
 
4 The Courtyard, Callendar Business Park, Falkirk, FK1 1XR 
DX 557005  Falkirk www.scotland.gov.uk/Topics/Planning/Appeals abcdefghij abcde abc a  
 

Directorate for Planning and Environmental Appeals 

Appeal Decision Notice 

T: 01324 696 400 
F: 01324 696 444 
E: dpea@scotland.gsi.gov.uk abcdefghijklmnopqrstu

 
Decision 
 
I allow the appeal and grant planning permission in principle subject to the 3 conditions 
listed at the end of the decision notice.  Attention is drawn to the 2 advisory notes at the end 
of the notice.  The appellant’s claim for expenses is dealt with in a separate decision notice.  
 
Reasoning 
 
1. The determining issues in this appeal are the need for private housing in the local 
area; the acceptability of housing in the countryside in this location on the western edge of 
Kingsbarns bearing in mind its location adjoining the Kingsbarns Conservation Area; and 
the effect of the proposal on flood risk in the local area, having regard to the provisions of 
the development plan, and any other material considerations. 
 
2. The appellant has also lodged an appeal (PPA-250-2065) in relation to land to the 
south of Station Road and I have dealt with this appeal in a separate decision notice.   

3. The adopted Largo and East Neuk Local Plan (1995) shows the site lying within the 
countryside, beyond the settlement boundary.  However, since adoption of the local plan, 
the Fife Structure Plan (2006-2026) has been approved (2009) and it contains a settlement 
development strategy (policy SS1) which sets out a number of strategic housing land 
allocations for release over the 20 year plan period to 2026.  The St. Andrews and North 
East Fife area has a total new strategic land allocation of 2200 houses.  As a consequence 
of the structure plan housing land requirements, the finalised St Andrews and East Fife 
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Local Plan (2009) proposes a westwards expansion of Kingsbarns and identifies the appeal 
site, and the separate appeal site to the south, for development of 40 houses (Proposal KIN 
01).  In response to representations to the finalised local plan, the council now proposes to 
reduce the aggregate capacity of both sites to 20 units although the site boundaries are 
unchanged.  A more recent housing land audit carried out by the council in 2010 indicates a 
continuing shortfall in the effective housing land supply in the St Andrews and East Fife 
local housing market area, even allowing for a 40 unit development on this appeal site and 
the adjoining appeal site to the south. 

4. I consider that there is clear policy and housing land supply support, through 
structure plan policy SS1, for release of additional housing land for private housing in the 
local plan area.  This support was not in place at the time of local plan adoption in 1995.  I 
find that the emerging local plan is consistent with the approved structure plan and it is an 
up-to-date reflection of local housing land requirements.  

5. The appeal site is agricultural land extending to 1.34 hectares located to the north 
and west of Station Road and Main Street respectively.  The site’s eastern boundary abuts 
the settlement edge and is formed by a stone dyke and hedging.  The southern edge of the 
site opens directly onto Station Road.  However, the site’s western and northern boundaries 
are not defined by any topographical or boundary features.  The long western boundary 
runs across an open, gently undulating, arable landscape.  The finalised local plan identifies 
a similar site boundary for proposal KIN 01 (Inset Map 31 Kingsbarns).   

6. The appeal site does not form part of the Area of Great Landscape Value (AGLV) set 
out in policy EV6 in the adopted local plan.  Similarly, it is not included in the proposed 
Special Landscape Area (SLA) contained in policy E19 of the finalised local plan.  These 
designated areas extend eastwards towards the coast from Main Street and the A917 road.   

7. There are longer views of the site from higher ground to the west but the visual 
impact of any new housing would be mitigated if only single storey buildings were 
constructed.  I have also considered the potential visual impact of development on this site 
when viewed from the coast road to the north (A917).  However, I am content that 
development would be screened in part by existing buildings around North Quarter 
Steading and Torrie Wynd.  I consider that a small scale development would integrate well 
with this part of the village and so would not adversely impact on adjoining designated 
landscape areas.  It would be important that a new robust village edge were formed to the 
west and north using a combination of trees, hedges and stone walls to reflect boundary 
treatments nearby and to create a degree of visual containment in a relatively open 
landscape.  These are matters which could be subject of conditions if planning permission 
were to be granted. 

8. A number of representations propose that the village should expand through organic 
growth and development of infill sites, but there have been no specific development 
opportunities identified to me which could bring forward new private housing as set out in 
the appeal proposal.   

9. It is not clear how the council envisage development of the site in light of its decision 
to reduce the total capacity of the appeal site, and the separate appeal site to the north, to 
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20 units (Proposal KIN 01).  But, I consider that a development of only 20 houses on a site 
area of 2.6 hectares would constitute an unsustainable use of land and would likely result in 
an unacceptable, low density, suburban development form.  I find that this appeal proposal, 
involving 18 houses on a net building area of around 1.2 hectares, would have an 
acceptable development density adjoining the tight, close knit building form of the existing 
village and conservation area.  I believe that a development of this scale would be capable 
of complying with the key design principles set out in the council’s non statutory Fife Urban 
Design Guide. 

10. Overall, I consider that the site would present a logical opportunity for modest 
westwards expansion of the settlement without significant adverse visual impact on the 
landscape or on the setting of the village.  Therefore, I conclude that the proposal accords 
with policy H5 of the adopted local plan and policies E3, E4 and E5 of the finalised local 
plan in relation to environmental impact, design and open space provision.  For similar 
reasons, I am satisfied that the proposal would not prejudice the character and appearance 
of the adjacent conservation area and so is consistent with the objectives of policy EV2 in 
the adopted local plan and policy E7 in the finalised local plan.   

11. There is clear evidence that the eastern part of the site closest to Station Road is 
liable to flooding which occasionally extends onto the public road.  The cause is likely to be 
overland flow from higher ground to the west and a possible local failure of the field 
drainage system.  I note that the appellant’s drainage impact assessment has not been 
considered in detail by the council.  However, there seems to be broad agreement that the 
problem would be capable of resolution through provision of a cut-off drainage scheme and 
a sustainable urban drainage solution for the development.  These matters could be subject 
of a condition if planning permission in principle were to be granted. 

12. I agree with residents of Torrie Wynd regarding potential access difficulties to their 
properties, particularly for service vehicles, if the Station Road / Main Street junction were 
to be realigned.  I believe that this is a matter which could be the subject of more detailed 
consideration to identify a design solution which would ensure that a safe and convenient 
junction is provided to meet the needs of all users and so comply with policy H5 in the 
adopted local plan and policy T1 in the finalised local plan.  These are matters which could 
be subject of a condition if planning permission in principle were to be granted.  

13. I do not consider that a section 75 is necessary to secure affordable housing on the 
site.  Affordable housing forms part of the separate appeal proposal to the south of Station 
Road (PPA-250-2065) and that provision would meet structure plan and finalised local plan 
policy requirements for affordable housing in the local housing market area.   

14. I have included some of the conditions suggested by the council albeit in a more 
succinct form appropriate to a planning permission in principle.  I have omitted conditions 
which deal with matters covered by other legislation or which do not meet the requirements 
of Circular 4/1998 Annex A.  I have also omitted conditions that deal with matters which 
would be more appropriately included within an approval of further plans and particulars.   
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15. Drawing together all of the above, I conclude that the proposed development is 
acceptable and there are no outweighing material considerations.  I allow the appeal and 
grant planning permission in principle subject to the 3 conditions listed below.   
 
 
Iain Urquhart 
Reporter 
 
 
Conditions  
 

1.  Plans and particulars of the matters listed below shall be submitted for consideration 
by the planning authority, in accordance with the timescales and other limitations in 
section 59 of the Town and Country Planning (Scotland) Act 1997 (as amended).  No 
work shall begin until the written approval of the authority has been given, and the 
development shall be carried out in accordance with that approval; 
 
(a) a site layout plan at a scale of not less than 1:500 showing the position of all 

buildings, roads, footpaths, parking areas, walls and fences and landscaping; 
 
(b) plans and elevations of each house and garage type showing their 

dimensions and type and colour of all external materials; 
 

(c) an open space and landscaping plan at a scale of not less than 1:500 
showing the location and layout of open space, the condition and species of 
existing trees, shrubs and hedges, proposals for new planting, and the layout and 
construction of remote footpaths, fences and gates associated with open space 
and landscaped areas: 

 
(d) a boundary treatment scheme for the full length of the site’s western and 

northern boundaries to incorporate tree planting, hedging and sections of natural 
stone walling; 

 
(e) details of the phasing of development including laying out open space and 

landscaping; 
 

(f) details, including cross sections, of existing and finished ground levels, and 
finished floor levels, in relation to a fixed ordnance datum; 

 
(g) plans and specifications for a realignment scheme for the road junction at 

Main Street, Station Road and Torrie Wynd; and 
 
(h) details of the widening and improvement of Station Road. 

 
(Reason: to ensure that the matters referred to are given full consideration and to 
accord with section 59 of the Town and Country Planning (Scotland) Act 1997, as 
amended by the Planning etc. (Scotland) Act 2006.) 
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2. Surface water from the site shall be dealt with using Sustainable Urban Drainage 
System techniques as advocated in the design manual for Scotland and Northern 
Ireland (CIRCA C521 2000).  Full details of the methods to be employed, including 
where appropriate calculations, along with details of how these measures will be 
maintained, shall be submitted for the written approval of the planning authority prior 
to the commencement of any work on site.  For the avoidance of doubt, these details 
shall include provision for cut-off drainage to prevent surface water run-off into the 
site from adjoining fields.  No dwellinghouse shall be occupied until the planning 
authority has confirmed in writing that the surface water drainage system has been 
satisfactorily installed.   
 
(Reason: to ensure the site is drained in an acceptably sustainable manner and that 
the drainage infrastructure is properly maintained.) 
 

3. This permission shall be for a maximum of 18 dwellinghouses and all dwellinghouses 
shall be single storey in height.  
 
(Reason: to control the development of the site and to protect the visual amenity and 
character of the local area.) 

 
 
Advisory notes 
 
1.  Notice of the start of development:  The person carrying out the development must 
give advance notice in writing to the planning authority of the date when it is intended to 
start.  Failure to do so is a breach of planning control.  It could result in the planning 
authority taking enforcement action.  (See sections 27A and 123(1) of the Town and 
Country Planning (Scotland) Act 1997 (as amended).) 
 
2.  Notice of the completion of the development:  As soon as possible after it is finished, 
the person who completed the development must write to the planning authority to confirm 
the position.  (See section 27B of the Town and Country Planning (Scotland) Act 1997 (as 
amended).)   
 
 


