring uses; and

(j) it provides positive planning benefits through its location.


This policy applies to new stores/retail warehouses; extensions to existing stores/retail warehouses; factory shops; and garden centres.  It is not applicable where ancillary retailing (10% or less of turnover) is proposed for a wholesaling/distributive business.


Justification:  NPPG8 requires the sequential approach to be applied to retail and commercial leisure proposals with a first preference to town centre sites. It is essential that such proposals do not adversely affect residential amenity and can be adequately accessed by public and private transport. Comparison outlets sell durable goods such as clothing, books, and electrical goods. Such floorspace in the Plan area is focussed on established town centres. The continued concentration of comparison floorspace in town centres is preferred.  With this aim, prospective developers of floorspace not in accord with that approach will require to satisfy the sequential approach, the provisions of Policy R4 and submit a Retail Impact Assessment for proposals in excess of 2,500 square metres. 

RETAIL WAREHOUSE PARKS

Policy R5
New retail warehouse parks or factory outlet centres will be considered against the terms of the sequential approach.

Justification: NPPG8 requires the sequential approach to be applied to retail and commercial leisure proposals with a first preference to town centre sites. It is essential that such proposals do not adversely affect residential amenity and can be adequately accessed by public and private transport.

FACTORY SHOPS       

Policy R6           Factory shops ancillary to industrial use, selling goods manufactured on the premises, will be supported provided they do not affect the vitality and viability of nearby town centres, and the development and its surroundings can accommodate the number of shoppers attracted.

Justification: Factory shops ancillary to the factory are supported in principle. However, an important consideration is the scale of the proposals and the impact on the vitality and viability of nearby town centres.

2.  BUSINESS

EMPLOYMENT LAND REQUIREMENT AND SUPPLY

Policy B1
The Local Plan identifies upwards of 26ha of undeveloped employment land as indicated in the Action Plan, to meet the need up to 2016.  Its development will be encouraged.

Justification: The supply of employment land will be monitored annually to ensure a sufficiency of supply. 
ESTABLISHED EMPLOYMENT AREAS

Policy B2
  Allocated and established employment areas, as identified on the proposals map and others which in the view of Fife Council serve a valuable employment purpose, will be safeguarded for continued industrial and business use. Proposals for change of use will only be supported where:


(a) they do not prejudice the available supply of development opportunities for the existing designated use classes within the site; and

(b) it is demonstrated that there is little likelihood of future employment use or development; and

(c) the proposed use would not be likely to restrict the range of uses which can be carried out by existing or potential future businesses on neighbouring employment sites.

Justification: Most industrial and business employment outwith the town centres is located on well- defined sites segregated from other land uses. The Council will protect these areas from conversion to housing and other non-employment uses in order to maximise job opportunities within the Local Plan area and to prevent uses that would be incompatible with the industrial and business environment. Employment land is defined as classes 4, 5 and 6 of the Use Classes Order. The above policy will govern changes of use between these classes. On occasions there will be exceptional requirements to locate uses outwith these classes on the designated sites. The policy will also govern such circumstances.

DEVELOPMENT OUTWITH ESTABLISHED EMPLOYMENT AREAS

Policy B3
Proposals for business, including small scale business and enterprise projects and industrial or storage and distribution developments outwith established employment areas, will only be supported where: -

a) (i) a suitable alternative location cannot be identified within established employment areas; or

(ii)
the site brings vacant, derelict or contaminated land or property into beneficial uses; or

(iii) they are necessary for existing business to modernise and/or expand; or

(iv) they are supported by the terms of policy E21; or

(v)      they support community regeneration initiatives; or

(vi) they support the rural economy.

and

b) (i) it will not adversely affect neighbouring uses or residential amenity; and,

(ii) it  is appropriate to the scale and character of the area.


Employment development sites should, where possible, be located close to public transport hubs.

Justification: Whilst new business and industrial development should be accommodated within established employment areas, or areas of mixed uses, the Local Plan supports employment proposals throughout the Plan area where they meet the terms of the Development Plan. Such a stance encourages economic development; promotes mixed uses in accordance with sustainability principles; and supports regeneration and re-use of land. This policy covers new development, the re-use or conversion of existing premises, and proposals for the expansion of businesses which are located outwith established employment areas. It is important that new sites are accessible to all and therefore, they should, where possible, be located close to public transport hubs.

RE-USE OF PREMISES
Policy B4
Proposals for the re-use or conversion of existing premises for small-scale business, industrial or storage and distribution purposes will be supported where: -

(a) the premises are suitable for the purposes; and

(b) the scale, design and materials of the premises are respected; and

(c) it will not adversely affect neighbouring uses or residential amenity.

WORKING FROM HOME

Policy B5
Proposals from occupiers for the part change of use of their house, to permit working from home, will be supported where: -

(a) there is no adverse effect on,

(i) the amenity of the occupiers of the house; and

(ii) the amenity of occupiers of neighbouring premises; and

(iii) the character and appearance of the house and its locality; and

(b) there is no advertising on the premises; and

(c) there are no employees other than the residents of the house.

A temporary permission is most likely to be granted to permit the Council to review the situation, and to take account of any changes to the intensity or nature of the activities.

Justification: The growth of e-commerce is likely to fuel an increasing demand for working from home. In this respect, dwellinghouses can provide suitable accommodation for new and small-scale businesses which create no disturbance to neighbours. The Local Plan does not seek to stifle appropriate initiatives, but nevertheless will protect neighbours from disturbance due to noise, odours or increased callers or traffic. Detailed Guidance Notes on working from home will be produced during the lifetime of the Local Plan.

AREAS OF MIXED USES

Policy B6
The co-location of compatible uses will be supported within the Areas of Mixed Uses identified on the Proposals Map.

Justification: Rigid segregation of land uses within built-up areas is appropriate for incompatible land uses such as housing and heavy industry. Co-location of compatible uses (i.e. uses which do not require special abatement to be employed at the premises in order to avoid nuisance), however, promotes balanced communities, accessibility to services, and more sustainable travel patterns. Areas of Mixed Uses are characterised by a mix of employment sources and commercial and community facilities. Regeneration, and promoting development opportunities within these areas, will expand and diversify the range of facilities and services available to the local population whilst providing localised employment opportunities. Where relevant, the impact upon residential amenity will be an important consideration in assessing development proposals, though it cannot be the sole determinant, as might be the case in entirely residential areas.

OFFICES

Policy B7
Within town and local centres (and areas of mixed uses), Class 2 office uses will be supported where they do not lead to a concentration of non-retail uses which will adversely affect the retail function of the centre. 
Elsewhere in settlement envelopes Class 2 office uses will only be supported where: -

either


(a)
the proposed use cannot reasonably be located within a nearby town and local centre (or area of mixed uses); and


or

(b)
the premises are long-term vacant with no reasonable prospect of other beneficial use,


and

(c)
the proposed use will not have a detrimental effect on the vitality and viability of town and local centres (and areas of mixed uses).
Justification: The service sector is expected to be a continuing growth area for employment. Business, personal and professional services (Class 2) cater for the public and are most-suited to office accommodation in accessible locations. Within the Plan area, town and local centres and areas of mixed uses are, and will continue to be, the primary location for Class 2 office developments.

HOT FOOD SHOPS, TAKEAWAYS AND LICENSED PREMISES 

For policy guidance relating to hot food shops, takeaways and licensed premises please refer to the Council’s Planning Customer Guidelines – Food and Drink, hot food Takeaways and Licensed Premises. 

VISITOR DEVELOPMENT

Policy B8 
The development of new tourist facilities and attractions or the improvement or expansion of existing facilities will be supported, provided the following criteria can be met: -

(a)  the proposal must be of a scale, nature and design appropriate to its setting and must not have a material adverse impact on the environment, townscape, landscape, nature conservation or archaeological interests or the vitality and viability of town centres; and 

(b) must be accessible to, or able to be made accessible to, the existing or planned public transport network; and
                                   (c) the traffic generated must not have a material adverse impact upon the local road network.

Justification: Tourist development is important to the Fife economy. However, it is also important that schemes are well located and site services are available or can be provided.  Such development and the resulting scale of increase in visitor pressure are most likely to be acceptable if the proposal forms part of a farm diversification scheme or is located as part of an existing commercial or tourist related business. Holiday accommodation makes an important contribution to visitor accommodation. The Council is committed to improving visitor accommodation throughout the Plan area.  It is, however, important to prevent the use of holiday accommodation as permanent residences.
3. MEETING HOUSING NEED

HOUSING LAND REQUIREMENT AND SUPPLY
Policy H1
Land to meet the Structure Plan Housing Land Requirement for the area up to 2016 is identified in the Town and Village Plans and the Local Plan Action Plan.

Justification: The local Plan identifies housing allocations together with existing effective housing sites which contribute to meeting the Local Plan housing land requirement as set by the Fife Structure Plan.

AFFORDABLE AND SPECIAL NEEDS HOUSING

Policy H2
Land to meet the Structure Plan requirement for affordable housing is (partially) identified in the Town and Village Plans and the Action Plan.  45 % of the total housing land requirement for the St Andrews Housing Market Area and 40% for the Cupar area is expected to be for affordable housing.  Such housing must be made available for local need identified in partnership with Fife Council and will continue to be available for that need.

Jusitifcation: The consultative draft Fife Structure Plan “Fife Matters” contains a requirement that 45 % of the total housing land requirement for the St Andrews Housing Market Area and 40% for the Cupar area be for affordable needs.  The Fife Housing Partnership (FHP), established in October 2001, is one of the Strategic partnerships within the Council’s Community Planning Framework. It has, amongst its objectives, the provision of good quality special needs housing and a commitment to agreed priority areas and priority housing needs.  Fife Council will work in partnership with key stakeholders within the FHP to help deliver affordable housing.  Detailed supplementary guidance will be issued to complement the approach taken in the consultative draft Structure Plan.
BROWNFIELD DEVELOPMENT

Policy H3
Proposals for housing development of 5 houses or more in excess of the provision in Policy H1 will be supported where they: -

(a)
are on brownfield sites within the settlement limits, (and optimise their contribution to meeting the Structure Plan target for affordable homes in the Local Plan area); and

(b) do not prejudice the implementation of other Local Plan and Structure Plan policies.

Justification: In accordance with the Council’s sustainability policy and the need to protect land as a finite resource, the Plan supports the development of brownfield sites to meet the housing requirement, in terms of windfall contribution.

ESTABLISHED RESIDENTIAL AREAS

Policy H4
Within established residential areas, (as identified on the Proposals Map), only housing and other compatible uses which do not reduce amenity, and which conform to other Local Plan policies, will be supported.

Policy H5
The need to protect amenity will be a material consideration in the assessment of development proposals for sites adjacent to established residential areas.

Justification: Established residential areas will be protected from development which is incompatible with their character and amenity. Development or redevelopment in these areas is restricted to residential and compatible uses which serve the residential area and do not cause nuisance. Such developments will require to be satisfactory in terms of their siting, design, access and parking arrangements.  Policy H5 is necessary to ensure that the consideration of residential amenity extends to proposals adjacent to residential areas.

HOUSES IN MULTIPLE OCCUPATION

Policy H6        Existing buildings or new build premises designed for multiple occupancy, will require to take account of the following guidelines:

(a) there must be an individual access to a lit street(this would include main door flats and undivided terraced houses but would exclude most properties served by a tenement close and many properties which have already been sub-divided);

(b) there must be direct access to appropriate refuse collection and drying areas to the rear of the building;

(c) the need for car parking will be assessed separately in each case; and

(d) within a given street or block (or other readily identifiable unit), the proportion of properties in multiple occupancy should not exceed 5% of the total number of dwellings comprising that unit. Exemptions from this rule may include properties which have become completely isolated from standard family accommodation.     

In situations where the proportion of properties in multiple occupancy already exceeds the threshold in part (d) of this policy, planning permission will not be granted for any further multiple occupancy developments within the street or block.

Justification: Multiple occupancy provides an essential form of accommodation for many people particularly students. When concentrated in a particular street or area, however, it can give rise to environmental and amenity problems due to increased activity, noise, pressure on car parking and refuse disposal. The transient nature of the residents of multiple occupancy and the lack of maintenance has the potential to adversely affect the amenity of neighbours and the surrounding residential area. This policy aims to strike a balance between the demand for this particular type of accommodation and the need to ensure that the amenity of residential streets or buildings is not adversely affected by its presence.

GYPSY TRAVELLERS 

Policy H7
Fife Council will support proposals to establish sites for the accommodation of Gypsy Travellers provided that: -



(a) the proposal will not result in the loss of prime quality agricultural land; and


  (b) the site is not located within or adjacent to an established residential area, an inward investment site or recreational area; and


   (c) there is no adverse effect on sites of ecological value; and

(d) the site does not create a danger to the health and safety of Travellers; and


   (e)  the proposal would not lead to excessive servicing costs.

In addition, the site must be easily accessible but not conspicuous from any view from a major road. All road safety concerns must be met in accordance with the Fife Council's Transportation Development Guidelines.

Justification: Scottish Planning Policy 3 Planning for Housing  (SPP3) requires Local Authorities to have regard to the needs of gypsies/travellers through the Local Housing Strategy and the development plan. Through its Co-operation Policy, the Council recognises Gypsy Travellers rights to travel.  The Council recognises that it would be inappropriate to use land-use controls as a social engineering tool to force people to abandon their traditional way of life.  Fife Council has, therefore, provided for permanent sites for Gypsy Travellers at Tarvit Mill, Cupar, Heathery Wood, Kirkcaldy and Thornton Wood, Kelty.  Further public sector provision for Gypsy Travellers is currently being considered in accordance with Scottish Executive Guidance.  A total of 6-8 sites are required to be found throughout Fife. There is also an opportunity for privately run sites to be established to meet the recognised demand to accommodate Gypsy Travellers.  Criteria for establishing such sites will help guide site development, which, if completed, will create a better mechanism to enforce against unauthorised sites.  

 4. CARING FOR THE ENVIRONMENT

1. BUILT ENVIRONMENT

TOWN AND VILLAGE ENVELOPES

Policy E1
Outwith the settlement limits as defined by town and village envelopes shown on the Proposals Map, development will only be supported where it is in accordance with policies E21 to E41.

Justification: Town and village envelopes as shown on the Proposals Map define the existing and planned development limits of individual settlements.  They prevent the unplanned outward expansion of settlements into the countryside, where developments will be controlled by policies E21 to E41.  The envelopes, and the Local Plan allocations within them, have been determined by a variety of factors, including: physical boundaries such as roads, walls, woodlands and landform; the protection of sites of amenity or conservation value; agricultural land quality; whether or not sites have planning permission; and the requirement for additional development land to meet community needs whilst also having regard to the avoidance of settlement coalescence. 

DEVELOPMENT WITHIN TOWN AND VILLAGE ENVELOPES

Policy E2
Within the settlement limits as defined by town and village envelopes, development will be supported where: -


either

(a) It conforms to the policy framework applying to the site;

or

(b) it is for a brownfield, gap or infill site with a single use or compatible mix of uses;

or

(c) It is provision for affordable or special needs housing,

and the proposal:

(i) is not prejudicial to the land supply strategy of the Local Plan; and

(ii) is compatible with neighbouring uses; and will not adversely affect the privacy of neighbours; and

(iii) is connected to the public drainage system where available; and

(iv) will not result in the loss of amenity or public open space needed to maintain an adequate level of local provision; and

(v) respects the character and appearance of the adjacent townscape in terms of density, scale, massing, design, external finishes and access arrangements; and

(vi) will not lead to the loss of mature or semi-mature trees without the strongest justification; and

(vii) complies with any development brief or other planning guidance which has been agreed or issued by Fife Council.

Justification: Where land falls within the settlement limits, it does not necessarily imply that development will always prove acceptable. Development proposals will still need to satisfy the criteria in Policy E2 which aim to protect and enhance the amenity of built-up areas; whilst support is offered to proposals which maximise the potential of development land. Care must be taken to avoid over-development or damage to any special character, particularly in conservation areas and low-density areas comprising larger properties.

DEVELOPMENT DESIGN AND QUALITY

Policy E3
All new development must make a positive contribution to its immediate environment by:


(a)    demonstrating and ensuring that well thought out design has    

                                         been pursued; and

(b) maximising the contribution of any existing site features, in particular landform, trees, wildlife habitats and watercourses; and

(c) its form, scale, layout, detailing and choice of materials; and

(d) providing high standards of architecture; and

(e) protecting personal privacy and amenity; and

(f) enhancing community safety; and

(g) providing safe and convenient access for pedestrians, cyclists and people with disabilities and/or impaired mobility, including safe routes to school, and for sustainable modes of travel; and

(h) providing high standards of landscaping and, where appropriate, the creation and enhancement of wildlife habitats; and

(i) the incorporation of properly laid out and safely equipped amenity and recreational space, where relevant to the land use; and

(j) the proper incorporation of water and energy conservation; and

(k) minimising waste by design and during construction; and

(l) incorporating appropriate waste recycling, segregation and collection facilities; and

(m) securing the long-term maintenance of public and common areas, where necessary by binding agreement prior to the granting of planning permission.


The application of innovative design solutions will be encouraged. To maintain and raise design standards throughout Fife, all development proposals must comply with the principles as described in the Council’s Urban Design Framework.


For larger and more prominent or sensitive sites, Fife Council may prepare development briefs and/or Master Plans, setting out these parameters, or may require developers to do so.  Subsequent development will require to conform to the brief.

Justification: The Council expects high standards of design and environmental quality in all new developments in order to enhance the built environment and to protect the character of individual areas, in support of the provisions of SPP1. New developments shall incorporate proposals to maintain the local diversity and distinctiveness of landscape character, as identified in the Fife Landscape Character Assessment, including natural and built heritage features of landscape value such as woodland, hedges, ponds, stone walls and historic sites; and enhance landscape characteristics where they have been weakened and need improvement. Particular consideration should be given to the relationship of the proposed development to the surrounding buildings or landscape. The Council fully supports the approach set out in Planning Advice Note 44 “Fitting New Housing Development into the Landscape” and the Scottish Executive policy statement “Designing Places”, the principles of which can be applied to most developments. Policy ENV3 of the Draft Fife Structure Plan “Fife Matters” is also a material consideration. It is also expected that privacy, amenity and safety will be properly taken account of in the design. Safety considerations include both road safety by, for example, providing for pedestrian and cycle use and employing traffic calming measures, and the safety of the public from crime by layout and landscape design which provides open and defensible public space. 
Where larger developments are proposed or where the site is prominent or environmentally sensitive, a detailed development brief and/or Master Plan may be prepared by the Council to guide developers on key issues. The developer will be required to demonstrate that the environmental and traffic impacts of the proposals are acceptable by preparing both environmental and transport assessments. For major developments a master and phasing plan, showing all land uses and the timescale for implementation, will also be required to ensure an integrated and comprehensive development.  In addition, Fife Council has produced an Urban Design Framework which is intended to maintain and raise design standards throughout Fife and new development must take full account of the guidance it contains. 

ENERGY EFFICIENCY

Policy E4
Development will be required to secure the most practicable energy efficiency benefits by use of layout, siting, orientation, building design features and other energy efficient measures. 

Justification: The Energy White Paper “Our Energy Future – Creating a Low Carbon Economy” indicates that significant reductions in emissions could be achieved by 2020 by securing energy efficiency in households, industry, commerce and the public sector. Energy efficient buildings will contribute to reduced fossil fuel consumption. This can be achieved by a range of design techniques, including appropriate siting and orientation of new development (solar passive design), and appropriate choice of materials.  The design, location and orientation of buildings should therefore maximise the opportunities for energy efficiency through the creation of sheltered microclimates and by taking advantage of south-facing slopes for passive solar gain. Building regulations require all new dwellings to have an energy rating calculated in accordance with the Standard Assessment Procedure (SAP). This is the Government’s chosen method of informing householders of the overall energy efficiency of a dwelling. Re-use of building materials and/or sourcing materials locally can also contribute to the conservation of resources and should be incorporated into design proposals wherever possible.

HOUSING DEVELOPMENT AND OPEN SPACE

Policy E5
Housing developers will be required to provide a minimum 0.6 hectares of public open space for every 100 houses.  Flexibility may be applied in using this standard for small sites, town centre sites, brownfield sites and where sites are adjacent to existing public open space.

Justification: In determining open space requirements for new housing developments, the needs of all age ranges should be taken account of, and consideration will be given to existing local provision, the need for open space in the vicinity, and the type of facilities required. The level of facilities needed will vary with location, type of housing and market segment. As a minimum, 0.6 hectares of usable open space will be required for every one hundred houses proposed on greenfield sites.  Smaller schemes will be assessed on a pro rata basis. Policies C8 and C9 deal with established areas of open space and seek to prevent its loss. During the lifetime of the Local Plan, the Council will produce a detailed Guidance Note on the provision of open space for new development. Developers will be required to ensure that maintenance arrangements and procedures are established for public and common areas. Where appropriate, development bonds will be required to ensure the provision of landscape and other facilities.

PLAY AREAS

Policy E6
Housing developers will be required to provide accessible and secure play areas and play equipment commensurate with the scale of development.  Flexibility may be applied where there is planned occupancy by single persons or the elderly.

Justification: The requirement for play space will either be set out in development briefs, or agreed with Development Services prior to the submission of a planning application.

REHABILITATION AND RE-USE OF BROWNFIELD LAND  

Policy E7
Development securing the redevelopment and/or re-use of derelict land or vacant land will be promoted and/or supported where the new use:


(a)   is appropriate to and compatible with the surrounding area; and


(b) provides environmental, community and economic benefits; and

c) can be achieved in an environmentally acceptable and    sustainable manner.

Subject to the above and, as appropriate, to Policy E1 or the criteria in Policy E2, development of the sites in the Action Plan for the purposes indicated will be supported. 
Justification: The development of brownfield sites is integral to the Plan Strategy. Fife Council wishes to encourage the development of the sites which can contribute to the overall aims of the Local Plan. Fife Council will ensure that the proposed new uses will be appropriate and compatible with the surrounding area, will provide a range of benefits and will be capable of being achieved in an environmentally acceptable and sustainable manner. The Council will apply these criteria when considering speculative proposals for the development of brownfield land.   Notwithstanding this, however, it is recognised that some brownfield sites may have an ecological, wildlife or amenity value and be important in terms of biodiversity such that they warrant an evaluation to determine if re-development is appropriate.
URBAN REGENERATION

Policy E8          

 Fife Council will, in conjunction with other agencies, support community regeneration objectives in Mid and West Fife.

Justification: The Council in conjunction with Communities Scotland has identified 4 priority areas for housing-led regeneration across Fife. These are Dysart, Buckhaven & Methil, Abbeyview and Lochgelly.

CONTAMINATED LAND

Policy E9        
When considering development proposals involving sites where the presence of contamination is suspected, Fife Council will require developers to:

(i) Submit details of site investigation to assess the nature and extent of any contamination which may be present; and

(ii) Where contamination is known to be present, notify Fife Council of the appropriate remediation measures proposed to render the site fit for its intended use. 
Where possible, remediation strategies must be agreed by Fife Council, in conjunction with SEPA where appropriate, prior to the determination of any planning application. 

Justification: Fife Council will work with SEPA, Scottish Water and other agencies, polluters and landowners to prevent or reduce pollution from known contaminants. Where new and potentially contaminating development is otherwise acceptable, detailed design and planning conditions will be required to ensure that pollution is minimised and contained. The Council will also work with others to seek the remediation of land known to be contaminated, particularly where such land is proposed for development. To this end, it has an approved Contaminated Land Inspection Strategy. The terms of Planning Advice Note 33 – Development of Contaminated Land – are also relevant.

CONSERVATION AREAS

Policy E10
Development proposals within Conservation Areas (and designated extensions) will be required to make a positive contribution to the character and appearance of the area.  They should be compatible in terms of setting, design, finish, density, scale, massing and use of authentic replacement elements.  

Justification: Conservation Areas are designated because they are of special significance to townscape. Changes to their character must be very carefully considered if environmental quality is to be maintained. Authenticity of detail and of overall approach is of paramount importance. Proposals which fail to respect their unique character will be unlikely to succeed in obtaining consent.

ALTERATION OF LISTED BUILDINGS 

Policy E11
Alterations or extensions to a listed building, or development within the curtilage of a listed building, should preserve features of special architectural or historic interest, match or complement the design, details and external finish of the building, and not detract from its appearance or setting.

DEMOLITION OF LISTED BUILDINGS

Policy E12
The demolition of a listed building, or of an architecturally important building in a Conservation Area, will not be supported unless: -


(a) exceptional circumstances are demonstrated; and


(b) a contract is in place for an appropriate redevelopment scheme; and

(c) every effort has been made to find practical ways of keeping it.

Justification: Listed buildings are part of an important finite asset that should be safeguarded for present and future generations.

SETTING OF LISTED BUILDINGS 

Policy E13
Development proposals affecting listed buildings and their settings should not detract from those settings, and will be required to conform to the highest design standards, including siting, materials, landscaping and boundary enclosures.

Justification: Listed buildings are an important part of the area’s heritage and will be protected from alteration, extension or development which would affect their character, setting or any features which have led to their designation. All proposals affecting listed buildings require to be very sympathetic in design and finish. Fife Council expects every effort to be made to ensure Listed Buildings remain sound and in beneficial use, and will give strong weight to the advice of Historic Scotland in assessing proposals, and the guidance contained in the Memorandum of Guidance on Listed Buildings and Conservation Areas, 1998. The Council, in conjunction with Historic Scotland, will continue to identify buildings worthy of listing. Where an unlisted building of character is threatened with demolition or unsympathetic alteration, a Building Preservation Notice may be served.

RE-USE OF LISTED BUILDINGS

Policy E14
Where a historic building can no longer reasonably be expected to serve its original purpose in the longer term, new uses will be supported where: -

(a) impact upon the special architectural or historic interest of the building or area is acceptable; and 

(b) it does not detract from the character and setting of the building(s) and surrounding area; and

(c) the form, important detailing and historic interest of the structure are retained; and 

(d) development proposals demonstrate best viable use.

Justification: The historic environment is a finite resource and efforts to encourage its preservation and continued use will ensure its retention. Promoting the use and re-use of land and buildings within the historic environment can contribute towards sustainable development. Although the most appropriate use of an historic building is likely to be the use for which it was designed, it may no longer be reasonable to expect this in the long term. As an alternative, the aim should be to identify the best viable use that is compatible with the fabric, setting and character of the historic environment. For more detailed advice relating to window replacement please refer to the council’s Planning Customer Guidelines on Replacement Windows and Double-Glazing. 

HISTORIC GARDENS AND DESIGNED LANDSCAPES

Policy E15
Sites included in "An Inventory of Gardens and Designed Landscapes in Scotland", and others which during the lifetime of the Plan may be assessed as worthy of Inventory status, will be protected from development which would adversely affect their character.  Features which have led to their designation will be safeguarded.  Protection will also be given to non-Inventory Historic Gardens and Designed Landscapes recorded in Fife Council's Sites and Monuments Record.

Justification: Historic Gardens and Designed Landscapes provide the setting for historic buildings and enrich the diversity of the Fife landscape.  A range of elements, either partial or complete, contributes to a sense of place and adds to community well-being. They are designated on the basis of their works of art, historical, horticultural, architectural, scenic and nature conservation value, and the Council will protect them from any development which would adversely affect their overall character including their setting or any feature of value.

ANCIENT MONUMENTS AND ARCHAEOLOGICAL SITES

Policy E16
Development, which would adversely affect Scheduled Ancient Monuments or sites, recorded on the Non-statutory List of Sites and Monuments will not be permitted unless exceptional circumstances are demonstrated. Elsewhere the preservation in-situ of Archaeological Sites and Areas of Regional Importance, as well as local archaeological sites will be balanced against the benefits of the proposed development.

Policy E17
Provision will require to be made for archaeological investigation and recording: -

(a) Prior to the commencement of any development either within an Archaeological Area of Regional Importance or which would destroy, cover or otherwise affect a Scheduled Ancient Monument or an Archaeological Site of Regional Importance;

or

(b) During any development which uncovers as yet unidentified remains considered by Fife Council to be of regional importance.


All programmes of archaeological work must be undertaken to professional standards at the sole expense of the developer.

Policy E18
Where compatible with their preservation, proposals for the enhancement, promotion and interpretation of ancient monuments and archaeological sites will be supported.
Justification: A number of Archaeological Sites of Regional Importance have been identified by the Council in the Plan area. Details are available from Fife Council’s Archaeologist. These are amongst the most important examples of their type in Fife, and the Council will continue to oppose development which would adversely affect them or their settings. The list identifies Scheduled Ancient Monuments which have been designated by the Scottish Executive as being of national importance. They are stringently protected by law.  The Council will seek to enhance and secure the sensitive management and, where appropriate, interpretation of sites and landscapes, and will continue to extend Fife’s database of our cultural heritage. 

ADVERTISEMENTS AND SIGNS 

For policy guidance relating to advertisements and signs please refer to the Council’s Planning Customer Guideline “Display of Advertisements”. 

STREET FURNITURE 
Policy E19
The design and location of street furniture should be sympathetic to local characteristics and where appropriate should use materials, colours and styles in keeping with the traditional character of its setting, or with any existing street furniture which is being retained.

Justification: Street furniture such as telephone call boxes, lamp standards, refuse bins, public shelters, and posting boxes collectively influence the appearance of urban streetscapes to a great degree. Most items of street furniture are installed by, or are the responsibility of, local authorities and statutory undertakers. The impact of poorly designed or located street furniture can be significant, however, especially in sensitive settings such as Conservation Areas and close to listed buildings. Consequently, the Council will actively encourage, and expect close liaison with, those bodies responsible for street furniture to promote greater sensitivity in the siting and design of these structures.  Fife Council will examine its own areas of responsibility, with a view to using more sympathetic designs and materials (for items such as litterbins) in locations where the highest standards of design are required.

PUBLIC ART

Policy E20
Fife Council will, in appropriate circumstances, promote the provision of new works of art as part of development proposals and, in determining any application for planning approval, will have regard to the contribution made by any such works to the appearance of the scheme and to the amenity of the area.  In cases where capital costs exceed £1 million, the Council will require developers to contribute 1% of the total building cost to the commissioning of public art as an integral part of the development.

Justification: The encouragement of public art includes involving artists and the local community in the design of the built environment, enriching the sense of place, greatly enhancing the visual quality of buildings and public spaces and fostering community pride. Policy E20 will be applied to increase the provision of works of public art throughout Fife as part of Fife Council’s Public Art Strategy.  Percent for Art is a funding mechanism for public art projects, whereby a proportion of the capital costs of building and environmental schemes is set aside for the inclusion of work by artists and craftspeople. There may be circumstances where the cost of works falls below £1 million but the site lies in a prominent location where the provision of public art could contribute to the amenity of the wider area. In these circumstances, the Council will seek developer contribution. In all circumstances, commissions should be sought at an early stage and agreements sought to ensure long-term maintenance.  

OTHER DESIGN GUIDELINES

Fife Council produces specific guidelines on “Roller Shutters”, “The Design of Shop Fronts”, and other design matters, which supplement Local Plan policies. Developers are expected to comply with these guidelines, which are available from Development Services, and are reviewed and updated on a regular basis.

2. NATURAL ENVIRONMENT
DEVELOPMENT IN THE COUNTRYSIDE
Policy E21
Outwith the settlement limits as defined by town and village envelopes, development will be only supported where it: -

a) (i)
is required for rural economic activities such as agriculture, forestry, leisure or tourism; or


(ii)
demonstrates a proven need for a countryside location; or

(iii) is justified by policy E23 on housing development in the countryside; or

(iv) is for a brownfield, gap or infill site to which services can be provided; or

(v) is for affordable or special needs housing; 


and 

(b)
is compatible with surrounding uses; and

(c)  contributes positively to the rural economy and maintains or enhances local services; and


(d)
can demonstrate that neutral or positive net environmental impact will occur.

Justification: The area outwith the town and village envelopes established in Policy E1 is defined as “countryside” which the Plan seeks to protect from development. It is, however, recognised that there are rural, leisure and tourism activities which require a countryside location or which are important contributors to the diversification of farms requiring to develop non-agricultural enterprises in order to survive as viable businesses. Any new development in the countryside will require to be fully justified in terms of its environmental impact. Whilst much can be done to mitigate the environmental effects of development through the use of planning conditions or agreements, there may be instances where the scientific evidence is inconclusive but the potential damage could be significant. Where there are good scientific grounds for judging that a development could cause significant irreversible damage to natural heritage, the Council will apply the precautionary principle. Where it appears that such a precautionary approach is justified, the Council will either refuse or impose constraints on the development proposal. The terms of Policy I4 will also apply in relation to water and sewerage provision.  
SITING AND DESIGN

Policy E22
Development in the countryside will require, through careful siting and design, to be sympathetic to the local landscape character in terms of scale, form, use of materials and visual impact.

Justification: Where development in the countryside is acceptable in principle, the design guidelines in Policies E3 and E23 will apply, to ensure high quality. Sensitive location and siting of development is also essential to its successful integration into the natural environment. The Fife Landscape Character Assessment, which examines the capacity of different landscape types to accommodate development, will therefore be material to locating and minimising the impact of acceptable proposals, as will any Landscape Plans.

HOUSING DEVELOPMENT IN THE COUNTRYSIDE
Policy E23
The development of new housing outwith the town and village envelopes defined in Policy E1 will only be supported if the proposal: -

(a) is justified by the operational needs of agricultural/forestry operations or other rural businesses and will be located as an integral part of those businesses; or

(b) is for a brownfield, gap or infill site within an established and     clearly defined cluster of dwellings of 5 or more houses, to which services can be provided at reasonable cost; or

(c) involves the renovation of a substantially complete building (i.e. external walls are complete and sound to wallhead level) last used as a house; or

(d) takes the form of an alteration or change of use of redundant non-residential buildings of traditional long-life construction which cannot otherwise be used for a rural economic purpose; or

(e) involves the demolition and replacement of a single dwelling house which cannot otherwise be brought up to modern standards at a reasonable cost; or 

(f) is for affordable or special needs housing.

Where buildings are of non-traditional construction but form part of an existing group of farm buildings change of use may also be supported.  

Justification: Fife Council’s policy approach involves the management of development in the countryside which, if left unchecked, could result in gradual erosion of the rural landscape, character, and setting. In its Scottish Planning Policy 3 “Planning for Housing” (SPP3), for example, the Government has sought to discourage isolated development in the countryside unless there are particular circumstances which would justify it. Where a new house is proposed as an integral part of a business, the business must be operational for at least 2 years and must be capable of providing the whole or main source of livelihood for the occupant.  

THE PROTECTION OF AGRICULTURAL LAND

Policy E24
Irreversible development of prime agricultural land will be supported only if there are overriding national or local circumstances.

Justification: Despite recent changes in agriculture and the trend toward farm diversification, there is still a need to protect prime quality agricultural land as a long-term national resource.  Prime quality land is that which falls into Classes 1, 2 and 3.1 as defined by the Macaulay Land Use Research Institute and is the most productive agricultural land.
WATER COURSES

Policy E25
Watercourses in the Local Plan area will be protected from the adverse effects, both direct and indirect, of development and there should be no deterioration in the ecological status of watercourses as a result of development. The quality of ground water resources must be protected. Opportunities for the improvement of degraded watercourses will be taken, where they arise. Culverting of watercourses will not be supported and alternative design schemes will be required.

Justification: Rivers, burns, lochs and ponds are a focus for wildlife and native woodland. They are usually a scenic asset, and are often a recreational resource. The Fife Local Biodiversity Action Plan, together with the policies and proposals in the Local Plan, provides the basis upon which the Council will seek to protect these natural assets.  Development which may result in pollution, erosion, channelisation, major culverting, the loss of habitat, or any other detriment to the amenity of the watercourse, will not be supported. 

The Scottish Environment Protection Agency (SEPA) has responsibility for controlling the quality of run-off into open watercourses and is promoting new techniques to reduce pollution (sustainable urban drainage systems or SUDS). Further information on ecological status and the implications of the Water Framework Directive may be obtained from SEPA. In all development, regard should be had to the terms of Policies I4, I5 and I6.
GREEN CORRIDORS

Policy E26
The green corridors identified on the Proposals Map will be protected from development, and their enhancement sought.

Justification:  The Local Plan identifies a number of river and woodland corridors, and other undeveloped areas within settlement boundaries, which are valuable as wildlife habitats, water run-off retention areas, and/or informal recreational resources. They are to be retained and protected, with enhancement sought to public access and wildlife habitats where appropriate.

NATURE CONSERVATION – INTERNATIONAL SITES

Policy E27:             Development likely to have a significant effect on a Natura 2000 site will be subject to an appropriate assessment of the implications for the site’s conservation objectives. The development will only be permitted where the assessment indicates that:


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

(b)There are imperative reasons of overriding public interest, including those of a social or economic nature and there are no alternative solutions.

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

Justification: A hierarchical approach is adopted to nature conservation with sites of international importance, Natura 2000 (SAC and SPA) and Ramsar sites, being afforded the highest level of protection. The Fife Environmental Recording Network (FERN) of Fife Council holds detailed information on nature conservation sites across Fife.

NATURE CONSERVATION – NATIONAL SITES

Policy E28:             Development which would affect a National Nature Reserve or a Site of Special Scientific Interest will only be permitted where ecological appraisals have demonstrated to the satisfaction of the Council as planning authority that:


(a) The overall objectives of designation and the overall integrity of the designated area would note be compromised; or


(b)Any adverse effects on the qualities for which the area has been designated are clearly outweighed by social or economic benefits of national importance.

Justification: Sites of national importance to nature conservation are protected by their designation as National Nature Reserves or Sites of Special Scientific Interest (SSSIs).  SSSIs, in turn, form the foundation for a range of additional designations.  Fife contains, either wholly or partly, over 50 SSSIs.  It is therefore important to afford such sites an appropriate level of protection.  
NATURE CONSERVATION – LOCAL SITES

Policy E29
Development which would adversely affect sites containing habitats, species, and/or geological or geomorphological features of local or regional importance, whether designated or otherwise, will not normally be permitted except where ecological appraisals have demonstrated to the satisfaction of the Council as planning authority that:

(a) the overall integrity of the site and the features of natural heritage value will not be compromised; or

(b) it can be demonstrated that the economic and social benefits arising from the proposal significantly outweigh the natural heritage value of the site.

NATURE CONSERVATION ENHANCEMENT

Policy E30:           Where development has the potential to impact on international, national, regional or locally important sites, applicants will be required to submit an ecological appraisal of the proposal detailing how any impact will be minimised or mitigated.  The Council will require, as part of development proposals, a net benefit to the conservation of the natural heritage through habitat creation and/or enhancement.

Justification: Whilst designated sites may contain the most important examples of flora, fauna and geology, it should be recognised that the majority of such resources occur outside these sites.  Developers are required to consider the impact of their proposals on nature conservation interests and to take appropriate measures to maintain and, where possible, enhance this interest. The Council encourages pre-application discussion on the scoping of ecological appraisals.  The Nature Conservation (Scotland) Act 2004 proposes the further conservation of biodiversity.

Policy E31
All valuable wildlife habitats, including landscape features which have a migration or dispersal value to wild flora and fauna, will be safeguarded from development.

Justification: Article 10 of the Habitats Directive of the European Union requires member States to endeavour, where they consider it necessary in their land use planning and development policies, to encourage the management of features of the landscape which are valuable for wild flora and fauna. Such features are those which, because of their linear and continuous structure, or their function as “stepping stones”, are essential for migration, dispersal and genetic exchange. Examples given in the Directive are rivers with banks, traditional field boundary systems, ponds, and small woods. These policies are complemented by the “Fife Local Biodiversity Action Plan” which establishes a framework for the protection and enhancement of nature within the Local Plan area.

TREES AND WOODLANDS

Policy E32              Proposals for forestry and community woodland will be supported where they:

(a) are consistent with the Indicative Forestry Strategy and Fife Landscape Character Assessment; and

(b) secure economic, social and environmental benefits; and

(c) contribute to enhancing Fife’s biodiversity; and

(d) enhance the landscape setting of settlements; and

(e) assist in integrating new development into the landscape; and


(f) provide linkages to other woodland areas which in turn will  enhance their benefits to biodiversity.
Justification: The Indicative Forestry Strategy (IFS) is contained in the Structure Plan Report of Survey. The IFS seeks to direct new woodland to locations that do not have an adverse impact on the natural or built environment and where economic, social and environmental benefits can be obtained. Economic benefits derive from timber production and tourism while social and environmental benefits include improved public access, improved recreational opportunities and landscape and biodiversity enhancements. Community involvement in the planting and management of woodland through partnership and other arrangements will be encouraged to ensure maximum local benefits are secured. New woodland can enhance the landscape setting of existing settlements and help integrate new development into the landscape. The IFS and the Fife Landscape Character Assessment will be taken into account when commenting on woodland planting proposals.
Policy E33
Trees, woodlands and hedgerows, which have a landscape, amenity and/or nature conservation value, will be protected from development.

Justification: Throughout the Plan area, trees and woodlands support wildlife, provide a diversity of habitats, enhance the amenity of the countryside and built environment and improve air quality. They also provide an important contribution towards recreation and tourism. Their protection and management is an important objective of this Local Plan, particularly where they have been identified by the Inventory of Ancient, Long-Established, and Semi-Natural Woodland. 

TREE PRESERVATION ORDERS

Policy E34
Tree Preservation Orders will be designated by Fife Council where a tree or group of trees has an important amenity value and, in particular, where under possible threat. Support will not be given for works to a tree or woodland protected by a Tree Preservation Order unless it is demonstrated that: -

(a) the health and appearance of the tree will not be impaired; and,

i) the works will not unjustifiably inhibit or prevent the full and natural development of the tree; or

ii) the works are necessary for its continued retention and consistent with good arboricultural practice; or

iii) in the case of a woodland, the proposed works are consistent with the principles of sound woodland management and good arboricultural practice; 



or

(b) the trees are dead, diseased or dangerous, in which case felling may be necessary.

Where felling is necessary under the terms of this policy, appropriate replacement planting will be required.

Justification: The Council cannot provide protection to all trees and woodlands. It can, however, designate Tree Preservation Orders, control the felling of trees for development, and enter into agreements with owners of trees and woodlands to encourage proper management and public access. Tree Preservation Orders provide protection in law for significant trees. In assessing the value of a tree or group of trees, the Council will consider the aesthetic, recreational and wildlife value, the rarity, and the value as an example of a particular species. Trees in Conservation Areas are given similar protection to those protected under a Tree Preservation Order.

TREES ON DEVELOPMENT SITES

Policy E35
Where development is proposed on a site where trees are present,

(a) developers will be required to:-

i) submit a comprehensive tree survey;

ii) identify on site any affected trees; and

iii) submit for agreement by Fife Council a programme of works, details of tree protection and landscaping proposals including any appropriate tree planting.

(b) Fife Council will consider whether, and in what form, development should be supported, having regard to the desirability of retaining and protecting mature and semi-mature trees, and other examples likely to become attractive in amenity terms or of a rare species.  The provisions of Policy E34 will be considered.

Justification: The Council recognises that trees and woodlands will require sound management which often requires work to the trees themselves.  All tree work must comply with BS 3998: 1991 - Recommendations for Tree Work. This will ensure best practice. Tree felling may also require a Felling Licence which requires replanting irrespective of the presence of Tree Preservation Orders (detailed guidance is given in “Tree Felling and Permissions” available from the Forestry Commission). The Council will generally not support work to preserved trees solely for reasons of residential amenity.  Policies E34 and E35 will also apply to the protection of street trees, particularly where affected by duct-laying operators. Considerable damage can be caused to trees by the installation of utilities. Work should be carried out in accordance with the guidance set out by the National Joint Utilities Group Publication 10 - Guidelines for the Planning, Installation and Maintenance of Utility Services in Proximity to Trees, April 1995.

NEW TREE PLANTING

Policy E36
New on-site tree planting will be sought, where appropriate, as an integral part of new development.  Planning agreements will be used to achieve off-site or other additional tree planting where appropriate and partnerships encouraged to secure tree planting and sustainable woodlands.

Justification: Where trees have to be felled as an element of site development, or are affected by development, it is essential that this is professionally overseen.  Replacement planting will normally be specified to compensate for the loss of any trees.  Works should be carried out in accordance with the guidance set out by the National Joint Utilities Group and BS5837: 1991 - Trees in Relation to Construction. There are frequent concerns that trees, particularly when they become mature, will fall on adjacent property. Detailed consideration of the relationships between existing trees and new development is needed and professional arboricultural advice must be sought to ascertain potential conflicts. The choice of species for new planting in relation to existing buildings, and within and around development sites, should be influenced by the physical and technical restrictions posed by the site. Works should be carried out in accordance with the detailed recommendations in BS5837: 1991 - Trees in Relation to Construction.

Development on sites adjacent to woodland can affect drainage patterns not just through the development site but also through the woodland. To avoid potential damage to the woodland resource, developers will be held responsible for ensuring that drainage from their site is effectively prevented from entering the adjoining woodland.
COMMERCIAL AFFORESTATION 

Policy E37
Proposals for commercial afforestation will be assessed within the framework provided by the Fife Indicative Forestry Strategy and the Fife Landscape Character Assessment, and in consultation with the Forestry Commission.  Proposals should:

(a) secure economic, social and environmental benefits; and

(b) enhance the landscape setting of settlements.  

Justification: The Indicative Forestry Strategy identifies those areas where forestry is preferred, those areas where there is potential for forestry, and those areas which are sensitive and where forestry would not generally be encouraged. Similarly, the Fife Landscape Character Assessment indicates the characteristics of the area and appropriateness for development.

THE COAST 

Policy  E38              Coastal development will be supported in principle provided it can be demonstrated that:

(i) there is a proven need for a coastal location and no alternative site is available; and

(ii) the proposal does not contribute to coastal erosion; and

(iii)      the proposal contributes to renewal, regeneration and/or coastal defence; and

(iv) the proposal does not prejudice the footpath and /or cycle network; and

(v) the proposal does not adversely impact upon areas designated for nature conservation.

Justification: The Fife coast has a varied and distinctive nature with a role to play in the Fife economy and will be protected from unnecessary and unsympathetic developments.  Provision will be made for development that requires a coastal location and contributes to the local economy. The coastal zone, the land related to and influenced by the coast, includes land up to 0.25km inland from Mean High Water Springs the coastal landscapes defined in the Fife Landscape Character Assessment and coastal habitats. The developed coast has been defined as settlements with a population greater than 2000 and where there is existing large-scale development for industry, tourism and recreation outwith settlement limits. To maintain and enhance the high quality of the coastline, development that does not require a coastal location will be resisted. Development that does require a coastal location for operational reasons, e.g. boatyards, water-based sports, will be directed to the developed coast in the first instance.  

LANDFILL 

Policy  E39       
 Proposals for new landfill sites will not be supported.

                                
 Proposals for the improvement or restoration of land by tipping of waste will only be supported where the purpose is:

(a) agricultural land improvement where a significant improvement in the agricultural land classification grade will be achieved; or

(b) land restoration as part of a regeneration project or programme.

Applicants will be required to demonstrate that the improvement is essential for the use of the land and cannot be achieved by other measures.

Justification: There may be circumstances where disposal of inert waste to land may be justified as part of land reclamation for either agricultural land improvement or as part of a regeneration project or programme. This would be acceptable where there is a genuine need for this to be achieved. There will need to be specific justification for the tipping of waste as the only method of returning land to effective use.   

WASTE MANAGEMENT 
Policy E40
Key existing waste management sites, as identified on the Proposals Map, will be safeguarded for future waste management use and, where appropriate, for expansion, in keeping with the requirements of the Fife Area Waste Plan.

Justification: Proposals for waste management facilities will be assessed against the principles of the National Waste Strategy and the Area Waste Plan for Fife. The Area Waste Plan provides a framework for the development of waste management facilities to meet landfill diversion targets. Proposals for new waste management facilities should therefore be accompanied by an environmental statement that demonstrates that those principles outlined in the Area Waste Plan, and other issues arising, have been addressed.     

Policy E41     
Proposals for new waste management facilities located within or immediately adjacent to existing waste management facilities, or within general industrial sites or on brownfield or previously contaminated land, will be supported where they are accompanied by an assessment demonstrating that the following issues have been addressed:

(i) Proximity to the sources of waste, the Best Practicable Environmental Option and minimisation of the transport of waste, particularly by road;

(ii) The impact of emissions, odour and noise on the environment and communities;

(iii) The requirements of the National Waste Strategy for Scotland, National Waste Plan and Area Waste Plan; and

(iv) The impact on ground or surface water resources.

Justification: Established employment sites may provide an opportunity for the location of appropriate waste management facilities. The types of waste management facilities envisaged as being suitable are any which are industrial processes, not classified as bad neighbour developments. It is anticipated that this may encompass transfer stations and municipal recycling facilities. General industrial areas are likely to be the most appropriate due to it being less likely to conflicts with the surrounding land uses, while such locations tend to benefit from good access and road links.  

5. PROVIDING FOR COMMUNITY NEEDS

COMMUNITY FACILITIES

Policy C1
Proposals for new or improved community and/or leisure facilities will be supported by Fife Council where there is a demonstrable need for that facility.

Justification: At a time of limited financial resources, Fife Council’s programme of proposals for community and leisure facilities is restricted, and unlikely to meet the full range of demands. Considerable emphasis is therefore placed on attracting national agencies and private enterprise to contribute to meeting future needs in the Plan area. Fife Council will seek to take advantage of grants to improve recreational provision, and encourage landowners and local groups to do likewise.
Policy C2
Where major new developments directly create additional needs for community and/or leisure facilities, Fife Council will seek the provision of such facilities, or a contribution towards them, by the developer in the form of land or other appropriate means.  Any form of provision must: -

(a)
be of benefit to any residents of the proposed new development; and


(b)
be of overall benefit to the local community; and


(c)
relate to the immediate area; and


(d)
relate in scale to the proposed new development.
Justification: Policy C2 refers where there is a direct linkage between development and the creation of demonstrable need for enhanced community/leisure facilities. Implementation would be dependent upon the Council resolving revenue-funding issues which arise. The terms of policy S2 will also apply.

LEISURE FACILITIES AND HOTELS
Policy C3
Major indoor leisure facilities, serving the Plan area and attracting large numbers of people, should be located within town centres. New hotels should be located where they can complement other visitor attractions and take advantage of public transport links.

Justification: Proposals within this category are regarded as key town centre uses, and are subject to the sequential approach to site selection from NPPG8 (para 7.4). 

Policy C4
The development of leisure facilities will be supported where: -

 
(a)  they will satisfy an identified demand for the facility; or

(b) they are located within a town and local centre or edge of town centre; or

(c) it can be demonstrated that no suitable sites or premises exist within a town and local centre or edge of town centre,


and they


(i)
do not on their own or cumulatively adversely affect the vitality and viability of town and local centres in the Local Plan area or of centres elsewhere in Fife; and


(ii)
they are easily accessible by and can be served by a choice of means of transport during their hours of operation; and

(iii)   they are compatible with neighbouring uses.

Justification: These policies confirm the applicability of the sequential approach, particularly for indoor facilities. Outdoor Class 11 uses within built-up areas tend not to be located in, or be appropriate for, town centres. Suitable proposals could be linked with open space, educational, or ‘green corridor’ land, subject to the Local Plan policy position relevant to these areas.

SPORTS FACILITIES WITHIN SETTLEMENTS

Policy C5            New sports facilities within settlements will be supported in principle where they are compatible with adjacent land uses.  Development which would result in the loss of existing sports facilities will not be permitted except where:

(a) existing facilities can best be retained and enhanced by redevelopment of part of the site which would not affect its sporting potential and its amenity value; or

(b) a long term excess of such provision can be clearly identified;  or

(c) alternative facilities of at least equal quality and value (for example in terms of size, accessibility and suitability) are provided in a suitable location in the local area.

Justification: Sport and physical recreation are recognised as being key elements in maintaining a healthy lifestyle. The provision of such facilities can contribute to the health and well being of the community and enhanced quality of life. To support town centres such facilities should ideally be placed here, thereafter the sequential approach applies. 

SPORTS AND RECREATIONAL FACILITIES IN THE COUNTRYSIDE

Policy C6      
Fife Council will encourage proposals for the provision of formal sports and recreational facilities in the countryside and will assess the proposals against the following criteria: -

(a) the proposal must be of a scale, nature and design appropriate to its setting; and

(b) it must not have a material adverse impact on, landscape, nature conservation or archaeological interests; and

(c) the traffic generated must not have a material adverse impact on, landscape, nature conservation or archaeological interests; and

(d)   there is a locational justification for the development; and

(e) the proposal would not compromise public safety in the locality; and

(f) the developer has demonstrated that the use/re-use of vacant or derelict land and buildings and land previously affected by mineral development or forestry schemes has been first considered.

Justification: The countryside may have potential to accommodate a range of formal sports and recreational facilities.  These can range from golf courses and driving ranges to more noisy and potentially intrusive sports facilities such as those for water/jet skiing, motor sports, clay target shooting, flying and paint/war games. Activities such as these can introduce a level of use which may be alien to the surrounding area.  Careful attention must therefore be given to ensuring that uses such as these can be accommodated on sites where the potential risk of damage or disturbance can be managed within an acceptable level.  The re-use of previously developed sites should therefore be considered.  Attention will be given to the detailed guidance contained in National Planning Policy Guideline 11 – Sport, Physical Recreation and Open Space (NPPG11) when dealing with individual applications.

GOLF COURSES 

Policy C7       
New golf courses or extensions to existing courses will be supported provided they:

(a) are required to meet identified unmet demand; and

(b) demonstrate that the demand cannot be met on an existing course in the area; or

(c) are constructed substantially on brownfield land.

New player/visitor facilities will be supported provided they are of an appropriate scale (to both landscape and the enterprise) and design, reuse existing redundant buildings where available, secure economic and employment benefits and remain in perpetuity as part of the golfing enterprise. Appropriate planning agreements will be used to ensure pay and play facilities remain as such and that ancillary player/visitor facilities remain as part of the enterprise.

Justification: Fife is a destination of international renown for golf tourism which makes a significant contribution to the economy. It is essential that visitors and residents can access courses and enjoy other associated facilities that will encourage return visits. There is, however, limited need for new courses. Policy C7 seeks to meet the needs of visitors and Fife residents and to improve the quality of golf visits, whilst balancing this with other competing land uses and protecting the built and natural environment. Proposals for new golf courses will also be considered in relation to Fife Council’s Guidelines for Golf Courses and Associated Development and relevant aspects of any published guidance from Visit Scotland on golf tourism compatible with Policy C6.  

OPEN SPACE AND URBAN PARKS

Policy C8
Existing or proposed open spaces which are identified on the Proposals Map, or others which in the view of Fife Council serve a valuable amenity, wildlife or recreational purpose, will be protected from development.

Justification: Open space is both a major urban land use and an essential part of the townscape.  It provides land for leisure, play, and relaxation through parks, playing fields and children’s play areas. It can act as an amenity buffer between developments and between housing and traffic. In built-up settings, open space can provide an attractive landscaped backcloth and allow views of surrounding buildings, and its enhancement can help towards achieving the objectives of the Fife Local Biodiversity Action Plan. Given the importance of amenity and recreational open space, existing areas will be safeguarded. Development ancillary to the use of land as open space will be considered acceptable. This includes provision of changing facilities and extensions to existing facilities. The Proposals Map shows the main parks, playing fields and amenity space in each community. Other, smaller areas of public open space will also be protected where they serve a valuable amenity or recreational purpose. 

 PUBLIC OPEN SPACE

Policy C9
The change of use of public open space to private garden ground will not be supported, where it results in any of the following: -


(a)
a loss of visual amenity; or


(b)
a reduction in the amount of space available for recreational purposes; or


(c)
a reduction in open space which has amenity value; or


(d)
the creation of difficulties in maintaining the remaining open space; or


(e)
a detrimental impact upon the ecological or nature conservation interest and integrity of the open space.


Where the area affected contains trees, these should be retained.

Justification: The incremental loss of small amounts of open space, often in areas which may be less well-used or poorly maintained, can individually or collectively lead to significant reductions in open space which are to the detriment of local amenity.  Commonly, such losses are as a result of changes of use or a reduction in the ease and efficiency with which the remaining open space can be maintained. Such changes of use will be resisted where any of these impacts are likely to occur.

Where open space is provided as part of a private development, the developer will generally wish the Council to thereafter maintain the open space. In deciding whether to adopt the open space, the Council will need to be satisfied that the standards of open space and landscaping have been met as set out in the planning permission. Only ‘soft’ landscaping will be adopted and this must benefit the public at large. To help towards the running costs of the open space and any associated landscaping, the developer will also be required to pay a sum equivalent to ten years maintenance. Alternatively, a factoring arrangement will be required by condition of planning permission.

In determining open space requirements for housing developments, consideration will be given to the existing localised provision, the need for open space in the vicinity, and the type of facilities required. Developers should have regard to open space standards as outlined in Policy E5.

ALLOTMENTS

Policy C10
The change of use of allotments to other purposes will not be supported where the allotments remain in use or there is a demonstrable demand for their use, unless appropriate alternative provision is made.

Justification: Allotments can also be considered as a private land use. Alternative uses will not be supported which result in the loss of allotments which are still being cultivated or there is a local demand which could be met by the site.

SCHOOL AND COLLEGE GROUNDS

Policy C11
School (and college) grounds will be protected from non-educational developments.

Justification: School grounds make a significant contribution to the provision of recreational open space. A number of schools are also designated as Community Schools and their grounds are available for wider use. A Fife “Grounds for Learning Scheme” supports the creation of wildlife areas and environmental improvements within school grounds as part of the school curriculum. The Proposals Map identifies boundaries of primary and secondary schools, and the development of school grounds for non-education purposes will be resisted unless it can be demonstrated that they will not be required in future by the school or wider community. 
FOOTPATHS/CYCLEWAYS/BRIDLEWAYS

Policy C12
Existing rights of way and established footpaths, cycleways and bridleways will be safeguarded and kept open and free from obstruction.  Where development affecting such routes is deemed appropriate, suitable re-routing must be provided before the development commences; or before the existing route is removed from use. The Council will seek to maintain and extend the network, where appropriate, for multi-use including walkers, cyclists, horseriders and those with special needs and will support new development that contributes to this end.

Justification: There are many paths in the towns, villages and countryside which provide important connections and recreational routes.  The Council recognises the value of these paths as safe, convenient and attractive facilities for walkers, cyclists and horse riders. It continuously seeks to identify and signpost established paths in consultation with landowners. As funds permit, a programme of upgrading works will be undertaken to improve the path network.  Location plans indicating known routes are available for inspection at Development Services offices, and from the Council's Countryside Ranger Service. Fife Council will be preparing a Core Path Plan for Fife as required under the Land Reform (Scotland) Act 2003. 
6. DEVELOPING THE TRANSPORT NETWORK

THE ROAD NETWORK

Policy T1                 New development, where appropriate, must: -

(a) be accessible to, or able to be made accessible to, the existing or  planned public transport network; and

(b) be located where road network capacity is or can be made available,   but only after access by other more sustainable modes has been maximised and there is no creation or worsening of a road safety problem; and

(c) provide for safe and convenient cycle and pedestrian access or through routes; and

(d) provide for, and not prejudice existing, safer routes to schools and    further education sites; and

(e) provide for secure and convenient cycle parking; and

(f)   provide for the protection and integration of existing routes; and

(g) provide for safe routes to stations and major public transportation interchanges. 

Justification: Developers must make adequate provision for pedestrian and cycle movement in proposed schemes. Footpaths and cycleways should be planned to link housing with employment, commercial and leisure areas. They should be segregated from traffic wherever possible, conveniently located for public transport and designed to ensure the personal safety of users. Fife Council’s Transportation Development Guidelines and other standards seek to integrate facilities for pedestrians and cycle movement.   

CYCLE  PROVISION

Policy T2
Land will continue to be safeguarded to allow the implementation of the Kingdom of Fife cycle network.

Justification: The Council’s plans for an extensive network of cycle routes throughout Fife are currently being implemented in the Plan area, and complement work on a path network. 

DISUSED RAIL NETWORK

Policy T3                The disused railway network and associated sidings will be safeguarded from development which will prejudice existing or future transportation use. 

Justification: In order to ensure that strategic transportation including road/rail services are able to take place, it is necessary to protect the land required from other development.

NEW DEVELOPMENT

Policy T4
Road layout, construction, access and parking provision in all new developments will require to conform to Fife Council’s Transportation Development Guidelines.  Development proposals likely to generate a significant amount of traffic will require to be accompanied by Transport Assessments including, where appropriate, Travel Plans and Environmental Impact Assessments.

Justification: The Council will ensure that all new developments meet satisfactory road safety and traffic management standards. This will be achieved through the application of Fife Council design criteria contained in its Transportation Development Guidelines, and other standards, which provide a uniform approach to parking, servicing, layout, road construction and other relevant issues.  Compliance with these standards allows roads to be adopted and ensures long-term maintenance and safety.

In the case of both major planning proposals and new road proposals, Transport Assessments and Environmental Impact Assessments will be required to allow the fullest consideration of all relevant issues. Travel Plans may also be required to demonstrate how sustainable travel options can be achieved in cases where development proposals will give rise to significant levels of commuting and/or customer-related travel.

Where roads are to be private, Fife Council will require to be satisfied at the time of granting planning permission that adequate arrangements will exist to ensure maintenance, repair, cleanliness and, in the long-term, replacement of roads/drains/ lighting.

TRAFFIC CALMING AND MANAGEMENT

Policy T5
The implementation of measures designed to improve pedestrian safety, including footpath/footway provision and improvements, construction of suitable traffic calming measures, and the reduction of speeds in residential areas to 20MPH or less where appropriate will be required.   

Justification:  A safe residential environment requires that the design and use of roads in exclusively residential streets are designed and constructed in a manner which builds-in appropriate traffic calming to reduce vehicle movement to safe speeds in accordance with the Council’s design criteria contained in its Transportation Development Guidelines, and to give priority to pedestrian and cycle movement.  Roads and transportation corridors must also be designed to respect and enhance the natural and built environment and will be considered against Policy E3.
7. INFRASTRUCTURE

RENEWABLE ENERGY
Policy I1          A range of technologies for renewable energy generation will be encouraged. Renewable energy developments will be supported provided that:

(a) there is no significant adverse impact on local communities and/or the built and natural environment; and

(b) they provide employment opportunities, particularly diversification of the rural economy; and

(c) they make use of brownfield or contaminated land, where possible.



All proposals will be required to provide detailed information on associated infrastructure required, including roads and grid connections, impact during construction and operational phases of the development, including visual impact, noise and odour issues and provisions for the restoration of the site.

Justification: The sources of potential commercial renewable energy are likely to be in the rural areas of the Plan area and have to be considered in the context of the Plan's natural environment policies. Within this context, the Council will take a positive view of renewable energy proposals, recognising the wider benefits inherent in the development of renewable energy technology and the employment and economic benefits which they may bring. Any commercial renewable energy project will usually require connection to the electricity distribution grid. This can involve the siting of overhead cables or the laying of cables underground. In both instances, visual amenity and protection of the environment will be primary considerations, paying particular regard to the terms of the Fife Landscape Character Assessment 1999. 
The exploitation of energy crops and forestry and farm waste are also likely to require countryside locations, both for the crop itself and the associated generating plant as there are benefits of co-locating crops and combustion plants. Such uses may be appropriate in the countryside subject to detailed consideration of their visual impact, noise, traffic generation and pollution control. Where timber is the energy crop full account must be taken of the Indicative Forestry Strategy. Combined heat and power combustion plants remote from crop growing areas may be supported.

All proposals will be assessed against the policy protection given in the Plan to the natural and built environment.  In the specific case of wind generation, the visual impact or noise impact on residential or other noise-sensitive premises will also be taken into account, as well as the effect on wildlife.  As regards commercial wind farms, the entire Local Plan area is initially being considered to be a broad area of search, with the exception of the highest/most-prominent hills which are the areas around the eastern and western ends of the Ochil Hills and the area around Largo Law and the most-sensitive coastal landscape areas i.e. the undeveloped coast.  In this context, land within settlement boundaries is regarded as being outwith the broad area of search for commercial wind farm proposals.  A further, more-detailed, examination of preferred areas for commercial wind farms within this broad area of search will be carried out as the Local Plan progresses. The Council’s Planning Customer Guidelines on Renewable Energy provide additional guidance.
COMBINED HEAT AND POWER

Policy I2
Proposals for combined heat and power plant will be supported where:


(a)   the heat or electricity generated meet the on-site requirements;  

and


(b) any surplus heat or electricity can make a contribution to the wider energy grid or other consumers. 

Justification: Conventional fuel combustion electricity generating units, or heat only industrial operations, are not energy efficient. Their efficiency can be significantly improved by using heat, for example for space or water heating purposes. In formulating proposals for fossil fuel powered combustion operations, developers should fully evaluate the potential for utilising heat energy released.   


OTHER RENEWABLES

Policy I3                 Proposals for combustion of biomass, composting, landfill gas and other technologies will be supported where:

(a) they make use of brownfield or contaminated land; or

(b) they provide rural employment opportunities.

Biomass fuel processing and energy production facilities will be encouraged where it can be demonstrated that generating efficiency will be enhanced by co-location and, subject to transportation impact, siting and design.

Proposals to abstract geothermal energy from groundwater and other sources will be supported throughout Fife provided the drilling, engineering and abstraction operations do not:

(a)  cause unacceptable impacts on the built and natural environment, and residential and other sensitive properties; and 

(b) do not cause pollution of groundwater.

Proposals for hydro power developments will be supported throughout the Fife river network provided they do not cause damage to fisheries,  fish and other aquatic life within the river catchment.

Proposals for utilising solar panels will be supported provided they comply with Development Plan policy and Planning Customer Guidelines. 

Justification: There is currently a wide range of different renewable technologies addressed in NPPG6 which may well develop within the Plan period. Whilst some technologies will be suitable for sites within built-up areas (e.g. industrial estates) others will be constrained in their location e.g. landfill gas. There is potential to develop further hydro powered schemes within the Fife river network and potential for abstracting energy from a range of sources of geo-thermal energy. 

WATER AND SEWERAGE
Policy I4
If a public sewer connection is available at any development site then this must be utilised. Development proposals involving the provision of private waste water treatment plant, biodiscs, septic tanks or similar, will only be supported where:

(a) the site is not served by the public sewerage system and it cannot be connected to the public system at reasonable cost; and

(b) there is no additional detrimental effect to groundwater resources; and

(c) the proposed septic tank, biodisc or similar, and associated soakaway is within the application site, is no less than 15 metres from adjoining habitable properties, is no less than 5 metres from the application site boundaries for a single house; and

(d) the developer enters into a Section 75 Agreement to cover ownership and maintenance where shared drainage systems are involved. (This agreement should also secure connection with public infrastructure if and when that becomes available).

Justification: Private drainage systems, septic tanks and bio-discs have traditionally been important for new development in locations outwith public-sewered areas. Private drainage systems, particularly small treatment plants, have been increasingly viewed as a means of overcoming development constraints affecting public sewerage systems in towns and villages. There is concern, however, over the potential for pollution and environmental hazard. The general approach adopted will be to discourage private sewerage systems in areas served by a public sewerage system regardless of whether or not there is capacity within the system.

FLOODING AND WATER QUALITY

Policy I5
Development will not be supported if;


(a) 
it would increase the risk of flooding;


(i)  
by reducing the capacity of flood storage or conveyancing areas or by altering the flow characteristics of a river channel, or increasing flows within an area known to flood; or



(ii)
through the discharge of additional surface water; or



(iii) 
by harming flood defences; or


(b)
it would be at risk from flooding; and


(c)
adequate provision is not made for access to watercourses for maintenance;


all unless adequate mitigation measures can be secured by conditions attached to a planning permission or a Section 75 Agreement.


In areas at known risk from tidal flooding and coastal erosion development will not be supported unless it is related to coastal defence works.

                                 In all instances, developers will be required to provide both flood risk appraisals, in support of applications for development in low and medium to high known flood risk areas, and drainage impact assessments. Developers will be required to provide or contribute towards costs associated with flood management works. Further guidance is provided in SPPG 7 Planning and Flooding.  In addition, the Fife Flood Appraisal Group is currently preparing a guidance note for use in assessing development proposals.  The terms of policy I6 in relation to SUDS are also applicable.

Justification: Government guidance in SPP 7 (Planning and Flooding) emphasises that the susceptibility of land to flooding is a material consideration in planning decisions. Development of an area which is exposed to frequent or extensive flooding is likely to be unsuitable and should be avoided. In making decisions regarding possible flood risk, the Council will apply the precautionary principle; that is, taking action now to avoid possible environmental damage even when the evidence for acting may be inconclusive but the potential impact could be great. Comprehensive information on areas susceptible to flooding is not available at present but, if and when it becomes available, the Council will incorporate it into the Local Plan at the earliest opportunity.

Proposals that include flood mitigation measures will be considered in light of the expected life span of the development and may require provision by the developer for the continued maintenance of these measures. A planning approval will not imply the absence of flood risk. Where there is a perceived risk of flooding, the Council will require to be satisfied that adequate mitigation measures can be put in place to avoid or minimise such risk. Developers will be required to submit a Flood Risk Assessment.

SUSTAINABLE URBAN DRAINAGE 

Policy I6
Development proposals involving surface water run-off will only be supported where Sustainable Urban Drainage Systems (SUDS) or similar appropriate measures are undertaken.  SUDS or similar appropriate measures should:

(a) maintain public safety; and

(b) provide or enhance wetland habitat; and

(c) provide sufficient attenuation to surface water flows as appropriate; and

(d) ensure there is adequate treatment of surface water flows such that there is no diminution in quality of any receiving watercourse.


Agreement on the design and long-term maintenance of SUDS will be required prior to the commencement of development.

 Justification: The Scottish Environment Protection Agency (SEPA), which has responsibility for controlling the quality of run-off into open watercourses, is promoting new techniques to reduce pollution in watercourses. These techniques, named SUDS, will be used to achieve attenuation on sites where downstream flooding may be an issue, to improve the quality of water being discharged, and to introduce diverse wildlife habitats into newly created ponds and wetland areas. Development will not be permitted to commence until full details of any SUDS scheme is approved.  The use of SUDS techniques will be required for new developments. Specific guidance on appropriate measures and best practice is available from SEPA, or refer to CIRIA publication “Sustainable Urban Drainage Systems Design Manual for Scotland and Northern Ireland”, and Scottish Water’s proposed “SUDS for Scotland”.  

UTILITIES
Policy I7     
In circumstances where established utility sites and their associated land holdings are no longer required for their original purpose, the Council will positively consider change of use or new development proposals in light of other development plan policies and the surrounding land uses.

Justification: A range of essential services is provided within the Plan area such as energy, telecommunications, water supply and sewerage. Often these are in specialised buildings, e.g. telephone exchanges, and protected by wayleaves which safeguard tracts of land from encroaching development. Fife Council recognises, however, that advances in technology and new practices in resource management often result in the original land requirements becoming surplus to requirements. The Local Plan policy framework guides re-use. It is also recognised that changes in operational requirements should not reduce service provision or potential investment in respect of essential services.  Accordingly, providers of essential utilities should continue to invest in infrastructure improvements with a view to improving service provision, having regard to the environmental consequences of such developments.

TELECOMMUNICATIONS

Policy I8
Proposals for the installation of telecommunications masts and related infrastructure will be supported, provided that:

(a) they cause minimal adverse effects on the character and appearance of the surrounding area; and

(b)
it can be demonstrated that the environmental impact will be minimised by:

(i) use of the least obtrusive infrastructure necessary to satisfy the operators’ network requirements; and

(ii) consideration of opportunities to share existing masts or telecommunications sites; and

(iii) consideration of opportunities to locate on existing buildings or other structures; and

(iv) consideration of opportunities to conceal or disguise the installation; and

(v) the siting, scale, design and colour of the installation, taking account of townscape, landform, built and natural features-with particular reference to the impact on the skyline or horizon, ridges and hilltops; and

(vi) its relationship to the natural and built heritage; and

(vii) in the case of equipment replacing existing installations, ensuring that the replacement infrastructure will be less visually intrusive than the existing installation.

Note:
Applications for planning permission are to be accompanied by a statement on each of the above clauses.  Applications for radio telecommunications must also include a declaration that the equipment and installation is in accordance with the Government’s guidelines for public exposure to radio frequency radiation.

Justification: For effective operational purposes, telecommunications antennae require relatively clear lines of sight. This has led to a proliferation of masts in environmentally sensitive locations. The challenge is to balance this operator requirement with the need to ensure that new telecommunications development is an unobtrusive feature of urban and rural areas. This requires sensitive, imaginative and creative design and siting solutions with full consideration of the options available, as set out in PAN 62 Radio Telecommunications.

Masts/antennae should be located where they cause the least environmental impact. Low profile locations on or adjacent to existing telecommunications apparatus, on other isolated structures such as electricity pylons or on high structures such as chimneys are preferred.  Only where operators demonstrate that such opportunities are not possible or where these are not the most sensitive environmental options will the Council consider the case for new ground based masts.

It is often possible to conceal apparatus from public view by the use of small-scale equipment, the judicious use of buildings or landscape features and disguise.  PAN 62 gives extensive advice on these matters.

Particular attention has to be paid to the siting and design of telecommunications networks and infrastructure where they affect Areas of Great Landscape Value, coastal areas, public open space, green corridors, nature conservation sites, wildlife sites, historic gardens and designed landscapes, conservation areas, listed buildings and scheduled monuments. Operators should refer to the relevant policies within the  Plan if any of the above are likely to be affected.

Where new masts must be provided, they should avoid visually prominent locations.  Masts that are sited on ridges or hilltops or that break the skyline are not generally desirable and should be viewed as a last resort. Within urban areas, industrial and commercial, as opposed to residential, locations are likely to be more acceptable.

Masts should be slim and simple in form and disguised within the landscape or townscape. Large lattice towers should only be used as a means to secure mast sharing.

Site boundaries and landscaping should be designed in a sensitive manner and be sympathetic to local topography and local building and planting traditions.

Where existing equipment is being replaced, the Council expects that the new infrastructure will be less visually intrusive. When equipment becomes redundant, it must be removed and the site left in good order at the operators' expense.
CONSULTATION ZONES AND CORRIDORS

Policy I9
Development proposals within the safeguard consultation zones and pipeline consultation corridors identified on the Proposals Map will be determined in consultation with the Health and Safety Executive and the facility's operators/owners.

Justification: Certain sites and pipelines are designated as notifiable installations by virtue of the quantities of hazardous substance present. The siting of such installations will be subject to planning controls, for example under the Town and Country Planning (Hazardous Substances) (Scotland) Regulations 1993, aimed at keeping these separated from new development with which such installations might be incompatible from a safety viewpoint. In accordance with Circular 5/93, Fife Council will consult the Health and Safety Executive, as appropriate, about the siting of any proposed notifiable installations. Fife Council and operators prepare emergency contingency plans in respect of these hazards, and have regard to the terms of the Planning (Control of Major Accident Hazards)(Scotland) Regulations 2000.

These installations are subject to the Control of Major Accident Hazard Regulations 1999 (COMAH), the Pipelines Safety Regulations 1996, and the Health and Safety at Work Act 1974.  There are likely to be severe restraints on certain types of development. The Health and Safety Executive operates a precautionary policy in assessing risks, consequences and tolerability of risks; and in doing so has regard to the terms of its own document, 'Risk Criteria for Land Use Planning in the vicinity of Major Industrial Hazards' in giving its advice.
The area covered by this Plan contains a number of installations handling notifiable substances, including pipelines. Whilst they are subject to stringent controls under existing health and safety legislation, it is also a requirement of European Council Directive 96/82/EC (Seveso II) to control the kinds of development permitted in the vicinity of these installations. For this reason the Planning Authority has been advised by the Health and Safety Executive of consultation distances for each of these installations. In determining whether or not to grant planning permission for a proposed development within these consultation distances the Planning Authority will consult the Health and Safety Executive about risks to the proposed development from the notifiable installation in accordance with Circular 5/1993. This will take account of the requirements of the Seveso II Directive to maintain appropriate distances between establishments and residential areas, areas of public use and areas of particular natural sensitivity or interest, so as not to increase the risks to people.

8. IMPLEMENTATION
LEGAL AGREEMENTS

Policy A1
Fife Council will use its powers to enter into agreements under Section 75 of the Town and Country Planning (Scotland) Act 1997, where it considers it appropriate to regulate the development or use of land.


(In particular, planning permission for mineral operations will not be issued unless financial bonds are in place, covering the full cost of compliance and restoration in the event of operator default).

Justification: Section 75 of the Town and Country Planning (Scotland) Act 1997 empowers the Council to enter into voluntary, but legally binding, agreements with owners of land, or interested parties, for the purpose of regulating the development or use of land permanently, or for a limited period. The agreement may contain such provisions, including those of a financial nature, as are deemed necessary and need not relate to land that is the subject of a planning application. This gives the Council greater control in circumstances where it is essential that conditions are strictly adhered to, where works are necessary outwith the application site, where the land that is the subject of condition could be or become outwith the applicant’s control or where the personal circumstances of the applicant suggest that a relaxation of established policy could be appropriate. In all this the Council will have regard to the provisions of Circular 12/1996 (Planning Agreements) and Circular 4/1998 (The Use of Conditions in Planning Permissions).

QUALITY COMPLIANCE

Policy A2
Fife Council will use, where necessary, its powers to authorise enforcement action under the terms of the Town and Country Planning (Scotland) Act 1997, to remedy undesirable effects of unauthorised development, and to stop unauthorised activity or bring it under control.

Justification: An important element of the planning process is to ensure that development proceeds in an authorised and acceptable manner and is in accordance with any conditions of planning approval. Where this is not the case, the Council will authorise appropriate enforcement action to remedy any breach, having first sought resolution of the breach by agreement or regularisation.

Powers available to the Council include: -

· the serving of an Enforcement Notice;

· the serving of a Planning Contravention Notice;

· the serving of a Breach of Condition Notice;

· the serving of a Stop Notice;

· the ability to seek Interdict;

· entry onto land, and Direct Action powers.

The type of enforcement action taken will be dependent upon the nature of the breach, and in proportion to its seriousness.

PARTNERSHIPS
Policy A3
Fife Council will seek to work in partnership with local communities, other agencies and the private sector to maximise the resources necessary to implement the Local Plan.

Justification: A multiplicity of agencies and individuals are working to develop, protect and improve the built environment. The European Union, Scottish Enterprise Fife, Communities Scotland, Historic Scotland, developers and the local community are just some of those working with the Council to improve the areas in which people live and work. The establishment of clear objectives, which maximise the available funds from the public and private sectors, is a major aim of the Council, which will seek to work within an all-embracing Community Planning framework.

MONITORING AND REVIEW
Policy A4
Fife Council will monitor changes affecting the policies and proposals contained in the Local Plan.  To ensure that the policies and proposals remain relevant and workable, a Local Plan review will be prepared to take account of these changes as required.

Justification: Monitoring of the Local Plan will be undertaken by Development Services on a regular basis. The results will be published. The work will include the following: -

· Monitoring the Housing Land Supply and house completions. The target is to have a 5 year effective supply available at any one time;

· Monitoring the take-up of industrial land to ensure a continuous supply of accessible, high quality serviced sites in marketable locations;

· Monitoring the availability of land and buildings for retail and commercial developments to ensure adequate local provision;

· Town Centre health checks;

· Monitoring the re-development and creation of derelict and vacant land and buildings;

· Monitoring the changes in the population of the area, paying particular attention to its size, structure and distribution;

· Monitoring the introduction of new or revised national and regional policies and guidelines; and

· Monitoring Plan policies in order to evaluate their impact and continuing relevance.

Glossary

Action: a supporting action which the Council considers desirable to include in the Plan which contributes to the implementation of land use aspects of the Plan, whilst not in itself a proposal for physical land use development.

Adoption: the bringing into force of a Local Plan as part of the Development Plan through a resolution of the Council, as Planning Authority. 
Affordable housing: housing which is accessible to people whose income does not enable them to buy or rent appropriate to their needs in the open housing market. (It should be noted that affordable does not include static caravans.)

Alteration: a change made by the Council to an adopted Local Plan or a change made by the Scottish Executive to an approved Structure Plan.

Approval: the bringing into force of a Structure Plan as part of the Development Plan through a decision made by the Scottish Executive or the agreement of a Finalised Local Plan by the Council. 

Archaeological Area of Regional Importance: a defined geographical area within which a number of related archaeological sites and monuments exist.

Area Waste Plan: a waste management strategy prepared for Fife as part of SEPA’s strategy to implement the National Waste Strategy.
Article 4 Direction: an order approved by the Scottish Executive allowing the Council to extend its planning controls over works not normally requiring planning permission.

Brownfield site: sites which have previously been developed, such as existing buildings and vacant or derelict land. It excludes parks and gardens, sports and recreation grounds, woodlands and amenity open spaces.

Class 2 Offices: offices for financial, professional, and other services as defined in the Town and Country Planning (Use Classes) (Scotland) Order 1997.

Class 4 Business: light industry, research and development, and office use as defined in the Town and Country Planning (Use Classes) (Scotland) Order 1997.
Commercial Recreation: leisure and recreation facilities normally provided by the private sector as a business enterprise.

Community planning: the process by which organisations come together to set a joint agenda in the Community Plan for improving the wellbeing of Fife.

Comparison (non-food) shopping: shopping where the purchaser will compare the prices, quality and quantity before a purchase is made. e.g. clothes, fashion merchandise electrical goods, furniture, etc.
Conservation Area: an area designated by a planning authority in accordance with Section 61 of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 as being of special architectural or historic interest, the character or appearance of which it is desirable to enhance or preserve.
Contaminated land: land covered by or containing any substance which a) is causing or is presenting a significant possibility of causing harm, or b) is or is likely to be causing pollution of controlled waters.

Convenience (food) shopping: broadly defined as food shopping, drinks, tobacco, newspapers, magazines, confectionery, purchased regularly for relatively immediate consumption.

Countryside: landward areas outwith the settlement boundaries as defined in Local Plans.

Crown Development: development undertaken by or on behalf of the Government.

Departure Procedure: special consultation and advertisement procedure which enables the public to make known their views on development proposals not provided for in the Development Plan.
Derelict Land: previously developed land which has fallen into a ruinous state and requires treatment or clearance before it can be brought back into beneficial use.

Development: the carrying out of building, engineering, mining or other operations in, on, over or under land or the making of any material change in the use of buildings or other land (as defined by Section 25 of the Town and Country Planning (Scotland) Act 1997).
Development Brief: guidance prepared by the Council on the specific layout, design, and planning requirements for a defined area of land. May be called a planning brief.
Development Plan: Structure Plan and Local Plan(s) which together provide the statutory planning framework for Fife.
Effective housing supply: this is the part of the established land supply that is expected to be free of constraints in the 5 year period under consideration and will therefore be available for construction of houses.

Employment Land: all land identified for business (Class 4) and industrial uses.

Environmental Impact Assessment: procedure set out in Environmental Impact Assessment (Scotland) Regulations 1999 that must be followed for assessing likely significant environmental effects of certain types of project, before they can be given development consent.
Established housing supply: the remaining capacity of sites under construction, sites with planning consent, sites in adopted local plans and, where appropriate, other buildings and land with agreed potential for housing development.

Fife Partnership: a partnership of public and private sector bodies with lead responsibility for community planning in Fife.  The Fife Partnership brings together Fife Council, NHS Fife, Fife Constabulary, Councils for Voluntary Service (CVS) Fife, Scottish Enterprise Fife, Fife’s Further and Higher Education establishments and Communities Scotland to direct action and monitor progress towards achieving the Fife Community Plan. 

General Needs Housing: housing not intended for use specifically by a particular type of resident (e.g. elderly, inform, frail, disabled or student).

General Permitted Development Order (GPDO): The Town and Country Planning (General Permitted Development) (Scotland) Order 1992 as amended by the Town and Country Planning (General Permitted Development) (Scotland) Amendment Order 1997 – Statutory Instruments which define what does and does not require planning permission.

Green Belt: areas adjacent to settlements designated to protect the landscape setting and preserve existing views to and from the settlement’s historic core.

Green Transport Plan: a plan or strategy which seeks to reduce travel by car for business purposes. It seeks to enhance opportunities for employees or visitors to travel by walking, cycling, or public transport.

Greenfield site: a site which has never previously been developed or used for an urban use or is on land that has been brought into active and beneficial use for agriculture or forestry i.e. fully restored derelict land.

Housing demand: the demand reflects the ability and willingness of individual households to trade in a housing market. It is assessed by directly asking those operating in the market or by research into the workings of the market to reveal relevant factors or trends.

Housing Land Requirement: the outcome of an assessment of housing demand and need (expressed in house units), which reflects the planning strategy and environmental and infrastructure constraints. It includes an element of flexibility to allow for uncertainties.

Housing Market Area: a geographical area which is relatively self-contained in terms of reflecting people’s choice of location for a new home, i.e. a large percentage of people buying a house in the area will have sought a house only in that area. 

Housing Need: for the purposes of the Local Plan, housing need is taken to mean “demographic need” as indicated by the change in the number of households.

Indicative Forest Strategy: a document published by the Council, to indicate the suitability, or otherwise, of areas of afforestation.

Infrastructure: basic services such as roads, water, sewerage, gas and electricity which are necessary to support development. May also include schools and community facilities.

Inventory of Gardens and Designed Landscapes: the Inventory was published by Historic Scotland and the former Countryside Commission for Scotland in 1983. It covers Scotland's most outstanding historic gardens and includes parks and cemeteries.
Listed building: a building of special architectural or historic interest designated by Scottish Ministers. Such buildings are categorised A, B or C(s) to reflect their relative importance.

Local Housing Strategy: The Housing (Scotland) Act 2001 requires local authorities to lead in the assessment of housing supply, needs, demands, and conditions and, through the development of a shared understanding of the operation of local housing markets, to plan and implement a long-term strategy for housing improvement.

Local Nature Reserve: designated by Local Authorities where they own or lease the land or have an agreement with the landowner. Designation is usually the result of both a site’s natural heritage interest and its value for education and informal recreation.

Local Plan: part of the Development Plan setting out a detailed land use framework for an area.

Modification: a change made by the Council to a finalised (but not yet adopted) local plan; or a change made by the First Minister to a finalised (but not yet approved) structure plan.

National Nature Reserve: a site designated by Scottish Natural Heritage which is considered to be of national importance for its natural heritage interest. National Nature Reserves are managed with nature conservation as the primary objective.

National Planning Policy Guidelines (NPPGs): guidance issued by the Scottish Executive and providing statements of Government policy on nationally important land use issues and other planning matters, supported, where appropriate, by a locational framework. The Scottish Executive is replacing NPPGs with SPPs.

National Waste Strategy: a national framework for waste management produced by SEPA.

Natura 2000 site: part of a European network of Special Protection Areas (SPAs) and Special Areas of Conservation (SACs).

Non-effective site: a housing site not expected to contribute to the Housing Land Requirement due to constraints. Such sites may become effective if their constraints are addressed.

Non-food (comparison) shopping: shopping where the purchaser will compare the prices, quality and quantity before a purchase is made e.g. clothes, fashion merchandise, electrical goods, furniture, etc.

Park and Choose: car sharing scheme combined with Park & Ride (bus and/or rail) to increase the flexibility of modal choice for the return journey, thereby increasing the attractiveness of car sharing to increase car occupancies on congested corridors.

Planning Advice Notes (PANs): issued by the Scottish Executive providing advice on good practice and other relevant information.

Planning Brief: see development brief. 

Planning Customer Guideline: guidance note produced by Fife Council.
Policy: a statement of attitude or intent in response to certain planning issues or circumstances.

Precautionary Principle: this principle states that if the impacts on the environment from a proposal or project are significant or not fully understood, that there should be measures put in place to prevent environmental detriment.

Prime agricultural land: Classes 1, 2 and 3.1 of the Macaulay soil survey of Scotland. The classes are termed “land capability” classes reflecting the range of crops which the different soils are able to sustain.

Private Sector Housing: housing for sale or rent provided by private developers or other commercial organisations. The term 'owner - occupied sector' excludes the private rented element.

Proposal: a specific development project which involves physical land use change. This doesn’t allow for supporting (non-land use) proposals.

Ramsar Site: a wetland site for birds protected through the Ramsar Convention on Wetlands of International Importance (1971). These sites contain habitats which have declined worldwide and are often important for waterfowl and other wetland birds.

Recommendation:  a statement on a land use matter where the Council has no direct control over implementation and where another body is asked to take action.

Regionally Important Geological /Geomorphological Site (RIGS): a geological or geomorphological site identified as being of local interest or value in educational or research terms.

Regulations: statutory instruments (legislation) which prescribe procedures to be adopted.

Renewable energy: energy that flows from the sun, wind and water. Also includes energy which can be generated from other “renewable” resources such as crops and waste.
Retail Impact Assessment: a detailed appraisal of the effects of a proposed retail development on the existing shopping facilities within the catchment of the proposal.

Retail Leakage: the net loss of retail expenditure from the population of a defined area to other places outside that area.
Retail Warehouse: a large individual retail store with at least 1000 square metres of selling space with car parking, selling non-food goods such as DIY, furniture/carpets, electrical goods, gardening goods, and toys.
Review: the revision by the Council of an adopted Local Plan, or of an approved Structure Plan, with a view to publishing a replacement plan.
Right of Way: a right of passage over private property by a route more or less defined, created by usage which exists through common law.

Scheduled Ancient Monument: a monument, existing above or below ground, which by virtue of its national archaeological importance has been statutorily protected under the Ancient Monuments and Archaeological Areas Act 1979.

Scottish Planning Policy (SPPs): guidance issued by the Scottish Executive and providing statements of Government policy on nationally important land use issues and other planning matters, supported, where appropriate, by a locational framework. The Scottish Executive is producing SPPs to replace NPPGs.
Scottish Water: the government body responsible for the water network.

Section 75 Agreement: legally binding agreement under the terms of Section 75 of the Town and Country Planning (Scotland) Act 1997 used to control matters outwith the scope of the land use planning system.

SEPA: The Scottish Environment Protection Agency.

Sequential approach: the preferred order of priority of locations for consideration of retail and associated leisure proposals. The order of preference is first – town centres – followed by – edge-of-town centres – followed by out-of-town centres.

Site of Importance for Nature Conservation (SINC): a site identified by a local authority as being of regional or local importance in terms of its nature conservation interest.

Site of Special Scientific Interest (SSSI): a site notified by Scottish Natural Heritage (SNH) under the Wildlife and Countryside Act 1981 as an area of land or freshwater, or seawater to the Mean Low Water Mark of Ordinary Spring Tides, which in the view of SNH is of special interest in a national context. SSSIs form the main national designation, which underpins other designations including those of international status.

Small Housing Sites: housing sites of fewer than 5 units.

Special Needs Housing: housing specifically intended for use by particular groups (e.g. older people with additional needs, those with disabilities, people with learning difficulties).

Structure Plan: part of the Development Plan prepared by the Council and setting out broad policy on matters such as housing, transport, infrastructure, economic development, and the environment.

Sui Generis: in a category of its own.

Superstore: a single level self-service store selling mainly food, or food and non-food goods, usually with at least 2,500 square metres of trading floorspace with dedicated car parking.

Sustainable development: economic and social development that meets the needs of the current generation without undermining the ability of future generations to meet their own needs.

Sustainable Urban Drainage System (SUDS): technique for dealing with problems of flooding and surface water quality using the best practicable environmental solution. 

Tay bridgehead: area in close proximity to southern landfall of the Tay Bridges. Includes Wormit, Newport-on-Tay and Tayport.

Traffic Calming: measures, often applied in residential areas, to reduce traffic speeds.

Transport Assessment: an assessment of the full transport impact of a development proposal.

Travel to Work Area (TTWA): Government-defined areas that show the employment catchment of the main towns in Scotland and which are used for presenting statistical data on employment.

Tree Preservation Order (TPO): an order made by the Council to ensure the efficient management of a tree or a group of trees.

Trunk Road: a major road which is the responsibility of the Scottish Executive. 

Use Classes Order: The Town and Country Planning (Use Classes) (Scotland) Order, 1997 defines 11 classes of development. Planning permission is required to change uses between classes.

Waste arisings: all waste materials to be disposed of.

Waste Management: the reduction, re-use, recovery, treatment, and disposal of waste.

Windfall site: a site not specifically allocated for development in a local plan but for which planning permission for development is granted. For the purposes of the Structure Plan, it is a site not included in the base effective housing land supply.
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