
COMMITTEE: NORTH EAST FIFE AREA COMMITTEE DATE: 30/03/2011

ITEM NO: 12(k)

APPLICATION FOR PLANNING PERMISSION IN PRINCIPLE REF: 10/00871/PPP

SITE ADDRESS: LAND TO WEST OF KINGSBARNS, NORTH OF STATION
ROAD KINGSBARNS

PROPOSAL: PLANNING PERMISSION IN PRINCIPLE FOR ERECTION OF 18
DWELLINGHOUSES

APPLICANT: CAMBO ESTATE CAMBO HOUSE KINGSBARNS ST
ANDREWS

WARD NO: East Neuk And Landward

CASE OFFICER: Jenny Racionzer/Samantha Stone

DATE 09/06/2010
REGISTERED:

I REASONS FOR REFERRAL TO COMMITTEE

This application requires to be considered by the Committee because:

There are more than five objections to the proposal and an Appeal against the Non
Determination of this application has been submitted.

ISUMMARY RECOMMENDATION

It is recommended that the Area Committee resolve that the application should be refused and
that this view be communicated to Scottish Ministers to inform their consideration of the
submitted appeal.

ASSESSMENT AGAINST THE DEVELOPMENT PLAN AND OTHER MATERIAL
CONSIDERATIONS

Under Section 25 of the Planning Act the determination of the application is to be made in
accordance with the Development Plan unless material considerations indicate otherwise. The
current Development Plan consists of the Approved Fife Structure Plan (2006-26) and the
Adopted Local Plan. Weight can also be attached as a material consideration to the Draft Local
Plan and any modifications.



1.0 Background

1.1 The application site comprises 1.34 ha of open agricultural land located to the west of
Kingsbarns. The site is located to the north of Station Road on the western edge of the village.
The village lies predominantly within the bounds of its Conservation Area and is within a
designated Area of Great Landscape Value. It does not lie within a proposed Special Landscape
Area as proposed by the Finalised Local Plan, although it is directly adjacent to the proposed
St.Andrews to Fife Ness SLA lying to the east of the main road.

1.2 The proposal is submitted as an application in principle and seeks to erect 18
dwellinghouses The application site is identified as 'countryside', outwith the village boundary in
terms of the Adopted East Neuk Local Plan 1995. However, the site is identified as a proposal
for future housing within the Finalised St. Andrews and East Fife Local Plan 2009, as part of a
larger area which includes land to the south of Station Road. The Local Plan criteria include that
a development brief should be produced through engagement with the community, formal open
space should be included in the site and the housing should be low density to reflect its rural
setting. This application is in principle with no detailed matters submitted.

1.3. A concurrent application has been submitted for full planning permission for 22
dwellinghouses and open space, on a site directly to the south, across Station Road
(10/00873/FULL).

1.4 The application contains a Development Brief which addresses the site identified in the
Finalised Local Plan, i.e. both the applications sites. The statement indicates that the
agenUarchitect consulted with the community at two formal meetings held in the village hall on
10 December 2008 and 26 January 2009 - to assist in the preparation of a development brief for
the site and to present initial design responses to community comment. It should be noted that
the Finalised Local Plan requires the Development Brief to be approved by Fife Council and that
the Brief has not been submitted to or approved by Fife Council.

1.5 The application has been advertised as a potential Departure from the following
Development Plan Policies; Approved Fife Structure Plan (2006) Policy SS1, and Adopted East
Neuk Local Plan (1995) as it proposes new dwelling houses located in the countryside.

1.6 Following ongoing discussion and preparation of changes to the scheme by the applicant, an
amended scheme for the concurrent full planning permission was submitted on 14 February
2011. The applicant appealed non-determination of that application, and this application for
planning permission in principles, to the Scottish Government on 28 February 2011

2.0 Planning Assessment:

2.1 The issues to be assessed against the development plan and other guidance are as follows:-

a) Principle of the Development
b) Housing Land
c) Affordable Housing
d) Impact on Prime Agricultural Land
e)Water Supply/Drainage/Flooding
f) Education



g) Urban design principles/Built Heritage/Impact on Landscape Character
h) Residential Amenity/Density/Open Space
i) Road Safety

Principle of the Development

2.2 Scottish Planning Policy (SPP) 2010 focuses housing development in settlements and
discourages housing development in the countryside unless merited by particular circumstances,
including that it may support rural businesses and communities and that the particular
circumstances should be defined in development plans. SPP seeks to promote the use of
previously developed land and better access by sustainable transport modes. SPP (Rural
Development) identi'fies that the amount and location of housing that can be developed in rural
areas is determined by a number of factors and these will include proximity to services (e.g.
schools/shops) ideally within walking or cycling distance; ease of access (from an existing road
or footpath and to a rail station or bus route) drainage and sewage capacity; and fit in the
landscape.

2.3 The application site is identified as countryside within the Adopted Largo and East Neuk
Local Plan 1995 where the relevant policies EV5 and EV8 presume against development unless
proposals relate to agriculture, forestry, mineral working, outdoor recreation or other uses.

2.4 The application site forms part of an area identified in the Finalised St. Andrews and East
Fife Local Plan 2009 as allocation KIN 01 West of the Square with an area of 2.6ha and
indicated for private housing (40 units). The allocated land, as identified in the Finalised Local
Plan, extends to both north and south of Station Road and includes the site of the concurrent
application for 22 houses 10/000873/FULL. This site contributes to the East Neuk Settlements
Strategic Land Allocation as set out in the Approved Fife Structure Plan 2006 - 2026. The
additional requirements of any future development of this site are indicated in the Finalised Local
Plan and include that a development brief should be produced through engagement with the
community, formal open space should be included in the site and the housing should be low
density to reflect its rural setting.

2.5 A report was presented to Fife Council's Planning Committee on 7 September 2010 to seek
approval of Fife Council's response to issues arising from representations made to the Finalised
St Andrews & East Fife Local Plan 2009 and to request that the Scottish Government
examine the Local Plan. This included approval of the recommendation that the proposed
number of houses for the allocation KIN 01 should be reduced from 40 units to 20 units, with the
allocation boundary remaining the same.

2.6 Notwithstanding the above Adopted Local Plan policies and the Finalised Local Plan land
allocation, the most up to date policy on housing in the countryside is included in the Approved
Structure Plan, Finalised Local Plan and the Council's Planning Customer Guidelines on
Housing Development in the Countryside. Policy SS1 in the Approved Structure Plan indicates
that development shall take place in settlements unless there is a justified need for a countryside
location. Further, it indicates that, in identifying sites for development in Local Plans and
assessing development proposals, the Council will have regard to a range of criteria including
infrastructure considerations and the protection of the natural and built heritage. The Council's
Planning Customer Guideline and Policy E1 of the Finalised Local Plan advise that development
outwith the settlement limits will only be permitted where it is in accordance with Policies E15 to
E16 of the Finalised Local Plan. These two policies continue the presumption against



development, including housing development, in the countryside unless it meets specified
criteria, largely reflecting the criteria of the Adopted Local Plan and Customer Guidelines but
with additional criteria including that support may be also be given for schemes for small-scale
affordable housing which meets an identified need.

2.7 Given the Adopted Local Plan policy and the current status of the Finalised Local Plan and
the Planning Committee decision of 7 September 2010 it is not considered that the proposal
meets with the spatial strategy of the Structure Plan or the most up to date detailed policy
requirements for housing development in the countryside. Although the site is identified within a
Finalised Local Plan proposal, it does not demonstrate that it meets with the development
requirements indicated in that Plan. Further, there has been a significant number of objections to
the proposal and the Finalised Local Plan has yet to pass through a significant stage of its
preparation, in terms of a forthcoming Plan Examination. It is therefore considered that this
application is premature pending the outcome of the Local Plan process. Many of the
representations received express this view and several highlight concerns with the process
relating to the assessment and inclusion of this site within the Finalised Local Plan.

Housing Land

2.8 SPP (Housing) advises that the delivery of housing land should be identified through up to
date Development Plans. Approved Structure Plan Policies H1 and H2 advise that land will be
identified in Local Plans to meet the Housing Land Requirement for the periods 2006-2011 and
subject to a review for the periods 2011-2026. Policy H1 and Proposal PH1 advise that the
rolling 5 year Housing Land Requirement for the St. Andrews and North East Fife
Housing Market Area over the next 10 years is 1800 units. Significant land as part of the
Strategic Land Allocations has been identified throughout the Plan area, including the East Neuk
SLA, to meet the Structure Plan Housing Land Requirement. The Finalised Local Plan, as
published in 2009, allocates sufficient housing land for the Plan period. The Fife Housing Land
Audit 2010 (November 2010) indicates in its calculation of the rolling 5 year housing supply
surplus/shortfall that there is a current housing shortfall within the St. Andrews and East Neuk
Housing Market Area (-698 for 2006/11) The KIN 01 allocation (using the 40 units figure as the
audit did not include the results of the September 2010 Planning Committee) is included within
the effective land supply in these calculations.

2.9 In this instance, given the assessment of the Principle of the Development above and the
assessment of further issues, below, there is some evidence that this site should be brought
forward on the grounds of housing land supply, although its size would not have a significant
impact on the Housing Land statistics. In any event it would be more appropriate to assess the
site in land supply terms through the emerging Local Plan process rather than through the
consideration of this single application.

Affordable Housing

2.10 PAN2 (2010) requires new developments to provide an appropriate amount of affordable
housing. The Approved Structure Plan Policy H4 states that the Council will seek to secure
defined levels of affordable housing and Adopted Local Plan Policy H5 aims to encourage
developers to provide an element of affordable housing within proposals. Policy H2 of the
Finalised Local Plan also reiterates the same policy criteria to facilitate the provision of
affordable housing. In line with the Approved Fife Structure Plan 2006-2026 Fife Council would
require that, for the St. Andrews and North East Fife Housing Market Area, 30% of the total



proposed units in this application be made available as affordable housing. The application
does not include detail relating to the provision of affordable housing and this is not required for
an application in principle. However, Fife Council Housing Services have noted that if the full
provision of 12 affordable housing units were to be achieved for the site to the south, there
would be no requirement for additional units to be provided as part of this application. However,
should the 2 privately funded units not be satisfactorily achieved, in the concurrent application,
the 30% requirement would apply to this application site.

Impact on Prime Agricultural Land

2.11 Scottish Planning Policy (Prime Quality Agricultural Land) indicates that this land should not
be developed unless it is an essential component of the settlement strategy or is necessary to
meet an established need such as major infrastructure development where no other site is
available. Adopted Local Plan policy IS10 and Finalised Local Plan Policy E18 follow this
advice, indicating that prime agricultural land will be safeguarded from development which
would permanently remove it from agricultural use or reduce its agricultural quality, unless there
are overriding circumstances or the development is essential to implementing wider Council
strategies. In this instance the site does fall within the prime agricultural land categories (i.e. land
classes 1, 2, and 3.1 ).Several representations note concern with the loss of this prime
agricultural land to development.

2.12 The proposal would lead to the permanent removal of an area of Fife's prime agricultural
land. Although this land is allocated within the Finalised Local Plan, following the assessment
process for Plan preparation, and contributes to the Structure Plan Housing Land Requirement,
it is not sufficient to override the presumption against development given that the Plan
Examination has yet to take place. The proposal is contrary to Adopted Local Plan and is not
supported by the Structure Plan as it is not site specific in relation to achieving the Housing Land
Requirement.

Water Supply/Drainage/Flooding

2.13 Scottish Planning Policy (Flooding and Drainage) indicates that the risk of flooding from all
sources must be taken into account in determining planning applications, either at the site of the
proposed development or by creating it elsewhere. Policy IS5 in the Adopted Local Plan and
Policy 14 in the Finalised Local Plan indicates that development will not be supported if it would
increase the risk of flooding or would be at risk from flooding.

2.14 Policy SS1 in the Approved Structure Plan indicates that, in assessing development
proposals, the Council will have regard to the existence or anticipated availability of water and
drainage. Policy DC1 of the Approved Structure Plan and policy 01 of the Finalised Local Plan
also stress that the Council will seek contributions from developers to address any shortfalls in
community infrastructure and/or mitigate any adverse impact brought about by their
development. Policy H5 in the Adopted Local Plan and policy E3 in the Finalised Local Plan
provide detailed criteria for the assessment of development including that it must not place
unacceptable demands on the foul and surface water drainage systems Policy 13 in the Finalised
Local Plan indicates that a public sewer connection must be used, if available, at any
development site and that proposals involving the provision of private waste water treatment
plant will not generally be acceptable and will only be supported if they meet detailed criteria to
ensure there is no pollution or environmental hazard. Policy 15 in the Finalised Local Plan
indicates the requirement for development proposals to include Sustainable Drainage Systems
(SUDS) to deal with surface water run-off.



2.15 The applicant has submitted a Drainage Impact Assessment in support of the concurrent
full planning application but does not address the site of this application. Scottish Water notes
that Kingsbarns Wastewater Treatment Works has limited capacity to service the demand from
this proposed development. It is also noted that in relation to both the water and wastewater
network the developer may require to carry out works to ensure that there is no loss of service to
existing customers. These issues would require to be resolved directly with Scottish Water.
Scottish Water has also highlighted that surface water would need to discharge to a suitable
outlet as part of a totally separate drainage system.

2.16 The Council's Structural Services has indicated that there have been several recorded
incidents of flooding on this site, generally caused by overland flow from higher ground to the
west towards the existing village. It is indicated that flood risk assessments should be provided
and that it is likely that cut-off drainage would be required to intercept existing field drains and to
protect the development from overland flow. Sustainable urban drainage solutions would also
be required to dispose of surface water and would require technical approval from Fife Council
as Flood Prevention Authority.

2.17 Several representations received highlight that the site is subject to flooding with past
incidents requiring a response from emergency services.

2.18 The information provided by the applicant is not sufficient to assess the flood risk on the
site or whether suitable drainage arrangements could be achieved. Fife Council Structural
Services has indicated that this may be acceptable for an application in principle but would have
wished to have had some indication of how to dispose of storm water and protect from overland
flow. This has been provided in a Drainage Impact Assessment for the site to the south but not
in relation this application in principle.

Education

2.18 Policy SS1 in the Approved Structure Plan Policy states that the Council will have regard to
the existence or anticipated availability of community infrastructure, including schools, in
assessing development proposals. Policy 11 in the Adopted Local Plan states that development
proposals which require unprogrammed and excessive infrastructure expenditure on the part of
public authorities will not be supported. Policies DC1 in the Approved Structure Plan and policy
D1 in the Finalised Local Plan indicate that the Council will seek appropriate contributions from
developers to address shortfalls in community infrastructure and ensure adequate infrastructure
provision.

2.19 Fife Council Education Service has provided advice on the roll, capacity and occupancy at
the relevant catchment schools which indicate that there is available capacity at the relevant
non-denominational and denominational primary and secondary schools. As the site is included
within the Finalised Local Plan it has been included in the Education Service's provisional roll
projections. The proposal is therefore considered acceptable in terms of the availability of
education provision.

Urban Design Principles/Built Heritage/Impact on Landscape Character

2.20 Policy H5 in the Adopted Local Plan and Policies E3, E4 and E15 in the Finalised Local
Plan advise that proposals must retain and bring overall enhancement to the landscape and
environmental quality of an area. Policy EV6 in the Adopted Local Plan aims to protect



landscape quality of designated Areas of Great Landscape Value and policy E19 in the Finalised
Local Plan the special qualities and attributes of Special Landscape Areas.

2.21 SPP (Historic Environment) indicates that planning authorities can help to safeguard
historic assets through development plans and development management decisions. The
Scottish Government's policy on the historic environment (SHEP) provides further advice on
protecting, enhancing and conserving the historic environment. Policy ENV5 in the Approved
Structure Plan aims to pursue this advice and indicates that Local Plan policies will provide
protection for the built and historic environments and for archaeology. Policy EV2 and EV4 in the
Adopted Local Plan and policy E7 and E8 in the Finalised Local Plan follow this policy direction.

2.22 The site of the proposed development lies immediately to the west of the village and its
related conservation area (which encloses virtually all the existing village). The detail of the
proposed development is therefore critical to safeguarding the character and appearance of the
conservation area and the setting of the many listed buildings within its boundary.

2.23 A full Design Statement would be required to address proposed development on this site in
a way that would achieve an appropriate extension to the village. No initial submission has been
presented for this application and therefore no comment can be made other than that the issues
raised in relation to the concurrent application to the south would equally relate to any proposed
development on this site.

2.24 Policy H5 of the Adopted Local Plan, and Policy E3 and E4 of the Finalised Local Plan set
out the criteria for residential developments and advise that proposals should have high
standards of design and finish, respect the character of an area, and should maintain and
enhance the visual amenity of their setting.

Residential Amenity/Garden Ground/Open Space
2.25 Policy H5 of the Adopted Local Plan and Policy E3 of the Finalised Local Plan state that
proposals should be compatible with their surrounds in terms of land-use and relationships to
existing dwellings, should keep overshadowing of neighbouring property to a minimum, should
not intrude on a neighbour's privacy or detrimentally affect their personal amenity.

2.26 Policy E3 of the Finalised Local Plan and Fife Council Planning Policy Guidelines on
Garden Ground (2006) advises that new properties should incorporate a 1:3 plot ratio, should
provide privacy and a minimum of 100 square metres of garden ground. The design of any new
development should be sympathetic to and in character with the surrounding area.

2.27 In this instance no detail is submitted but it is considered that it would be entirely possible to
achieve an acceptable development, in terms of appropriate residential amenity, garden ground
and open space, on this site whilst maintaining residential amenity.

Road Safety
2.28 Policy H5 of the Adopted Local Plan provides residential development control criteria and
indicates that detailed road matters including visibility splays, car parking and turning areas will
require to meet the Council's standards. Further, policy 15 in this Plan emphasises the
requirement for adequate car parking provision. Polices E4, T1 and T2 in the Finalised Local
Plan indicate that new development must make adequate provision for pedestrian and cycle
movements and provide a safe residential environment. Proposals must comply with the



Council's Transportation Development Guidelines, the Fife Urban Design Guide and Designing
Streets guidance.

2.29 Fife Council Transportation Services have been involved in discussions with the applicant
and his agent/architect regarding detailed considerations relating to access arrangements for the
concurrent full planning application 10/00873/FULL. Although no detail is included in this
application in principle these discussion will have some bearing on the acceptability offuture
development on this site.

I CONSULTATIONS

Scottish Natural Heritage
Scottish Water
Transport Planning & Development
Management (East Fife)
St Andrews Preservation Trust
Kingsbarns Community Council

Housing Service

Education

I REPRESENTATIONS

No comment
No objections in principle.
No objection in principle subject to satisfactory
detailed design.
Proposal does not respect heritage of Kingsbarns
Initial response - Lack of capacity in local
infrastructure - school and WWTW. Growth should
be limited to meet local needs. Risk of flooding.
Development Brief contains inaccurate
information. Design would not maintain or
enhance visual amenity. Loss of prime agricultural
land. No need for houses and alternative location
may exist. Contrary to revised consultation
statement in response to Finalised Local Plan and
premature.
Further response - does not comply with Adopted
Local Plan or Finalised Local Plan. Question why
boundary of Local Plan allocated site KIN01 not
changed although housing numbers have been
amended. Seek development solution that
recognises unique situation and Conservation
Area status of village.
Affordable housing contribution not required if
satisfactorily achieved for concurrent application
site 10/00871/PPP.
Capacity in local schools.

There have been 26 representations to the application. These are all objections, with the
exception of one letter of support which make the following points:

Welcome proposal that may provide housing for people who live in the area and wish to stay in
the area on retirement but cannot afford to buy and would welcome rental (comment should
more appropriately be addressed to concurrent application 10/00873/FULL).

The letters of objection are made on the basis that:



Contrary to the Development Plan
Site should not be included in Finalised Local Plan following exclusion by earlier assessment
No evidence for inclusion in Finalised Local Plan
Premature, pending outcome of Plan Examination
The application (along with concurrent PPP) should have gone through Major application
process
The two applications 10/00871/PPP and 1O/873/FULL should be considered together.
Development Brief not submitted for approval of Community Council
Proposal for 66 houses by applicant submitted as part of Local Plan consultation
Community Council have objected at all stages of the process
Concern over handling/use of community consultation in preparation of application
Rural Homes for Rent grant should not be used as lever for development
Alternative sites exist
Need could be met by organic growth
No support from community or Community Council
Impact on overall character and appearance of village, conservation area and listed buildings
Site itself is not appropriate for any extension to village
Site provides visual connection from village to countryside, impact on Area of Great Landscape
Value
Site prone to flooding
Lack of capacity in local school
Lack of capacity at waste water treatment works
Loss of prime agricultural land
No identified need for proposed houses
Houses on this site would be for sale on open market - not necessarily available to local people
Loss of village atmosphere
Damaging to tourist asset of village
Disproportionate to size of village
Little employment in area and travel to work is expensive.
No demonstrable evidence between viability of local facilities/services and number of houses.

The above points have been largely addressed in the assessment above. Overall these
comments represent comprehensive objection to the proposal on the basis of a range of relevant
planning considerations relating to both the principle of the development, the status of the
Finalised Local Plan and the detailed considerations of the proposal.

I CONCLUSIONS

This proposal is considered to be contrary to the Development Plan and premature in terms of
the emerging Finalised S1. Andrews and East Fife Local Plan and the forthcoming Plan
Examination.

I RECOMMENDATION

It is accordingly recommended that the Area Committee resolve that the application should be
refused and that this view be communicated to Scottish Ministers to inform their consideration of
the submitted appeal.



I STATUTORY POLICIES, GUIDANCE & BACKGROUND PAPERS

The documents, guidance notes and policies referred to in "Statutory Policies and Approved
Guidance",

National Policy
SPP Scottish Planning Policy (2010)
PAN2/2010 Affordable Housing
Scottish Historic Environment Policy (SHEP)
Designing Streets

Development Plan
Approved Fife Structure Plan (2006-26)
Adopted Largo and East Neuk Local Plan 1995
Finalised St. Andrews and East Fife Local Plan 2009

Other Guidance
The Fife Housing Land Audit 2010 (November 2010)
Fife Council Transportation Development Guidelines
The Fife Urban Design Guide

Report prepared by, Jenny Racionzer

Report agreed and signed off by Mary Stewart and Jim Birrell.

Date Printed 15/03/2011
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