West and Central Planning Committee

® ¥,
Blended Meeting - Committee Room 2, 5th Floor, Fife House, FIfe
North Street, Glenrothes COUNCIL

Wednesday 26 June 2024 - 2.00 p.m.

AGENDA

Page Nos.
1. APOLOGIES FOR ABSENCE

2. DECLARATIONS OF INTEREST

In terms of Section 5 of the Code of Conduct, members are asked to declare
any interest in particular items on the agenda and the nature of the interest(s)
at this stage.

3. MINUTE - Minute of the meeting of West and Central Planning Committee of 4-6
29 May 2024.

4. CHANGE OF MEMBERSHIP

Committee to note that Councillor Carol Lindsay replaces Councillor Lesley
Backhouse as a member of the West and Central Planning Committee.

5. 21/00791/PPP - LAND TO SOUTH OF THE PIGGERY THE AVENUE 7—45
LOCHGELLY

A major residential development of residential units, associated car parking,
open space, landscaping, drainage and formation of new accesses onto The
Avenue, Lochgelly.

6. 23/02886/EIA - COMRIE COLLIERY SALINE ROAD KINNEDDAR 46 — 109

Major development: leisure & tourism, employment, retail, care village,
residential, renewable energy, open space, landscape works, paths &
associated works.

7. 23/00346/ARC - LAND TO SOUTH OF MAIN STREET COALTOWN OF 110 - 146
WEMYSS

Application for Matters Specified in Conditions for 125 residential units
(including 3 no Affordable Housing units) and associated infrastructure,
drainage and landscaping as required by condition 1 of 19/00385/PPP.

8. 23/00347/FULL - LAND TO SOUTH OF MAIN STREET COALTOWN OF 147 - 160
WEMYSS

Formation of SuDS basin and surface water outfall (associated with
application 19/00385/PPP).



9. 24/00542/ARC - LAND EAST OF RIVER LEVEN ELM PARK LEVEN 161 - 182

Approval of matters specified in conditions (Conditions 2 a) to c), e) to h) and
j) to y)) of planning permission in principle 23/02125/PPP for formation of
active travel network (Phases 1 and 2a).

10. 24/00646/FULL - LAND EAST OF RIVER LEVEN ELM PARK LEVEN 183 -197
Formation of footpath including installation of lighting columns.

11. APPLICATIONS FOR PLANNING PERMISSION DEALT WITH UNDER
DELEGATED POWERS

https://www.fife.qov.uk/kb/docs/articles/planning-and-
building2/planning/planning-applications/weekly-update-of-applications?2

Members are reminded that should they have queries on the detail of a report they
should, where possible, contact the report authors in advance of the meeting to seek
clarification.

Lindsay Thomson
Head of Legal and Democratic Services
Finance and Corporate Services

Fife House
North Street
Glenrothes
Fife, KY7 5LT

19 June, 2024

If telephoning, please ask for:

Emma Whyte, Committee Officer, Fife House 06 ( Main Building )
Telephone: 03451 555555, ext. 442303; email: Emma.Whyte @fife.gov.uk

Agendas and papers for all Committee meetings can be accessed on
www.fife.gov.uk/committees



https://www.fife.gov.uk/kb/docs/articles/planning-and-building2/planning/planning-applications/weekly-update-of-applications2
https://www.fife.gov.uk/kb/docs/articles/planning-and-building2/planning/planning-applications/weekly-update-of-applications2

BLENDED MEETING NOTICE

This is a formal meeting of the Committee and the required standards of behaviour and discussion
are the same as in a face to face meeting. Unless otherwise agreed, Standing Orders will apply to
the proceedings and the terms of the Councillors’ Code of Conduct will apply in the normal way

For those members who have joined the meeting remotely, if they need to leave the meeting for any
reason, they should use the Meeting Chat to advise of this. If a member loses their connection
during the meeting, they should make every effort to rejoin the meeting but, if this is not possible, the
Committee Officer will note their absence for the remainder of the meeting. If a member must leave
the meeting due to a declaration of interest, they should remain out of the meeting until invited back
in by the Committee Officer.

If a member wishes to ask a question, speak on any item or move a motion or amendment, they
should indicate this by raising their hand at the appropriate time and will then be invited to speak.
Those joining remotely should use the “Raise hand” function in Teams.

All decisions taken during this meeting, will be done so by means of a Roll Call vote.

Where items are for noting or where there has been no dissent or contrary view expressed during
any debate, either verbally or by the member indicating they wish to speak, the Convener will assume
the matter has been agreed.

There will be a short break in proceedings after approximately 90 minutes.

Members joining remotely are reminded to have cameras switched on during meetings and mute
microphones when not speaking. During any breaks or adjournments please switch cameras off.
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THE FIFE COUNCIL - WEST AND CENTRAL PLANNING COMMITTEE — BLENDED
MEETING

Committee Room 2, 5th Floor, Fife House, North Street, Glenrothes

29 May 2024 2.00 pm = 4.00 pm

PRESENT: Councillors David Barratt (Convener), Lesley Backhouse, Alistair Bain,

John Beare, James Calder, Dave Dempsey, Derek Glen, James
Leslie, Gordon Pryde, Sam Steele and Andrew Verrecchia.

ATTENDING: Mary Stewart, Service Manager - Major Business & Customer Service,

Emma Baxter, Planner and Bryan Reid, Lead Professional,
Development Management, Planning Services; Steven Paterson,
Solicitor, Gemma Hardie, Solicitor, Elona Thomson, Committee Officer
and Emma Whyte, Committee Officer, Legal and Democratic Services.

APOLOGIES FOR Councillors lan Cameron and Altany Craik
ABSENCE:

169.

170.

171.

DECLARATIONS OF INTEREST

Councillor Barratt declared an interest in Para 175 below — 20/03227/ARC
Kincardine Eastern Expansion — as he was the author of one of the supporting
documents for the application.

Councillor Steele declared an interest in Para 175 below — 20/03227/ARC
Kincardine Eastern Expansion — as she had expressed a view on the
development.

Councillor Steele advised that she had connection to Paras 173 and 174 below —
24/00624/FULL and 24/00625/LBC Main Street, Valleyfield — by virtue of having
had discussions with council officers and Low Valleyfield Community Council on
the application. However, having applied the objective test, she concluded that
she had no interest to declare.

MINUTE

The committee considered the minute of the West and Central Planning
Committee of 1 May 2024.

Decision
The committee agreed to approve the minute.
23/03086/FULL - DUNCAN CRESCENT, DUNFERMLINE

The committee considered a report by the Head of Planning relating to an
application a change of use from storage building (Class 6) to internal seating
area (Class 3) and formation of outside seating area (retrospective).

Decision



172.

173.

174.
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The committee agreed to refuse the application for the two reasons detailed in the
report and that appropriate enforcement action be taken with respect to the
unauthorised activity.

23/01581/FULL - HENDRY ROAD, KIRKCALDY

The committee considered a report by the Head of the Planning Services relating
to an application for the erection of a mixed use development (Class 4, 5), self
storage (Class 6) and bakery (Class 1A) including access, car park and
landscaping.

Decision

The committee agreed (1) to approve the application subject to appropriate
conditions and attendant reasons therefor; and (2) delegated to the Head of
Planning Services, in consultation with the Head of Legal and Democratic
Services and in agreement with the Convener to finalise the full terms of the
appropriate conditions and reasons therefor to ensure that the formal Decision
Notice was issued without undue delay.

24/00624/FULL - MAIN STREET, VALLEYFIELD

The committee considered a report by the Head of Planning Services relating to
an application for the erection of two 1.5 storey extensions to rear and side of
dwellinghouse, alterations to boundary walls and installation of gate (part
retrospective).

Decision

The committee agreed to refuse the application for the reason set out in the report
and that appropriate enforcement action be taken with respect to the
unauthorised works.

24/00625/LBC - MAIN STREET, VALLEYFIELD

The committee considered a report by the Head of Planning Services relating to
an application for Listed building consent for erection of two 1.5 storey extensions
to rear and side of dwellinghouse, installation of replacement roof and windows,
re-rendering, alterations to boundary walls, installation of gate and formation of
new openings.

Officers provided a verbal update advising that one representation had been
received which had not been referred to in the report. This neither formally
objected nor supported the proposal however sought clarification from the
planning authority regarding the different positions taken between this application
and planning applications submitted for a nearby site with regard to flood risk.

With regard to paragraph 2.2.6. of the report regarding the front door, it is stated
that this would be of an aluminium finish which would not be supported due being
modern and therefore not appropriate or in keeping. However, the door on the
principal elevation is actually to remain as the door currently in this location which
is timber. As such, this aspect of the proposed works would be considered to
preserve the character & historic fabric of the B-listed building and is therefore
considered acceptable.
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Decision

The committee agreed to refuse the application for the reason set out in the report
and that appropriate enforcement action be taken with respect to the
unauthorised works.

The meeting adjourned at 3.15 pm and reconvened at 3.20 pm.

Councillors Barratt and Steele left the meeting prior to consideration of the following item
having earlier declared an interest.

Councillor Glen, Depute Convener took over as chair.

175.

176.

20/03227/ARC - KINCARDINE EASTERN EXPANSION

The committee considered a report by the Head of Planning Services relating to
an application for approval of matters specified by condition 1 of 17/02330/PPP
for erection of 507 dwellinghouses (including 80 affordable units), 36 flatted
dwellings, retail units and associated access, roads, parking, open space, SuDS,
landscaping, public art and infrastructure.

Decision
The committee agreed:-

(1) to approve the application subject to the 38 conditions and for the reasons
detailed in the report;

(2)  the conclusion of an amended legal agreement to reflect the updated
position for providing affordable housing agreed through this AMSIC
application;

(3) that authority be delegated to the Head of Planning Services, in
consultation with the Head of Legal & Democratic services, to negotiate
and conclude the legal agreement through Section 75A of the Town and
Country Planning (Scotland) Act 1997 (As amended); and

(4) that should no agreement be reached within 6 months of the committees
decision, authority be delegated to the Head of Planning Services, in
consultation with the Head of Legal & Democratic Services, to refuse the
application.

APPLICATIONS FOR PLANNING PERMISSION DEALT WITH UNDER
DELEGATED POWERS

The committee noted the applications dealt with under delegated powers since
the last meeting.



West and Central Planning Committee

Fifex

COUNCIL

26 June 2024
Agenda Item No. 5

Application for Planning Permission in Principle Ref: 21/00791/PPP
Site Address: Land To South Of The Piggery The Avenue Lochgelly
Proposal: A major residential development of residential units,

associated car parking, open space, landscaping, drainage
and formation of new accesses onto The Avenue, Lochgelly.

Applicant: Omnivale Ltd, Manor House Farm Retford
Date Registered: 19 March 2021

Case Officer: Steve lannarelli

Wards Affected: W5RO08: Lochgelly, Cardenden And Benarty

Reasons for Referral to Committee

This application requires to be considered by the Committee because the application is for a
Major Development in terms of the Town and Country Planning (Hierarchy of Developments)
(Scotland) Regulations 2009

Summary Recommendation

The application is recommended for: Conditional Approval

1.0 Background

1.1 The Site

1.1.1 The application site comprises an area of undeveloped non-prime agricultural land
extending to approximately 6.8 hectares in size on the southern side of The Avenue in
Lochgelly. The site slopes gently from the north to south-east. It is generally characterised by its
use for agriculture (arable farming) with a modest hedgerow running along the site’s northern
boundary and a tree-belt running along the north-western corner of the site. The Avenue
bounds the site to the north and runs east-west along the site’s frontage. To the east and west
lie agricultural fields, with an existing residential property and other residential dwellings located
to the north-west. To the north of the site, beyond the Avenue, lies a new residential
development nearing completion. Core Paths also bound the site to the east and west,
connecting this part of Lochgelly to the wider footpath and cycling network. The site is also
located within an area identified by the Coal Authority as a Development High Risk Area. The
southern part of the site is also within a pipeline hazard consultation zone relating an existing
gas pipeline running to the south and east of the site.



1.1.2 The site is allocated for future development within the Adopted FIFEplan 2017 (FIFEplan)
as part of the Lochgelly Strategic Land Allocation (SLA) — Reference LGY 007. The site is also
subject to a non-statutory Lochgelly Supplementary Planning and Transport Guidance (2011)
which outlines broad urban design and sustainable development principles for the wider
Lochgelly SLA. It was adopted in September 2011. Lochgelly SLA comprises multiple parcels of
land totalling approximately 174 hectares that circle the existing Lochgelly settlement. The site
sits within the southern part of the Lochgelly SLA.

1.1.3 The FIFEplan allocation sets out a series of site-specific requirements for future
development for the Lochgelly SLA. Relevant objectives include:

2,550 houses including a minimum 5% affordable units.

36ha employment land; 12 ha at the east of Lochgelly north east and 24 ha at Lochgelly
east are identified for employment use.

Community facilities including healthcare.
A new primary school with associated recreation and play facilities.
A contribution to the Secondary School.

Park and play area provision and/or contribution to enhancement of greenspaces close to
residential areas.

Structural landscaping.

New and enhanced footpath/cycle routes linking to existing core paths, and surrounding
parks/leisure facilities.

Sustainable urban drainage systems based on the appropriate assessments of drainage
requirements for the whole development area and designed to function as an integral part of
the development.

Access/junction upgrades (as identified in the Lochgelly Transport Assessment or
information that supersedes that document).

Introduction of a new/enhanced bus service to provide a sustainable and alternative mode
of travel to key destinations within the town.

Recycling facilities.

CHP/Renewable provision for on-site energy generation.

Health and Safety Executive’ pipeline consultation zones must take account of the HSE
Planning Advice for Development near Hazardous Installations (PADHI) guidance. The

scale and type of development (in particular residential development) within these zones will
be restricted.

A flood risk assessment should be undertaken prior to development on Lochgelly North,
Lochgelly East and Lochgelly south sites.

Buffer strips are required along any watercourses. These buffer strips should be a minimum
of 6m on either side of the watercourse, as measured from the top of the bank.

Attention is drawn to the possibility of shallow coal deposits: the potential for extraction prior

to or as part of any development shall be investigated.

Green Network principles which seek to:

o capitalise on existing landscape greenspace assets in forming a development strategy
for the area;

o provide high quality landscape with pedestrian and cycle links including connection to
existing Dunfermline-Kirkcaldy cycleway and the wider countryside;

o establish a high quality off-road active travel connection east-west along the Avenue, as
a key ‘missing link’.

o Develop a new high quality landscape edge to the settlement along the southern

boundary of the site, which incorporates active travel provision as part of a Lochgelly
south round route.



1.1.2 LOCATION PLAN
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1.2 The Proposed Development

1.2.1 The proposed development comprises an application for planning permission in principle
for 145 residential units, associated car parking, open space, landscaping, drainage and
formation of new accesses onto The Avenue in Lochgelly.

1.2.2 The development proposals are set out within the Development Framework
accompanying the application which outlines general design principles and conceptual
approaches that form an indicative layout showing residential pods, roads, open space, SUDS
features, footpaths and structure planting. The Development Framework identifies that the
residential development pods would be located within the central and northern parts the site,
avoiding an existing gas pipeline exclusion zone. The remaining areas in the south of the site
are nominated as open space and green space. The development would be set back from the
north-western boundary, away from the existing residential dwelling at The Piggery with
structure planting shown around this existing property. A primary access is located to the west
of the site, connecting into The Avenue and facilitating creation of a link road running south
through the western part of the site before turning west to create a connection into the adjacent
land, which forms part of the Lochgelly SLA. It is anticipated that the proposed development
would be delivered within one development.

1.3 Relevant Planning History

19/03377/SCR — An Environmental Impact Assessment (‘EIA’) Screening Request for
residential development and associated facilities such as roads, drainage infrastructure, open
space and landscaping was determined in December 2019 confirming that no EIA would be
required to accompany any future planning application.



19/01433/PAN — A Proposal of Application Notice (PAN) to agree the pre-application
consultation approach for proposed residential development, associated car parking, open
space, landscaping, drainage and formation of new access was approved in June 2019.

1.4 Application Procedures

1.4.1 Under Section 25 of the Town and Country Planning (Scotland) Act 1997, the
determination of the application is to be made in accordance with the Development Plan unless
material considerations indicate otherwise. The Development Plan comprises of National
Planning Framework 4 (2023) and FIFEplan Local Development Plan (2017).

1.4.2 The application was advertised in the Courier on 8" April 2021 for neighbour notification
purposes.

1.4.3 The application site was visited by the case officer to inform the assessment of the
proposed development. To aid Elected Members in their determination of the application, the
Council’s photographer has also visited the site to gather drone footage.

1.5 Relevant Policies

National Planning Framework 4 (2023)
Policy 1: Tackling the climate and nature crises

To encourage, promote and facilitate development that addresses the global climate emergency
and nature crisis.

Policy 2: Climate mitigation and adaptation

To encourage, promote and facilitate development that minimises emissions and adapts to the
current and future impacts of climate change.

Policy 3: Biodiversity

To protect biodiversity, reverse biodiversity loss, deliver positive effects from development and
strengthen nature networks.

Policy 4: Natural places
To protect, restore and enhance natural assets making best use of nature-based solutions.
Policy 5: Soils

To protect carbon-rich soils, restore peatlands and minimise disturbance to soils from
development.

Policy 6: Forestry, woodland and trees
To protect and expand forests, woodland and trees.
Policy 7: Historic assets and places

To protect and enhance historic environment assets and places, and to enable positive change
as a catalyst for the regeneration of places.

Policy 11: Energy

To encourage, promote and facilitate all forms of renewable energy development onshore and
offshore. This includes energy generation, storage, new and replacement transmission and
distribution infrastructure and emerging low-carbon and zero emissions technologies including
hydrogen and carbon capture utilisation and storage (CCUS).

Policy 12: Zero Waste
To encourage, promote and facilitate development that is consistent with the waste hierarchy.
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Policy 13: Sustainable transport

To encourage, promote and facilitate developments that prioritise walking, wheeling, cycling and
public transport for everyday travel and reduce the need to travel unsustainably.

Policy 15: Local Living and 20 minute
neighbourhoods

To encourage, promote and facilitate the application of the Place Principle and create
connected and compact neighbourhoods where people can meet the majority of their daily
needs within a reasonable distance of their home, preferably by walking, wheeling or cycling or
using sustainable transport options.

Policy 14: Design, quality and place

To encourage, promote and facilitate well designed development that makes successful places
by taking a design-led approach and applying the Place Principle.

Policy 16: Quality Homes

To encourage, promote and facilitate the delivery of more high quality, affordable and
sustainable homes, in the right locations, providing choice across tenures that meet the diverse
housing needs of people and communities across Scotland

Policy 18: Infrastructure first

To encourage, promote and facilitate an infrastructure first approach to land use planning, which
puts infrastructure considerations at the heart of placemaking.

Policy 19: Heat and cooling

To encourage, promote and facilitate development that supports decarbonised solutions to heat
and cooling demand and ensure adaptation to more extreme temperatures.

Policy 20: Blue and green infrastructure

To protect and enhance blue and green infrastructure and their networks

Policy 21: Play, recreation and sport

To encourage, promote and facilitate spaces and opportunities for play, recreation and sport.
Policy 22: Flood risk and water management

To strengthen resilience to flood risk by promoting avoidance as a first principle and reducing
the vulnerability of existing and future development to flooding.

Policy 23: Health and safety

To protect people and places from environmental harm, mitigate risks arising from safety
hazards and encourage, promote and facilitate development that improves health and
wellbeing.

Policy 24: Digital infrastructure

To encourage, promote and facilitate the rollout of digital infrastructure across Scotland to
unlock the potential of all our places and the economy.

Adopted FIFEplan (2017)

Policy 1: Development Principles

Development proposals will be supported if they conform to relevant Development Plan policies
and proposals, and address their individual and cumulative impacts.

Policy 2: Homes

Outcomes: An increase in the availability of homes of a good quality to meet local needs. The
provision of a generous supply of land for each housing market area to provide development
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opportunities and achieve housing supply targets across all tenures. Maintaining a continuous
five year supply of effective housing land at all times.

Policy 3: Infrastructure and Services

Outcomes: New development is accompanied, on a proportionate basis, by the site and
community infrastructure necessary as a result of the development so that communities function
sustainably without creating an unreasonable impact on the public purse or existing services.

Policy 4: Planning Obligations

Outcomes: New development provides for additional capacity or improvements in existing
infrastructure to avoid a net loss in infrastructure capacity.

Policy 10: Amenity
Outcome: Places in which people feel their environment offers them a good quality of life.
Policy 11: Low Carbon Fife

Outcome: Fife Council contributes to the Climate Change (Scotland) Act 2009 target of reducing
greenhouse gas emissions by at least 80% by 2050. Energy resources are harnessed in
appropriate locations and in a manner where the environmental and cumulative impacts are
within acceptable limits.

Policy 12: Flooding and the Water Environment

Outcome: Flood risk and surface drainage is managed to avoid or reduce the potential for
surface water flooding. The functional floodplain is safeguarded. The quality of the water
environment is improved.

Policy 13: Natural Environment and Access

Outcomes: Fife's environmental assets are maintained and enhanced; Green networks are
developed across Fife; Biodiversity in the wider environment is enhanced and pressure on
ecosystems reduced enabling them to more easily respond to change; Fife's natural
environment is enjoyed by residents and visitors.

Policy 14: Built and Historic Environment

Outcomes: Better quality places across Fife from new, good quality development and in which
environmental assets are maintain, and Fife's built and cultural heritage contributes to the
environment enjoyed by residents and visitors.

Supplementary Guidance

Supplementary Guidance: Making Fife's Places (2018)

Making Fife's Places Supplementary Guidance sets out Fife Council's expectations for the
design of development in Fife.

Supplementary Guidance: Low Carbon Fife (2019)
Low Carbon Fife Supplementary Planning Guidance provides guidance on:

e assessing low carbon energy applications;

e demonstrating compliance with CO2 emissions reduction targets and district heating
requirements; and

e requirements for air quality assessments.

Supplementary Guidance: Affordable Housing (2018)

Supplementary Planning Guidance on Affordable Housing sets out requirements for obligations
towards affordable housing provision from housing development in Fife.

Planning Policy Guidance
Planning Policy Guidance: Lochgelly Planning and Transportation Guidance
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The Lochgelly Supplementary Planning and Transport Guidance provides guidance on urban
design and sustainable development for an area in and around Lochgelly.

Planning Policy Guidance: Planning Obligations Framework Guidance (2017) (endorsed as a
material consideration By Fife Council Cabinet Committee in 2022)

Planning Obligations Framework guidance seeks to ensure that new development addresses
any impacts it creates on roads, schools and community facilities. It assists the development
industry to better understand the costs and requirements that will be sought by Fife Council and
provides certainty to communities and public bodies that new development will have no
negative impact.

Planning Policy Guidance: Development and Noise (2021)

Policy for Development and Noise looks at both noisy and noise sensitive land. Noise sensitive
developments may need to incorporate mitigation measures through design, layout,
construction or physical noise barriers to achieve acceptable acoustic conditions.

Planning Customer Guidelines

Daylight and Sunlight

Design and Access Statements

Garden Ground

Coal Mining Areas

Trees and Development

2.0 Assessment

2.1 Relevant Matters

The matters to be assessed against the development plan and other material considerations
are:

e Principle of Development

e Design and Layout/Visual Impact

¢ Residential Amenity

e Transportation/Road Safety

e Flooding and Drainage

e Contaminated Land and Air Quality
e Natural Heritage and Trees

e Sustainability

e Developer Contributions

o Affordable Housing

e Open Space and Play Areas

e Public Art

e Education

e Strategic Transport Interventions

e Other Infrastructure Considerations
e Community Benefit
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2.2  Principle of Development

2.2.1 NPF4 Policies 15 and 16 of FIFEplan (2017) Policies 1 and 2, Fife Council's Strategic
Housing Investment Plan 2023/24 - 2027/28, Fife Council's Housing Land Audit (HLA) 2022 and
the Housing Need and Demand Assessment 2 (HNDAZ2) apply with regard to the principle of
development for this proposal.

2.2.2 The principle of development for the proposal is tested against the above NPF4 and
FIFEplan policies, including the site’s allocation within the Lochgelly SLA and the corresponding
site-specific policies.

2.2.3 NPF4 Policy 16 (Housing Quality) sets the current framework to assess the principle of
development for residential development within the site. Policy 16a) outlines that development
proposals for new homes on land allocated for housing in a Local Development Plan will be
supported. As outlined above, the site’s allocation within part of the Lochgelly SLA — and its
designation for large-scale housing delivery — establishes support for the principle of
development for housing within the site based on NPF4.

2.2.4 With respect to FIFEplan, the site is located within the Lochgelly Settlement Boundary and
the principle of future development is defined by FIFEplan Allocation LGY007. Policy 1 of
FIFEplan states that the principle of development will be supported if it is either within a defined
settlement boundary and complies with policies for the location or in a location where the
proposed use is supported by FIFEplan. The proposal must then meet the criteria set out within
parts B and C of Policy 1. Where relevant, these will be addressed in subsequent sections of
this report. Consequently, the principle of residential development in this location is therefore
accepted by complying with Policy 1 part A of FIFEplan subject to compliance with other policy
requirements (discussed below). In summary, the site is within a defined settlement boundary
where housing is supported and complaint with the policies for that location.

2.2.5 Turning to FIFEplan Allocation LGY007, the following provides an assessment of the
relevant site-specific requirements and prospective compliance with the relevant criteria to
consider the relevant land use implications.

2.2.6 Similar to FIFEplan Policy 1, the proposal complies with Allocation LGY0O07 in that is
seeks approval for residential development within a site allocated for housing as part of the
Lochgelly SLA. No specific requirements are identified for each parcel of land forming the
Lochgelly SLA and only a total indicative site capacity for the full SLA is nominated at 2,550
residential units. The site capacity is indicative given that it is only based on an estimated
capacity without any detailed assessment of potential constraints. As such, given that a more
detailed review of potential constraints impacting the design and future delivery of residential
development on the site has now been provided within the applicants’ submission, the proposal
of up to 145 residential units within this part of the SLA is acceptable in principle based on the
indicative design and development strategy for the site’s future development within the
accompanying Masterplan Development Framework. However, this is subject to detailed
consideration as part of any future Approval of Matters Specified in Conditions Applications
(‘ARC’) to ensure that any future detailed layout could meet the design, amenity and
infrastructure requirements and other specific site allocation requirements for the site.

2.2.7 In terms of infrastructure delivery, please see the corresponding Infrastructure sections
within this report which outline that infrastructure requirements including transportation,
education, flooding and other requirements could be met, subject to more detailed assessments
and/or relevant development contributions.

2.2.8 With respect to other LGY 007 Allocation requirements, 5% affordable housing would be
secured via a S75 Legal Agreement (S75) according with the affordable housing requirements
of the allocation. Moreover, the site is identified for residential use within the allocation and
therefore, other parcels of land forming part of the SLA could accommodate future employment,
recycling facilities and community facilities, complying with the site-specific requirements.
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2.2.9 A Flood Risk Assessment and Drainage Strategy accompany the application, and both are
discussed in more detail within the Flooding considerations section of this report below. This
also includes a review of potential risk including climate change allowances and indicative
drainage infrastructure to accommodate overland flow requirements within the site.

2.2.10 In relation to open space, greenspace, play areas and structural landscaping, it is
acknowledged that the site represents only a small fraction of the total LGY 007 allocation. On
this basis, the masterplan shows future delivery of extensive open and green space areas far in
excess of the minimum requirements for a proposal of this scale, alongside sufficient areas for
potential strategic landscaping. Opportunities for play provision can be assessed as part of
future detailed design applications. Given the above, it is considered that the proposal would
meet the terms of the Allocation.

2.2.11 The Masterplan Development Framework also identifies a series of accessible routes
through the site, including enhanced 3m+ footpath cycleways linked to the existing Core Path
network. This would create improved connectivity within this part of Lochgelly in line with the
allocation requirements.

2.2.12 Land has also been identified in the Masterplan Development Framework to create
sufficient no-build safeguarded areas or reduced development density to protect existing
potentially hazardous pipelines and create sufficient buffer zones that will protect the amenity of
future residents. These would meet the terms of the allocation, subject to detailed designs being
agreed with the Health and Safety Executive.

2.2.13 With respect to Combined Heat and Power / Renewable energy generation, the
Masterplan Development Framework includes sufficient futureproofing opportunities to allow for
soft-service strips that could accommodate future heat network pipe runs and indicative
development framework for the Lochgelly South part of the SLA. It suggests that future sub-
stations to accommodate any future network could be accommodated within these later phases
of development. This arrangement accords with the requirement of the site-specific allocation.

2.2.14 In terms of the criteria within the Green Network Requirements there is a need to
capitalise on existing landscape greenspace assets in forming a development strategy and
provide high quality pedestrian and cycling links and a high quality off road active travel route
east-west. The Masterplan Development Framework sets sufficient active travel and green
corridors to address these requirements, including sufficient connections running east-west
through the site, and away from the busier road network. This approach addresses the green
network priories for this part of the SLA and the respective allocation requirements.

2.2.15 Given the collapse of the domestic coal market in 2013, it is accepted that the extraction
of any remaining coal reserves as part of the development is no longer a realistic option. The
potential for shallow coal deposits is also noted within the accompanying Mining Risk report and
notes a series of recommendations for future intrusive investigations to consider what future
mitigation and remediation may be required. This would satisfy the requirements of the
allocation with respect to this issue.

2.2.16 In terms of future-proofing for bus services, the Masterplan Development Framework
identifies a spine road through the site that could be designed to accommodate future bus
services should private operators be interested. Such design requirements would be specified
within any future detailed design and this arrangement accords with the respective allocation
requirements.

2.2.17 Requirements to assess and undertake relevant strategic transport improvements is also
addressed in detail below — which outlines that the relevant upgrades will be addressed via
developer contributions and secured via S75 legal agreement. This would accord with the site-
specific requirements with respect to this issue. Contributions would also be received towards
education infrastructure improvements to accommodate education demand form the proposal.
These would also be secured via a S75 legal agreement.
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2.2.18 Overall, the proposal meets the relevant policy terms of FIFEplan Allocation LGY 007 as
it would deliver the strategic site-specific requirements of this Allocation. The proposal would
deliver a suitable Masterplan Development Framework accommodating a suitable design and
delivery strategy for the site’s future development whilst meeting the other relevant policy
requirements and sufficient infrastructure provision. The development is therefore considered to
comply in principle with FIFEplan Policy 1. It would also accord with NPF4 Policy 16 as it would
deliver residential development on a site allocated for housing within a Strategic Land
Allocation. The principle of development is therefore supported by the Development Plan. This
position is accepted subject to conditions requiring detailed assessments as part of future
applications for detailed design to ensure compliance with the remaining Development Plan
policy framework, as assessed below.

2.3 Design And Layout / Visual Impact

2.3.1 NPF4 Policies 3, 4, 12, 13, 14, 15, 16, 20, 21 and 23, FIFEplan Policies 1, 10, 13 and 14,
Making Fife's Places Supplementary Guidance (2018) and Designing Streets (2010) apply with
consideration of the design and layout of the proposed development.

2.3.2 A Development Framework for the has been prepared which assesses development
constraints and opportunities within the site and includes a series of high-level design principles
and a well-defined design rationale that articulates the future design requirements for
development pods, open space, accessibility and other design matters related to the site’s
future development. This includes strategic design principles and placemaking objectives that
should be taken forward for the site’s future development as part of any detailed design.

2.3.3 The development proposals set out within the Development Framework identify the
indicative location of residential development pods within the centre, north and west of the site,
avoiding the aforementioned pipeline exclusion zone. The southern part of the site is identified
as open space with SuDS infrastructure, including a SuDS Basin, located within the eastern part
of the site and a linear filter trench running north-south along the site’s eastern boundary. The
development would be set back from the existing residential dwelling at The Piggery and
structure planting is shown around its boundary. Primary access is located to the west of the
site, connecting into The Avenue and facilitating the creation of a link road running south
through the western part of the site, before turning west to create a connection into the adjacent
land, which forms part of the Lochgelly SLA. A secondary access would be provided to The
Avenue, linking the secondary road network within the site to The Avenue.

2.3.4 The development principles within the Development Framework have also been assessed
against the six qualities of successful places and other relevant planning policies and
demonstrate how the placemaking principles within Making Fife's Places could be successfully
applied, subject to more detailed designs being reviewed as part of future applications. An
indicative layout has then been included within the Development Framework which shows how
the site could be developed, in line with these strategic design principles and parameters. It sets
out the indicative arrangement of future residential development pods and non-development
parcels including open spaces, footpaths, drainage roads infrastructure.

2.3.5 The Development Framework successfully identifies broad design criteria which set out
prescribed design features which the detailed design will require to respond to. This accords
with NPF4 Policy 14 and the ‘six qualities of successful place’ subject to review of future
detailed designs. The Development Framework also includes suitable accessibly linkages to
facilitate easy walking, wheeling and cycling within and beyond the site. Visually, the proposal
would include suitable strategic landscaping and structure planting to allow is to establish a form
of a residential development anticipated by an urban expansion of this part of the SLA within
Lochgelly and establish a scale contemplated by the site’s allocation within the SLA.

2.3.6 In terms of accessibility and how future road design could impact future development
parameters, clear reference is made within the Development Framework to the principles within
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Designing Streets Policy Guidance, Making Fife’s Places and sustainability and how this would
influence the shape and form of the residential development pods and how these areas would
relate to the road and street network.

2.3.7 The Development Framework also includes a Landscape Masterplan which sets out a
series of landscape principles to be followed. This includes a southern landscape buffer to
provide an attractive transition between development and the wider countryside to the south
and east. It generally leaves the southern and eastern edges of the site open, to create a
meadow grass greenspace that helps with the above rural to urban transition and creates
usable, attractive and biodiverse open spaces for future residents. Tree planting is also
proposed along the western boundary, along the core path route, and along the primary spine
road to create an appropriate green network along these routes. Collectively, these result in an
acceptable landscape framework for the site’s future delivery and accord with the corresponding
Development Plan policy principles in this regard.

2.3.8 The Development Framework is based on a review of the existing character and
architectural context as the basis for future design principles. It then introduces important design
features that require to be incorporated into any detailed designs. This includes orientating
dwellings towards the spine road for enhanced connectivity and creating character transition
nodes introducing design features into key areas to create a sense of place. This is particularly
important along the western boundary where the spine road meets the next parcel of land within
the Lochgelly SLA. Green nodes are also included as an important design principle within the
south-western corner of the site, to create differentiation between green routes and amenity
open spaces. Design principles then introduce requirements for a clear street hierarchy that
creates a clear definition between primary, secondary and tertiary roads and between public
footpath and cycleways. This includes opportunities for dwellings to orientate to the street, be
positioned ‘forward’ toward the carriageway or to introduce private access or shared driveways
that will establish varied accessibility principles and a mix of building placements. Defined
character area features have also been introduced into the Development Framework which
includes a future transition zone along the existing core path to the west of the site, This would
create active frontages and built form that faces the existing core path and would allow for
successful integration with future development opportunities on the adjacent development site.
Cumulatively, these design features are welcomed and would enhance the overall design
rationale and create an acceptable design solution for the site’s future development, subject to
detailed designs being informed by and assessed through the design requirements.

2.3.9 The Council’s Urban Design Officer was consulted on the original Development
Framework and provided a series of recommendations required to enhance the urban design
principles for the site’s future development. Various amendments to the development framework
were undertaken to address these comments. The Urban Design Officer was re-consulted on
the final version of the Development Framework and did not object, accepting the updated
document and agreeing that the Development Framework was acceptable. An Indicative
Masterplan Report for Lochgelly South was also prepared by the applicant to provide a
designed masterplan outlining how strategic transport and design principes could address the
high-level aspirations within the non-statutory Lochgelly Supplementary Planning and Transport
Guidance (2011). This Indicative Masterplan Report for Lochgelly South covered the southern
part of the wider Lochgelly SLA (i.e. the SLA allocation south of The Avenue). It includes a
series of strategic design parameters showing how the site would be integrated with the
remainder of Lochgelly South and how strategic transport connectivity, landscape and open
space principles could be addressed. Whilst this document is indicative, it is extremely well-
constructed and provides a co-ordinated, functional design approach outlining how the site
could be developed, cognisant of the cumulative development principles within the remainder of
the Lochgelly South part of the SLA. This document, requested by the Urban Design Officer,
was welcomed and successfully addresses aspirations to demonstrate how design and
development objectives within this part of the SLA (i.e. Lochgelly South) could be achieved.
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2.3.10 Turning to landscape and visual impacts, the applicant submitted a landscape and visual
impact assessment (LVIA) assessing key visual receptors and 11 viewpoints which provides an
appropriate broad overview of the potential landscape and visual impacts of the proposal. The
report acknowledges the site’s allocation and capacity to accommodate future development and
to Fife Council’'s Screening Opinion, where the effects were identified as local. The report
concludes that Landscape and visual effects would be limited in terms of their geographic
extents, with minimal impacts on wider landscape character or visual amenity. These are
considered to be consistent with what would be expected of any residential development and
are an inevitable consequence of development of the type proposed. The Urban Design Officer
accepted this position and did not object to the proposal on landscape or visual amenity
grounds. Specifically, given the site allocation within FIFEplan - which establishes the principle
of development within the site - and the general assessment/conclusion of the LVIA, the
proposed development could be accommodated without significant harm to the wider landscape
context. This complies with the Development Plan policy principles with respect to landscape
and visual impacts.

2.3.11 Overall, the Development Framework and the Lochgelly South indicative Masterplan are
considered acceptable for this stage of the development process and comply with the Allocation
Policy LGY 007 and NPF4 Policies 3, 4, 12, 13, 14, 15, 16, 20, 21 and 23 and Policies 1, 10 and
14 of FIFEplan (2017) . The strategic design principles and design rationale for the site’s future
development are acceptable and provide important design principles that set out the design
rationale for the site’s future development. A condition should be included on any issued
permission ensuring that the Development Framework for the site is approved and sets the
design parameters for future detailed design applications. The proposed development would
thus result in acceptable design and visual impacts subject to detailed designs being considered
as part of any future applications.

2.4  Residential Amenity

2.4.1 NPF4 Policies 14, 16, and 23, FIFEplan Policies 1 and 10, Fife Council Policy for
Development and Noise (2021), Fife Council Customer Guidelines on Daylight and Sunlight
(2018), Garden Ground (2016) and Minimum Distances between Window Openings (2011)
apply in terms of residential amenity.

2.4.2 In addition, a briefing note has been issued by the Royal Environmental Health Institute for
Scotland (REHIS). This sets out considerations for noise impact in terms of development and
the appropriate noise levels which should be achieved, stating that only in exceptional
circumstances should satisfactory internal noise levels only be achievable with windows closed
and other means of ventilation provided.

2.4.3 Fife Council’s guidance ‘Noise Guidance for New Developments’ brings together the
methodology to assess the impact of noise from development from the guidance and legislation
to specify noise standard expectations for existing and future receptors following development
and this is based on the WHO Guidelines (2015). As with the REHIS guidance, exceptional
circumstances criteria have been included where the upper limit on noise standards and a
closed window approach can be considered. The following examples are provided as benefits of
the development which might allow the planning authority to consider the development to be an
exceptional circumstance:

- Deliver high-quality, well-designed development which incorporates the principles set out in
Making Fife’s Places and Designing Streets;

- Delivering mixed use sustainable communities.

- Secure appropriate redevelopment of brownfield sites;

- Promoting higher levels of density near transport hubs,

- Securing higher density development in town centres and larger urban settlements;

- Development which secures the long-term future of a listed building, the character of a
conservation area or other heritage asset;
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- Achieving low/ zero carbon development.

2.4.4 As the Council’s guidance has been through public consultation, approved by Committee
and provides a local context, it has been given a greater status in terms of material
consideration for the purpose of this report than the REHIS guidance.

2.4.5 Objectors raised concerns about potential noise impacts. The proposal for residential
development itself would not give rise to any unacceptable noise impacts during operation,
However, it could result in temporary noise impacts during construction, albeit these could be
managed. In response to this, potential noise impacts associated with construction activities
have been considered and a condition would be required seeking approval of a Construction
Environmental Management Plan as part of detailed applications to identify potential measures
required during construction to minimise potential noise impacts to any nearby residents.

2.4.6 In terms residential amenity, objectors also raised concerns that the proposed
development would result in detrimental residential amenity impacts to the nearby residential
properties including to residents of The Piggery, the closest residential property located to the
north-west of the site. This application considers the principle of residential development on the
site and therefore only the indicative location of future residential pods has been considered.
Detailed designs as part future detailed applications would allow for potential impacts on
residential amenity to be fully assessed with respect to loss of sunlight, daylight and privacy.
However, no significant impact is likely as the Development Framework shows that the
development area would be set back from this property and include a sufficient landscape buffer
between any future residential development pods. The visual amenity for these properties would
require further assessment with the future applications but again this impact would be dictated
by detailed design.

2.4.7 Public Protection has been consulted on the application and accepted the conclusions of
the Noise Assessment report. They initially queried whether potential impacts could arise from
surrounding non-residential uses including nearby employment, wind turbine, petrochemical
plant and other SEPA license activities. Once the updated information was reviewed, Public
Protection accepted that these nearby uses would not impact on the amenity of future residents
as the noise generation from such uses had already been incorporated into the original Noise
Assessment. They requested conditions to show compliance with the respective garden ground
and internal noise levels nominated above.

2.4.8 Turning to the exceptional circumstances guidance above, the proposed development
would meet the criteria of the exceptional circumstances in that approval of this development
would help achieve the objectives set out within FIFEplan through the delivery of part of the
Lochgelly SLA. The design concepts with the Development Framework would help to deliver
high-quality, well-designed development achieving the principles set out in Making Fife’s Places
and Designing Streets. Whilst this would not be required for internal noise limits (see
commentary below), a higher average noise limit of 55dB could be considered for garden
ground noise in lieu of the lower 50dB average. The sound levels would still be within
acceptable limits but at the higher end and could avoid unsightly barriers or larger standoff
distances unless absolutely required. The final noise mitigation solution would be determined
through the detailed design, however, flexibility of future mitigation options should be included.
This would be based on all reasonable measures being taken to attempt to meet the lower
standard (of 50dB) subject to good design principles.

2.4.9 With respect to external garden ground noise, the Noise Assessment outlines that noise
mitigation measures would be required to attenuate potential road traffic noise from the north.
This included scope for a 1.3 metre high acoustic fence along parts of residential properties
whose gardens would face The Avenue. The Noise Report found that implementation of such
mitigation measures would reduce noise levels within garden grounds to the lower limit of the
acceptable levels based on the above policy requirements. As such a suitable condition should
be included to allow for design options to demonstrate that the lower noise limit for garden
ground noise would be met (i.e. with mitigation) or allow for exceptional circumstances to be
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applied to allow for the higher noise limit within selected gardens where enhancements to the
overall urban design could be achieved.

2.4.10 In relation internal noise limits, the Noise Report outlines that no mitigation measures
would be required to achieve the relevant internal noise level limits within the respective
guidance. Conditions could ensure that internal noise levels within any future design would
meet these requirements.

2.4.11 Finally, there is a potential risk within the site relating to existing gas pipelines running
through the southern part of the site. The Heat and Safety Executive (HSE) was consulted on
the application and did not object to the proposal based on the latest Masterplan Framework.
The Development Framework incorporates sufficient no-build ‘safeguarded’ areas or reduced
development density specifically addressing previous requirements from HSE. These buffer
zones would protect the amenity of future residents and those using the public open space
within this part of the site. As such, the proposed development accords with the above
Development Plan policies seeking to protect residential amenity and HSE’s Planning
Guidelines subject to detailed designs being agreed with HSE.

2.4.12 Overall, the proposed development would not give rise to adverse residential amenity
concerns subject to conditions requiring detailed layouts being tested against the respective
policy principles and guidelines to ensure that suitable attenuation would be introduced, if
applicable. The Development Framework shows indicative development pods would be
positioned to protect the privacy, sunlight and daylight provisions of the existing neighbouring
property, whilst ensuring the proposed dwellinghouses could receive an acceptable standard of
amenity, subject to review of future detailed designs/layouts. It would also avoid risks
associated with existing hazardous pipelines. The proposal is therefore acceptable in principle
with regard to residential amenity considerations subject to conditions and would therefore
accord with NPF4 Policies 14, 16, and 23 and FIFEplan Policies 1 and 10 and the respective
guidance.

2.5 Transportation/Road Safety

2.5.1 Policies 13, 14 and 15 of NPF4, Policies 1, 3,4 and 10 of the Adopted FIFEplan Local
Development Plan (2017), Fife Council Transportation Development Guidelines (contained
within Making Fife's Places Supplementary Guidance) and Scottish Government Designing
Streets (2010) apply with regard to this proposal.

2.5.2 A Transport Assessment was submitted to consider the modes of travel for the site and
the impact on the road network including a subsequent Addendum to respond to comments
from Transportation Development Management (TDM). The TA and Addendum (‘the TA’),
consider the sustainable transport implications of the proposal.

2.5.3 Objectors raised concerns that there would be insufficient pedestrian footpaths or
cycleways along The Avenue for safe movements. Concerns were also raised that there would
be limited crossing points on The Avenue for school children nor suitable provision for any
future bus stop/link. These issues have been considered and additional requirements for a
footway/cycleway along the site’s frontage, suitable crossing points along The Avenue and
provision of bus stop infrastructure have been introduced, addressing these concerns. Further
details are provided within the paragraph 2.5.4 below.

2.5.4 In terms of sustainability, the TA states that the site is in a location which could be highly
sustainable given the presence of relatively close public transport facilities (including bus and
train services), local shops/services and a series of sustainable travel routes adjacent or within
close proximity to the site - including Core Paths 505, 506 and 507. It states that the
development is well located for access to local amenities, with a series of local shops, services
and amenities located approximately 950m to the north of the site in Lochgelly town centre.
Lochgelly Train Station would be approximately 25 mins talk from the site and the nearest
existing bus stop is located approximately 800m from The Avenue to the west. The applicant
has also agreed to the provision of bus stops at either side of the site, should this be required,
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to accommodate any future private bus service. Despite this, the TA outlines a series of
footpath and cycleway improvements to ensure that these sustainable links are utilised by the
site. This includes the provision of a 3m wide shared footway/ cycle way along the southern side
of The Avenue, along the site frontage.

2.5.5 TDM has accepted the above and outlined that the following requirements to provide
sufficient pedestrian/cycling and sustainable transport accessibility for future residents:

- Dropped kerb pedestrian crossing points on The Avenue to the east of the public park access.
- Dropped kerb pedestrian crossing points on The Avenue on the public park access.

- 1 No. pair of bus stops, boarders, flags, poles, and road markings on The Avenue frontage of

the site.

These requirements could be secured by condition and would promote pedestrian accessibility

and sustainable transport connections to the surrounding local network.

2.5.6 Turning to parking, objectors outlined concerns that the proposed development would
result in insufficient car parking. The application seeks planning permission in principle so only
indicative parking areas and transportation principles have been shown in the Development
Framework. An assessment of car parking against the requirements within Making Fife’s Places
parking guidance would be undertaken as part of any future detailed design application. In
terms of the potential internal road design, driveways, the Development Framework includes
two potential site accesses via the Avenue to the north. The western access would
accommodate a primary access leading to a spine road and potential footpath-cycleway running
south then turning west to allow for future connection to the remaining parts of the Lochgelly
Strategic Land Allocation to the west (and within the applicant’s control). The second access
would provide localised access to the eastern part of the site. Opportunities to include
secondary roads with varied widths/design features is also provided, alongside various traffic
nodes at key junctions to slow traffic and create a sense of place. These arrangements are
supported by TDM in principle subject to conditions on any detailed design applications to
confirm suitable provision of visibility splays, accommodate a future bus route, road design
details, parking requirements and other transportation specifications. These can be included via
condition on any issued permission and would ensure that the parking provision and future
detailed design and would be in accordance with Designing Streets (2010) and Making Fife’s
Places Supplementary Guidance (2018) by incorporating road geometry, forward visibility, road
hierarchy, street trees and open spaces at the heart of future detailed designs to slow vehicular
traffic through the site.

2.5.7 The delivery of the spine road is seen as an important placemaking mechanism and for
overall transport mitigation and it would function as a primary access for the development and to
accommodate future vehicular connections from the other parts of the Lochgelly South part of
the wider SLA. The potential for shared surfaces, raised tables, varying street widths and
pedestrian connections to/from the site boundary would promote pedestrian permeability and
meet streets for people principles. Street hierarchy principles would also be introduced through
transportation principles in the Development Framework to use secondary streets with narrower
carriageways and dwellings brought closer to the carriageway edge. The design principles for
the spine road, and the other pedestrian and road specifications are therefore supported in
principle as they would result in sustainable, safe and accessible access arrangements within
the site subject to the above conditions.

2.5.8 With respect to safer routes to school, the TA outlines that all 3 primary schools in
Lochgelly would be located within a convenient 20-minute walk (some closer) with the
secondary school a 30-minute walk (10-minute cycle) from the site, providing excellent
accessibility for future residents to education facilities. TDM has accepted that all are within an
acceptable distance, subject to the above pedestrian footpath improvement along The Avenue.

2.5.9 Concerns were expressed from objectors that there would be significant, and
unreasonable, traffic generation associated with the proposed development, particularly on
nearby roads. In addressing this, the TA assessed the_potential impacts on the existing road
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network and the likely level of improvements / mitigation to the road network to accommodate
demand from the proposed development. Following initial concerns from TDM Transport
Scotland on the limited scope of this assessment, the assessment was updated form a ‘stand-
alone’ TA - based solely on the impact of the approx. 145 dwellings - to a comprehensive
assessment assessing the proposal against the cumulative impact of traffic associated with the
delivery of the full Lochgelly SLA for approximately 2,550 residential units and employment use.
To address recommendations from TDM, the TA was also updated to consider the assessment
requirements of the Lochgelly Strategic Transport Assessment 2011 (‘Strategic TA’) that formed
part of the evidence base for the preparation and examination of FIFEplan. This Strategic TA
outlines a series of key junctions that could be impacted by growth associated with the SLA and
a number of potential mitigation measures that would require to be considered should the
Lochgelly SLA be delivered. In responding to this requirement, the applicant then based their
assessment on key junctions and the local road network on the Strategic TA principles,
including the trip generation and distribution parameters for the 2,550 residential units and
approximately 63,000 square metres of industrial floorspace, and the applicant’'s more recent
traffic surveys for the proposal (i.e. 145 units). The results concluded that strategic transport
improvements, would be required in the form of upgrades to existing road infrastructure, on the
following junctions:

- Junction 1: Station Road/Bank Street/Auchterderran Road mini-roundabout: signalisation of
the junction with removal of on-street parking on Auchterderran Road;

- Junction 2: The Avenue / B9149 roundabout: increase in the size of the roundabout, with
increased flare lengths provided on the western and southern approaches; and

- Junction 3: A92 / B9149 eastbound on and off-slip crossroad: signalisation and provision of
a left-turn slip onto the eastbound on-slip.

2.5.10 Reviewing the traffic generation split, the TA found that the proposal would generate
approximately 17 arrivals and 60 departures in the AM peak hour (304 arrivals and 1072
departures for the Lochgelly SLA residential component of 2550 units). This was set against 41
arrivals and 21 departures (726 arrivals and 368 departures for the Lochgelly SLA residential
component) in the PM peak hour. The trip distribution through respective junctions was also
analysed in the TA and showed approximately 50% of trips would travel via the eastbound A92
junction (above). Based on these findings, the TA concluded that the proposal for approximately
145 residential units would equate to 4.3% of the total SLA allocation (when compared against
c2,550 residential units and the allocated employment uses within the SLA). As such, the
applicant confirmed agreement to developer contributions of 4.3% of the costs of the three
above mitigation measures. TDM agreed that this figure accurately reflects the likely
proportional impact on junctions relative to the wider Lochgelly SLA traffic.

2.5.11 Transport Scotland was also consulted on the updated assessment and agreed with the
proportional impact and consequential contribution figure of 4.3%. However, the planning
authority required confirmation of indicative costs for each mitigation measures in order to
understand the final contribution figure. To this extent, the applicant prepared a Construction
Costs Estimate Report for the three mitigation measures. This showed the estimated breakdown
of costs based on Q1 2024 Costing and inflation until construction in Q2 2026 as follows:

- Junction 1: Station /Bank/ Auchterderran —  £235k Approx;

- Junction 2: The Avenue / B9149 - £295k Approx;
- Junction 3: A92 / B9149 eastbound £415k Approx
Total: £945k Approx.

2.5.12 Based on the above, and the 4.3% proportional contribution rate, this would amount to
developer contributions towards strategic infrastructure of around £40,000 based on costing in
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Q1 2024. The Planning Obligations section of this report will go into more detail on the
relevance of this and the mechanisms available to secure this contribution.

2.5.13 With respect to the potential timings of the delivery of the mitigation measures, the TA
suggested that all three measures would require to be delivered by 27% of the residential
element within the Lochgelly SLA. This amounted to a trigger on prior to the 688" residential
unit. However, concerns were expressed from Transport Scotland on the timing of the trigger
for the Trunk Road junction at the A92 / B9149 eastbound (i.e. Junction 3 above). This
assessment was based on the principles of accommodating a full stopping distance to the back
of any queue forming within the slip road. In reality, this meant that vehicles leaving the
eastbound A92 would be contained within the slip-road and not the A92 carriageway. In terms
of the assessment, it was noted that this junction was already operating over practical capacity
in the PM Peak (with a maximum queue of 8 vehicles i.e. around 50m). Transport Scotland
stated that considering the cumulative impact of the SLA, the forecast would significantly
worsen and the operational capacity would be exponentially worse, with a maximum queue of
approximately 180 vehicles and a level of impact that would be unacceptable, without any
mitigation, given that queues would extend down the off-slip onto the A92. Given the above,
Transport Scotland agreed that mitigation was required, but advised that the delivery should be
far earlier than the applicant suggested.

2.5.14 Firstly, the assessment found that the A92 eastbound slip is shorter than original
anticipated at approximately 360m instead of 400m as assessed. As such, only 31 vehicles (or
185m) could be accommodated when the minimum stopping sight distance is applied to the
lower slip road length. Also, Transport Scotland suggested that the assessment was based on a
situation where the junction was exceeding its operational performance which meant the
assessment can be unstable and queue lengths can be unpredictable. As such, Transport
Scotland noted that it would be more appropriate to apply a more conservative trigger point for
this junction where the absolute capacity was reached to remove such unpredictability. In this
instance, this was found to be a development level of 340 units (13% of the SLA allocation)
based on a linear relationship. Transport Scotland therefore do not object to the proposal
subject to a condition being included requiring delivery of the above mitigation prior to
occupation of the 340 residential units within the Lochgelly SLA. TDM also has no objection to
this arrangement and deferred to Transport Scotland on the timing of delivery for this
improvement.

2.5.15 With respect to the remaining two strategic transport improvements, TDM agreed with
the applicant’s position that these could be delivered prior to the 688" Residential Unit within
the Lochgelly SLA via condition. Collectively, this approach is acceptable to the Planning
Authority and would ensure the timely delivery of proportionate strategic transport infrastructure
improvements in line with any predicted need, meeting the ‘infrastructure first’ principles within
FIFEplan Policy 3 and NPP4 Policy 18. Delivery mechanisms to secure such measures are
discussed within the Planning Obligations section of this report.

2.5.16 Overall, the proposal will have an acceptable impact on the existing and proposed road
network subject to contributions towards the implementation of strategic transport improvements
within Lochgelly to mitigate the impact of the proposal cognisant of the cumulative impact of the
development and the wider Lochgelly SLA on the wider road network. The applicant has agreed
to pay their proportionate financial share towards these contributions which include the three
junction improvements including the eastbound slips for the A92 / B9149 junction. The proposal
would be well connected to the surrounding Lochgelly area and highly permeable as show
within the accessibility principles in the Masterplan Framework. The site in within a sustainable
in location given the close proximity to Lochgelly town centre, bus links, and pedestrian and
cycling links. However, improvements are required to ensure upgraded connections to the
existing sustainable transport links, to take into account the additional population. Planning
conditions would ensure sufficient delivery. With appropriate conditions and contributions being
collected, the development is considered acceptable and in accordance with the LGY 007
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Allocation requirements, NPF4 Policy 13 14 and 15 and Policies 1, 3, 4, 10 of FIFEplan in this
regard.

2.6 Flooding And Drainage

2.6.1 NPF4 Policies 16 and 22, FIFEplan (2017) Policies 1, 3 and 12, the Council's Design
Criteria Guidance on Flooding and Surface Water Management Plan Requirements (2022) and
the Water Environment (Controlled Activities) (Scotland) Regulations 2011 (as amended) (CAR)
are taken into consideration with regard to drainage and infrastructure of development
proposals.

2.6.2 The SEPA Flood Maps shows that the site lies outwith any fluvial, tidal and surface water
flooding. An accompanying Flood Risk Assessment (FRA) outlines that, potential for fluvial
flooding from a nearby unnamed watercourse would be of low risk as any overland flows are
being directed away from the site and this watercourse sits at a lower level than the site. It
outlines that the culvert associated with this unnamed watercourse under the B9149 is located
approximately 280m to the east of the site and understood to be circa 10m lower than the sites
eastern boundary, thereby it is not considered to pose a risk to the site if the culvert blocks. The
FRA notes that the future potential groundwater risks should be confirmed as part of any
detailed design application to consider any relevant risks and that an appropriate drainage
strategy is prepared in line with best practice to consider the surface water management
strategy to accommodate overland flows within the site. The FRA concludes that, the site is
deemed to be at a low risk of flooding and as such lies within an appropriate location for
residential development in line with NPF4

2.6.3 In this regard, a Drainage Strategy Report also accompanies the application and identifies
two indicative SuDS basins within the eastern part of the site. The Development Framework
shows these as one larger SuDS detention basin within the eastern part of the site and a
smaller, linear, swale running north-south within the site’s north-eastern corner. The Drainage
Strategy outlines that discharge from the site would be addressed using a combination of filter
trenches, and porous paving before leading to the detention basin and a swale in line with
CIRIA C753 The SUDS Manual. It states post development runoff will be restricted to 3.3 I/s/ha
(10.0 I/s) downstream of the detention basin before discharging to the unnamed watercourse
immediately to the north-east of the site adjacent. The assessment has been provided based on
1 in 30-year storm event plus climate change, and attenuation storage based on a 1 in 200-year
storm event inclusive of climate change in line with Fife Council’s requirements. It shows foul
drainage would be accommodated via gravity to a pump station located on the south-eastern
boundary before being pumped via a rising main and connecting to the existing Scottish Water
combined sewer. The drainage strategy concludes by suggesting that acceptable methods of
surface water and foul drainage disposal would be provided for the proposed development.

2.6.4 Scottish Water has not objected to the proposed development and confirmed sufficient
capacity at the Levenmouth Waste Water Treatment Works to service the development. They
noted that there may be more detailed investigations required to confirm specific requirements.
They suggested this should be undertaken via separate regulatory requirements as part of
Scottish Water’s Pre-Development Enquiry process as part of any future Scottish Water
Technical Approval process.

2.6.5 The Council’s Flooding, Shorelines and Harbour's Team was consulted on the application
and following a request for updated assessment information, they outlined no objection to the
proposal from a flood risk or surface water management perspective. SEPA was also consulted
and outlined no objections to the proposals, agreeing with the findings of the FRA and Drainage
Strategy and suggesting that a detailed review of flooding should form part of any detailed
design application. This has been addressed by condition.

2.6.6 Overall, it is considered that the site would not be at any significant flood risk and a
Drainage Strategy has been proposed to show how potential drainage infrastructure could
mitigate any impacts form the proposal. The proposed development is therefore considered to
be acceptable with regard to flood risk and drainage considerations and is in accordance with
the Development Plan and guidance on this matter subject to conditions.
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2.7 Contaminated Land And Air Quality

2.7.1 NPF4 Policies 9 and 23, FIFEplan (2017) Policies 1 and 10, PAN 33: Development of
Contaminated Land (2000) and PAN 51: Planning, Environmental Protection and Regulation
(2006) apply.

2.7.2 A Coal Mining Risk Assessment (CMRA), Air Quality Assessment, Phase 1 Site
Investigation Report and Air Quality Impact Assessment accompany the application. Information
is also presented within the Development Framework showing how constraints of the site have
been taken into consideration when designing the proposed development.

2.7.3 The Phase 1 Site Investigation Report accompanying this application identified potential
land contamination and stability issues within part of the site. Specifically, related to previous
mining activities and other historic uses, including the potential use of part of the site for
opencast extraction of coal. In this regard, it identified 28 previous underground mining records
within the site and scope for potentially unrecorded shallow mine workings. As such, the report
recommended that future intrusive investigations are undertaken to quantify and qualify the
scope of any potential contamination and previous mining activity and confirm the scope of
future remediation required to attenuate risk to future residential use within the site.

2.7.4 The Coal Authority was consulted on this application to provided comment on the CMRA
and Phase 1 Site Investigation Report. They advised that the site was located within a high-risk
development area with previous coal mining activities and that additional intrusive investigations
would be required to confirm the location and conditions of previous activity; what treatment
works would be required to remediate/stabilise these features; and the location of any no-build
zones. The Coal Authority therefore did not object to the proposal subject to conditions to
provide the above assessments and confirm that suitable investigations have been undertaken
to influence the future detailed design and safeguard the amenity of future residents from any
potential previous contamination, land instability and mining activity. These conditions would be
included on any issued permission to satisfy the Coal Authority’s requirement and subject to
these conditions, it is considered that the coal mining risks associated with the site can be
adequately mitigated to ensure the site is safe for residential development in line with NPF4
Policy 9 and 23 and FIFEplan Policy 10 and the respective guidance.

2.7.5 With respect to air quality impacts, the accompanying Air Quality Assessment concludes
that the proposal would not result in any significant air quality impacts with respect to future
emissions (i.e. NO? or PM?® concentrations) including emissions from increased vehicular use.
Land and Air Quality colleagues were consulted on this application and did not object to the
proposal subject to conditions requiring that more detailed air quality investigations are
submitted for approval with any future detailed design. These can be secured via condition on
any issued permission. Subject to this condition, it is therefore accepted that the proposed
development would not give rise to adverse air quality impacts and would accord with the policy
principles within the above NPF4 and FIFEplan policies with respect to air quality.

2.7.6 Overall, it is noted that the site is subject to previous mining activity and potential
contamination, however, further intrusive investigations of such matters via conditions could be
ensure that appropriate assessment is undertaken of potential contamination and any
remediation required to ensure the site would be safe for future residential use. Additionally, the
proposal does not give rise to any adverse air quality concerns and a more detailed review of
this matter would be undertaken based on future design of any future detailed application. The
proposal is therefore considered to comply with the Development Plan and associated guidance
in relation to contamination, land and air quality subject to conditions.

2.8 Natural Heritage And Trees

2.8.1 NPF4 Policies 1, 3, 4, 6 and 20, FIFEplan (2017) Policies 1, 10 and 13, Making Fife's
Places Supplementary Guidance Document (2018), Conservation (Natural Habitats, &c.)
Regulations 1994 (as amended), Wildlife and Countryside Act 1981 (as amended), Wildlife and
Natural Environment (Scotland) Act (2011) and Nature Conservation Scotland Act 2004 (as
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amended) apply in this instance with regard to natural heritage protection and biodiversity
enhancement.

2.8.2 NPF4 Policy 1 requires decision makers to place significant weight on addressing the
nature crises when assessing development proposals. Further, NPF4 Policy 3 requires that
development proposals for major development will only be supported where it can be
demonstrated that the proposal will conserve, restore and enhance biodiversity, including future
biodiversity management.

3.8.3 Making Fife’s Places Supplementary Guidance states that where large semi-mature/
mature trees are present on and adjacent to a development site, separation distances between
the properties and trees greater than the British Standard will be expected and no new buildings
or gardens should be built within the falling distance of the trees at its final canopy height.

2.8.4 Objectors raised concerns that impacts on the natural habitat and wildlife should be taken
into account during the assessment of this application. This matter has been addressed and
sufficient information has been provided to suitably address this concern. Specifically, to
address the above policy requirements a Preliminary Ecological Appraisal has been submitted
which outlines that the proposed development would not impact on any native woodland, which
is located approximately 280m to the east of the site. It states that only two habitats are present.
An arable field, with low ecological value, and hedgerow, with moderate biodiversity qualities.
Boundary features provide suitable habitat for foraging and commuting bats, with selected Ash
trees located to the south-west of the site providing opportunities for roosting bats. Additional
opportunities along a dilapidated stone wall at the south-western boundary of the ecological
study area also provide potential habitat for hibernating reptiles. However, the respective
surveys undertaken outlined that no protected species were present within the site. Three
ponds approximately 320m to the east of the site were also reviewed for great crested newt
habitat. The assessment found that there was limited connectivity between the ponds and the
site, including intensively managed fields (over 17 years) which would be an unsuitable
terrestrial habitat for great crested newts. Also, the A92 between the site and Loch Gelly
provides another important barrier, detracting potential great crested newt movement to the site.
The 3 ponds were scored against a Habitat Suitability Index to consider whether further
assessment would be required. Two of the three ponds resulted in poor scores, dictating no
further assessment. One pond was considered to be satisfactory but based on the above
significant constrains, focusing on the unsuitable terrestrial habitat between the pond and the
site, this pond was also removed without the need for additional surveys. This assessment
methodology was accepted by both Natural Heritage and Nature Scot.

2.8.5 The applicant has also provided a Biodiversity Enhancement Strategy which indicatively
guantifies the potential biodiversity enhancements based on the indicative Landscape
Framework. This shows potential enhancement of the existing arable field in the west of the site
and other overarching enhancements. These include additional tree planting, new wetlands
(SUDS ponds), street tree planting, meadow planting and amenity/native grasslands alongside
species enhancement measures (bat and bird boxes). This strategy identifies that the principle
of such enhancements could achieve biodiversity gains significantly exceeding the existing
poor-quality habitat within the arable field. This meets Nature Scot Draft Guidelines which
requires a qualitative review pf potential enhancement over any prescriptive minimum
biodiversity net gain parameters being met. Building on this, enhancement biodiversity
specifications will require to be confirmed for any detailed designs, once a detailed landscape
plan is available. Conditions will require submission of a detailed Biodiversity Enhancement and
Management Plan to show such measures and to show compliance with the latest Nature Scot
guidance on Biodiversity Enhancement at the time of any future decision.

2.8.6 NPF4 Policy 4 then goes on to require that development that have an unacceptable
impact on the natural environment will not be supported whilst NPF4 Policy 6 requires that
development proposals avoid adverse impact on woodlands. To address this, the proposal
generally avoids development within the north-western part of the site and creates structure
planting around the existing scrub trees within this location. This would avoid any unreasonable
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detrimental impacts to existing trees or the natural environment in line with NPF4 Policies 4 and
6 in this instance, subject to conditions requiring suitable tree protection and detailed planting
etc. The proposal would also create suitable blue and green infrastructure, responding to the
site context complying with NPF4 Policy 20.

2.8.7 The Scottish Government’'s Woodland Removal Policy applies in circumstances where
woodland removal is accepted where public benefits (including social, economic and
environmental benefits) and compensatory planting can be undertaken to contribute towards
economic growth. The proposed development does not seek to remove any woodland given
that the site generally comprises agricultural fields. Potential removal of selected trees or
hedgerows may be required, depending on the detailed designs of any future applications. At
that time, more detailed assessment of any potential impacts would be required to avoid any
unreasonable removal of important landscaping features, if relevant. Consequently, the
proposal would meet the terms of the above Policy as no woodland is proposed to be removed.

2.8.8 The Council’s Natural Heritage Officer supported the updated documentation assessing
impacts on the natural environment and did not object, subject to conditions to quantify the
nature and scale of biodiversity enhancements (net gain) within any future detailed design.

2.8.9 Overall, there is unlikely to be significant impacts on the natural environment. The
landscape framework shows that the majority of the landscape principles seek to create new
landscape habitat and features within the site, enhancing the existing offer within the existing
arable field that has limited ecological value. Updated protected species surveys will be required
to inform the Biodiversity Enhancement and Management Plan to ensure that suitable
protection and enhancements best reflect any current species within the site. The proposal is
therefore considered to comply with NPF4 policies 1,3,6 and 20 and Policies 1,10 and 13 of
FIFEplan relating to ecology, trees and natural heritage.

2.8.10 Overall, the proposed development would not adversely impact on any protected
species, with suitable landscaping and biodiversity enhancement measures identified.
Conditions would require more detailed surveys of potential protected species to avoid any risk
and to secure appropriate landscaping, biodiversity protection, enhancement and management
plan and suitable tree protection provision via conditions. To this extent, the proposal is
considered to be acceptable in principle with regard to natural heritage considerations within
NPF4 (2023), FIFEplan (2017) and Making Fife’s Places Supplementary Guidance (2018)
subject to conditions.

2.9  Sustainability

2.9.1 NPF4 Policies 1, 2, 12, 13 and 19, FIFEplan (2017) Policies 1 and 11, Making Fife's
Places Supplementary Guidance (2018) and the Fife Council Low Carbon Fife Supplementary
Guidance (2019) apply in relation to low carbon and sustainability.

2.9.2 The critical importance of NPF4 Policy 1 in decision making is acknowledged as it requires
that significant weight is given to global climate and nature crises when considering all
development proposals. As such, this policy should be afforded significant weight when
balancing competing considerations as part of the assessment and determination of planning
applications. NPF4 Policy 2 goes on to outline the requirement for developments to be sited
and designed to minimise/reduce emissions.

2.9.3 Turning to FIFEplan Policy 11, it states that planning permission will only be granted for
new development where it has been demonstrated that, amongst other matters, the proposal
would result in a carbon dioxide emissions reduction target using Low and Zero Carbon
Generating technologies contributing at least 20% of any reduction and other sustainability
requirements on sustainably sourced materials, water conservation, recycling, and accessibility.

2.9.4 In relation to the above policy context, the applicant has submitted a District Heat
Feasibility Study and a Low Carbon Checklist in accordance with Policy 11 and the Low Carbon
Supplementary Guidance. The submitted Masterplan Development Framework, Planning
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Statement and Air Quality Impact Assessment also contain relevant information regarding
sustainability.

2.9.5 The above Feasibility Study suggests that it would not be technically feasible or financially
viable for this proposal (as a modest scale residential development), to create or connect to an
existing or approved heat network given its detachment from any such facilities. They also
suggested the linear heat density tests would not be met. Whilst there are proposals within
FIFEplan for potential heat network aspirations and strategic ambition for connection to and/or
formation of heat networks within the Council’s Local Heat and Energy Efficiency Strategy
(LHEES), detailed proposals for such opportunities have not yet been published. Despite this,
the applicant has confirmed that they would future proof the development by identifying land
safeguarded for future district heat network pipe runs to be installed within the site to allow
future connection to a heat network should it become available. This reflects requirements from
the Planning Services Climate Change and Zero Waste Team who did not object to the
proposal subject to conditions requiring the above safeguarded land for future pipe runs within
any future detailed application. This can be secured by a condition on any issued permission.
Moreover, the Feasibility Study reviewed the land requirements for potential energy centres
associated with any future heat network, suggesting that later phases within the Lochgelly SLA
(on land to the west of the site within the applicant’s control) could provide land to facilitate sub
stations or small energy centres associated with any future heat network. This approach is
accepted and is considered to comply with NPF4 Policy 19 with respect to facilitating and
futureproofing development to accommodate heat network provision.

2.9.6 With respect to the Low Carbon Checklist, the applicant has agreed to establishing 'fabric
first' design principles in any future design, alongside high levels of insulation and air tightness
to minimise heat loss. Scope for low and zero carbon technologies is accepted and could be
included in future detailed designs to reduce emissions arising from future dwellings. SuDS
infrastructure would be provided in accordance with SEPA/Council requirements to ensure
suitably controlled surface water discharge. There is a commitment to the provision of internal
and external spaces for the storage of mixed recycling facilities for future properties. The future
proofing of heat network connection also accords with the respective requirement and
enhancements to footpath cycleways to enhance accessibility to/from the site and links to the
existing bus stop on The Avenue, linking the site to Lochgelly and the local area. Combined, this
accords with the respective requirements, subject to conditions requiring details of such low
carbon measures as part of any detailed design application.

2.9.7 Overall, it is considered that the proposal complies with the Development Plan with regard
to sustainability including NPF4 Policies 1, 2, 12, 13 and 19 and Policies 1 and 11 of FIFEplan.

2.10 Affordable Housing

2.10.1 NPF4 Policy 16 (Quality Homes) aims to encourage, promote and facilitate the delivery
of more high quality, affordable and sustainable homes, in the right locations, providing choice
across tenures that meet the diverse housing needs of people and communities across
Scotland.

2.10.2 NPF4 policy 16 outlines that housing, including affordable housing, will be supported
within land allocated for housing. This is the case in this instance, given that the site forms part
of an SLA where residential and other uses are supported. A Statement of Community Benefit
has also been submitted to respond to NPF4 Policy 16 demonstrating that the proposal meets
local housing requirement, including for affordable homes. Policy 16€) also outlines
requirements to provide at least 5% affordable housing within residential development
proposals. In this instance the 5% requirement has been met, aligning with NPF4 Policy 16 and
meeting the Council’s separate requirements (within FIFEplan and Fife’s Affordable Housing
Supplementary Guidance). To this extent, the applicant has accepted a requirement to provide
at least 5% affordable housing, equating to eight dwellings within the site, if the maximum 145
residential units can be delivered.
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2.10.3 The Development Framework does not show the location of future affordable housing
within the site. Future detailed applications will confirm the detailed design for affordable
housing, showing that they are fully integrated with market housing and indistinguishable in
design. The proposed S75 Legal Agreement will confirm the quantum, siting, delivery approach
and other necessary requirements for affordable housing within the site.

2.10.4 The Affordable Housing Team was consulted on the application and did not object
subject to provision of appropriate mechanism to secure 5% affordable housing delivery within
the site and for the mix and tenure requirements to be confirmed with Affordable Housing as
part of any future application.

2.10.5 Overall, the above approach accords with the relevant requirements within NPF4 Policy
16, subject to conditions and the conclusion of a S75 Legal Agreement setting out the above
affordable housing requirements.

2.11 Open Space and Play Areas

2.11.1 NPF4 Policies 18, 20 and 21, FIFEplan Local Development Plan (2017) Policies 1, 3 and
4, Making Fife's Place Supplementary Guidance (2018), Planning Obligations Framework
Guidance (2017), Fife Greenspace Audit (2010) and Play Sufficiency Assessment (2023) apply
with regard to the consideration of open space and play provision.

2.11.2 Policy 1(C) of the Adopted FIFEplan (2017) states that development must provide
required on-site infrastructure or facilities and provide green infrastructure as required in
settlement proposals and identified in the green network map. Policy 3 of the Adopted FIFEplan
(2017) outlines that green infrastructure complying with specific green infrastructure and green
network requirements contained in the Making Fife's Places Supplementary Guidance (August
2018) and settlement proposals should be provided within developments. Policy 3 states that
green infrastructure includes green infrastructure and green network considerations for relevant
proposals including the provision and maintenance of open space (including equipped play and
sport areas), amenity planting, Sustainable Drainage Systems (SUDS), paths (including those in
the Core Path network), cycleways and bridleways and allotments.

2.11.3 Making Fife's Places Supplementary Guidance provides further detail in this regard. It
states that large scale developments should provide a hierarchy of spaces from large park
areas of over 4 hectares designed to serve the neighbourhood, to smaller pockets of open
space of half or quarter of a hectare designed to serve a very local need. The number and scale
of the spaces required will depend on the local context and the size of the development
proposed, but generally for larger developments there will be an expectation that larger areas of
active open space are provided. Fife Council aspires to provide access to a large area of open
space (over 4ha) within 500m of a house and access to smaller areas of open space (around
0.2 Ha) within 250m. There should also be other pockets of very small spaces provided which
serve a very local need. New housing proposals of 10 houses or more are required to provide a
minimum of 60sgm of total open space per household, alongside accessible and secure
equipped play, sport and recreational facilities commensurate to the scale of development.
Local equipped play areas must be provided on site for developments which have over 200
houses that are more than 500m from an existing equipped play area.

2.11.4 The Development Framework contains a series of interconnected open spaces,
greenspace and blue (drainage) infrastructure networks throughout the site, proportionate to
accommodate the needs of future residents. This includes larger open space areas within the
southern part of the site for recreation, scope for informal play (including kickabout areas) and
greenspace areas, including wetland planting in the eastern boundary as part of the SuDS
features and structure planting along the north western boundary separating the proposal from
the existing residential development at The Piggery. The Landscape Framework outlines an
indicative strategy showing how new and existing greenspace areas would be interconnected
without compromising the strategic offer of existing features. This approach accords with NPF4
Policy 20b) which supports enhanced networks and requires suitable type, mix and quantum of
multi-functional open space and green/blue infrastructure, subject to conditions to assess how
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detailed landscape layout proposed within any future applications would accord with the above
landscape principles. The site will also provide sustainable connections to the west towards
future development areas in the SLA and to the north towards other public parks including xx
Park, providing sufficient open space and greenspace opportunities for future residents. These
areas would be well located and accessible to future residents with scope for potential future
play areas should they be required.

2.11.5 Overall, the development would meet the requirements NPF4 and FIFEplan, Making
Fife's Places Supplementary Guidance (2018) subject to detailed landscaping information being
required through any subsequent detailed design applications.

2.12 Public Art

2.12.1 NPF4 (2023) Policy 31, FIFEplan Local Development Plan (2017) Policy 4, Planning
Obligations Framework Guidance (2017) and Making Fife's Places Supplementary Guidance
(2018) apply with regard to consideration of public art.

2.12.2 The key test under a NPF4 Policy 31 seeks to ensure sufficient provision for public art
with new public spaces and that it reflects the diversity, culture and creativity of the local area.
In this regard, the Development Framework and accompanying documentation does not confirm
details for the public art strategy within the site. Requirements to provide a public art strategy
can be included as a condition whereby specific public art details will be provided as part of any
future detailed application. This would include a requirement to address the public art guidance
within Making Fife’s Places.

2.12.3 Overall, it is considered that public art proposals meeting the requirements of NPF4
Policy 31, FIFEplan Policy 4 and the respective guidance can be secured by condition.

2.13 Education

2.13.1 NPF4 Policy 18, FIFEplan (2017) Policy 4, Fife Council Planning Obligations Framework
Guidance (2017), HLA 2022 and Circular 3/2012: Planning Obligations and Good Neighbour
Agreements apply when considering education contributions.

2.13.2 NPF4 Policy 18 requires that the impacts of development proposals on infrastructure
should be mitigated and that proposals will only be supported if it can be demonstrated that
provision is made to address the impacts on infrastructure based on ‘infrastructure first’
principles, to ensure suitable capacity to accommodate demand.

2.13.3 Policy 4 of FIFEplan states that developer contributions will be sought in relation to
development proposals that will have an adverse impact on infrastructure capacity, which
includes contributions towards provision of additional capacity or improved/new infrastructure to
mitigate the impact of a proposed development. This is reinforced in the Planning Obligations
Framework Guidance which advises that new residential developments across Fife will have an
impact on the school estate and certain types of development will be required to provide
education contributions where there is a shortfall in local school capacity.

2.13.4 In this regard, respective education contributions will be required where the need for
additional school capacity is brought about directly through the impact of the development and
these obligations will take the form of either direct school and nursery provision or financial
contributions towards the cost of creating additional capacity for increased pupil numbers. The
Obligations Framework Guidance and the Lochgelly SLA Policy allocation within FIFEplan set
out the education requirements for Lochgelly SLA including the potential for a new primary
school within the wider SLA to provide future capacity for the whole SLA.

2.13.5 The Education Service has been consulted and indicates that this development is within
the catchment of Lochgelly High School and St Andrew’s RC High School and Lochgelly South
Primary School and St Patrick’'s RC Primary School. In relation to the proposal and its potential
cumulative impacts with respect to the Lochgelly SLA, the Education Service confirmed that
there would be direct impacts from the proposal on Lochgelly South Primary School. They
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outlined that modular accommodation planned for Lochgelly South Primary School would be
required to provide sufficient education capacity within the school and nursery to accommodate
future demand from the proposed development. As such, there is a requirement for a
proportionate contribution towards this modular accommodation in Lochgelly South Primary
School. Originally, the indicative cost of this modular accommodation was estimated at
approximately £350,000 based on Q1 2021 costing. However, the project has now been
finalised and tender costs from the Education Service confirm the cost at £483,884.25. The
applicant will be required to pay their proportionate share of these contributions (indexed).

2.13.6 In reviewing the education requirements above, the Planning Authority consider that the
future phasing and delivery of other parts of the Lochgelly SLA play a critical role considering
the appropriateness of any education solution going forward. The delivery of the proposed
development would come forward substantially in advance of any other parts of the SLA. To this
extent, only one part of the SLA has come forward for development (i.e. the application site)
with no known interest from any other sites within the SLA, outwith applicant’s control. As such,
the remainder of the SLA is continually constrained per Fife’s Housing Land Audit. Provision of
proportionate contributions toward the modular accommodation would mitigate the education
demand from the proposed development. Such mitigation would be provided substantially
before any of the remaining non-effective development sites within with wider SLA come
forward for development. Given this unusual situation, it is appropriate to consider the education
solution to mitigate proportionate demand from the proposed development. A wider review of
educational demand from the wider SLA would be more appropriately assessed at the time of
any future delivery of these wider parcels of land within the SLA, which could be a substantially
long time. At that time, review of the appropriate education solution will be required — to confirm
whether a new school is required to accommodate demand from the delayed sites within the
wider SLA. Alternatively, whether other delivery mechanisms may be appropriate including, for
example, restricted build out rates. Consideration of any potential SLA-wide solution will be
required to be assessed at a future date, when/if any development proposal are taken forward
on the wider parts of the Lochgelly SLA. Therefore, whilst the SLA represents a small portion of
the SLA coming forward, the unique circumstances and lack of progress with the remaining
parts of the SLA, dictate that the Planning Authority consider the proposed development in
isolation from the remainder of the wider SLA allocation. In conclusion, the development will be
providing a contribution to directly mitigate the impact of this development on the existing
school. At this time, the development would not trigger the need for a new primary school and
the need for a new primary school is likely to be many years from now based on likelihood of
other parts of the SLA coming forward in the near future. This site would not prejudice on the
delivery of those sites or contribute to the need for the primary school and it is not considered
appropriate for this site to contribute to contribute to a new primary school in this instance given
the above.

2.13.7 The Education Service has outlined that as the site lies ‘north of the A92’ it may intercept
both the catchment boundaries of Lochgelly South and Lochgelly West Primary Schools, albeit
the assessment was undertaken based Lochgelly South. On this basis, Education Services
confirmed that there is no capacity risk expected Lochgelly West Primary. They also confirmed
that there is no capacity risk at St Patrick’s RC Primary, Lochgelly High School or St Andrew’s
RC High. As such, no developer contributions will be required to address secondary school
provision nor any demand at Lochgelly West Primary School.

2.13.8 Overall, there is a requirement for the proposed development to provide proportionate
contributions towards new modular accommodation within Lochgelly South Primary School. The
developer has agreed to provide these contributions. Additionally, no contributions are required
towards secondary school provision for this proposal. The infrastructure delivery requirements
associated with the proposal would therefore be accommodated by proportionate contributions
towards education infrastructure. As such the education demand for the proposed development
would be appropriately mitigated by the above approach according with NPF4 Policy 18 and
Policy 4 of FIFEplan subject to conclusion of a S75 Legal Agreement securing respective
contributions.

31



2.14 Strategic Transport Interventions

2.14.1 NPF4 Policies 13 and 18, FIFEplan (2017) Policies 3 and, Planning Obligations
Framework Guidance (2017) and Circular 3/2012: Planning Obligations and Good Neighbour
Agreements apply in regard to Strategic Transport Intervention Measures.

2.14.2 The Planning Obligations Framework Guidance requires suitable strategic transport
mitigation is delivered to mitigate transport impacts associated with the development, as part of
the Lochgelly SLA whilst the FIFEplan Policy Allocation LGY 007 requires upgrades to existing
accesses or junctions based on the Lochgelly Strategic TA.

2.14.3 In this instance, appropriate developer contributions would be secured via a S75 Legal
Agreement amounting to 4.3% of the total costs (indexed) of delivering three strategic
transportation improvements identified within the Lochgelly Strategic TA. This includes the
improvements to the below junctions as follows:

- Junction 1: Station/Bank/Auchterderran mini-roundabout: signalisation of the junction with
removal of on-street parking on Auchterderran Road by the 688th residential unit within the
wider Lochgelly SLA;

- Junction 2: The Avenue / B9149 roundabout - increase in the size of the roundabout, with
increased flare lengths provided on the western and southern approaches by the 688"
residential unit within the wider Lochgelly SLA

- Junction 3: A92 / B9149 eastbound on and off-slip crossroad — signalisation and provision
of a left-turn slip onto the eastbound on-slip by the 340" residential unit within the wider
Lochgelly SLA.

2.14.4 The agreed infrastructure delivery would also include the following pedestrian and
footpath infrastructure constructed by the applicant:

- Footway/cycleway creation along the site frontage (The Avenue).

- Internal link road, secondary roads and pedestrian/ cycleway provision within the site,
including connections to the existing Core Path network

2.14.5 TDM and Transport Scotland have been consulted and did not object to the above
approach. Transport Scotland focused solely on the improvement to Junction 3 (A92/B9149)
and considered that incorporation of a sufficient mechanism by the Planning Authority to ensure
delivery of this upgrade by the 340™ Unit would be acceptable. They agreed the above
contributions and a planning condition would address this requirement. TDM also supported the
proposed approach for all three improvements. They consider receipt of the above contributions
would result in proportionate strategic transport improvements relative to the scale of
development and would provide sufficient strategic transport infrastructure to mitigate the
transport impacts of the proposed development.

2.14.6 The applicant has agreed to pay their proportionate share of contributions (i.e. 4.3%) to
deliver the above strategic transport improvements within Lochgelly. The Planning Authority
consider that this would satisfactorily mitigate the impact of the proposed development with
respect to transportation and would result in an acceptable strategic transportation solution for
Lochgelly this instance.

2.14.7 Overall, the proposal will contribute towards requisite Strategic Transport Interventions
Measures applicable to the Lochgelly SLA according with infrastructure-first principles. This
would provide sufficient transportation improvements that would mitigate transport impacts from
the development, complying with NPF4 Policies 13 and 18 and FIFEplan Policy 3.
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2.15 Other Infrastructure Considerations

2.15.1 NPF4 Policies 15, 16, 18, 24 and 27, FIFEplan (2017) Policies 3, 4 and 6, Fife Council
Planning Obligations Framework Guidance (2017) and Circular 3/2012: Planning Obligations
and Good Neighbour Agreements apply.

2.15.2 NPF4 Policy 18 requires that the impacts of development proposals on infrastructure
should be mitigated and that proposals will only be supported it can be demonstrated that
provision is made to address the impacts on infrastructure. NPF4 Policy 24 states that
proposals that include sufficient digital infrastructure will be supported. Whilst such infrastructure
would be provided at the detailed design stage, a condition can request confirmation of future
provision accommodating this requirement.

2.15.3 The Lochgelly SLA Policy Allocation within FIFEplan outlines a series of potential
infrastructure requirements to be considered as part of the wider SLA. As this site represents
only approximately 5% of the wider SLA, some of the wider infrastructure delivery requirements
are not applicable to the proposed development nor at this stage in the wider SLA delivery
programme. Specifically, requirements to consider community facilities, including health care
could be provided within other parts of the wider SLA and are not specifically relevant to this
early residential phase. Also constraints in delivering on-site energy generation on such a
modest proposal in an early phase of a wider development are also noted, however, the
applicant has committed to safeguarding land to future proof district heat network pipe runs and
to accommodate the modest land requirement for future substations or energy hubs as part of
any future development to the west, on land within their control, should this be required. The
requirements for a new, enhanced bus services through the SLA is not a specific need for this
development. However, future proofing transportation design specifications and including scope
to provide bus stops adjacent to or within the site can be included as conditions, per discussion
within transportation section of this report, to ensure wider infrastructure requirements like this
can be met. Cumulatively, this accords with the respective Development Plan policies above.

2.16 Community Benefit:

2.16.1 In relation to other community benefits, NPF4 Policy 16 (Quality Homes) requires a
Statement of Community Benefit to explain the contribution housing proposals make towards
meeting local housing requirements, providing/enhancing local infrastructure, facilities and
services; improving the residential amenity of the surrounding area.

2.16.2 The applicant’s Statement of Community Benefit identifies that there would be a
balanced mix of housing to meet anticipated local needs and demands. Specific requirements
would be confirmed via future detailed design applications and engagement with affordable
housing providers, including the Council’s Affordable Housing team. It also identifies a series of
infrastructure and utility provision and enhanced community benefits within and beyond the site
- including addressing existing constraints.

2.16.3 Overall, the above complies with NPF4 Policies 16, 18 and 24 and Policies 3, 4 and 6
with regard to infrastructure delivery and community benefits, subject to conditions or
conclusion of a S75 Legal Agreement to secure respective infrastructure or contributions.

3.0 Consultation Summary

Climate Change And Zero Waste, Planning Services No objection subject to condition
relating to futureproofing heat
network pipe runs.

Urban Design, Planning Services No objection.

Scottish Water No objection.
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Community Council

Transport Scotland

The Coal Authority

Archaeology Team, Planning Services

Land And Air Quality, Protective Services

Education (Directorate)

Housing And Neighbourhood Services

Parks Development And Countryside

Health And Safety Executive

Environmental Health (Public Protection)
Structural Services - Flooding, Shoreline And Harbours

Scottish Environment Protection Agency

Urban Design, Planning Services

TDM, Planning Services

Natural Heritage, Planning Services

NatureScot

No response.

No objection subject to condition
requiring strategic transport
improvements or proportionate
contributions.

No objection subject to conditions
relating to intrusive investigations to
confirm mining remediation.

No objection subject to condition.

No objection subject to conditions
relating to contamination and
remediation.

No objection subject to contributions
to accommodate education demand.

No objection subject to S75
requiring provision of affordable
housing.

No response
No objection.
No objection.
No objection.
No objection.
No objection.

No objection — subject to conditions
relating to transportation, including
proportionate contributions towards
strategic transport improvements.

No objection — subject to
recommendations within Ecological
Assessment.

No objection - Satisfied with the
findings and recommendations in
Ecology Report.
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4.0 Representation Summary

4.1 1 objection has been received in response to this application and 1 petition with 16
signatures. The issues raised in the submitted representations are summarised below.

4.2 Material Planning Considerations

4.2.1 Objection Comments:

Issue Addressed in
Paragraph
a. Significant traffic generation. 2.5.9
b. Potential impact to adjacent residential property 2.4.6
c. Insufficient car parking 2.5.6
d. unreasonable noise pollution, including during construction. 2.4.5
e. Impact on natural habitat and wildlife should be taking into account 2.8.4
f. Lack of paving for pedestrians and cyclists on The Avenue 253

g. Limited crossing points for school children and no safe routes to school  2.5.3

h. requirements to introduce a bus service.

4.2.3 Other Concerns Expressed

Issue

a. Impacts to road condition from additional
traffic/construction traffic

b Impacts of construction traffic

c. Traffic speeds and limited speed reduction on
The Avenue

d. Poor water pressure issues

e. Views of the loch being removed

2.5.3

Comment

The condition of roads would be
covered by Roads and Transportation
Colleagues who would review
suitability and consider when upgrades
to the road conditions are required.

A Construction traffic Management
Plan will form part of the Construction
Environmental Management Plan to
minimise impacts from construction
traffic on the local road network and
nearby residents.

Transportation has reviewed the
application and not sought additional
speed reduction measures beyond
those already in place on The Avenue.
This issue goes beyond the remit of
this planning application and requires
to be reviewed by Scottish Water or
other authorities under separate
regulatory regimes.

Whilst a view is not protected by
Planning, the visual impact of the
proposed development has been
assessed and considered that it would
not result in unacceptable visual
amenity impacts to nearby residents.
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5.0 Conclusions

The assessment of this application has considered the application submission documents, the
representations received from third parties and the replies to the consultation process. The
proposed development is in accordance with the National Planning Policy 4 (2022) and the
Adopted FIFEplan (2017) in that the site forms part of the Lochgelly Strategic Land Allocation
(SLA). The development as proposed is in accordance with the Lochgelly SLA Allocation Policy
LGY 007 in that the proposal is for residential development within the settlement boundary and
is within part of the SLA specifically identified for housing. The accompanying Masterplan
adequately demonstrates suitable design principles that will inform an acceptable layout that
would have no significant adverse impact on visual amenity and the landscape. The
development would have no significant impact in terms of residential amenity, transportation,
drainage or natural heritage subject to mitigation and controls being implemented in the detailed
applications, during the lifetime of the development and via contributions secured by a s75
Legal Agreement. The development is in accordance with the Development Plan in all regards,
and there are no material considerations which would outweigh the Development Plan in this
instance. The proposal is therefore considered acceptable.

6.0 Recommendation

It is accordingly recommended that the application be approved subject to:
A. A legal agreement securing the following matters:

- Securing proportionate financial contributions towards the costed modular accommodation
within Lochgelly South Primary School (indexed).

- Securing proportionate contributions (of 4.3%) towards the total costs (indexed) of

delivering the strategic transport improvements within Lochgelly relating to:

o Junction 1. Station Road/Bank Street/Auchterderran Road mini-roundabout
signalisation of the junction with removal of on-street parking on Auchterderran Road;

o Junction 2: The Avenue / B9149 roundabout - increase in the size of the roundabout,
with increased flare lengths provided on the western and southern approaches

o Junction 3: A92 / B9149 eastbound on and off-slip crossroad — signalisation and
provision of a left-turn slip onto the eastbound on-slip

- Footway/cycleway creation along site frontage (The Avenue) in line with development
phases.

- 5% Affordable Housing within the site.

B. That authority is delegated to the Head of Planning Service in consultation with the Head of
Legal & Democratic Services to negotiate and conclude the legal agreement necessary to
secure the obligations set out in paragraph A, above.

C. That should no agreement be reached within 12 months of the Committee’s decision,
authority is delegated to the Head of Planning in consultation with the Head of Legal &
Democratic Services to refuse the application should this be deemed appropriate.

D. The following conditions and reasons:

PRE-COMMENCEMENT CONDITIONS:

16. NO DEVELOPMENT SHALL COMMENCE ON SITE until the risk of actual or potential land
contamination at the site has been investigated and a Preliminary Risk Assessment (Phase |
Desk Study) has been submitted by the developer to and approved in writing by the local
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planning authority. Where further investigation is recommended in the Preliminary Risk
Assessment, no development shall commence until a suitable Intrusive Investigation (Phase Il
Investigation Report) has been submitted by the developer to and approved in writing by the
local planning authority. Where remedial action is recommended in the Phase Il Intrusive
Investigation Report, no development shall commence until a suitable Remedial Action
Statement has been submitted by the developer to and approved in writing by the local planning
authority. The Remedial Action Statement shall include a timetable for the implementation and
completion of the approved remedial measures.

All land contamination reports shall be prepared in accordance with CLR11, PAN 33 and the
Council’s Advice for Developing Brownfield Sites in Fife documents or any subsequent revisions
of those documents. Additional information can be found at
www.fifedirect.org.uk/contaminatedland.

Reason: To ensure potential risk arising from previous land uses has been investigated and any
requirement for remedial actions is suitably addressed.

21. Prior to commencement of development on each phase of development, any remediation
works and/or mitigation measures to address land instability arising from coal mining legacy, as
may be necessary, shall be implemented in full in order to ensure that that part of the site is
made safe and stable for the proposed development. These works shall be carried out in
accordance with authoritative UK guidance.

Reason: To ensure potential risk arising from previous mining activity has been investigated and
any requirement for remedial actions is suitably addressed.

27. BEFORE ANY WORKS START ON SITE, the developer shall secure the implementation of
a programme of archaeological work in accordance with a detailed written scheme of
investigation which has been submitted by the developer and approved in writing with by this
planning authority.

Reason: In order to safeguard the archaeological heritage of the site and to ensure that the
developer provides for an adequate opportunity to investigate, record and rescue archaeological
remains on the site, which lies within an area of archaeological importance.

CONDITIONS:

1. The development to which this permission relates must be commenced no later than 5 years
from the date of this permission.

Reason: In order to comply with the provisions of Section 59 of the Town and Country Planning
(Scotland) Act 1997, as amended by Section 32 of the Planning (Scotland) Act 2019

2. A further application(s) for the matters of the development (Approval of Matters Required by
Condition) as set out below shall be submitted for the requisite approval of this Planning
Authority:

(a) the construction of residential development and associated infrastructure (including
affordable housing);

(b) the development of the road, cycleway and footpath network;

(c) engineering operations associated with infill, regrading or remediation;

(d) play provision, open space and landscaping; and

(e) the construction of SUDS facilities and drainage including all associated engineering works.
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No work shall be started on the development until the written permission of this Planning
Authority has been granted for the specific proposal.

Reason: To be in compliance with Section 59 of The Town and Country Planning (Scotland) Act
1997 as amended by the Planning etc. (Scotland) Act 2006

3. Every application for Approval of Matters Specified by Condition submitted under the
terms of conditions 2(a-e) shall be submitted for the written permission of this Planning Authority
with the following supporting information, unless agreed otherwise between the parties, each
acting reasonably:-

(a) A location plan of all the existing site to be developed, to a scale of not less than 1:2500,
showing generally the site, existing contours, any existing trees, hedges and walls (or other
boundary markers);

(b) A detailed plan of not less than 1:1250 showing any previous phases of development and
how this application relates to that development;

(c) A detailed plan to a scale of not less than 1:500 showing the current site contours, the
position and width of all proposed roads and footpaths including public access provision and
accesses.

(d) Detailed plans, sections, proposed contours and elevations of all development proposed to
be constructed on the site, together with details of the colour and type of materials to be used,;

(e) Details of boundary treatment;

(f) Detailed plans of the landscaping scheme for the site including the number, species and size
of all trees or shrubs to be planted and the method of protection and retention of any trees and
details of all hard landscaping elements, including surface finishes and boundary treatments
within the site. This shall also include details of strategic landscaping associated with that phase
of development;

(g) Details of the future management and aftercare of the proposed landscaping and planting;

(h) A Design and Access Statement including an explanation in full how the details of the
application comply with the Masterplan Framework, relevant Development Brief and shall
provide a selection of street perspectives and a 'B-plan’ in accordance with Fife Council's
Making Fife's Places Supplementary Guidance (2018);

(i) Site Sections (existing and proposed);

(j) Details of land re-grading and retaining walls;

(k) Biodiversity Protection, Enhancement and Management;

(I) Updated Ecological surveys (if a year has passed since the last one was carried out);
(m) Details of the public art;

(n) A Flood Risk Assessment and detailed Drainage Strategy with validation certificates;
(o) Site investigation and remediation strategy;

(p) Construction Traffic Management Plan (including details of wheel washing facilities);

(q) Construction Environmental Management Plan (including details of contractors' site facilities
including storage, parking provision and areas for the storage of top soil and sub soil);

(r) Maintenance details of SUDS, water courses, drains, culverts, open space and play areas;

(s) Tree surveys of any trees to be removed and tree protection measures for trees being
retained including a scheme of Supervision for the tree protection measures;

(t) locations for safeguarded land for future heat network pipe runs and future connections to
potential heat networks for residential units;
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(u) Transportation Statement;

(v) Noise assessment;

(w) Intrusive Coal Mining Investigations and Remediation Strategy;

(x) low carbon checkilist.

(y) Air quality impact assessment;

(z) details addressing HSE requirements for major accident hazard pipelines; and

(aa) landscape and visual appraisal based on agreed viewpoints form the approved LVIA.
Reason: To ensure sufficient informati