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Perth and Kinross Council

Development Management Committee — 24 May 2017
Report of Handling by Interim Head of Planning

Residential development with open space, landscaping, drainage and associated
infrastructure (in principle), Scone North, Scone.

Ref. No: 16/02127/IPM
Ward No: N2 Strathmore

Summary

This report recommends approval of the in principle application to formally establish the
principle of residential development and associated uses at land north and east of
Spoutwells farm, Scone, referred to as Scone North (H29).

The development is considered to comply with the Strategic Development Plan TAYplan
2012 and Perth and Kinross Local Development Plan 2014 (LDP). The proposal also
complies with the Council’s overarching economic, social and environmental objectives
contained within the Community Plan, Corporate Plan and the Economic Development
Strategy. The application is recommended for approval, subject to conditional control and
the satisfactory conclusion of a planning obligation.

BACKGROUND AND PROPOSAL

1  The site, which extends to over 60Ha is located on the northern boundaries of
the settlement of Scone, with clear identifiable landscape boundaries to the
west and north consisting of Old Scone Wood, Highfield plantation and
Brooniehill Plantation, associated with Muirward Wood. To the south, the site is
bounded by Spoutwells Drive and Highfield Road. The site is dominantly
characterised as agricultural land. Vehicular access to the site is currently
taken off Highfield Road to Spoutwells Farm. A track passes through the lower
third of the site and links back into Scone at Harper Way.

2  The site is allocated (H29) in the LDP for residential use to provide around 700
dwellings with provision for a primary school. The site is also partly dissected
by the Cross Tay Link Road (CTLR) route options. The LDP intends that only
100 dwellings can be developed out in advance of the CTLR becoming a
committed project (as set out in Appendix 2 background papers).

3  The principal components of the in principle application comprises the following

uses:
. 700 residential properties with a mix and range of house types

. 25% affordable housing

) Land set aside and reserved for potential new primary school

. Sustainable urban drainage systems

. Open space areas, including civic, formal and informal, recreational areas

and play areas
Substantial tree planting
o New footpaths and cycle paths, integrated with existing routes
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. Potential ancillary retail/commercial space opportunities around the
identified school site

The exact scale, mix and detailed layout relating to the above would be arrived
at through the production and submission of further detailed planning
applications with associated supporting information.

The application has been accompanied by an Environmental Statement (ES),
Pre-Application Consultation Report and associated background
documentation including a Planning Supporting Statement.

Environmental Impact Assessment (EIA)

Directive 2011/92/EU requires the ‘competent authority’ (in this case Perth and
Kinross Council) when giving a planning consent for particular large scale
projects to do so in the knowledge of any likely significant effects on the
environment. The Directive therefore sets out a procedure that must be
followed for certain types of project before ‘development consent’ can be given.

This procedure, known as EIA, is a means of drawing together, in a systematic
way, an assessment of a project’s likely significant environmental effects. This
helps to ensure that the importance of the predicted effects, and the scope for
reducing any adverse effects, are properly understood by the public and the
relevant competent authority before it makes its decision.

A screening opinion was originally submitted in early 2016, where the Planning
Authority confirmed the development to constitute an EIA development. A
scoping opinion request followed thereafter, scoping out which elements
should be included within the ES.

An ES has been submitted in support of the application, available in 2 volumes,
comprising the following chapter headings:

. EIA regulations

Proposed Development Details
Planning Policy Context

Cultural Heritage and Archaeology
Ecology and Biodiversity

Landscape and Visual Impact Assessment
Ground Conditions

) Water Quality, Drainage and Hydrology
) Traffic and Transport

. Noise

. Technical Appendices

Supplementary Environmental Information (SEI) was submitted in February
2017 and included further environmental information on ecology matters,
specifically through the provision of a beaver survey with an identified change
to their conservation status identified by Scottish Government at the end of
2016.
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This SEI was advertised and appropriate consultation with SNH and the
Councils Biodiversity Officer undertaken.

Part Il, Schedule 4 of the EIA (Scotland) Regulations 2011 outlines the
information required to be included in any EIA. In this case the information
within the ES is considered to meet the requirements of the regulations.

PRE-APPLICATION CONSULTATION

The proposed development is classed as a Major development under class 9
of the Town and Country Planning (Hierarchy of Developments) (Scotland)
Regulations 2009. This sets out that there is a statutory requirement imposed
on the applicant to undertake pre-application consultation activity with the local
community.

A Proposal of Application Notice (PAN) (reference 15/00017/PAN) was
submitted on the 18" November 2015 and outlined a public exhibition was to
be held locally on 8" December 2015. The ward Councillors (Alan Grant,
Dennis Melloy, lan Miller and Lewis Simpson) and Scone and District
Community Council were all notified. The results of the community consultation
have been submitted with the application as part of the Pre-Application
Consultation (PAC) Report.

NATIONAL POLICY AND GUIDANCE

The Scottish Government expresses its planning policies through the National
Planning Framework (NPF) 3, the National Roads Development Guide 2014,
Scottish Planning Policy (SPP) 2014 and Planning Advice Notes (PAN).

National Planning Framework

NPF3 is a long-term strategy for Scotland and is a spatial expression of the
Government’s Economic Strategy and plans for development and investment in
infrastructure. Under the Planning etc. (Scotland) Act 2006 this is now a
statutory document and material consideration in any planning application. The
document provides a national context for development plans and planning
decisions as well as informing the on-going programmes of the Scottish
Government, public agencies and local authorities.

The Scottish Planning Policy 2014

The Scottish Planning Policy (SPP) was published on 23 June 2014. It sets
out national planning policies which reflect Scottish Ministers’ priorities for
operation of the planning system and for the development and use of land.
The SPP promotes consistency in the application of policy across Scotland
whilst allowing sufficient flexibility to reflect local circumstances. It directly
relates to:

) The preparation of development plans
. The design of development, from initial concept through to delivery
. The determination of planning applications and appeals
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Overarching topic areas relevant to this application include;

o Paragraphs 24 — 35: Sustainability
o Paragraphs 36 — 57: Placemaking

Specific detailed topic area paragraphs include:
A successful Sustainable Place

. Paragraphs 123 — 125 Maintaining a 5-year Effective Land Supply
. Paragraphs 126 — 131 Affordable Housing
) Paragraphs 135 — 151 Valuing the Historic Environment

A Low Carbon Place

o Paragraph 152 — 160 Delivering Heat and Electricity
o Paragraph 190 — Planning for Zero Waste

A Natural, Resilient Place

o Paragraphs 202 — 218 Valuing the Natural Environment

o Paragraphs 230 — 233 Maximising the Benefits of Green Infrastructure
o Paragraphs 254 — 268 Managing Flood Risk & Drainage

A Connected Place

. Paragraphs 286 — 291 Promoting Sustainable Transport and Active

Travel
. Annex B — Parking Policies and Standards
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The following Scottish Government Planning Advice Notes (PAN) are also of
relevance:

PAN 2/2010 Affordable Housing and Housing Land Audits
PAN 1/2011 Planning and Noise

PAN 2/2011 Planning and Archaeology

PAN 40 Development Management

PAN 44 Fitting New Housing Development into the Landscape
PAN 51 Planning, Environmental Protection and Regulation
PAN 52 Planning in Small Towns

PAN 58 Environmental Impact Assessment

PAN 60 Planning for Natural Heritage

PAN 61 Planning and Sustainable Urban Drainage Systems
PAN 63 Waste Management Planning

PAN 65 Planning and Open Space

PAN 67 Housing Quality

PAN 68 Design Statements

PAN 69 Planning & Building Standards Advice on Flooding
PAN 75 Planning for Transport

PAN 77 Designing Safer Places

PAN 78 Inclusive Design

PAN 79 Water and Drainage

PAN 83 Masterplanning

Designing Places 2001

The first policy statement which marks the Scottish Government’s
determination to raise standards of urban and rural development.

Designing Streets 2010

Designing Streets is the first policy statement in Scotland for street design and
marks a change in the emphasis of guidance on street design towards place-
making and away from a system focused upon the dominance of motor
vehicles. It has been created to support the Scottish Government’s place-
making agenda and is intended to sit alongside the 2001 planning policy
document Designing Places, which sets out Government aspirations for design
and the role of the planning system in delivering these.

National Roads Development Guide 2014

This document supports Designing Streets and expands on its principles and is
considered to be the technical advice that should be followed in designing and
approving of all streets including parking provision.

Historic Environment Scotland Policy Statement (HESPS) 2016

The policy statement provides further direction for planning authorities in

their consideration of planning applications affecting the historic
environment.
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Historic Environment Scotland's 'Managing Change' guidance series

Gardens and Designed Landscapes (2016)
Setting (2016).

Place Standard (2016)

Place Standard is a tool accessible to all, which can be used to evaluate the
quality of a place. This includes places that are well-established, undergoing
change, or still being planned. The tool can also help users to identify priorities.

LOCAL POLICY AND GUIDANCE
TAYPIlan Strategic Development Plan 2012-2032

TAYPIlan sets out a vision for how the region will be in 2032 and what must
occur to bring about change to achieve this vision. The vision for the area as
set out in the plans states that:

“By 2032 the TAYplan region will be sustainable, more attractive, competitive
and vibrant without creating an unacceptable burden on our planet. The quality
of life will make it a place of first choice where more people choose to live,
work, study and visit, and where businesses choose to invest and create jobs.”

The following sections of the TAYplan 2012 are of particular importance in the
assessment of this application.

Policy 1 — Location Priorities

Seeks to focus the majority of development in the region’s principal
settlements. Perth Core Area (Including Scone) is identified as a Tier 1
Settlement with the potential to accommodate the majority of the region’s
additional development over the plan period and make a major contribution to
the region’s economy.

Policy 2 — Shaping better quality places

Seeks to ensure that climate change resilience is built into the natural and built
environment, integrate new development with existing community
infrastructure, ensure the integration of transport and land uses, ensure that
waste management solutions are incorporated into development and ensure
that high resource efficiency and low/zero carbon energy generation
technologies are incorporated with development to reduce carbon emissions
and energy consumption.

Policy 3: Managing TAYplan’'s Assets
Seeks to respect the regional distinctiveness and scenic value of the TAYplan

area and presumes against development which would adversely affect
environmental assets.
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Policy 5: Housing

States that Local Development Plans shall seek to have land allocated, which
is effective or capable of becoming effective to meet the housing land
requirement up to 10 years from the date of the plan adoption. The policy goes
onto say that to assist in the delivery of build rates, Local Development Plan
shall allocate sufficient land to ensure a generous supply of effective housing
sites and to provide for flexibility and choice.

Policy 6: Energy and Waste/Resource Management Infrastructure

Relates to delivering a low/zero carbon future for the city region to contribute to
meeting Scottish Government energy targets and indicates that, in determining
proposals for energy development, consideration should be given to the effect
on off-site properties, the sensitivity of landscapes and cumulative impacts.

Policy 8 — Delivering the Strategic Development Plan

States, “To ensure that quality is designed-in to development and places,
developer contributions shall be sought for new development to mitigate any
adverse impact on infrastructure, services and amenities brought about by
development including contributions towards schools, affordable housing,
transport infrastructure and facilities (including road, rail, walking, cycling and
public transport) and other community facilities in accordance with the Scottish
Government Circular 1/2010".

Perth and Kinross Local Development Plan 2014

The LDP was adopted by Perth and Kinross Council on 3 February 2014. Itis
the most recent statement of Council policy and is augmented by
Supplementary Guidance.

The LDP sets out a vision statement for the area and states that:

“Our vision is of a Perth and Kinross which is dynamic, attractive and effective
which protects its assets whilst welcoming population and economic growth.”

Under the LDP, the following polices are of particular importance in the
assessment of this application.

Policy PM1A - Placemaking

Development must contribute positively to the quality of the surrounding built
and natural environment, respecting the character and amenity of the place.
All development should be planned and designed with reference to climate
change mitigation and adaption.

Policy PM1B - Placemaking

All proposals should meet all eight of the placemaking criteria.
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Policy PM1C - Placemaking

Proposals of more than 200 houses or 10 ha should create a sustainable
neighbourhood and seek to meet the key needs of residents or businesses
either within or adjacent to the development. A Masterplan will be required in
most cases.

Policy PM2 - Design Statements

Design Statements should normally accompany a planning application if the
development comprises 5 or more dwellings, is a non-residential use which
exceeds 0.5 ha or if the development affects the character or appearance of a
Conservation Area, Historic Garden, Designed Landscape or the setting of a
Listed Building or Scheduled Monument.

Policy PM3 - Infrastructure Contributions

Where new developments (either alone or cumulatively) exacerbate a current
or generate a need for additional infrastructure provision or community
facilities, planning permission will only be granted where contributions which
are reasonably related to the scale and nature of the proposed development
are secured.

Policy ED1A - Employment and Mixed Use Areas

Areas identified for employment uses should be retained for such uses and any
proposed development must be compatible with surrounding land uses and all
six of the policy criteria, in particular retailing is not generally acceptable unless
ancillary to the main use.

Policy RD1 - Residential Areas

In identified areas, residential amenity will be protected and, where possible,
improved. Small areas of private and public open space will be retained where
of recreational or amenity value. Changes of use away from ancillary uses
such as local shops will be resisted unless supported by market evidence that
the existing use is non-viable. Proposals will be encouraged where they satisfy
the criteria set out and are compatible with the amenity and character of an
area.

Policy RD4 - Affordable Housing

Residential development consisting of 5 of more units should include provision
of an affordable housing contribution amounting to 25% of the total number of
units. Off-site provision or a commuted sum is acceptable as an alternative in
appropriate circumstances.

Policy TA1A - Transport Standards and Accessibility Requirements

Encouragement will be given to the retention and improvement of transport
infrastructure identified in the Plan.
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Policy TA1B - Transport Standards and Accessibility Requirements

Development proposals that involve significant travel generation should be well
served by all modes of transport (in particular walking, cycling and public
transport), provide safe access and appropriate car parking. Supplementary
Guidance will set out when a travel plan and transport assessment (TA) is
required.

Policy CF1B - Open Space Retention and Provision

Appropriate areas of informal and formal open space should be provided as an
integral part of any new development where existing provision is not adequate.
Where there is an adequate supply of open space a financial contribution
towards improved open space may be acceptable. Opportunities should be to
create, improve and avoid the fragmentation of green networks.

Policy CF2 - Public Access

Developments will not be allowed if they have an adverse impact on any core
path, disused railway line, asserted right of way or other well used route, unless
impacts are addressed and suitable alternative provision is made.

Policy CF3 - Social and Community Facilities

The loss or change of use of land or buildings used for community purpose will
only be permitted where the availability of community facilities in the locality is
not seriously affected, no suitable alternative community use can be found or
alternative facilities of equivalent benefit and provided.

Policy HE1A - Scheduled Monuments and Non Designated Archaeology

There is a presumption against development which would have an adverse
effect on the integrity of a Scheduled Monument and its setting, unless there
are exceptional circumstances.

Policy HE1B - Scheduled Monuments and Non Designated Archaeology

Areas or sites of known archaeological interest and their settings will be
protected and there will be a strong presumption in favour of preservation in
situ. If not possible provision will be required for survey, excavation, recording
and analysis.

Policy HE2 - Listed Buildings

There is a presumption in favour of the retention and sympathetic restoration,
correct maintenance and sensitive management of listed buildings to enable
them to remain in active use. The layout, design, materials, scale, siting and
use of any development which will affect a listed building or its setting should
be appropriate to the building's character, appearance and setting.
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Policy HE4 - Gardens and Designed Landscapes

The integrity of sites included on the Inventory of Gardens and Designated
Landscapes will be protected and enhanced.

Policy NE1A - International Nature Conservation Sites

Development which could have a significant effect on a site designated or
proposed as a Special Area of Conservation, Special Protection Area or
Ramsar site will only be permitted where an Appropriate Assessment shows
that the integrity of the site will not be adversely affected, there are no
alternative solutions and there are imperative reasons of overriding public
interest.

Policy NE1B - National Designations

Development which would affect a National Park, National Scenic Area, Site of
Special Scientific Interest or National Nature Reserve will only be permitted
where the integrity of the area or the qualities for which it has been designated
are not adversely affected or any adverse impacts are clearly outweighed by
benefits of national importance.

Policy NE2A - Forestry, Woodland and Trees

Support will be given to proposals which meet the six criteria in particular where
forests, woodland and trees are protected, where woodland areas are
expanded and where new areas of woodland are delivered, securing
establishment in advance of major development where practicable.

Policy NE2B - Forestry, Woodland and Trees

Where there are existing trees on a development site, any application should
be accompanied by a tree survey. There is a presumption in favour of
protecting woodland resources. In exceptional circumstances where the loss of
individual trees or woodland cover is unavoidable, mitigation measures will be
required.

Policy NE3 - Biodiversity

All wildlife and wildlife habitats, whether formally designated or not should be
protected and enhanced in accordance with the criteria set out. Planning
permission will not be granted for development likely to have an adverse effect
on protected species.

Policy NE4 - Green Infrastructure

Development should contribute to the creation, protection, enhancement and
management of green infrastructure, in accordance with the criteria set out.
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Policy ER6 - Managing Future Landscape Change to Conserve and
Enhance the Diversity and Quality of the Areas Landscapes

Development proposals will be supported where they do not conflict with the
aim of maintaining and enhancing the landscape qualities of Perth and Kinross
and they meet the tests set out in the 7 criteria.

Policy EP1 - Climate Change, Carbon Reduction and Sustainable
Construction

Sustainable design and construction will be integral to new development within
Perth and Kinross. Proposals for new buildings must be capable of meeting
one of the standards set out in the table.

Policy EP2 - New Development and Flooding

There is a general presumption against proposals for built development or land
raising on a functional flood plain and in areas where there is a significant
probability of flooding from any source, or where the proposal would increase
the probability of flooding elsewhere. Built development should avoid areas at
significant risk from landslip, coastal erosion and storm surges. Development
should comply with the criteria set out in the policy.

Policy EP3A - Water, Environment and Drainage

Proposals which do not accord with the Scotland River Basin Management
Plan and any relevant associated Area Management Plans will be refused
unless they are considered to be of significant specified benefit to society and /
or the wider environment.

Policy EP3B - Water, Environment and Drainage

Foul drainage from all developments within and close to settlement envelopes
that have public sewerage systems will require connection to the public sewer.
A private system will only be considered as a temporary measure or where
there is little or no public sewerage system and it does not have an adverse
effect on the natural and built environment, surrounding uses and the amenity
of the area.

Policy EP3C - Water, Environment and Drainage

All new developments will be required to employ Sustainable Urban Drainage
Systems (SUDS) measures.

Policy EP3D - Water, Environment and Drainage

Development over an existing culvert or the culverting of watercourses as part
of a new development will not be supported unless there is no practical
alternative. Existing culverts should be opened and redundant water
engineering features removed whenever possible.
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Policy EP8 - Noise Pollution

There is a presumption against the siting of proposals which will generate high
levels of noise in the locality of noise sensitive uses, and the location of noise
sensitive uses near to sources of noise generation.

Policy EP11 - Air Quality Management Areas

Development proposals within or adjacent to designated Air Quality
Management Areas which would adversely affect air quality may not be
permitted.

Policy EP12 - Contaminated Land

The creation of new contamination will be prevented. Consideration will be
given to proposals for the development of contaminated land where it can be
demonstrated that remediation measures will ensure the site / land is suitable
for the proposed use.

Transport Infrastructure Paragraphs 5.1.17 — 5.1.18

Identifies key constraints in relation to air quality and congestion, affecting both
the Bridgend area and Crieff Road areas of Perth City, setting out that an
embargo will be in place with individual site allocation providing further details
in relation to the constraints.

Housing Land Allocation H29

Identified residential site allocation for 700 residential units on a site extending
to 63 Ha with associated site specific developer requirements.

OTHER POLICIES

The following supplementary guidance and documents are of particular
importance in the assessment of this application:

. Developer Contributions and Affordable Housing Supplementary
Guidance April 2016

o Flood Risk and Flood Risk Assessments — Developer Guidance June
2014

. Employment and Mixed Use Areas Supplementary Guidance May 2014.

. Sustainable Design and Zero Carbon Development Supplementary
Guidance May 2014

. Landscape Supplementary Guidance 2015
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Perth & Kinross Community Plan (2006 — 2020)
Key aim - Create a vibrant and successful area through:

A thriving economy including successful tourism and cultural sectors
A positive image locally, nationally and internationally

Improved infrastructure and transport links

A sustainable natural and built environment

Perth & Kinross Corporate Plan 2013-2018

Corporate Plan Vision includes promoting a prosperous, inclusive and
sustainable economy. Creating safe and sustainable places for future
generations.

Perth and Kinross Local Transport Strategy

The Local Transport Strategy (LTS) for Perth & Kinross is located within
‘Shaping Perth’s Transport Future — A Transport Strategy for Perth and the
wider region’ (2010). The LTS sets out the Council’s transport vision.

The Perth City Plan 2015 — 2035

This plan produced by the City Development Board sets out the long-term
vision for Perth as one of Europe’s great small cities. It sets out a framework
for investment in strategic infrastructure, along with a 5 year delivery plan for
economic development and placemaking.

Perth’s Transport Future Project: Phase 2 Cross Tay Link Road Preferred
Route - Report by Depute Chief Executive, Environment (Sustainability,
Strategic and Entrepreneurial Development) — 14 December 2016

The report focuses on the proposed preferred route for Phase 2 of the Perth’s
Transport Future project which consists of a new link road from west of the A9
crossing the River Tay and linking with the A93 and A94. The report also
provides detail on current costs and funding issues and other related matters in
taking the project forward.

SITE HISTORY

15/00017/PAN Proposed Residential development and associated
infrastructure, access, landscaping, SUDS and open space Agreed og"
December 2015.

16/00762/SCRN Residential development and associated infrastructure,
access, landscaping, drainage, SUDS and open space Response provided
02" May 2016.

16/00995/SCOP Residential development and associated infrastructure,
access, landscaping, drainage, SUDS and open space Response provided
02" July 2016.
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CONSULTATIONS
EXTERNAL
Scottish Environment Protection Agency (SEPA)

Supported the planning in principle application, subject to conditional approval,
covering flood risk, drainage, engineering in the water environment and
pollution prevention and environmental management to be addressed in
detailed or reserved matters applications as appropriate. The response goes
on to acknowledge amongst other matters, improvements in flooding and
drainage could result in potential benefits downstream, including to the Barrel
Drain, caveating that additional on site storage will be required to achieve this.
The response also acknowledges the feasibility statement for district heating,
which was submitted in addressing an LDP developer requirement, with no
additional scrutiny or information required in this regard.

Scottish Natural Heritage (SNH)

Clarified no likely significant effects upon the River Tay Special Area of
Conservation was anticipated and summarised that the ES was considered to
be adequate, stating they were broadly content with principle of development at
this location. Several recommendations were however included within the
response, specifically in relation to affected Ancient Woodland Inventory (AW1)
and general comments on green infrastructure and opportunities,
recommending the following:

. Construction/pre-felling checks for bats

. Existing Ancient Woodland Inventory (AWI) woodland on the site is
retained in accordance with the Scottish Government's Control of
Woodland Removal Policy

o Appropriate mitigation for proposed tree and woodland removal out with
AWI woodland

) Further analysis of active travel links beyond the site

The SEI Beavery survey findings and proposed approach were considered to
be both reasonable and proportionate, particularly through the ongoing
monitoring from an Ecological Clark of Works (ECOW) on site during
construction phases. Final comments clarified that when legal protection for
beaver was put in place, SNH anticipated putting in place a licensing
framework, in accordance with other protected species.

Scottish Water

A detailed response was received from Scottish Water offering no objection,
stating there was current capacity for the development and confirming the
applicant had been in discussions with them and set out detailed guidance and
thresholds in this regard.
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Historic Environment Scotland (HES)

Content with the principle of residential development at the location. There
were some concerns intimated regarding the effects on the Scone Palace
Designed Garden, acknowledging that the impacts could be managed through
retention of existing landscape features and supplementary planting at key
locations to provide appropriate mitigation, as set out in paragraph 5.9.1 of the
ES.

HES went on to state in more detail that the effects on the Scone Palace
Inventory Designed Landscape should be mitigated through maintaining
shelter belts and tree lined field boundaries as well as maintaining a treed
frontage at the formal entrance at Old Scone Wood to the road to the south
and recommend that impacts on views from routes through the core of the
Inventory Designed Landscape along the A93 should be mitigated through
planting along the northern edge of the proposed development.
Fundamentally, the proposals were not considered to raise historic
environment issues of national significance.

Transport Scotland (TS)

Detailed late comments were received from TS in relation to the review of both
the submitted TA forming part of the ES and general observations. In
summary, TS stated that given its relative distance from the trunk road network
(in excess of 4km) it was reasonable to assume that there is unlikely to be any
material impact on the trunk road network.

In general terms, whilst making several observations in relation to local road
network and access issues, TS appeared generally content with the associated
TA in relation to the first phase for 100 dwellings, offering no objection to the
principle of development on site, concluding by recommending 3 suspensive
conditions to be attached to the consent

RSPB

No objection, stating no significant concerns with the principle of residential
development and the position set out in the appropriate sections of the ES.
RSPB did however wish to reiterate previous recommendations submitted at
the scoping stage in relation to maintaining biodiversity and providing foraging,
roosting and nesting opportunities for birds and other wildlife.

Forestry Commission Scotland (FCS)

A late comment was received from FCS; confirming no objection to the
principle of development on the site, subject to applying a condition to ensure
compensatory planting is secured in relation to identified tree loss, agreed in
consultation with the FCS in advance of commencement of any development.
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Scone Community Council

Scone CC have been extremely active in their involvement with this
application, compiling and submitting detailed objection comments,
effectively commenting on each subheading within the ES and also including
a separate supporting independent consultant review of the ES (1% Feb),
with various follow up comments also received. The key topic headings in
the comments are as follows:

Compliance with the Development Plan
Noise

Cultural Heritage

Ecology

Landscape and Visual Impact

Ground Conditions

Water and Drainage

Transport

On this occasion, it has been considered appropriate to include the principal
objection comments and independently appointed consultant review from
Scone CC as an Appendix of this report for direct information and reference.

Bridgend and Gannochy Community Council

Objected on four principal grounds:

1. CTLR should be fully constructed prior to any further housing built on the
A93/A94 corridor

2. The CTLR construction phase will severely increase traffic flows at
Bridgend and elevate high emissions

3.  The construction of the CTLR will not prevent Scone residents travelling
into Perth via Bridgend, further degrading air quality in the Bridgend area

4.  Additional traffic at Bridgend at peak times, increasing the rat run through
Gannochy and Kinnoull, which is already problematic

Perth & Kinross Heritage Trust

No objection, stating that the ES section on cultural heritage and archaeology
was robust; concluding that conditional control In line with SPP paragraphs
135, 137 and 150 was an appropriate course of action.

Perth Airport

No response received.

INTERNAL

Strategy and Policy

General comments were provided in relation to the masterplan, hydrology,
connectivity, landscaping and open space and developer contributions.
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Community Greenspace

Confirmed they were generally comfortable with the principles and the detail of
key information such as tree surveys, but caveated that due to the nature of the
in principle application, they could not meaningfully comment on specifics at
this stage. A range of relevant topic areas were however covered in the
response, including general comments and recommendations on public open
spaces, paths, equipped play areas, sports provision and trees and woodland.
Recommendation for associated conditions requiring details to be incorporated
into detailed phases of the development and appropriate developer
requirements to be secured.

Transport Planning (TP)

Satisfied with detail submitted, recommending appropriate conditional control
through the phasing elements and securing of beneficial public transport
provision by legal agreement.

Environmental Health (EH)

Comfortable with the principle, providing associated background comments in
relation to the requirement for detailed assessment of air quality, noise and
contamination matters. Specific clarification was set out regarding no
requirement for a formal air quality assessment to be undertaken and
submitted, with associated conditional recommendations in relation to noise
and contamination.

Biodiversity Officer

Appropriate surveys were considered to have been provided to support the
application through the appropriate ES chapter heading. Fundamentally, the
principle of residential development on this site can be appropriately managed
and mitigated in relation to the associated impacts on ecology and biodiversity
as set out in the ES, with a range of biodiversity enhancement opportunities
cited. It will be appropriate for each detailed phase of development to ensure
up to date survey information with associated recommendations has been
undertaken and submitted in support of any detailed or reserved matters
application. Standard conditions have been recommended.

Consistent with aforementioned, the supplementary beaver survey submission
was considered appropriate, reasonable and proportionate with conditions
recommended in response.

Development Contributions Officer

Pre application discussions were carried out, identifying the likely contribution
requirements, which may be secured through a S.75 Legal Agreement. The
requirements relate to Affordable Housing, Primary Education including land for
primary school provision onsite, Sports Pitch and Changing Facility provision
and Transport Infrastructure. Further dialogue will be required with the
applicant in relation to the draft heads of terms and associated conclusion of a
S.75 legal agreement.
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Community Waste Advisor

Recommended that the applicant enters into early dialogue with the waste
services team regarding associated recycling requirements.

Structures and Flooding

Recommended conditional controls and the requirement for further detailed
information to be produced and submitted in support of the associated detailed,
reserved matters stages, following several detailed observations regarding the
Hydrology and Drainage chapter of the ES.

REPRESENTATIONS

During the overall extended consultation period of the initial submission and
SEl, a total of 1031 comments were received, which break down as 927
representations objecting to the proposals, 92 in support and 12 making
general comment. Letters of comment include letters from Perth Civic Trust,
ScotWays and a late comment from Woodland Trust Scotland (WTS).

Summaries of the principal points from the comments of objection, general
comments and supporters are set out accordingly:

Objection Comments

Key issue Detailed issue:

Community
infrastructure

School roll is full

Require community hall

Medical practice at capacity

No gas supply

Loss of village character

Impact on quality of life for Scone residents

Loss of open space

Footpath access

Impact on village

Quiality of roads already very poor in Scone
Clarification over type of open space within new site
Concern with loss of access through the new development

Traffic & pollution

Very congested in Scone

Increase the levels of pollution at Bridgend
Noise pollution

Light pollution

Road safety

Construction traffic will disrupt Scone

CTLR should be built first

Concerns with pedestrian access

Increased traffic at the school drop off times
lllegal levels of air pollution

Harper Way should not become a public thoroughfare




Flooding issues

e Drainage at Barrel Drain

¢ Flooding in Scone already very bad

e Surface run off from new development could impact on
existing properties

Planning issues

e No planning gain for the village

e Questions over committed and constructed issue in the

Plan

Impact on visual amenity

Contrary to LDP policy

Housing density

PKC has already exceeded government targets for

housing

e Damage to archaeology in area

e Impact of Scone Palace Design Landscape

e Overlooking existing properties

e Suggestions of a much larger buffer zone on southern

boundary

Concerns over poor standard of housing.

e New housing should not be built under an existing flight
path

Biodiversity

e Loss of habitat

e Loss of trees

e Loss of Ancient Woodland

e Loss of biodiversity (red squirrels, pine martins)

e Loss of woodland walks

e Buffer zones for biodiversity not meeting regulations

Council process

e Concerns over the process and whether it has been
properly undertaken by the council in terms of allocating
the site

e Consultation on site not properly undertaken

e Community Empowerment (Scotland) Act 2015:

Council should decline any planning application harming
health and wellbeing

General Comments
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Key issue Detailed issue:
Planning e Local infrastructure should be capable of efficiently

servicing the local community, meeting both current
deficiencies and be adequate for future plans for further
residential development
e Good mix of small and medium sized housing is essential
e Recognise focus on health and wellbeing for communities,
particularly through dedicated cycle and foot paths




Traffic &
Pollution

¢ No evidence that traffic on the A94 would be reduced as a
result of associated development

e Considered to increased traffic at Bridgend

e Recommended for further traffic and air quality studies to
be undertaken at Scone and Bridge End

e Advocate no construction until Cross Tay Link Road built

e Support for CTLR

e CTLR junctions should be grade separated or onto large
roundabouts

e CTLR should be dual carriageway

e Concern for erosion of the Green Belt

Access

e |dentified Rights of Way route and designated core path
TP330 will be affected by the development and request
that the identified right of way remains open and free from
construction during and after construction

Support Comments
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Key issue Detailed issue:
Planning ¢ Consistent with the approved LDP

e Boost to the local economy including construction and
local retail trade
e Much needed housing

Traffic & pollution

e Air quality not above legal limits

General view

e Misrepresentation from objectors

113 The material planning concerns raised are summarised and salient points
addressed in the Appraisal section of this report.

ADDITIONAL STATEMENTS
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Environment Statement Submitted
Screening Opinion Yes and Scoping undertaken
Environmental Impact Assessment Required
Appropriate Assessment Not required
Design Statement / Design and Access Submitted
Statement

Report on Impact or Potential Impact Submitted
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APPRAISAL
Policy Appraisal

Sections 25 and 37(2) of the Town & Country Planning (Scotland) Act 1997 (as
amended) requires the determination of the proposal to be made in
accordance with the provisions of the Development Plan, unless material
considerations indicate otherwise. The determining issues here are whether the
proposals comply with Development Plan policy and Supplementary Guidance
or if there are other material considerations, which justify a departure from

policy.
Principle

TAYplan Policy 1 (Location Priorities) focuses the majority of development to
Tier 1 settlements as they have the greatest potential to accommodate the
majority of the region’s additional development in the next 20 years. The
proposed site is located within the Tier 1 settlement of Perth and is within the
Perth Core Area and therefore complies with the objective of this policy.

Much of the focus of objection has centred on the established position with the
LDP, the identified change of wording from the Draft Plan to the current
Approved Plan and the position of the CTLR as a committed project.

It is understood there has been considerable discussion with the Planning
Authority Strategy and Policy team and the local community of Scone in setting
out and clarifying the policy context as to how the current position came about
and | therefore consider it beneficial to set out the background from the
Planning Authority perspective in Appendix 2. This covers the history
concerning the site allocation, the associated objections and the reporters
findings.

Scone North is allocated in the LDP for 700 dwellings under site allocation
H29, forming an important component of the Council's housing land supply.
The principle of this application remains closely consistent with this, apart from
a minor variance to the site boundaries, fundamentally to the west of the site,
accounting for less than 1% of the overall site area, which in part has been
proposed to provide scope for additional rear garden ground to be provided to
existing properties immediately adjacent on Harper Way. Fundamentally, the
red site line area is entirely consistent with the PAN boundary and closely
reflecting that of the original site allocation. Notwithstanding this, there are a
number of site specific developer requirements, as detailed in a table below,
which require to be addressed and assessed accordingly.
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Site Specific Developer Requirements

Masterplanning

Through Designing Places (2001) the Scottish Government signalled the
importance they attach to achieving improvements in the design and quality of
new development, and bringing long-term benefits to the urban and rural
environment. It should be noted that good design should be the aim of
everyone in the planning and development process with it being important at all
scales of development.

Designing Streets (2010) published by the Scottish Government suggests that
streets should be designed as social spaces, being well-connected at all levels.
It aims to move away from vehicle dominated road layouts in favour of streets
designed for people that achieve a sense of place, producing interesting and
useable street layouts.

Permeability of places is a crucial component in good street design. Internal
permeability is important, but any area should also be properly connected with
adjacent street networks. A development with poor links to the surrounding
area creates an enclave which encourages movement to and from it by car
rather than by other modes.
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The illustrative Masterplan submitted has identified potential future
arrangement for the layout of movement, open spaces and uses for the site.
The street layout and dwelling orientation has been identified to reflect the
sloping nature of the site. Whilst the detailed treatment and relationship is not
clear at this stage, the indicative relationship with the allocated CTLR has been
identified. Fundamentally, the cross cutting CTLR should not create further
disconnection within the site but should be treated as part of the site. To this
end, it will be preferable to provide a more creative solution than simply treating
it as an avenue of trees, creating a barrier between the two distinct phases of
the overall site. It will be critical for the detailed phase affecting this area to
achieve achieve a suitable solution at this challenging juncture, including at
least the appearance of a street and keeping in mind that this development site
is a new entrance to Scone. It is however important to note that as this is an in
principle application, there is flexibility within this to allow for elements of
change as the detailed design elements are worked up.

The first phase of development is limited to 100 houses in accordance with the
current CTLR embargo for this specific site (see Appendix 2), and as set out in
proposed condition 25. The identified first phase is proposed to be developed
and accessed from the western edge of the site using the existing local road
network, with later phasing being required to ensure a further vehicle access is
provided at the eastern end of the site, connecting up with the CTLR. Three
further phases have been currently identified, including phase 3 allocating land
for a primary school, the allocated CTLR sandwiched between phases 3 and 4
to the north east.

At this stage therefore, the Masterplan and design principles identified provide
sufficient scope and opportunity for the detailed planning phases to fulfil the
associated policy requirements of Policy 2 of TAYplan and LDC placemaking
Policies PM1A, B and C.

Flood Risk Assessment and Water Storage

LDP policy EP2 states there will be a general presumption against proposals
for built development or land raising on a functional flood plain and in areas
where there is a significant probability of flooding from any source, or where the
proposal would increase the probability of flooding elsewhere.

There are essentially three catchments influenced by the proposed scheme,
namely the Cramock Burn, the Barrel Drain and a tributary of the Annaty Burn.
The Barrel Drain is a positive drainage catchment with known historic issues,
with the Cramock and Annaty both natural features. A flood risk assessment
(FRA) has been submitted as part of the ES, covered within chapter 9, covering
both fluvial and pluvial flooding.
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In line with regulations, when the development exceeds 50 dwellings, a
minimum of two levels of SUDS treatment will be required, proposed to be
provided in a variety of forms including roadside filter trenches, in-curtilage
permeable driveway paving and SUDS basins. 3 SUDS basins are proposed
across the site. SEPA, the Council Flood Risk and Structures Team (SFT) and
Scottish Water had no objection to the details contained within the ES and the
broad principles proposed. Both SEPA and SFT stated they would be looking
for more detail to be provided at the detailed submission phases (see proposed
condition’s 4,16,17 and 18) but judged the level of detail as appropriate at the
in principle stage, with no significant impact considered. In general terms, there
is anticipated to be an improvement experienced regarding the existing
drainage network and flooding occurrences, in particular, impact on existing
residential amenity, including areas affected by the Barrel Drain.

In summary, the submission appropriately acknowledges the issues
surrounding surface water flooding and drainage, which are specific to the site
and have addressed this with a range of measures that include a series of
SUDS throughout the development, remaining consistent with the intentions of
Policy EP2, subject to conditional control. Aside to the engineered water
retention solutions, it was also considered to be beneficial to have the SUDS
requirements to be designed and integrated as a feature, incorporated into the
overall landscaping, creating attractive areas to walk and providing habitats for
biodiversity within the area. The proposed concept of them being part of the
open space allocation, allowing them to become a feature rather than just a
function is welcomed.

Core Paths, Pedestrian and Cycle Routes

The retention of core paths and rights of way within and bounding the site have
been adequately picked up and accounted for at this stage. The comments
provided by ScotWays are noted and are recommended to be incorporated
appropriately in the detailed, reserved matters application, controlled by
condition (see proposed condition 24).

Through the iterations of the Masterplan and during pre-application discussions
with the Planning Authority, emphasis was placed on the adequacy of
pedestrian and cycle routes, both within the site itself, but also linking into the
wider peripheral area and in particular linking up with the existing Scone
settlement. Working with existing water features and proposed SUDS features
within the site, the Masterplan has proposed an attractive pedestrian route
cutting through the site organically and linking up with other green networks.



133

134

135

136

Scone North is located adjacent to a network of existing paths, bridleways and
cycle routes, particularly within the wooded areas of Scone Estate. The
Masterplan has picked up on a number of these as part of its movement
analysis. The proposals have provided a number of footpaths within the
development, linking with core paths and the surrounding woodland. It is
important that the design of these footpaths create attractive routes that will
encourage their usage. There are also connections into Scone although the
site still remains somewhat disconnected from the centre. This is partly due to
the location of the site but the proposal would benefit from further emphasising
these connections and promoting active forms of travel specifically with regards
to the school and other facilities within the wider Scone settlement. As
mentioned, due to the physical relationship with existing residential
development bounding much of the southern boundary of the site, there are
acknowledged to be limited opportunities to link up with the existing settlement
and onto the village centre, but the route options proposed in the current
Masterplan are considered both beneficial and adequate overall for a
development of this scale and in relation to the distances involved along the
southern boundaries.

Opportunities should be maximised to provide wildlife corridors incorporating
paths along the woodland and within the SUDS schemes, providing for public
amenity and biodiversity. Where paths are close to houses, care should be
taken to ensure privacy for the houses without high level fencing, which could
create a channelling effect for path users.

Overall, the proposals at this in principle stage are considered to comply with
the site specific requirements in relation to both core paths and pedestrian and
cycle route opportunities and remain consistent with LDP Policies TA1B and
CF2, with no significant or adverse impact anticipated. It is acknowledged that
the proposals identified at this stage will need further design work, and in line
with SNH consultation comments, it will be appropriate to review some of the
identified green network areas, with opportunities further investigated to
maximise benefits and ensure optimum active travel opportunities are explored
and realised as set out in proposed conditions 23 and 24.

Boundary treatment to create village edge

It is considered that appropriate principles and the acknowledgement of the
importance to achieve appropriate boundary treatment have been generally
covered and achieved at this stage, with a robust framework identified.
Through the loss of existing tree cover, compensatory tree planting will have to
be addressed. It has been discussed with the applicant about this requirement
taking place both within both the red site line boundaries and extending out
with into land within the current landowner’s control, particularly at key points.
As previously discussed, the relationship with the CTLR will require further
consideration. More detail will be forthcoming through detailed submissions,
controlled by condition (including conditions 4h, 6, 9 and 10) and legal
agreement.
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Enhancement of biodiversity and woodland corridors

Chapter 6 of the ES addresses Ecology and Biodiversity. With both the
northern and western boundaries of the site enclosed by woodland, there is
significant habitat value surrounding the site. It is considered that the
Masterplan has looked to retain, enhance and expand existing habitats with an
identified green network corridor and retention of woodland corridors.
Additional fringe tree planting has also been discussed on the north western
boundaries to provide a valuable link between two tree groups.

When applying the tests of the LDP in terms of Policy NE3 Biodiversity, the
Council has an obligation to protect and enhance all wildlife and wildlife
habitats and consider whether the development would be likely to have an
adverse effect on protected species.

Generally the impact of biodiversity on the site and wider site area has been
carefully considered throughout. It has been considered by all relevant
consultees that appropriate baseline information has been presented to assess
the associated impact in this case. As identified by the Council Biodiversity
officer, there are significant opportunities to enhance the biodiversity of the site
by taking the site out of agricultural production and creating green networks.

In line with comments from both SNH and RSPB, optimising opportunities at
the detailed, reserved matters stages will be fundamental, with review of
existing features to ensure specifications are appropriate and optimal for the
site and the associated flora and fauna.

It has been noted and acknowledged from both the recommendations
contained within the ES and consultees that it will be necessary for repeat and
where appropriate, more detailed surveys to be undertaken in the period
immediately prior to work taking place and if necessary, species protection
plans prepared in support of a detailed planning application and associated
disturbance licences sought from SNH.

The Masterplan identifies core principles associated with woodland, parkland,
water and wetland areas. Detailed clarification will however be required through
the detailed submissions of the development phasing, including the relationship
with existing woodland and during key times of construction for example. In
response to criticisms of the scope of the surveys undertaken, | can confirm
these were established at the scoping stage in consultation with the Council
Biodiversity Officer.



143 The Biodiversity Officer makes several professional observations below
regarding the content of the independent audit undertaken by Ironside Farrar,
on behalf of Scone CC and associated comments from Scone CC:

. The relevance of the photographs of beaver activity is unclear as it has
already been established that there is beaver activity at the pond about
300m from the site boundary and the suggestion that heavy traffic will
somehow disturb the beavers is unlikely as beavers are essentially
nocturnal/diurnal animals (when construction will have ceased). The
location of the beavers lodge or burrow has not been established, but is
assumed to be associated with the pond. The legislation to protect
beavers is not yet in place yet but will be accounted for by the developers
ECOW when work commences.

o A Pine Marten den was found more than 1km to the north of the site
boundary, much further than was required to be surveyed for the
application. Although the survey report refers to constraints in full access
not being possible, it is normal practice to highlight limitations of surveys
and this is addressed in the ecological assessment. It is highly unlikely
that there will be disturbance as a result of construction due to Pine
Martens being diurnal, construction times restricted to daylight hours.

. There are photographs of Red Squirrels in trees, which provide evidence
that Red Squirrels are present, but there is no evidence of any structures
that could be squirrel dreys. As the trees shown appear to be beech trees
it is unlikely they would be suitable as squirrels more often favour conifers
to build their dreys, close to the vertical trunk. The survey observes
several grey squirrels in the mixed woodland.

. The overall survey area was reduced by written agreement as it was
considered that as there would be no encroachment by the development
into the woodlands to the north of the site species present would have
ample habitats to disperse into.

. Raptors will often be seen flying over fields but no evidence has been
provided of any nests on or close to the development site. The only
record of raptors held by PKC within 2km is a barn owl 990m from the site
boundary and while there is likely to be a long term loss of foraging
habitat, there is sufficient similar habitat to the north and east of Scone.

o It is accepted that there is some data missing in the desktop study on
badgers, however data held by PKC identifies that the closest badger
activity is recorded 2km to the North West and 1.75km to the south east,
and ample suitable habitats remain with any associated loss of forage
habitats likely to be negligible.

. The bat activity survey concentrated on the woodland edge as the site is
predominantly open fields, which are not normally suitable for bat foraging
or commuting. A bat roost potential survey of trees on the site was carried
out and an assessment provided showing little bat roost potential. Any
trees identified for removal will be surveyed for bat roosts as part of
detailed applications to ensure up to date survey information.

. All Lamprey species were considered in the Phase 1 survey, table 3.1,
and in the ES table 6.13 and paragraph 6.6.17.
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The Biodiversity officer concludes that in his professional opinion, the survey
methodology followed recognised guidelines and the information provided in
the ES was of a standard for the particular habitats expected to be found for a
site that is predominantly arable farmland. This site assessment is considered
appropriate for a planning permission in principle application, with the
supporting Masterplan layout and it is appropriate and commensurate to
require further detailed surveys for each phase of the development as they
occur.

Overall, the proposed approach and background findings are considered to be
consistent with LDP Policies NE3, NE4 and ER6 and the associated site
specific, developer requirements.

Loss of Ancient Woodland Inventory (AWI)

As noted in the SNH comments and late objection comment from WTS, there
was concern expressed regarding the potential loss of AWI, with SNH and
WTS recommending that this area should ideally be retained. In further
understanding and clarifying this concern, the Planning Authority met with SNH
directly to discuss the observations of the AWI and the associated comments
submitted. SNH confirmed their comments were recommendations as opposed
to an objection position, clarifying that departure from this position may be
acceptable through a detailed survey of the affected AWI, identifying what, if
any of the qualifying characteristics remained. This recommendation has been
included within proposed condition 8, to be undertaken and submitted in
advance of any detailed, phased planning application. In following up the
meeting, the Councils Biodiversity Officer visited the area and undertook a
walkover, concluding the following observations:

The area of designated ancient woodland at the west of the site has an edge of
mature beech round the whole plantation, a number of which will be lost to
allow access to the site, along with some rhododendrons, which are on the
road verge. The conifer plantation is densely planted at 1.5m x 2m spacing’s
and is an estimated 10-15 year old, although there is evidence of at least 1,
possibly 2 or more cycles of conifer plantation previously judging stump
remains. This appears to have prevented any obvious ground vegetation to
flourish, the most abundant plants found were mosses and ferns, giving an
indication of the low light levels under the conifer plantation with a
comprehensive cover of leaf litter under the canopy, consisting predominantly
of beech leaves. It is acknowledged that there could potentially be a dormant
seedbank in the soil, but after the continuous conifer plantation it is unsure how
viable this is likely to be. There are some individual trees in the plantation, such
as beech, birch, oak and pine, which would merit retention within the
development to add a sense of maturity to the development.

Interestingly, the map provided by Ironside Farrar undertaking the independent
review of the ES (see Appendix 1) highlights areas of the AWI and the Scottish
Semi-Natural Woodland Inventory (SSNWI). This map indicates that almost all
of the built up area of Scone is considered to be SSNWI; reinforcing that using
such rigid designations cannot provide a clear and concise assessment of the
‘nativeness’ of the woodland in question when it consists largely of private
residential gardens.
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Approximately 0.85ha of designated AWI will be lost in this area if it is accepted
that new woodland planting were to replace part of the area of arable field
adjacent to remain in perpetuity, commensurate with the development. This is
considered to provide suitable compensation for the loss of a relatively small
corner area, currently characterised by conifer plantation. It is worth noting that
paragraph 203 of SPP (2014) states that “designation does not impose an
automatic prohibition on development”.

Associated with this and other identified tree loss, FCS have commented,
setting out concerns regarding the lack of identification of compensatory
planting, but clarifying in the context of the in principle application, they were
comfortable to review the position through condition to require compensatory
measures to be identified and agreed in consultation with the FCS prior to the
commencement of any development.

Overall, officers are comfortable that the principles of Policies NE2A and NE2B
can be satisfied in relation to all tree matters and the impact on the AWI,
including appropriate detailed site investigation secured via proposed condition
8. In discussion with the applicant, it has been agreed that appropriate
compensatory and beneficial tree belts will be identified and planted, and it was
also discussed that new ground flora seeds are introduced with the qualifying
characteristics of the existing AWI to aim to recreate over time. Any
compensatory planting required out with the red site line area will be secured
through the associated legal agreement.

Provision of site for a potential new primary school and financial
contribution

This element has been clearly identified within the background submission,
including the illustrative Masterplan and through pre-application discussions
involving the Councils Development Contributions officer. The delivery of this
shall be addressed through heads of terms and an associated legal agreement.
The capacity concerns of the existing primary school within Scone are
considered to be adequately addressed in this regard, as the Councils
Education department would be in a position to review, plan for and pursue this
element as required.

Investigation of district heating system and combined heat and power
infrastructure utilising renewable resources.

A District Heat Network viability appraisal has been undertaken and submitted
as part of the planning submission. SEPA have stated they are comfortable
that no further work is required at this stage, accepting that there is no
feasibility as set out, whilst putting the onus on the Planning Authority to review
this position. The Planning Authority has commissioned an independent
external assessment of the feasibility study with the outcome anticipated to be
forthcoming. The site specific requirements in this regard are considered to
have been met. In the event that further work requires to be undertaken in
support of any subsequent detailed, reserved matters application, it has been
considered appropriate to include proposed condition 33 to reflect this potential
requirement.
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Sustainable Construction

In addition to the aforementioned, LDP Policy EP1 requires sustainable design
and construction to be integral to new development within Perth and Kinross.
Proposals for new buildings must be capable of meeting a standard set out in
the associated table (Bronze, Silver, Gold or Platinum). The applicant has
confirmed they will be looking to build in a range of sustainable construction
features within the development, achieving high standard efficiency targets as
a minimum from the outset.

It is anticipated that the specifics of the sustainable construction approach will
be worked up in more detail through the detailed submission of the associated
detailed phases and as required through proposed condition 5. It is also
forecast that latter phases of the development will continue to improve the
overall sustainable construction standards, in part as required by Building
Standards.

Landscape, Open Space and Visual Impact
Landscape and Visual Impact

LDP Policy ER6 seeks to ensure development proposals have a good
landscape framework within which the development can be set and, if
necessary, can be screened.

The assessment of landscape and visual impact is covered in chapter 7 of the
ES, identifying any predicted significant effects. The landscape to the east of
the site is covered by the western edge of the Sidlaw Hills Special Landscape
Area designation, extending away from the site in an easterly direction. The
western half of the application site is located within the eastern periphery of the
Scone Palace Inventory Garden and Designed Landscape. The viewpoints
were agreed in consultation with the Planning Authority at the pre-application
stage.

Two key visual receptors were identified as likely to experience a significant
effect as a result of the proposed development. The first is Viewpoint 5 (along
Core path SCON/12 (south of Highfield)), located directly adjacent to the site,
and anticipated to experience a high extent of change, including the removal of
longer distance views. The second receptor from Viewpoint 6 (along Core path
SCON/13, which is located within the north western area of the site, likely to
experience urban views.

The application site is notable for the visual containment offered by the
plantation woodland of Highfield, containing the proposals to both the west and
north.
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The landscape framework proposed indicates, screening potential of some of
the proposed residential areas. A network of linked green spaces and corridors
are proposed, seeking to integrate with existing robust landscape features and
providing alternative pedestrian and cycle routes through the site. The
proposed linked areas of open space are also proposed to form wildlife
corridors. Overall, the visual impact, of the site offers acceptable development
capacity and the creation of green corridors and structural planting will help
offset and mitigate much of the changes to the visual amenity of the area that a
development of this scale will undoubtedly create.

Community Greenspace colleagues comments broadly support the proposed
Masterplan stage of the process, but caveating that ultimately all areas would
require to be worked up in further detail with a detailed landscape strategy,
including retention of the majority of existing tree cover and other established
landscape features. The proposed area of green corridors and structural
planting, which enhance the existing landscape character of the area is
generally welcomed.

RSPB and SNH welcomed the 'Scone north Masterplan' placemaking
principles for the site, including the concept of green islands and green
corridors along with integrated active travel. Both went onto highlight the green
corridors on the indicative drawings in the Masterplan were not necessarily of a
sufficient size to enable them to provide meaningful ecological connectivity and
habitat mitigation alongside supporting functions such as active travel. It was
recommended that further investigation takes place in relation to the detailed,
reserved matters applications is undertaken to enhance the identified green
corridors through selective widening to provide adequate riparian habitat
alongside the watercourses and more robust native woodland planting.

Open Space

The site benefits from established perimeter planting. Within the site, there is
little established landscaping that will be affected. The proposed positive open
space, play areas and landscaping shown within the submitted indicative plans
has the potential to provide a significant positive enhancement to the benefit of
the wider development and neighbouring areas.

The proposal retains the main existing treelines within the site and provides
areas of open space, incorporate the SUDS features. The identified pitch and
changing facility provision will require to be identified on site if they cannot be
provided off site. As previously mentioned, there is a requirement in the LDP
that there should be a suitable boundary treatment to create a village edge, as
already discussed.

The final detailed design of public open spaces require to be multifunctional
and maintenance efficient, allowing access for maintenance machinery.
Consistent with Council Policy, small areas of public open space should be
avoided. Planting should relate to function with sufficient canopy space given
for trees to avoid creating shade and other issues for future residents in the
longer term, with proposed shrubs not requiring onerous pruning.
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The Community Greenspace team also advised that they would support land
being identified for allotment provision and funding or provision of basic site
infrastructure. Whilst opportunities will be encouraged, in particular within the
identified green networks, a specific condition to make this a mandatory
undertaking was not considered appropriate or reasonable.

Play park provision standards (local (LEAP) and neighbourhood (NEAP)
equipped areas for play as detailed within the Council Play Strategy. Play
areas to cater for 4-8 years (LEAP) and 4-14 years (NEAP) will be required to
comply with the Councils play standards. Play areas should be located to be
overlooked and accessible to the maximum number of residents possible.
Depending on design and location 1 NEAP and 1 or 2 LEAPs should be
sufficient within the whole development (700 dwellings). Within phase 1 a
NEAP will be required.

An undersupply of football pitches has been identified for Scone. The local
community football club (Scone Thistle FC) are exploring options for securing a
multi pitch facility with a possible synthetic tuff pitch, changing facilities and car
parking. The Council are supportive of this in principle and an off-site
contribution to these facilities may be required.

Overall, the proposed approach and assessment of impact is considered both
appropriate and proportionate. Significant potential exists for retention of
existing landscape features and associated new proposals to effectively ensure
the visual amenity of the area is protected and enhanced, consistent with LDP
Policies ER6, CF1 and CF3.

Traffic and Transport

LDP Policy TA1 requires local road networks be capable of absorbing the
additional traffic generated by the development and that a satisfactory access
to the network is to be provided. The required standard is the impact that any
development has on the operation of the associated road network should result
in ‘no net detriment’. The biggest single constraint currently facing the Perth
Area is the capacity of the strategic roads infrastructure in and around Perth.
Of the future land supply identified through the LDP for the Perth Housing
Market Area, only 30% can be delivered without significant improvements to
the transport network.

SPP 2014 emphasises the importance of locating development in places well
served by public transport and a wide choice of transport modes, including on
foot and by cycle.

A TA was submitted with the planning application, covered in chapter 10 of the
ES. The TA was assessed by the Transport Planning Team (TP) and TS. As
the application is only an in principle application as this stage, much of the
detail that would be expected to be included in relation to the site will be
submitted as part of future, detailed applications (see condition 22), with the
submitted TA assessing the overall site in general terms, although the
anticipated first phase of 100 units is assessed in sufficient detail.
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In terms of the overall site, the impact of the development of circa 700 units
has been extensively tested using the Council's S-Paramics traffic model as
part of previous work undertaken to support the LDP. This demonstrated that a
development of the proposed scale could be accommodated without any
undue impact on the wider road network once the CTLR project was complete.

Following the examination of the draft LDP and the associated reporters’
recommendations, the adopted LDP made provision to allow an initial phase of
100 units to be released prior to the CTLR becoming a committed project and it
is this initial phase that is the primary focus of the submitted TA. The proposals
for this initial phase are for the development to be accessed from Stormont
Road via a new priority junction.

The assessment of this, and other junctions within the vicinity of the site that
were deemed to be within scope, demonstrating that the expected vehicle trips
generated by this level of development can be accommodated by the existing
network. The TA also suggests some off site works to mitigate and improve
aspects such as pedestrian facilities and road safety and while these are
welcome, the detail and final form of such works will be further assessed as
part of future detailed application(s).

The TA notes than much of the site is within 400m of established public
transport facilities, however the completed site will require to be served by new
or altered bus routes and the final design and layout will require to
accommodate this.

TP confirmed they would seek proposals to improve public transport services
and facilities, along with an appropriate financial contribution towards
supporting new or additional services during the initial phases of the sites
development; to be detailed and agreed as part of a wider Green Travel Plan
(see condition 23) for the development and through a legal agreement.

The TA adequately demonstrates that the first phase of 100 units can be
accommodated on the existing road network, along with the wider road network
ability to accommodate the overall 700 unit development in association with the
delivery of the CTLR. Acknowledging the nature of the in principle planning
submission, there is limited detailed information on the impact of future phases
and specific details concerning means of access and egress. The detailed
access strategy and phasing plan for any development above 100 units as
required by condition will require further testing as part of any future detailed
application, demonstrating that adequate access arrangements can be
achieved with no detrimental impact on the immediate local road network (even
if, as previously noted, the wider network can accommodate the anticipated
vehicular traffic of the overall site once the CTLR project is completed).

Overall, TP are satisfied that the TA, forming part of the ES at the in principle

planning stage accurately reflects the impact of the development on the local

road network and demonstrates the sites potential accessibility by sustainable
modes.



180 TS commissioned consultants CH2M to audit the TA that was submitted to
support the application. The audit includes an assessment and commentary on
matters that are solely within the remit of the Council as the Roads Authority
and have already been reviewed by TP. As noted and identified by TP in the
aforementioned, as the application submitted is an in principal application,
most of the technical aspects relating to the roads layout, road widths, footway
connections, cycle facilities etc. will be dealt with as part of future detailed
applications as well as part of the Roads Construction Consent process.

181 TS conclude that the development is unlikely to have any significant impact on
the Trunk Road Network; recommending inclusion of several conditions,
consistent with conditions as proposed in this Committee Report. One
exception where this report proposes a more stringent condition relates to the
terms of the committed CTLR project being satisfied (see Appendix 2) in
advance of support for a detailed planning consent exceeding the first 100
residential units, as set out in proposed condition 25.

Cultural Heritage

182 Chapter 5 of the ES covers cultural heritage, with all recorded heritage assets
within 3km of the proposed development site considered within the
assessment.

183 LDP Policy HE2 seeks to protect unscheduled sites of archaeological
significance and their settings and, where it is likely that archaeological
remains exist, the developer will be required to arrange for an archaeological
evaluation to be carried out. Archaeology considerations have been
adequately covered and addressed in chapter 5 of the ES, as confirmed by
the consultation response from PKHT, with salient conditions proposed
moving forward to detailed, reserved matters planning applications.

184 LDP Policy HE4 - Gardens and Designed Landscapes requires the integrity
of sites included on the Inventory of Gardens and Designed Landscapes to
be protected and enhanced (Please note that HES only make reference to
Scone Palace Inventory Designed Landscape (IDL)). In this case, the
current visual relationship and overall proximity between the site and Scone
Palace IDL is largely limited and as identified in HES response, there are
opportunities to further mitigate this impact through sensitive site design and
associated landscape framework enhancement proposals, which can be
secured via proposed condition10 and through legal agreement.

185 HES confirmed they were broadly content with the principle of residential
development in this location, but did however reinforce that effects on Scone
Palace IDL should be mitigated through maintaining existing shelter belts and
tree lined field boundaries as well as maintaining a treed frontage at the formal
entrance at Old Scone Wood to the road to the south. They did not therefore
agree with the conclusion that there would be no requirement for mitigation to
be identified in relation to designated heritage assets, and went on to
recommend that impacts on views from routes through the core of the IDL
along the A93 should be mitigated through planting along the northern edge of
the proposed development.
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It was concluded that there were no significant effects upon the settings of
designated heritage assets through the assessment. There is not considered to
be a conflict with LDP Policy HE4 or any contravention in relation to either
policies HE1A or HE2 of the LDP; providing that suitable conditions are applied
and addressed through this application or as appropriate, through the detailed
planning submission phases.

Waste Collection

The supporting planning statement identifies that a waste management
strategy will be developed at the detailed design stage to accord with best
practice and the requirements of Perth and Kinross Council.

The Waste Service Team recommends that the developer incorporates a
recycling point into detailed plans to include bell containers for colour
separated glass, household metal packaging, cardboard, paper and textiles to
complement the existing kerbside recycling services in the area and provide an
additional facility for the residents of north Scone, as set out in proposed
condition 31.

Contaminated Land

A Phase 1 Contaminated Land Assessment has been completed by the
applicant and has identified local areas of contamination associated with the
former land uses. In particular, there is an infilled quarry within the boundary of
the proposed development site. The original size and depth of the quarry is
unknown, as is the material used to infill the quarry after work there ceased.
There is therefore the potential for localised ground gas production that could
possibly impact on any residential properties being built close by. There is also
the possibility of contaminants being present in the fill therefore a full ground
risk assessment should be carried out prior to building commencing.

The Councils Contamination officer has therefore recommended a condition
(condition 29) be applied to tackle the identified contamination and propose
mitigation measures where required. The Councils Contamination officer
clarified that they were satisfied that the ES adequately addresses
contamination issues on the site. The proposed conditional control will ensure
the development fully complies with LDP Policy EP12 — Contaminated Land.

Air Quality

Perth and Kinross Council have a duty to review and assess air quality within
its area and report annually to the Scottish Government. In undertaking these
duties, there have been two AQMA's declared and although this development
is out with either, it has the potential to impact on one Perth AQMA patrticularly
at Bridgend.
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The appraisal of air quality generated a high volume of objection for this
application, including within the independent consultant review of the ES. As
was set out in the submission background material and following professional
consultation review, the requirement for an air quality assessment to be
undertaken as part of the ES was scoped out by the Council Environmental
Health Team through a scoping opinion. This was acknowledged to be
adequately addressed in the considerations and background of the Strategic
Environmental Assessment (SEA) of the LDP and was also identified to not
exceed the required thresholds for an air quality assessment as per the
relevant guidance applicable at the time of the submission (Planning for Air
Quiality 2010).

The scoping response (1 July 2016) provided by the Council’'s Environmental
Health officer consistently applied the same assessment criteria through the
consultation memo response (13 January 2017) in assessing the in principle
application with associated EIA. Both responses predate the publication of the
latest national guidance (24 January 2017), and therefore the appropriate
application of the relevant guidance, which applied at the time. This is
considered both reasonable and proportionate and consistent with the position
taken by both SEPA and TS. The guidance, which the independent review from
Scone CC refers to is English based guidance and is not applicable to this
case.

In terms of the impacts to air quality, there are two acknowledged important
stages to this application, the first of which is the construction and occupation
of 100 residential units before the commitment of the CTLR (see Appendix 2)
and the remaining residential phases after its construction. There is an
established embargo on residential development proposed along the A94
corridor due to congestion and air pollution particularly towards Bridgend,
however following the reporters recommendations, the current LDP as
previously identified and set out in Appendix 2 allows for the aforementioned
100 residential units to be constructed and occupied prior to the commitment of
the CTLR.

This does not mean or imply that the air quality impacts have not been
considered for this development, with the first stage of this involving the
required screening of the traffic data to ascertain whether a formal air quality
assessment is required. This was recommended to be undertaken, in line with
the commonly used Environmental Protection UK (EPUK) document
Development Control: Planning for Air Quality. The original guidance document
recommends that air quality be assessed if a development “will give rise to a
significant change in either traffic volumes, typically a change in annual
average daily traffic (AADT) or peak traffic flows of greater than £5% or £10%,
depending on local circumstances (a change of £5% will be appropriate for
traffic flows within an AQMA), or in vehicle speed (typically of more than +10
kph), or both, usually on a road with more than 10,000 AADT (5,000 if ‘narrow
and congested’)”.
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The biggest concern affecting air quality is the 100 houses potentially
benefitting from a detailed consent prior to the committed CTLR, particularly on
Bridgend. The increase in traffic here is however anticipated to be around 3%,
which is less than the aforementioned 5% threshold. The remainder of the
residential units will not be recommended for approval at the detailed stages
until the CTLR is a committed project (see Appendix 2), which will see a net
improvement in traffic impacts, particularly in Bridgend. There is also
anticipated to be an overall improvement in air quality experienced here and
across the rest of Perth by the time this phase of the build has begun,
evidenced by the overall downward trend in pollution levels over recent years.

Overall, on air quality grounds, the impact of 100 dwellings and its associated
impact on Bridgend is anticipated to be minor, particularly through natural
variations in daily traffic volumes, making it particularly difficult to identify and
pin point any direct impacts as a result of this specific development. At this
stage of the planning process therefore and through conditional assurance that
no more than 100 residential units can be supported in detail prior to the
commitment of the CTLR (see condition 25), the proposals are considered to
comply with LDP Policy EP11.

Noise

This development will have dwellinghouses subject to noise from the A94 and
the future CTLR and as such noise has been measured and assessed,
covered in chapter 11 of the ES. Four sensitive receptors were identified as
shown on Appendix 11.2 of the ES. Noise was measured and this was used to
model the noise at these receptors. Of the four receptors, two were predicted
to have moderate to large significance as a result of the A94 and the CTLR.

The maximum predicted noise levels at properties along the CTLR was LAeq
16 hour 62.3dB during the day and LAeq 8 hour 57.4dB at night. PAN 1/2011
Technical Advice Note (TAN) sets target levels of 55dB and 45dB for day and
night respectively, therefore the receptors along this link are predicted to be
well above. This is assigned a significance of impact of moderate/large for
which the TAN states “These effects are likely to be important considerations
but where mitigation may be effectively employed such that resultant adverse
effects are likely to have a Moderate or Slight significance” therefore mitigation
is required here.

The maximum levels along the A94 are predicted to be LAeq 16hour 56.5 for
daytime and LAeq 8 hour 50.8 at night time. The daytime level is slight
whereas the night time level is slight/moderate. Mitigation is less important here
however | believe the night time levels are still too high as a slightly open
window will typically mitigate noise levels by some 15dB meaning internal night
time noise levels of 35.8 dBA. This is above the recommended levels set down
by the World Health Organisation for the prevention of sleep disturbance,;
therefore mitigation will be required here also.
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The noise impact assessment suggested that excessive motorised traffic noise
could be mitigated by way of a 2.5 metre acoustic barrier in order to achieve
acceptable external noise levels, with suitable glazing proposed to achieve
acceptable internal noise levels. EH have stated a preference for suitable
internal levels to be achieved without the need for closed windows, justified
through PAN 1/2011, which states “It is preferable that satisfactory noise levels
can be achieved within dwellings with the windows sufficiently open for
ventilation”.

As this is an in principle application, the exact positioning and layout of the
houses and any required acoustic barrier solution is yet to be determined. It will
therefore be most appropriate to review noise impact at the detailed stages in
terms of detailed layout and residential units most exposed to noise, as set out
in proposed condition 27. As part of the detailed considerations, all efforts
should be made to achieve suitable internal noise levels with windows slightly
open.

In summary, there is no objection to the application in principle on grounds of
noise issues but it is recommend that noise levels be reassessed at the
detailed, reserved matters phases (condition 27), once the detailed layout is
known. On this basis, the proposal is considered to comply with LDP policy
EPS8.

Amenity

As set out above, as this is only at the in principle stage, the exact positioning
and layout of all physical elements has yet to be determined, with no adverse
impact therefore assessed in terms of existing or proposed residential
development. It is acknowledged that there will be impacts to consider on
existing residential amenity at the detailed stages, particularly those on the
southern boundary of the site extents and in relation to construction phases.
This will be fully assessed through the detailed planning submissions, with
associated consideration on the management of the construction impacts. In
summary, there is not considered to be any insurmountable adverse impact
calculated on existing neighbouring residential amenity as a result of formally
establishing the principle of residential development on the site.

OTHER CONSIDERATIONS
NHS — Local Surgery Capacity —

No formal objection has been received from NHS Tayside regarding the
capacity of the doctors’ surgery and an inability to cope with the proposed level
of residential development identified and allocated within the LDP. It should be
noted that NHS have been consistently invited to take part in the LDP process,
including an opportunity to comment on proposed site allocations. In addition,
the private finance model required to deliver doctors surgeries is different to
that of education facilities. In this case, Scone doctors’ surgery is also
understood to be affiliated to a wider Perth City surgery network.
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Housing Land Requirement

Some of the representations submitted against the proposal questioned the
need for this housing proposal to come forward with other strategic sites now
approved or on site considered to adequately meet the projected population
growth of the Perth area.

The identified need for sites such as Scone is based on the Scottish National
Records population projections for each Local Authority area. The population
projection for Perth and Kinross is predicted to grow by up to 24% between
2012 and 2037, making it one of the fastest growing regions in Scotland. With
Scone forming part of the Tier 1 Perth area, the delivery of this site is essential
to maintaining the effective 5-year housing land supply, in line with paragraph
110 of SPP 2014.

Developer Contributions

A legal agreement will be required to secure infrastructure associated with
site H29, under the terms of Policy PM3 Infrastructure Contributions. The
applicant has identified an area within the site that can accommodate a
primary school. This is within proposed Phase 3 of the development.
Furthermore, there are ongoing discussions regarding the provision of a
sports pitch and changing facilities. Should the pitch and changing facilities
not be provided off site, however, an alternative on site provision should be
identified, as set out in the draft heads of terms. The possibility of district
heating also requires further exploration as this has been specified in the
LDP.

A Section 75 legal agreement is required to secure infrastructure for the site to
ensure it complies with Policy PM3 - Infrastructure Contributions and
associated Supplementary Guidance on Developer Contributions. A Draft
Heads of Terms has been prepared and passed to the applicant, covering
topics, which are set out in the following Legal Agreement section of this report.

Phasing

An indicative colour coded phasing plan has been submitted, identifying in the
supporting information that development will take place in a phased manner
from west to east. The details are not considered to go far enough and it will
therefore be appropriate to request a detailed phasing and delivery plan to be
secured, as proposed in condition 3.

Notwithstanding, and in discussion with the applicant, it would be reasonable to
assume in the region of 30 — 40 units per year would be the build out rate with
a proposed direction to give the applicant up to 15 years to apply for all
associated reserved matters applications.

In addition, taking cognisance of the scale of development and the associated
project delivery timescales, in tandem with pursuing national and local
placemaking principles, it has been considered appropriate to include a
conditional requirement for the latter two phases of development to identify and
pursue different residential character areas, including the investigation of
varying established house types, whilst still complementing the existing
architectural and residential character of Scone (see condition 32).
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Economic Impact

The socio-economic assessment within the ES has determined that the wider
development will have a positive effect in terms of job creation, both in the
short to medium term for the construction period and thereafter in the net
population supporting local services and creating opportunities for economic
development within the area.

The current Perth and Kinross Retail Study (2014) estimates that average
convenience goods expenditure available per household in 2019 will be £2,047
per annum, with the average comparison goods expenditure available per
household will be £3,634 per annum. Based on these figures and the proposed
700 dwellings over the entire development, an estimated expenditure on
convenience and comparison goods could be in the region of £4 million per
annum (as of 2019 figures). This expenditure has the potential to have a
significant positive impact on Perth City Centre and local commercial centres.

The proposal accords with the aspirations of the Perth City Plan 2015 - 2035
by providing additional expenditure and skilled workforce to the local economy
that will help sustain the city. In summary, the overall economic impact will be
positive for the local area.

Content and Adequacy of the ES

As identified from the outset, the purpose of the EIA process is to examine the
likely significant environmental effects from a proposed development having
regard to the project and its nature, size or locality. The understanding of the
interaction between the project and its location should be assessed to
determine if the effects on the environment are likely to be significant and if
there are associated mitigation measures, which would otherwise make this
acceptable.

In relation to this application, the basic content and associated background
information of the ES and associated SEI are deemed to fulfil the requirements
of the EIA regulations. In addition, due to this being a multi-stage
development, through which further details will be required to be submitted and
formally approved, Council officers are therefore satisfied with the baseline
findings at this in principle stage.

Pre-Application Public Consultation

Some concern was expressed through representation that the consultation
exercise undertaken for this proposal was inadequate, also referring back to
and criticising the LDP process (see Appendix 2 for salient LDP background).
The pre-application consultation is considered to have been undertaken in
accordance with the approved PAN submitted by the applicant and is judged to
satisfactorily meet Scottish Government requirements for major planning
applications.
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LEGAL AGREEMENTS

A legal agreement is required to secure infrastructure that will be impacted by
the proposal. A Draft Heads of Terms has been discussed between the parties,
covering the following topic headings:

) Primary School

o Transport Infrastructure

Public Transport Improvement
Affordable Housing Provision

Open Space Provision and Maintenance
Sports Pitches and Pavilion Provision
Play Area Provision and Maintenance
) Structure Planting Delivery

) Community Facilities Delivery

. Community Contribution

. Compensatory Tree Planting

DIRECTION BY SCOTTISH MINISTERS

Under the Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2013, regulations 30 — 33 there have been no
directions by the Scottish Government in respect of an EIA screening opinion,
call in, or notification relating to this application.

CONCLUSION AND REASONS FOR RECOMMENDATION

In conclusion, the application, seeking to establish in principle development
consent, must be determined in accordance with the adopted Development
Plan unless material considerations indicated otherwise. In this respect, the
proposed development at Scone for 700 units is allocated in the LDP and
forms part of the Tier 1 development sites of TAYplan (2012). Whilst only
seeking to establish in principle planning, the indicative proposals identified in
the Masterplan are considered acceptable in terms of general layout, design,
density, siting, access opportunities and visual impact. Through the
appropriate controlled phasing of the development, including restricting and
detailed consent initially to 100 units (prior to the ‘commitment’ of the CTLR),
the associated infrastructure and air quality impact concerns can be
satisfactorily addressed and managed in line with that set out in the LDP.

The proposal has been identified to meet a strategic proportion of the projected
population growth for the Perth and Kinross area. Support for the development
will also establish a key catalyst in the funding of committed strategic
transportation improvements of the wider area, significantly through the
delivery of the CTLR. Less than 1 percent of the proposed site area is located
out with the allocated site boundaries, which has been proposed in part to
provide an improved environment for existing residential amenity, moving
proposed housing further away from existing houses in the north western
corner of the site and affording larger gardens to the existing residents. This in
isolation is not deemed to constitute a significant departure from the LDP.



223 Overall, the proposed development is considered competent and compliant

with the key principles of the LDP and is recommended for approval, subject to
appropriate detail and mitigation being secured via conditional control and an
associated legal agreement.

RECOMMENDATION

A

Approve the application subject to the following direction and conditions:
Direction

Perth and Kinross Council direct that sub-sections (2)(a)(i) and (3) of Section
59 of the Town and Country Planning (Scotland) Act 1997 apply as respects
the in Principle Permission (16/02127/IPM) with the substitution of the period
of 3 years referred to in each of those subsections, of the period of 15 years.

Approval of Matters Specified in Conditions

1

Application for the approval required by a condition imposed on this Planning
Permission in Principle shall conform with the requirements of Regulation 12 of
the Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2008 and of Section 59 (2) and (3) of the Town and
Country Planning (Scotland) Act 1997 as amended by Section 21 of the
Planning etc. (Scotland) Act 2006 and, in particular, must be made before
whichever is the latest of the following:

() the expiration of 6 months from the date on which an earlier application for
the requisite approval was refused, or

(ii) the expiration of 6 months from the date on which an appeal against such
refusal was dismissed.

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.This is an
application in principle.

The proposed site layout plan and phasing plan as submitted are indicative.

Reason: The application is for planning permission in principle only at this
stage and not any detailed matters specified.

No development shall commence until a detailed Phasing and Delivery Plan,
detailing associated construction works has been submitted and approved in
writing by the Planning Authority. Once approved, the development shall be
implemented in accordance with the approved Phasing and Delivery Plan
unless otherwise agreed in writing by the Planning Authority.

Reason: In order to ensure the implementation and completion of the
development components of the proposal coincide with associated
infrastructure delivery.



No development shall commence on any phase until further planning
application/applications have been submitted to and approved by the Planning
Authority in respect of the following matters coinciding with the requirements
secured under the legal agreement:

a) The delivery of the development in phases associated with the areas
identified in the Masterplan.

b) Full details of any cut and fill operations, including any required retaining
wall structures.

c) Full details of the proposed means of disposal of foul water to serve the
development.

d) Full details of the disposal of surface water from the development by
means of a Sustainable Urban Drainage System.

e) The siting, design, height and external materials of all buildings or
structures.

f)  Measures to enhance environmental sustainability through design,
orientation and planting or any other means.

g) Details of any screen walls/fencing to be provided.

h) Details of landscaping, planting and screening associated with the
development.

i) Details of play areas and the equipment to be installed.

)] Details regarding access, car parking, public transport facilities, walking
and cycling facilities, the road layout, design and specification (including
the disposal of surface water) shall be in accordance with the standards
required by the Council as Roads Authority (as detailed in the National
Roads Development Guide).

k) Detailed specification of street and footpath lighting.

)] Detailed plan of public access provision across the site, including:
. existing provision
. during construction and
. upon completion

m) A woodland management plan for all woodland areas (existing and
proposed) and timescales for implementation.

n)  Flood risk mitigation measures.

The development shall thereafter be implemented in accordance with the
approved detailed planning application(s).



Reason: permission for the development has been granted in principle only
and subsequent approval is required for the reserved matters in accordance
with Sections 58 and 59 of the Town and Country Planning (Scotland) Act
1997.

In pursuance of Condition 4 f), measures to maximise environmental
sustainability through design, orientation and planting or any other means each
development phase shall also include:-

a) The submission of sustainability checklists

b) Full details of the proposed energy efficiency measures and/or renewable
technologies to be incorporated into that phase of the development

c) Details on the sustainability label of the domestic and non-domestic
buildings to be erected to ensure it complies (as a minimum) with Silver
Active from 2016 and Gold Active from 2020 as per the ‘Building
Standards Technical Handbook Section 7 — Sustainability’ (or any
subsequent technical guidance standards adopted and applicable at the
time of detailed application submission)

Following written approval from the Planning Authority each development
phase shall be undertaken in accordance with the approved details.

Reason: To ensure this development complies with the on-site carbon
reductions required in Scottish Planning Policy and the LDP Policy EP1:
Climate Change, Carbon Reduction and Sustainable Construction.

In pursuance of Condition 4 h), detailed schemes of hard and soft landscaping
works shall be submitted as part of the matters specified by condition
application for each phase of development. Details of the scheme shall
include:-

a) Existing and proposed finished ground levels relative to a fixed datum
point.

b) Existing landscape features and vegetation to be retained.

c) Existing and proposed above ground services, including cables and
substations.

d) The detailed location of new trees, shrubs, hedges, grassed areas and
water features.

e) A schedule of plants to comprise species, plant sizes and proposed
numbers and density.

f)  The location, design and materials of all hard landscaping works including
walls, fences, gates, any other means of enclosure, street furniture and
play equipment.

g) Anindication of existing trees, shrubs and hedges to be removed.

h) A plan clearly identifying the areas of public open space proposed for
adoption.



i) A programme for the completion and subsequent maintenance schedule
of the proposed public open space landscaping.

All soft and hard landscaping proposals shall be carried out in accordance with
the approved scheme and shall be undertaken during the planting season
following the commencement of the development on that part of the site, in
accordance with the approved planting programme or such other date as may
be agreed in writing with the Planning Authority.

Any planting which, within a period of 5 years from the completion of the
approved phase of development, in the opinion of the Planning Authority is
dying, has been severely damaged or is becoming seriously diseased, shall be
replaced by plants of similar size and species to those originally required to be
planted.

In pursuance of i), no works in connection with any phase of development
hereby approved shall take place until such time as the structural landscaping
works relevant to that phase as shown on the structural planting plan have
been completed in full, prior to each phase.

Reason: To ensure the implementation of satisfactory schemes of landscaping
which will assist in integrating the proposed development into the local
landscape and in the interests of the visual amenity of the area.

In pursuance of Condition 4 m), all existing trees and hedgerows shall be
retained and protected by suitable fencing in accordance with BS5837 2012
(Trees in Relation to Construction), unless otherwise agreed in writing by the
Planning Authority. The details of the protective fencing and its location shall
be first submitted to and agreed in writing by the Planning Authority. No
materials, supplies, plant, machinery, soil heaps, changes in ground levels or
construction activities shall be permitted within the protected areas without the
written consent of the Planning Authority and no fire shall be lit in the position
where the flames could extend to within 5 metres of foliage, branches or
trunks.

Reason: To ensure adequate protection for the trees on the site during the
construction, in the interests of the visual amenity of the area.

A detailed site investigation of the affected Ancient Woodland Inventory (AWI)
shall be undertaken with findings submitted for written approval by the Planning
Authority and in consultation with SNH, prior to the submission of any detailed
or reserved matters application associated with any phase of the associated
development.

Reason: To clarify the evidence of any remaining AWI characteristics on the
affected areas and ensure evidenced characteristics are not adversely
compromised as a result of any proposed physical development elements,
including through suitable mitigation measures.
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In association with Conditions 4 h) and 8, prior to the commencement of
development, proposals identifying suitable compensatory planting, including a
flora seed mix of local provenance (to offset for the permanent Woodland loss
as a result of this proposal) shall be submitted for written agreement with the
Planning Authority, in consultation with Forestry Commission Scotland (Perth
and Argyll Conservancy) and SNH. The compensatory tree planting and seed
mix as agreed will thereafter be implemented at the earliest opportunity
(addressed in condition 6i) and prior to the completion of the development.

Reason: To ensure the satisfactory compensatory planting proposals are
secured and delivered and in accordance with national reforestation strategies.

In association with Conditions 4 h), 6 i) and 9, prior to the commencement of
development, a planting enhancement strategy relating to Scone Palace
Inventory Designed Landscape (as viewed from the A93) shall be submitted for
written agreement with the Planning Authority, in consultation with Historic
Environment Scotland. The approved strategy will thereafter be implemented at
the earliest opportunity, agreed in writing and prior to the completion of the
development.

Reason: To ensure the implementation of satisfactory schemes of landscaping
which will help to integrate the proposed development into the local landscape
in the interests of the visual amenity of the area.

In pursuance of Condition 4 h), each detailed phase of development shall
further investigate the potential to optimise the scale of proposed green
corridors in relation to maximising ecological and active travel benefits,
evidenced in background supporting information as part of the planning
submission.

Reason: In the interest of maximising environmental quality, sustainable travel
and bio-diversity opportunities within the site.

The Ecology and Habitat Surveys undertaken in respect of the Environmental
Statement submitted in support of planning application 16/02127/IPM shall be
updated and re-submitted to the Planning Authority for each phase of
development as part of any further matters specified by condition applications.
The conclusions and recommended action points within the supporting
ecological surveys submitted and hereby approved shall be fully adhered to,
respected and undertaken as part of the construction phase of development.

Reason: In the interests of employing best practice ecology and to ensure
there is no adverse impact on any protected species as identified under the
Wildlife and Countryside Act (1981).

In association with Condition 12, no removal of hedgerows, trees or shrubs or
works to or demolition of buildings or structures that may be used by breeding
birds shall take place between 1st March and 31st August inclusive, unless a
competent ecologist has undertaken a careful, detailed check of vegetation for
active birds’ nests immediately before the vegetation is cleared and provided
written confirmation that no birds will be harmed and/or that there are
appropriate measures in place to protect nesting bird interest on site. Any such
written confirmation should be submitted to the local planning authority.
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Reason: In the interests of employing best practice ecology and to ensure
there is no adverse impact on any protected species as identified under the
Wildlife and Countryside Act (1981).

In association with Condition 12, measures to protect animals from being
trapped in open excavations and/or pipe and culverts shall be implemented for
the duration of the construction works of the development hereby approved.
The measures may include creation of sloping escape ramps for animals,
which may be achieved by edge profiling of trenches/excavations or by using
planks placed into them at the end of each working day and open pipework
greater than 150 mm outside diameter being blanked off at the end of each
working day.

Reason: In order to prevent animals from being trapped within any open
excavations.

In association with condition 4 h), where it is intended to create semi-natural
habitats, all species used in the planting proposals detailed in the approved
plans shall be locally native species of local provenance.

Reason: In the interests of employing best practice ecology and to ensure
there is no adverse impact on any protected species as identified under the
Wildlife and Countryside Act (1981).

In pursuance of Condition 4 d), Disposal of Surface Water:-

a) No built development shall be constructed over existing drains (including
a field drain) that are to remain active.

b)  Prior to the commencement of any development, a drainage strategy
covering the whole site shall be submitted for the further written
agreement of the Council as Planning Authority, in consultation with
SEPA. Detailed sustainable urban drainage system (SUDS) details shall
be submitted in support of each individual phase of the development,
developed in accordance with the technical guidance contained in The
SUDS Manual (C753) and the Council’s Flood Risk and Flood Risk
Assessments Developer Guidance, and shall incorporate source control.
All works shall thereafter be carried out in accordance with the agreed
scheme and be operational prior to the bringing into use of the affected
phase of the development.

c) Storm water drainage from all paved surfaces, including the access, shall
be disposed of by means of suitable Sustainable Urban Drainage
Systems to meet the requirements of best management practices.

d) Concurrent with the initiation of any detailed development phases
approved and for the duration of construction, a temporary surface water
treatment facility shall be implemented on site and maintained for the
duration of the approved development works. The temporary surface
water treatment facility shall remain in place until the permanent surface
water drainage scheme is implemented unless otherwise agreed in writing
by the Council as Planning Authority.
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e) The discharge of any surface water drainage shall be limited to the
Greenfield runoff rates detailed in the table below.

Catchment Calculated Greenfield Runoff Rates (l/s)
Q30 Q100 Q200
Cramock 190.5 269.6 313.6
Barrel Drain 41 54 64
Annaty Burn 47.5 63 73

Reason: In order to take account of the surface water runoff from the local
environment, including appropriate management of construction surface water
run-off to minimise flooding and avoid discharge of sediment/pollution to the
local water environment or neighbouring property, in the interests of residential
and environmental amenity.

In pursuance of Condition 4n), Flood Risk Mitigation:

a) A 5m maintenance strip either side of the Cramock Burn must be
maintained in perpetuity

b)  No built development or land-raising shall take place within the 1:200 year
flood extent

c) The finished floor level of all properties shall be a minimum of 600mm
above the 200year flood level including an allowance of 20% for climate
change. (as defined at the relevant cross section in the Allen Gordon New
Mains — North Scone, Flood Risk Assessment - Appendices N,O and P
(dated 14 November 2016))

d) The garden level of all properties shall be a minimum of 300mm above
the 200year flood level including an allowance of 20% for climate change.
(To clarify, the finished floor level will be as defined at the relevant cross
section in the Allen Gordon New Mains — North Scone, Flood Risk
Assessment - Appendices N,O and P dated 14 November 2016)

e) The soffit level of all bridges/culverts shall be agreed in writing with the
Planning Authority, in consultation with the Councils Structures and
Flooding Team, prior to the commencement of any works of the
associated detailed phase of development

Reason: In order to take account of the flood risk from the adjacent
watercourse.

In pursuance of Condition 4n), prior to completion of any phase of development
adjacent to the Cramock Burn, the watercourse for a distance of 200m (or
length otherwise agreed with the Planning Authority) upstream and
downstream of the proposed development shall be inspected and cleared of
any impediments likely to create an obstruction to the free flow of water; all to
the satisfaction of the Council as Roads Authority

Reason: In order to take account of the flood risk from the adjacent
watercourse.
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At least two months prior to the commencement of development, a site
specific, Construction Environment Management Plan (CEMP), incorporating:

. a Construction Method Statement (CMS)

o a Construction Traffic Management Plan (CTMP)
) a Site Waste Management Plan (SWMP)

. a Site Access Management Plan

) a Drainage Management Plan (DMP) and

o Environmental Management Plan (EMP)

detailing appropriate mitigation and control measures associated with all
phases of the construction programmes will be submitted to and be approved
in writing by the Planning Authority, in consultation with SEPA and Transport
Scotland. The approved CEMP shall be updated and submitted not less than
two months prior to the commencement of each approved phase of
development and shall incorporate detailed pollution avoidance and mitigation
measures for all construction elements. Thereafter, each phase of
development shall be fully undertaken in accordance with the approved CEMP
unless otherwise agreed in writing by the Planning Authority.

Reason: to control pollution of air, land and water and.to mitigate the adverse
impact of development traffic on the safe and efficient operation of the trunk
road.

In association with Condition 12, at least two months prior to the
commencement of the development, an independent and suitably qualified
ecologist shall be appointed by the developer at their expense as the
‘Ecological Clerk of Works’ (ECOW) for the site. This appointment shall be
subject to the prior written approval of the Planning Authority and detail the
extent of inspections to be undertaken by the ECOW and how this relates to
the delivery of the development phases. The ECOW shall oversee, on behalf of
the Planning Authority, in consultation with Scottish Natural Heritage, the
implementation of all ecology related planning conditions and how this relates
to the phase of development being constructed. The ECOW shall undertake a
watching brief throughout the construction of the development phase and shall
have the authority to stop operations or to alter construction methods should
there be any works occurring which are having an adverse impact on the
natural heritage.

The ECOW shall have responsibility for the following:

a) Monitoring compliance with the mitigation works related to the
development as set out in the Construction Environment
Management Plan

b) Advising the developer on adequate protection of nature
conservation interest on the site, including altering construction
practices if existing practices are having an adverse impact on the
natural heritage of the site
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C) If any protected species are found on site, the Ecological Clerk of
Works will ensure that work is suspended at that location and that a
protected species protection plan is implemented

The ECOW is required to notify the Planning Authority:-

d) If there has been a requirement to stop or alter works in relation to
this condition

e) They are required to submit a report on their inspection (frequency
to be agreed) for the review of the Planning Authority in consultation
with Scottish Environment Protection Agency and Scottish Natural
Heritage during construction operations

f) They will have the power to amend the Construction Method
Statement, where required, with any amendments and measures to
mitigate submitted to the Planning Authority

Reason: In order to ensure that an ECOW is appointed and is suitability
gualified and has a suitable job description and powers to oversee all salient
ecological matters affecting the Construction phases of the development.

In association with Condition 19, no development shall commence until a
Construction Traffic Management Plan (CTMP) has been approved in writing
by the Planning Authority, in consultation with Transport Scotland. Thereafter,
all construction traffic associated with the development shall conform to the
requirements of the agreed plan.

Reason: To mitigate any adverse impact of construction traffic and maintain the
safe and efficient operation of the existing road network.

In pursuance of condition 4 j), application(s) for the Approval of Matters
Specified beyond the initial phase of 100 units within the Masterplan area shall
include a detailed Transport Assessment.

Reason: To ensure that the scale of development can be supported through
existing and associated proposed transport infrastructure or appropriate
mitigation measures.

In pursuance of condition 4 j), no part of the development shall be occupied
until a Green Travel Plan (GTP), aimed to encourage more sustainable means
of travel, has been submitted and approved in writing by the Planning Authority.
The GTP will have particular regard to provision for walking, cycling and public
transport access to and within the site and will identify the measures to be
provided (including the provision of new and/or enhanced public transport
services), the system of management, monitoring, review, reporting and the
duration of the plan.

Reason: To ensure that the development is accessible by sustainable transport
modes and to encourage their use.
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In pursuance of condition 4 1), detailed public access plans across the site
(setting out existing, during construction and upon completion) for each phase
of development, will be submitted for the written approval of the Council as
Planning Authority and show:-

a) All existing paths, rights of way, tracks and core paths.

b) Any areas proposed for exclusion from statutory access rights, for
reasons of privacy, disturbance of curtilage, in relation to proposed
buildings or structure.

c) All paths and tracks proposed for construction, for use by walkers, riders,
cyclists, all-abilities users etc.

d) Any diversions of paths, temporary or permanent proposed for the
purposes of the development.

e) The detailed specification of the proposed paths and tracks, along with
how they will be constructed to avoid impact on trees.

Reason: In the interest of maintaining public access and active travel.

No more than 100 residential units are permitted to be occupied until the Cross
Tay Link Road (CTLR) as proposed by Perth and Kinross Council as part of its
'Perth Transport Futures Project' transport strategy is agreed by the Planning
Authority to constitute a ‘committed project’, in consultation with Transport
Scotland.

For clarification the definition of a ‘committed project’ in relation to the CTLR
project is as follows:

“The CTLR becomes a committed project when all funding, land required for
the scheme, statutory approvals, trunk road orders and consents are in place,
a contractor appointed and construction on site has commenced”.

Reason: To ensure that the scale of development does not exceed that
assessed by the supporting Transport Assessment and to ensure that the scale
of development is commensurate with the infrastructure required to support the
development and to ensure compliance with the Councils Spatial Strategy for
the Perth Core Area.

All construction work, including deliveries shall be limited to Monday to Friday
07.00 to 19.00, Saturday 08.00 to 13.00 with no work on a Sunday.

Reason: In the interests of residential amenity.
Noise shall appropriately be re-assessed at the Approval of Matters Specified
application stage(s) to ensure that a suitable level of residential amenity can be

achieved and maintained at all residential receptors.

Reason: In the interests of residential amenity.
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All external lighting to be installed (including construction lighting) shall be
sufficiently screened and aligned so as to ensure that there is no direct
illumination of neighbouring land and that light spillage beyond the boundaries
of the site is minimised to the satisfaction of the Planning Authority.

Reason: In the interests of neighbouring amenity and to avoid unnecessary
light pollution.

Development shall not begin until a scheme to deal with the identified
contamination on the site has been submitted to and approved in writing by the
Planning Authority. The scheme shall contain proposals to deal with the
contamination to include:

l. the nature, extent and type(s) of contamination on the site

Il measures to treat/remove contamination to ensure the site is fit for the
use proposed

[l measures to deal with contamination during construction works
V. condition of the site on completion of decontamination measures

Prior to the occupation of any residential unit as part of the associated phase of
development, the measures to decontaminate the site shall be fully
implemented as approved by the Planning Authority. Verification that the
schemes proposals have been fully implemented must also be submitted to the
planning authority.

Reason: To prevent harm to human health and pollution of the environment in
accordance with the aims and objectives of the development plan.

Prior to the commencement of each phase of the development, a site specific
plan detailing bin storage areas, kerbside collection locations and recycling
facilities shall be submitted to and approved in writing by the Planning
Authority, in consultation with the Council Waste Service team and thereafter
undertaken in accordance with the approved details.

Reason: In the interests of the sustainable disposal of waste.

In association with Condition 30, it is recommended that the developer
incorporates a recycling point into the plans at the Approval of Matters
Specified application stage(s) to include containers for colour separated glass,
household metal packaging, cardboard/paper and textiles to complement the
existing kerbside recycling services in the area and provide an additional facility
for the residents of north Scone.

Reason: In the interests of the sustainable disposal of waste.

In association with Condition 3, distinctive character areas shall be pursued in
phases 3 and 4 of the development, varied from that established in phases 1
and 2 (as identified in the indicative phasing plan), including the introduction of
different house types, informed by detailed design analysis.
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Reason: In the interests of establishing distinctive residential character areas,
in support of achieving placemaking criteria of the LDP and in pursuit of
contemporary outcomes through the development phases.

Further obligations in relation to the implementation and feasibility of district
heating opportunities for the site (as carried out by Inventa, dated October
2016) may by required. Such obligations will be informed by an independent
review commissioned by the Planning Authority; the outcome and
recommendations of this review shall be incorporated into any application(s)
for the Approval of Matters Specified ( where necessary and for the
avoidance of doubt, this could include set aside land provision to safeguard
and future proof district heating infrastructure requirements).

Reason: In the interests of sustainability, to ensure the potential for district
heating opportunities are fully investigated and independently reviewed in
relation to the development, neighbouring potential and the associated
development phases.

The development shall be in accordance with the requirements of Perth &
Kinross Council’s Developer Contributions and Affordable Housing
Supplementary Guidance 2016 in line with Policy PM3: Infrastructure
Contributions of the Perth & Kinross Local Development Plan 2014 unless
otherwise agreed in writing with the Council as Planning Authority.

Reason: To ensure the development is in accordance with the terms of the
Local Development Plan 2014 and to comply with the Council’s policy on
Developer Contributions and Affordable Housing Supplementary Guidance
2016.

The development shall be in accordance with the requirements of Perth &
Kinross Council’s Developer Contributions and Affordable Housing
Supplementary Guidance 2016 in line with Policy RD4: Affordable Housing of
the Perth & Kinross Local Development Plan 2014, unless otherwise agreed in
writing with the Council as Planning Authority.

Reason: To ensure the development is in accordance with the terms of the
Local Development Plan 2014 and to comply with the Council’s policy on
Developer Contributions and Affordable Housing Supplementary Guidance
2016.

Development shall not commence until the developer has secured the
implementation of a programme of archaeological work in accordance with a
written scheme of archaeological investigation which has been submitted by
the applicant, and agreed in writing by the Council as Planning Authority, in
consultation with Perth and Kinross Heritage Trust. Thereafter, the
developer shall ensure that the programme of archaeological works is fully
implemented including that all excavation, preservation, recording, recovery,
analysis, publication and archiving of archaeological resources within the
development site is undertaken. In addition, the developer shall afford
access at all reasonable times to Perth and Kinross Heritage Trust or a
nominated representative and shall allow them to observe work in progress.
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Reason: In the interest of protecting and recording archaeological interest
within the site.

JUSTIFICATION

The proposal is considered to comply with the Development Plan and there are
no other material considerations that would justify a departure therefrom.

PROCEDURAL NOTES

Consent shall not to be issued until a Section 75 Agreement relating to
planning contributions set out above has been completed. The legal agreement
should be concluded and completed within 4 months of the date of any
Committee approval. Failure to conclude a legal agreement within 4 months
may result in the planning application being re-assessed through failing to
comply with the associated policy requirements and will be ultimately
recommended for refusal under delegated powers.

INFORMATIVES

Applicants are advised that should their application for Approval of Matters
specified be refused and/or their appeal against such refusal dismissed out
with the limit they are entitled to submit a revised application for Approval of
Matters specified within six months after the date of refusal of the earlier
application or of the dismissal of an appeal against such refusal.

The developer is advised to contact Sarah Malone, Archaeologist to discuss
terms of reference for work required Tel 01738 477080.

The applicant is advised that in terms of Sections 21 of the Roads (Scotland)
Act 1984 they must obtain from the Council as Roads Authority consent to
construct a new road prior to the commencement of roadworks. Advice on the
disposal of surface water must be sought at the initial stages of design from
Scottish Water and the Scottish Environmental Protection Agency.

The applicant is advised that in terms of Sections 56 of the Roads (Scotland)
Act 1984 they must obtain from the Council as Roads Authority consent to
open an existing road or footway prior to the commencement of works. Advice
on the disposal of surface water must be sought at the initial stages of design
from Scottish Water and the Scottish Environmental Protection Agency.

The applicant is advised that the granting of planning consent does not
guarantee a connection to Scottish Water’'s assets. The applicant must make a
separate connection to Scottish Water’s assets. The applicant must make a
separate application to Scottish Water directly. In the first instance, for
developments of 10 or more domestic dwellings (or non-domestic equivalent) a
Pre-Development Enquiry (PDE) form must be submitted directly to Scottish
Water. This will allow the proposals to be fully appraised.

The applicant is advised to contact the Community Waste Team in advance of
any Approval of Matters Specified application to discuss requirements for
recycling point(s).



The applicant is recommended to consider and respond to consultee
responses received in relation to in principle planning application 16/02127/IPM
within the submission of any Approval of Matters Specified application.

Background Papers: 1031 letters of representation
Appendix 1A Scone CC objection comments (1% Feb 2017)
Appendix 1B Scone CC independent ES review (1* Feb 2017)
Appendix 2A PKC Background note on CTLR and development
embargo
Appendix 2B CTLR and LDP Timeline History
Appendix 2C Perth’s Transport Future Project Committee Report
(14 Dec 2016)
Contact Officer: Callum Petrie
Date: 11 May 2017
Nick Brian

Interim Head of Planning
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Sent: 31 January 2017 12:11

To: Development Management - Generic Email Account

Subject: Proposed Development Scone North Housing

Attachments: Scone and District CC - final Audit Comments Updated 26.01.16.pdf; CC Comments

on Application FINAL.docx; Formal objection cover Rev 1 010217[15316].docx

Application No. 16/02127/IPM
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Planning Application — 16/02127/IPM

Proposed Housing Development at Scone North

Scone & District Community Council

























































































































APPENDIX 1B - SCONE CC INDEPENDENT ES REVIEW (1ST FEB 2017)


















b) The 700 unit scheme (Phases 1-4) cannot be built without the CTLR (due to insufficient
capacity on the existing road network). The CTLR would have beneficial impacts on the
AQMA and in particular Bridgend, and the assessment of impacts of the CTLR will include an
assumption that the 700 unit scheme is built. On the basis of this screening information it was
considered that an assessment of the air quality impacts of Phases 1-4 could be scoped out of
the EIA.

Key Issues

Phase 1

The screening criteria suggested by Transport Scotland and used to determine whether the
impacts of Phase 1 should be considered are based on outdated guidance (Environmental

J2802
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Phases 1-4 within the AQMA is not possible to determine whether or not ‘likely significant effects’
could occur. On this basis, an assessment of the air quality impacts should have been completed.

Other Issues

9. The Screening Summary only makes reference to air quality impacts due to traffic generated by
the development. It has not fully considered:

¢ the impact of emissions from local roads upon occupants of the proposed development.
For Phases 1-4 it should have included consideration of the impact of emissions from the
CTLR upon the development itself;

e construction phase impacts. This includes the impact of dust and PM,, generated during
the construction phase and appropriate mitigation measures. Consideration should also

J2802 January 2017
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prepared air quality review and assessment reports and air quality action plans for local authorities
and appraised local authority assessments and air quality grant applications on behalf of the UK
governments. Ms Wilson has arranged air quality and dust monitoring programmes and carried
out dust and odour assessments. She has provided expert witness services for planning
appeals and is a Chartered Scientist and Member of the Institute of Air Quality Management.

Full CVs are available at www.aqconsultants.co.uk.
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2.6 Given the policy emphasis on sustainable travel especially pedestrian connectivity,
Active Travel and Safe Routes to Schools, the applicant needs to demonstrate a
clearer and deliverable pedestrian strategy.

Cycling, Para. 2.9 etc.

2.7 Local cycle facilities appear to be limited. As with the site pedestrian access strategy,
connections with the rest of the village need to be delivered.

Public Transport Bus, Para. 2.11 etc

2.8 Bus service opportunities noted. It would be useful to know how local bus operators
might serve the full development site in the future. This is relevant in the context of
para. 2.12, i.e. some parts of the site will be greater than the desirable 400m. to a
bus stop.

SAM SHORTT CONSULTING



2.16

2.17

2.18

2.19

Para. 4.20, have decisions been held with bus operators re future penetration of
services into site?

Vehicle Access

Para. 4.25 etc., there is no phasing plan so difficult to put the access strategy in
context.

Paras. 4.26 and 4.26, the CTLR will severe some parts of the site = how will this be
overcome?

Para. 4.30, any Tree Preservation Orders in place at this location thereby frustrating
bend improvement?

SAM SHORTT CONSULTING
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Appendix 2A — PKC Background note on CTLR and development embargo

Note on the Cross Tay Link Road and the current embargo

Policy context

In May 2006, the whole of Perth was declared an Air Quality Management Area due to the high
levels of air pollution exacerbated by congestion. As the Local Development Plan 2014
acknowledges in 5.1.14 (page 69) “the biggest single constraint facing the Perth Area is the capacity
of the road infrastructure in and around Perth”. The Council therefore commissioned a traffic
modelling exercise which identified a package of measures outlined in Perth Transport Futures.
These measures will be delivered over a number of years and are split into 4 phases:

. Phase 1.Enhanced A9 / A85 Junction and link to Berthapark and a new secondary school
(under construction)

. Phase 2. Cross Tay Link Road (CTLR) - A9 to the A93 and A94

. Phase 3. Berthapark north link to A9 - linking Phases 1 and 2

. Phase 4. Associated City improvements such as traffic management measures and

measures to further develop the cycling, walking and public transport networks in, and
around, Perth to encourage travel by more sustainable modes.

To ensure that there is no increase in congestion and poor air quality, the Local Development Plan
2014 identifies specific areas as being constrained in terms of housing development until the Cross
Tay Link Road is a committed project. Transport Infrastructure Paragraph 5.1.17 in the LDP (page 69)
states the following:

“It is recognised that delivering the key projects will take many years resulting in a number of
sites constrained until the infrastructure is in place or under construction. The major
constraints are:

To prevent the reduction in air quality and increased congestion in the Bridgend area of Perth
there will be an embargo on planning consents for further housing of sites of 10 or more
outwith Perth on the A93 & A94 corridors, until such time as the construction of the Cross Tay
Link Road is a committed project. The embargo will not apply to brownfield sites.”

The proposed embargo received a number of submissions during the Proposed Plan stage, with
several representations seeking a change to the wording in the Proposed LDP, including views on
circumstances when the embargo should be lifted, whether it should have more or fewer
exemptions, whether its geographic scope should be expanded, and some representations seeking
greater clarity as to when and how the embargo should apply.

At the Proposed LDP examination, the Reporter considered all these points and requested further
information on a number of matters. He also held a hearing session during which he considered
transport infrastructure matters and he took all this into account in examining this issue and making
recommendations on the Proposed LDP.



In considering the issue of the embargo, he looked into how far along the A93 / A94 corridors the
embargo should apply, and found it reasonable to not extend beyond the Perth housing market area
to include settlements such as Coupar Angus and Blairgowrie. In looking at an inner boundary, he
accepted that development in areas such as Bridgend, Gannochy and Kinnoull would not be affected
by the embargo but could increase traffic congestion and air quality problems within the city.
However, he found that on balance these sites should be excluded from the embargo and he gave
reasons for reaching this conclusion. He also looked at the timing and likely duration of the
embargo, and the scope for exclusion of brownfield sites.

In concluding, he confirmed as reasonable the terms of the Proposed LDP: which proposed an
embargo on greenfield housing development for sites of 10 or more outwith Perth on the A93 and
A94 corridors until the CTLR is a committed project, and an embargo on development sites of 0.5
hectares or more outwith Perth on the A85 corridor until such time as the new A9/A85 junction has
commence.

In response to this evidence, the Reporter acknowledged the issues surrounding the levels of
pollution/traffic congestion with the following statement:

“31. The purpose of the CTLR is to address problems of traffic congestion and associated air
quality problems within Perth. Its stated purpose is not to improve traffic levels in Scone or to
discourage large goods vehicles from travelling through that settlement.

32. It has been concluded under Issue 25b that an initial phase of 100 houses could take place
on site H29 in Scone in advance of the CTLR due to the relatively good public transport
availability and the need for Scone to develop, given its status as a principal settlement in
TAYplan.” (page 439 of the LDP Examination Report).

Embargo area

The embargo applies to the area identified in the map attached. Applications on the eastern edge
should be dealt with on a case by case basis.

Categories of development

In terms of planning consents, the embargo is for applications on housing sites of 10 or more, both
in principle and detailed unless there are Site Specific Development Requirements stating otherwise.
The embargo does not apply to the following:

¢ Brownfield sites proposed for housing
* Housing sites of under 10 units
e Business applications

Any housing site proposal seeking consent that is of 10 or more units should therefore be refused
on the grounds that it is not consistent with current Local Development Plan policy.



Site specific issues

There is one site in the Local Development Plan for which the embargo will not be applied. The H29
Scone North site has a Site Specific Development Requirement which allows for 100 houses to be
consented prior to the Cross Tay Link Road being a committed project.

This site was put forward in the Proposed Plan in 2012 with an embargo stating a requirement for
the Cross Tay Link Road to be committed prior to any development taking place on the site.

A&JStephens objected to this embargo during the consultation on the Proposed Plan. The Proposed
Plan was then taken to Examination. At this point, the Council considered the issue of both taking
out the site and easing the embargo. The Scottish Government Reporter, having assessed all the
available information regarding the site, decided to partially lift the embargo and allow 100 units to
be developed before the Cross Tay Link Road becoming a committed project. The report is largely
binding on planning authorities, meaning that they may only depart from the recommendations if
there are exceptional circumstances. For more information about the examination process, you can
look at the Scottish Government website:

www.gov.scot/Topics/Built-Environment/planning/Appeals/whatwedo/devplansexaminations

To ensure that the whole area is treated cohesively, it is important that the overall site is
Masterplanned. This will provide an framework for the site and ensure that issues of access,
townscape, open space and infrastructure are considered from the outset in terms of the design of
the site. Any planning application will therefore be required to provide a clear and consistent
approach to the wider site. In this specific case, consent may be granted to a planning permission in
principle to ensure that the site is not developed in a piecemeal approach. This will, of course, be
subject to meeting all other Local Development Plan requirements. Detailed consent will only be
allowed for the first 100 units as stated in the Local Development Plan and, again, dependant on the
application meeting all other LDP requirements.

Review

This embargo will be reviewed once the CTLR is considered by the Council as a committed project. In
the Perth’s Transport Future Project: Phase 2 Cross Tay Link Road Preferred Route Report to Council
on 14th December 2016, it proposed the following:

“The Council agree that the embargo on development on the A93 and A94 corridors on sites
of 10 or more houses as set out in Paragraph 5.1.17 (1) of the Adopted Local Development
Plan is lifted when the following criteria have been met.

‘It is the view of the Council that the CTLR becomes a committed project when all
funding, land required for the scheme, statutory approvals, trunk road orders and
consents are in place, a contractor appointed and construction on site has commenced’.

As referred to in Para 1.30, it is the intention that the CTLR commences on site 2019. To
achieve this, the current work programme envisages that the criteria required to fulfil the
definition of a “committed project” will be achieved by early 2020. It is reasonable to assume
given current ‘build-out’ levels in housing, that this will not unduly delay the development
industry in moving proposals forward.” (1.36-1.37).



This Report was subsequently approved by the Council. The Report considers that the criteria
required to fulfil the definition of a “committed project” will be achieved by early 2020.



Appendix 2B — CTLR and LDP Timeline History

Notes - CTLR / LDP History

Oct 2010 -
Feb 2011

Main Issues Report Public consultation — Scone North identified for 700 houses.
Notes can only be supported subject to commitment to construction of CTLR.

Jan - April
2012

The Proposed Plan contained a general embargo restricting development on the A93
& A94 corridor for housing sites of 10 or more until the CTLR is a committed project.
The developer requirements for H29 were more restrictive stating layout of site
cannot be finalised until road line and junction details for CTLR are finalised and
houses cannot be occupied until CTLR constructed (Special Council Meeting 10

January 2012).

14 Consultation events including one in Scone on 20 Feb 2012 attended by 271.

There were a number of representations received with peoples’ views ranging from
wishing the embargo to be tightened up, to seeking an exemption from the embargo
for site H29. The Community Council and about 31 others objected to Scone north
site.

2012

Following the Plan’s publication the then Director was alerted to the fact, on 13
January 2012 that there was an inconsistency between the general embargo and the
site specific comments relating to the Scone North site. Whilst site specific comment
in relation to Scone north proposed that houses could not be occupied until the
construction of the CTLR this was inconsistent with the general embargo which
made reference to a commitment to construction.

The Director acknowledged this error but, contrary to claims by some, did not
amend the Local development Plan as this can only be done by a decision of the
Council. Indeed he noted that it was too late to change the Proposed Plan.

23 Jan 2013

The Council met to consider the issues that were raised in representations and to
decide on our proposed response to these issues.

In line with Government guidance on the preparation of Development Plans, the
Council chose not to modify the Proposed Plan but to take the Proposed Plan and
the unresolved issues straight to examination for a Reporter to make a
recommendation as to whether the Plan should be modified or not on this issue.

Whilst the Council recommended no modification to the embargo it acknowledged If
the Reporter is so minded the insertion of the suggested text to Paragraph 5.1.17 of
the Proposed LDP will help with this clarification:

‘It is recognised that delivering the key projects will take many years resulting in a
number of sites being constrained until the infrastructure is in place or under
construction.

1) To prevent the increased congestion on the Crieff Road area of Perth
there is an embargo on further planning consents for developments of
0.5hectares or more outwith Perth on the A85 corridor, until such time as
the A9/A85 Junction has commenced. Subject to the relevant agency
committing to building the junction through the Capital Programme,
consents will be released where an appropriate contribution is made;

2) To prevent the reduction in air quality and increased congestion in the
Bridgend area of Perth there is an embargo on planning consents for further
housing for sites of 10 or more outwith Perth on the A93 and A94 corridors.




This embargo does not apply to brownfield sites. When the relevant
agencies have committed to building the Cross Tay Link Road through the
Capital Programme, Major planning applications may be released using
phasing agreements but smaller applications will be released where an
appropriate contribution is made. Site H29 in Scone identified in the Plan will
be released being limited to a maximum of 100 dwellings prior to the Cross
Tay Link Road being completed.’(Report page 431)

This suggests that H29 is released when the CTLR is a committed project.

In their response to site specific issues on H29 the council acknowledged that it
would not be unreasonable to allow the construction of 100 houses once the CTLR is
a committed project. (Report page 470)

In his conclusions the Reporter stated

“The Proposed Plan should be consistent on the terminology used. It would be too
significant a constraint upon development for the embargo to endure until the CTLR
was completed, as there is inevitably a time delay (often of several years) between
the grant of planning permission for a new housing development and the traffic
impact of that development being realised. It would not therefore be unreasonable
for planning permission for such development to be granted in advance of the CTLR
being built, provided that there was certainty that the road project was a definite
commitment.” (Report page 438)

It has been concluded under Issue 25b that an initial phase of 100 houses could take
place on site H29 in Scone in advance of the CTLR due to the relatively good public
transport availability and the need for Scone to develop, given its status as a
principal settlement in TAYplan. (Report page 439)

The Reporter recommended the following no modification to the embargo policy but
the following modification for H29:

Delete the first site-specific developer requirement. Replace with the following:
“Masterplanning required for entire site (allowing for only 100 houses in advance of
the CTLR becoming a committed project). The first stage of this masterplanning
process will establish broad land use and placemaking principles for the site.”
(Report page 474)

18 Dec 2013

The Council unanimously accepted the Reporter’s recommendation and the Plan was
modified prior to its adoption. Note legislation would not have permitted the Council
not to adopt Reporters’ Recommendations.

8 Jan 2014 Notice of intention to adopt the LDP is published.

3 Feb 2014 Plan adopted.

17 March Legal challenge: six-week period for appeal to Court of Session expires.
2014

Paragraphs 160-161 of the Circular set out that if any person seeking to challenge
the validity of the LDP, an application must be made to the Court of Session under
s238 of the Act within six weeks of the adoption of the Plan. The relevant dates were
3 February to 17 March 2014. No such challenge was made.




Appendix 2C — Perth’s Transport Future Project Committee Report (14 Dec
2016)

PERTH AND KINROSS COUNCIL
Council Meeting
14 December 2016

Perth’s Transport Future Project: Phase 2 Cross Tay Link Road Preferred
Route

Report by Depute Chief Executive, Environment
(Sustainability, Strategic and Entrepreneurial Development)

The report focuses on the proposed preferred route for Phase 2 of the Perth’s
Transport Future project which consists of a new link road from west of the A9
crossing the River Tay and linking with the A93 and A94. The report also provides
detail on current costs and funding issues and other related matters in taking the
project forward.

1. BACKGROUND / MAIN ISSUES

1.1 Itis widely acknowledged that Perth is a major strategic hub in the Scottish
Transport network where the principal routes connecting the central belt to
North and North East Scotland converge. Perth also has the distinct advantage
of having major road connections to all of Scotland’s cities with a drive time of
within 2 hours. However, over the past 20 years, as a result of increasing levels
of traffic and new local development, there has been increasing concern about
the noticeable increase in traffic congestion and related air quality issues in,
and around, Perth.

1.2 As a result of these traffic and air quality issues, it was clear that there were
both current, and potentially exacerbated future, problems which needed to be
addressed. This was required in order to ensure that congestion did not
undermine the future development of the city nor impact on the wider national
economy.

1.3 Failure to examine this congestion will continue to undermine the air quality
problem and the increased congestion and delays will further constrain the day
to day operation of the city centre. The need for a package of measures which
address this problem has, therefore, been identified as an issue over many
years. The full background of key decisions taken by the Council in the
adoption of Perth’s Transport Future is outlined in Appendix 1.

1.4 While exploring the transport related solutions to these problems, it became
apparent it would be beneficial if they were also able to support sustainable
economic growth opportunities for Perth and the wider Council area as a
whole. As such, this approach of aligning development and TP has now been
recognised as good practice, and has become a key consideration on which
the Strategic and Local Development Plans are now founded.




1.5

1.6

1.7

1.8

In the main the Perth’s Transport Future Project is focussed on the need for
major road infrastructure which will be required to address key congestion
points in the road network and to provide essential linkages to growth areas set
out in the Local Development Plan. It is of note that the last major infrastructure
in Perth was over 35 years ago with the construction of the Perth Western
Bypass.

The new infrastructure, however, will not or cannot serve to support
unrestricted growth in traffic, particularly in the city centre. As such, the key
elements of Perth’s Transport Future form an integrated series of infrastructure
measures to address Perth’s long term transportation needs. They will ensure
Perth’s growth does not compromise the national trunk road network and also,
importantly, allow the development of better public space with a safer,
improved environment for business, retail, leisure and residents particularly in
the central areas of the city.

As a result of the timelines required for taking various elements of the Perth’s
Transport Future package forward it has been broken down to a series of
phases. While the individual phases all deliver direct benefits, the ability of the
Perth network to accommodate the projected economic growth, including the
opportunity to create thousands of jobs and deliver the Local Development
Plan allocations, will only be achieved with the delivery of the full package of
measures. These measures will be delivered over a number of years and are
split into 4 phases:-

. Phase 1. Enhanced A9 / A85 Junction and link to Berthapark and a new
secondary school (under construction)

. Phase 2. Cross Tay Link Road (CTLR) - A9 to the A93 and A94
o Phase 3. Berthapark north link to A9 - linking Phases 1 and 2

) Phase 4. Associated City improvements such as traffic management
measures and measures to further develop the cycling, walking and
public transport networks in, and around, Perth to encourage travel by
more sustainable modes.

There are significant benefits arising from the totality of the Perth’s Transport
Future Project. These can be summarised as:

. An upgraded A9/A85 junction providing for better flow of both local and
through traffic in and around the busy Crieff Road area with easier
connections to Inveralmond as a result of Phase 1 of the project.

. A second major access to Inveralmond will relieve pressure on this
junction at peak times

) Improved pedestrian and cycle safety across the city and key routes as a
result of better facilities and reduced levels of traffic.

. Reduction of journey times on the local transport network and increased
network capacity for more sustainable modes of travel.



1.9

1.10

1.11

1.12

) Completion of the 3w Tay Crossing, so further enhancing and providing
the required step change in the transport network in, and around, Perth.

. Expansion of Perth as envisaged in the Local Development Plan.

. Improved amenity for residents and businesses in the Crieff Road
corridor, Scone, Bridgend and the city centre generally.

o A positive contribution towards meeting the objectives of the Council’s Air
Quality Action Plan (AQMA) within both the Crieff Road Corridor and
wider Perth

) Potential for the creation of between 3,000 — 5,000 jobs through the
opening up of development land

Members will be aware that Phase 1 of Perth’s Transport Future has recently
started on site. This will provide a new link road from Crieff Road across the
A.9 and River Almond into Bertha Park. The link will also provide the required
access to the new secondary school and provide some immediate benefits to
the industrial Estate and Inveralmond Roundabout. A layout plan showing the
Phases 2 and 3 of the project is outlined in Appendix 2. (Sections 2, 3 and 4 in
the layout plan equate to Phase 2 of the CTLR).

THE PREFERRED ROUTE FOR THE CROSS TAY LINK ROAD -
TECHNICAL ASSESSMENT:

All major transport projects that have an interface with the Trunk Road Network
have a set procedure to follow to ascertain on balance the most efficient and
cost effective solution. This technical process, which followed on from a
comprehensive review of all the relevant transport related issues in and around
Perth, completed in 2010, is referred to as the ‘Design Manual for Roads and
Bridges, (hereafter in the report referenced as DMRB).

The first phase of this work (DMRB Stage 1), was completed in November
2011 and examined three corridor options for a potential Cross Tay Link Road
(CTLR); two to the north of Perth and one to the south of Inveralmond. The
conclusion from this Stagel assessment recommended that one of the
corridors to the north of Perth be taken forward. Consequently at its meeting of
10 January 2012 (Report No. 12/5 refers) the Council agreed that one of the
northern routes for the Cross Tay Link Road within the corridor be taken
forward.

In summary, this corridor followed an approximate route through Bertha Park
crossing the A.9 midway between Inveralmond and Luncarty and then
progressing over the existing A9, the Perth to Inverness rail line, the River Tay
and linking up to the A93 and A94 north of Scone. The corridor breadth at this
early stage was still relatively wide with the subsequent more detailed DMRB
Stage 2 tasked with considering various route alignment options within this
corridor and proposing a final preferred route. This work has recently
completed and is the subject of this report.



1.13

1.14

1.15

1.16

1.17

A full copy of the Design Manual for Roads and Bridges Stage 2 Report for the
Cross Tay link Road is available for inspection in the members lounge. Given
the volume of technical material within this document, a more condensed Non
Technical summary of the Stage 2 study is also available.

As part of the DMRB Stage 2 assessment the corridor has been assessed as 4
separate sections between the River Almond in the west and a new junction
with the A94 north east of Scone. This has been done to make the assessment
process more manageable. In each of the sections, two route options (A-red
and B-blue), shown in Appendix 2, have been considered with respect to the
overall impact on any engineering factors and importantly any environmental
considerations. The final proposed route is then a balanced view on the
‘preferred’ or best performing option in each of the sections, with the ‘preferred’
option from each section forming the final preferred route for the project.

Due to the very sensitive nature of the area under consideration in terms of the
natural landscape, impacts on Scone Palace and the multitude of protected or
listed sites of special interest, the environmental assessment for the CTLR has
been comprehensive. While the full DMRB Stage 2 report highlights all
environmental considerations in detail, as an indication of the types of
considerations undertaken, typically the following issues were assessed:
earthworks requirements, flooding, air quality, ecology, landscape impacts,
geology and noise impacts.

An important element of the final route will be the functionality of the road itself.
In summary the route will consist of a 7.3m wide main carriageway with two 1m
wide hard strips marked by a solid white road edge line. This is consistent for a
road with this level of predicted traffic and is similar to the route dimensions in
Phase 1 of the project. The northerly verge will be a minimum of 2.5m wide
depending on any visibility requirements. The southern verge will consist of a
1.5m verge with a shared footway/cycleway of 3m along the length of the route.
It will be possible, when completed, to be able to cycle or walk on a dedicated
path from the north end of Scone to Crieff Road with connections to existing
links into various locations within the city.

INTERFACE WITH EXISTING MAJOR ROADS

The interaction between the new road with other roads has been a key element
of the work so far. At most major locations, it is planned to provide at-grade
roundabouts to the junctions on the A93 and A94 and a major new roundabout
junction at Stormontfield Road. In discussions with Scone Estates this will allow
the potential for providing a dedicated new access to the Palace and the
racecourse. Members will be aware of the difficulties that are experienced in
the city centre when any major events or activities take place within the Estate
grounds. The new CTLR will alleviate these problems significantly with a much
more attractive, direct route to events. In the past, accessibility to the Estate
may have been seen as a deterrent with traffic having to negotiate the busy city
centre. The new access provided by the CTLR will, however, potentially enable
or encourage other major regional or national events to consider Perth as a
location.



1.18 The main junction, however, and the most complex element of the entire route

1.19

1.20

1.21

has been the design and structural requirements of crossing the existing A9,
the railway and the river Tay. This will be achieved with a new grade separated
junction over a realigned A9 with the crossing of the river providing an
opportunity for a significant gateway feature entry into Perth. While a relatively
simple low level crossing of the River will be the cost effective solution, more
iconic structural designs have been considered. However, final decisions on
the type of structure can be taken at a later stage in the process.

PREFERRED ROUTE:

The preferred route for Phase 2 of the Perth’s Transport Future project is
outlined in Appendix 3. This has been based on the assessment of compliant
technical standards, a range of environmental and engineering factors and
dialogue in particular with Historic Environment Scotland and Scone Estates.
While Appendix 3 outlines 4 separate sections, as referred to in Para 1.9, of
this Report, Phase 2 of Perth’s Transport Future (i.e the Cross Tay Link Road)
considers sections 2, 3 and 4 on the plan. Section 1 of the plan which will
encompass Phase 3 of Perth’s Transport Future, and is the link through Bertha
Park. This will connect Phase 1, which is the A9/A85 link currently under
construction, and Phase 2, the Cross Tay Link. At this time, it is the intention
that Phase 3 will be delivered by the developer of Bertha Park.

PROJECT COST ESTIMATES:

In tandem with the development of the preferred route, the costings for the
project have been assessed. At this stage in the process, the indicative costs
for Phase 2 of the project are £113m, comprising all related costs for
construction only and excludes land acquisition. This includes an appropriate
value for optimism bias as per industry standards. The costs will be refined as
the project progresses through the various design stages. It is envisaged
dialogue with landowners will be taken forward as the project moves to the next
stages with respect to land costs. The Council has allocated £78m over the
financial period 2019/20 to 2021/22 in its Capital Budget, leaving a funding
shortfall of approximately £35m. The balance of funding is currently being
progressed as a bid to the Tay Cities Deal project.

ECONOMIC BENEFITS:

The business case for the project has also been developed as part of the
overall assessment of the route. There are two separate types of benefits that
a scheme of this nature provides. Firstly, there are the transport benefits to
road users as a result of travel time savings that accrue over the period of
assessment. It has been found that the construction of the CTLR greatly
improves the operation of the entire transport network providing benefits, in
particular, for strategic or ‘through’ traffic currently having to negotiate the busy
city centre heading northwards. As a direct consequence, this opens up
capacity for more local traffic and other sustainable modes of travel as well as
providing a range of safety and environmental benefits.



1.22

1.23

1.24

1.25

While the final value of the benefits will be refined as the project progresses
towards implementation, indications are that over the standard 60 year
appraisal period, benefits outweigh costs of the scheme by a ratio of over 6 to
1. It is rare a major road infrastructure project performs so well but this is not
unexpected given the current level of delays at peak times of the day in and
around Perth Bridges, Crieff Road and the major junctions at Broxden and
Inveralmond.

Secondly, as an additional exercise to help inform the proposed bid for City
Deal funding, the Council has commissioned work on the potential benefits of
the project in terms of increased economic activity which may materialise as a
result of the new road. While this work will support the full Strategic Business
Case to be taken forward for City Deal funding, the emerging findings are
significant. It is estimated the CTLR contributes directly to economic outcomes
by virtue of providing significant uplift in Gross Value Added (GVA), net
additional employment, private sector investment and net additional tax
revenues. A draft version of this Report (Cross Tay Link Road: Business Case)
carried out by Consultants Peter Brett Associates on behalf of the Council is
available for members to view in the Members Lounge. Headline figures from
the report include:

) 9200 housing units of which 91% are as a direct consequence of the
project

. £966m of private sector investment via new housing and employment
sites

) £10.6m additional tax revenue once fully developed and occupied at 2033

. 5359 net additional full time equivalent jobs once fully developed and
occupied in 2033

o In summary terms, for every £1 of capital invested in the CTLR it will
generate £4.30 of revenue

These benefits are in addition to the transport benefits outlined in Para 1.23.
COMPULSORY PURCHASE:

The extent of the necessary land needed to construct the CTLR is currently
being refined and a future report will ask the Council to formally agree to any
necessary purchase of land. At this point, the Council's Head of Legal and
Governance will be able to initiate the required statutory procedures to acquire
the land by Compulsory Purchase.



1.26

1.27

1.28

1.29

1.30

1.31

In the meantime, however, it is the intention for officers to commence dialogue
with affected landowners, with a view to acquiring any land required by
agreement. As there are relatively few landowners within the limits of the
CTLR, who may also have a direct interest in the completion of the road, it is
hoped the majority of land required can be obtained in this manner. However,
given the extent of the scheme and the need to offset any potential future
delays, it is recommended that a Compulsory Purchase Order (CPO) is
promoted in the event that negotiations for a voluntary sale cannot be
completed in time.

In acquiring the entire site by means of CPO, this will also ensure there are no
gaps in title affecting the Council’'s ownership of the land required. However, in
taking forward the detailed design phases of the project, the land take required
to construct the CTLR will be minimised and, where appropriate, the Council
will enter into discussions regarding reasonable accommodation works.

As an extension of Phase 1 of the Perth’s Transport Future project, it is
proposed the District Valuer Service is instructed by the Council to act as agent
in the negotiation of the required land purchase and Brodies solicitors
instructed to handle the legal work associated with the project.

PROGRAMME:

It is the intention that the CTLR is to commence construction in 2019 and be
open to general traffic by 2022. The Council, in assuming a build programme of
3 years, has allocated within its composite capital budget allocations of £23m
in financial years 2019/20, £25m in 2020/21 and £30m in 2021/22.

There are, however, significant tranches of work that will need to be completed
prior to 2019/20, which would require acceleration of these budgets. These
include vesting of the land, full planning consent, any statutory consents
required and a full Procurement strategy potentially involving an Early
Contractor Involvement approach, as was utilised on Phase 1 of the project. A
more comprehensive programme is being developed at this time to meet
required timescales. While this is being developed, there are urgent areas of
work involving further geotechnical investigation and commencing
environmental surveys as part of the Environmental Impact Assessment
requirements. In order to meet timescales, this will be taken forward as a
matter of urgency.

RELATED PLANNING MATTERS:

As part of the consideration of the current adopted Local Development Plan the
Scottish Ministers, so as to minimise any future congestion impacts on the
Bridgend area of Perth, confirmed an embargo on further housing sites of 10
units or more in and around the Scone area. The Reporter also as part of his
deliberations in considering the strategic housing site at Scone North placed a
limit of 100 houses that could be built in advance of the CTLR becoming a
committed project. At the time there was no clear definition of what a
‘committed project’ actually meant, having potentially numerous interpretations.



1.32

1.33

1.34

1.35

1.36

1.37

While the Scone North proposals are currently being taken forward by the
developer involved, there has been a significant degree of interest with the
relationship between this proposed housing site and the CTLR. It is the view
that irrespective of whether the housing proposals come forward for Scone
North, the case for the road is completely separate. This is because its
impacts and advantages are more at the city or regional level scale rather than
related to any particular development. However, the term ‘committed project’
has been the subject of much interest recently, with the obvious connection of
the housing site and the new road.

To clarify matters, it is proposed that a definitive position is taken which not
only will protect the Council should any delays to the project occur, but also
give appropriate assurances to the local communities in the A93 and A94
corridors. It will also provide the development industry with confidence and a
clear timetable which is not unduly restrictive. There are a number of key
stages to complete prior to a contractor starting work on the construction of the
CTLR, including planning approval, necessary statutory consents, ground
investigations, site survey and the process to acquire the required land through
negotiation or compulsory purchase.

In the normal course of events, it would be prudent for the Council to define
‘committed’ as:

“It is the view of the Council that the CTLR becomes a committed project when
all funding, statutory approvals, trunk road orders and consents are in place
and an appropriate contractor appointed, as a result of a proper tendering
process”.

In this case, however, it is likely that the CTLR works will be awarded as a
“Design and Build” contract. These contracts include a considerable period
between the award date and the site start. During this period, the detailed
design is undertaken and the necessary design certifications obtained.
Accordingly, it is considered appropriate for the CTLR that the final and critical
criteria required to release the embargo is a start on site.

Consequently it is proposed that the Council agree that the embargo on
development on the A93 and A94 corridors on sites of 10 or more houses as
set out in Paragraph 5.1.17 (1) of the Adopted Local Development Plan is lifted
when the following criteria have been met.

It is the view of the Council that the CTLR becomes a committed project when
all funding, land required for the scheme, statutory approvals, trunk road orders
and consents are in place, a contractor appointed and construction on site has
commenced.

As referred to in Para 1.30, it is the intention that the CTLR commences on site
2019. To achieve this, the current work programme envisages that the criteria
required to fulfil the definition of a “committed project” will be achieved by early
2020. Itis reasonable to assume given current ‘build-out’ levels in housing,
that this will not unduly delay the development industry in moving proposals
forward.



PROPOSALS

2.1 A Project Board has already been established for Phase 1 of the Perth’s Transport
Future project and led on the design, land acquisition, procurement and delivery of
Phase 1 of the project. It is planned that this Board is continued and tasked to take
the various workstreams forward, leading to the award of a successful tender
exercise and appointment of a suitable contractor.

3. CONCLUSION AND RECOMMENDATIONS

3.1 Perth’s Transport Future project plays a key role in the improvement of air quality,
reductions in congestion and is crucial to sustainable development and the economic
growth of the area. This report outlines the breadth of work undertaken as part of the
DMRB Stage 2 process and the resultant recommendation of a final preferred route
for the CTLR.

3.2 Itis recommended that the Council:

1. Agrees that the route identified in Appendix 3 of this report is adopted as the
preferred route for Phase 2 of the CTLR

2. Agrees that the wording as set out in Para 1.34 is the accepted definition of the
phrase ‘* committed project’ as referred to in the Local Development Plan

3. Authorises the Depute Chief Executive Environment (Sustainability, Strategic
and Entreprenual Development) to progress discussions with key statutory
agencies including Transport Scotland in relation to future City Deal funding

4. Requests a future report with an update on developments and
the necessary Compulsory Purchase Order.

Author

Name Designation Contact Details

Alex Deans Team Leader 01738 475000

Transport Planning TESCommitteeReports@pkc.gov.uk

Approved

Name Designation Date

Jim Valentine Depute Chief 28 November 2016
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Development)




If you or someone you know would like a copy of this
document in another language or format, (on occasion, only
a summary of the document will be provided in translation),

this can be arranged by contacting the
Customer Service Centre on 01738 475000.

You can also send us a text message on 07824 498145.

All Council Services can offer a telephone translation facility.




ANNEX

1. IMPLICATIONS, ASSESSMENTS, CONSULTATION AND COMMUNICATION

Strategic Implications Yes / None
Community Plan / Single Outcome Agreement Yes
Corporate Plan Yes
Resource Implications

Financial Yes
Workforce Yes
Asset Management (land, property, IST) Yes
Assessments

Equality Impact Assessment Yes
Strategic Environmental Assessment Yes
Sustainability (community, economic, environmental) Yes
Legal and Governance Yes
Risk Yes
Consultation

Internal Yes
External Yes
Communication

Communications Plan Yes

1. Strategic Implications

Community Plan/Single Outcome Agreement

1.1 The project supports the Community Plan vision. Specifically the project encourages

sustainable economic growth, improves and creates a safer environment and

healthier choices for sustainable travel. The project supports the following outcomes:

(i) Promoting a prosperous, inclusive and sustainable economy

(v) Creating a safe and sustainable place for future generations

Corporate Plan

1.2 The Council’s Corporate Plan 2013-2018 lays out five outcome focussed strategic
objectives which provide clear strategic direction, inform decisions at a corporate and
service level and shape resources allocation. They are as follows:

(i)  Giving every child the best start in life;

(i) Developing educated, responsible and informed citizens;

(i) Promoting a prosperous, inclusive and sustainable economy;
(iv) Supporting people to lead independent, healthy and active lives; and
(v) Creating a safe and sustainable place for future generations.



1.3

2.1

2.2

2.3

3.1

The project’s benefits in respect of the wider objectives of the Corporate Plan are
outlined below

o Giving every child the best start in life — provides access to the proposed new
school campus.

o Promoting a prosperous, inclusive and sustainable economy — assist the
delivery of sustainable economic growth of the Perth Area, in particular opening
up of economic development land to the north and north west of Perth.

o Supporting people to lead independent, healthy and active lives — The project
will reduce congestion and therefore reduce traffic emissions, thereby
contributing positively to air quality in the corridor and surrounding area. This
will have a positive benefit for the health of residents in this area. The project
also includes enhanced provision for pedestrian and cyclists providing a more
positive environment and could encourage more people within the area to walk
and cycle.

o Creating a safe and sustainable place for future generation — The project will
facilitate the delivery of the Local Development Plan strategy to support the
sustainable economic growth of the area. In addition, by facilitating the Cross
Tay Link Road and delivering the “Shaping Perth’s Transport Future” transport
strategy, this project can contribute to reducing the carbon footprint of the area
and promoting sustainable travel modes. The project will lead to lower journey
times and reduce congestion, while providing more travel connections and
alleviating the conflict between local and through traffic movements. This will
provide for a better environment for this area.

Resource Implications

Financial

The approved capital budget has a total project budget for Phase 2 of £78m
(2019/20 £23m, 2020/21 £25m, 2021/22 £30m). Funding options for the estimated
project shortfall of £35m will be explored.

Workforce

As above

Asset Management (land, property, IT)

Land issues are identified within the body of the report. Future maintenance will be
addressed through existing budgets,

Assessments

Equality Impact Assessment

The proposals have been considered under the Corporate Equalities Impact
Assessment process using the Integrated Appraisal and have been assessed as not
relevant for the purposes of EqQIA



3.2

3.3

3.4

3.5

4.1

4.2

5.1

Strateqic Environmental Assessment

The Environmental Assessment (Scotland) Act 2005 places a duty on the Council to
identify and assess the environmental consequences of its proposals. No action is
required as the Act does not apply to the matters presented in this report. However
an assessment was undertaken for the plan ‘Shaping Perth’s Transport Future’ in
2014. The proposal was also considered through the environmental assessment of
the Local Development Plan

Sustainability

Under the provisions of the Local Government in Scotland Act 2003 the Council has
to discharge its duties in a way which contributes to the achievement of sustainable
development. In terms of the Climate Change Act the Council has a general duty to
demonstrate its commitment to sustainability and the community, environmental and
economic impacts of its actions. The assessment of the proposal was undertaken as
part of the Strategic Environmental Assessment where it was demonstrated that it
would have both positive and negative environmental effects, for example by
improving air quality, reducing congestion, improving journey times and community
benefits in terms of removing traffic from the city centre.

Legal and Governance

The Perth’s Transport Future project has been under development for a number of
years. Appendix 1 outlines the approvals undertaken by the Council, and its
Committees over that time period.

Risk

A Project board will be extended to oversee the delivery of Phase 2 of the project.
Membership includes the Heads of Legal and Governance Services and Finance.
The Board examines all issues in relation to risk through the risk matrix
Consultation

Internal

The Executive Officer Team, the Head of Finance and the Head of Legal and
Governance have been consulted in the preparation of this report.

External

None

Communication

This is a significant infrastructure project which will require a detailed

communications plan. Extensive consultation will be carried out with key agencies
and the general public as part of the forthcoming planning process.
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Appendix 1: Timeline for Decisions taken previously

Appendix 2: Layout Plan illustrating Phase 1 and 2 of the CTLR project
Appendix 3: Preferred Route for approval



