
 

 

Fife Planning Review Body 

Due to Scottish Government guidance relating to Covid-19, this 
meeting will be held remotely 

Monday, 28th March, 2022 - 2.00 p.m. 

AGENDA 

  Page Nos. 

1. APOLOGIES FOR ABSENCE   

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

 

3. MINUTE – Minute of meeting of Fife Planning Review Body of 31st January, 
2022.  

5 - 6 

4. APPLICATION FOR REVIEW - LAND TO WEST OF CARSWELL WYND, 
AUCHTERMUCHTY (APPLICATION NO. 19/03631/PPP) – Planning 
permission in principle for erection of affordable housing, formation of access, 
landscaping, open space and associated works.  

 

 1.   Notice of Review 
2.   Decision Notice and Report of Handling 
3.   Representations 
4.   Consultee Comments 
5.   Further Representations 
6.   Response to Further Representations 

7 – 652 
653 – 682 
683 – 721 
722 – 797 
798 – 811 
812 - 814 

 
 

Note: Plans and papers relating to the applications and the reviews can be viewed online at 
www.fife.gov.uk/committees. 

 

 

 
Lindsay Thomson 
Head of Legal and Democratic Services 
Finance and Corporate Services 
Fife House 
North Street 
Glenrothes 
Fife, KY7 5LT 

21st March, 2022. 

 
If telephoning, please ask for: 
Michelle McDermott, Committee Officer, Fife House 
Telephone: 03451 555555, ext. 442238; email: Michelle.McDermott@fife.gov.uk 

Agendas and papers for all Committee meetings can be accessed on www.fife.gov.uk/committees 
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 2022 FPRB 64 
 
THE FIFE COUNCIL - FIFE PLANNING REVIEW BODY – REMOTE MEETING 

31st January, 2022. 2.00 p.m. – 3.30 p.m. 

  

PRESENT: Councillors David Barratt (Convener), Mino Manekshaw, 
Alice McGarry, Ross Paterson and Bill Porteous. 

ATTENDING: June Barrie, Manager (Legal Services), Legal and Democratic 
Services; and Chris Smith, Lead Officer (Major Business and 
Customer Service), Bryan Reid, Planner and Steve Iannereli, Strategic 
Development Manager, Economy, Planning and Employability 
Services.  

 
121. DECLARATIONS OF INTEREST 

 No declarations of interest were made in terms of Standing Order No, 7.1. 

122. MINUTE 

 The minute of the Fife Planning Review Body of 22nd November, 2021 was 
submitted. 

 Decision 

 The Review Body approved the minute. 

123. APPLICATION FOR REVIEW - 8 GREEN STREET, TOWNHILL, 
DUNFERMLINE (APPLICATION NO. 21/00377/FULL) 

 The Review Body considered the Application for Review submitted by BTR Alba, 
on behalf of Mr. Ross Dawkins, in respect of the decision to refuse planning 
permission for the erection of a shed (retrospective) (Application 
No. 21/00377/FULL). 

 Decision 

 The Review Body agreed:- 

(1)   sufficient information was before them to proceed to decide the matter; and 
 
(2)   the application be refused (upholding the appointed officer's determination) 

and that the content of the Decision Notice be delegated to the Head of 
Legal and Democratic Services, in consultation with the Convener. 

124. APPLICATION FOR REVIEW - 60 SEAFAR DRIVE, KELTY (APPLICATION 
NO. 21/00376/FULL) 

 The Review Body considered the Application for Review submitted by  
Mr. Stewart MacGregor in respect of the decision to refuse planning permission 
for a change of use from treebelt/vegetation to private garden ground and 
erection of fencing to side of dwellinghouse (part retrospect) (Application 
No. 21/00376/FULL). 

 Decision/ 
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 2022 FPRB 65 
 
 Decision 

 The Review Body agreed:- 

(1)   sufficient information was before them to proceed to decide the matter; and 
 
(2)   the application be approved subject to conditions (reversing the appointed 

officer's determination) and that the content of the Decision Notice be 
delegated to the Head of Legal and Democratic Services, in consultation 
with the Convener. 
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Local Review meeting 
 

Guidance Notes on Procedure 
 
1. Introduction by Convener  

➢ Convener introduces elected members and advisers; both there to advise the 
Review Body and not argue the officer’s case; planning adviser in particular 
independent of the planning officer who made the decision.  

➢ Convener advises members that photos/powerpoint are available 
➢ Convener clarifies procedure for meeting and asks members if they have any 

points requiring clarification 
 
2. Minutes of previous meeting 
 
Review Body requested to approve minute of last meeting 
 
3. Outline of first item - Convener 
 
4. Powerpoint presentation of photos/images of site 
 

Convener advises other documents, including Strategic Development/Local Plan 
and emerging plan(s) are there for Members to inspect if necessary, and asks 
members to ask Planning Adviser points of clarification on the details of the 
presentation.  
 

5. Procedural agreement.  
 

Members discuss application and decide whether – 
 

➢ decision can be reached today 
➢ if there is any new information, whether this is admissible or not in 

terms of the legislation 
➢ more information required, and if so, if 
➢ written submissions required 
➢ site visit should be arranged (if not already happened) 
➢ Hearing held 

 
6. Assessment of case. Convener leads discussion through the key factors (assuming we 

can proceed) 
 

Members should recall that planning decisions should be taken in accordance with 
the Development Plan, unless material considerations indicate otherwise. 
Accordingly, it is important the Members debate each point fully and explain 
whether they are following policy, or, if not, what material considerations lead them 
to depart from it. If they are taking a different view of policy from the officer who 
made the original decision they should make this clear. 

 
 a) Convener asks the LRB to consider   
 

➢ Report of Handling and  
➢ the applicant’s Review papers  

 

5



to establish the key issues pertinent to this case 
 
 b) Detailed discussion then takes place on the key issues with specific regard to 

➢ Strategic Development Plan 
➢ Local Plan 
➢ Emerging Plan(s) 
➢ Other Guidance 
➢ National Guidance 
➢ Objections 

  
Legal/Planning Advisers respond to any questions or points of clarification from elected 
members 
 

c) Convener confirms the decision made by the LRB.  At this stage if a conditional 
approval is chosen then additional discussion may be necessary regarding 
appropriate conditions 
 

7. Summing Up by the Convener or the Legal Adviser identifying again the key decision 
reached by the LRB 

 
8.  Next stages Convener confirms the next stages for the benefit of the audience:  
  

➢ Draft decision notice 
➢ Agreed by Convener 
➢ Issued to applicant and interested parties (posted on Idox) 
➢ Approximate timescale for issuing decision. (21 days) 

 
9. Closure of meeting or on to next item 
 
 
 
 
 
 
 
Version 5 
31.10.2017 
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Agenda Item 4(1) 
 
 

 
 

Land to west of Carswell Wynd, Auchtermuchty, 
Fife 

Application No. 19/03631/PPP 
 
 
 
 
 
 
 
 
 
 
 
 
 

Notice of Review 
 

7



8



9



10



11



12



13



14



15



16



17



18



19



20



21



22



23



24



25



26



27



28



29



30



31



32



33



34



35



36



37



38



39



40



41



42



43



44



45



46



47



48



49



50



51



52



53



54



55



56



57



58



59



60



61



62



63



64



65



66



67



68



69



70



71



72



73



74



75



76



77



78



79



80



81



82



83



84



85



86



87



88



89



90



91



92



93



94



95



96



97



98



99



100



101



102



103



104



105



106



107



108



109



110



111



112



113



114



115



116



117



118



119



120



121



122



123



124



125



126



127



128



129



130



131



132



133



134



135



136



137



138



139



140



141



142



143



144



145



146



147



148



149



150



151



152



153



154



155



156



157



158



159



160



161



162



163



164



165



166



167



168



169



170



171



172



173



174



175



176



177



178



179



180



181



182



183



184



185



186



187



188



189



190



191



192



193



194



195



196



197



198



199



200



201



202



203



204



205



206



207



208



209



210



211



212



213



214



215



216



217



218



219



220



221



222



223



224



225



226



227



228



229



230



231



232



233



234



235



236



237



238



239



240



241



242



243



244



245



246



247



248



249



250



251



252



253



254



255



256



257



258



259



260



261



262



263



264



265



266



267



268



269



270



271



272



273



274



275



276



277



278



279



280



281



282



283



284



285



286



287



288



289



290



291



292



293



294



295



296



297



298



299



300



301



302



303



304



305



306



307



308



 

 

Appendix B – Monitoring Data, Photographs and Notes 
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NO 21380 11483 File # 502
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 10/10/2018 11:17:13 00d 01:00:00.0 60.6 1148153.6 76.3 64.6 44.1
2 10/10/2018 12:17:13 00d 01:00:00.0 60.7 1174897.6 82.0 64.4 43.7
3 10/10/2018 13:17:13 00d 01:00:00.0 59.7 933254.3 79.6 64.0 42.8

LAeq LAmax LA10 LA90

T 3 hour 3 hour 3 hour 3 hour

60.4 82.0 64.3 43.5

Photograph(s) Notes

Weather Conditions Dry - WS <2m/s - Apr  16C - CC: Apr 0%

Dominant noise source - traffic on Low rd - fairly constant                                                                                                                  
Birdsong audible but less prevalent than NMP3                                                                                                                                
Lawnmower in operation until 11:25 nearby, tractor also cutting grass from 12:25 to 12:50 

NMP1 - Day

Raw Data NMP1 - Day GPS Coordinates
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NO 23664 11492 File # 503
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 10/10/2018 14:29:40 00d 00:05:00.0 52.2 165958.7 62.6 55.1 45.5
2 10/10/2018 14:34:40 00d 00:05:00.0 51.0 125892.5 62.5 54.4 40.5
3 10/10/2018 14:39:40 00d 00:05:00.0 49.8 95499.3 61.5 52.8 41.8 Plane - 14:43 
4 10/10/2018 14:44:40 00d 00:05:00.0 51.4 138038.4 62.8 54.9 43.4
5 10/10/2018 14:49:40 00d 00:05:00.0 51.8 151356.1 61.3 54.9 40.5 microlight - 14:52
6 10/10/2018 14:54:40 00d 00:05:00.0 50.1 102329.3 61.5 53.4 43.4
7 10/10/2018 14:59:40 00d 00:05:00.0 50.7 117489.8 60.5 54.0 43.6
8 10/10/2018 15:04:40 00d 00:05:00.0 53.3 213796.2 64.9 56.2 45.2 microlight - 15:07
9 10/10/2018 15:09:40 00d 00:05:00.0 51.1 128825.0 62.6 53.7 43.9

10 10/10/2018 15:14:40 00d 00:05:00.0 53.1 204173.8 67.2 56.7 44.5
11 10/10/2018 15:19:40 00d 00:05:00.0 50.8 120226.4 61.1 53.7 43.1
12 10/10/2018 15:24:40 00d 00:05:00.0 53.4 218776.2 65.7 56.2 46.1

LAeq LAmax LA10 LA90

T 1 hour 1 hour 1 hour 1 hour

51.7 67.2 54.7 43.5

Photograph(s) Notes

Weather Conditions Dry - WS <1m/s - Apr  22C - CC: Apr 0%

Dominant noise source - traffic noise from Low rd                                                                                                                              
Material Handling noise from commercial unit to SE - sporadic, revsring beeps occasionally, sporadic hammering.                                                                                                                                                                                                         
Birdsong - barely audible                                                                                                                                                                                   

NMP2 - Day

Raw Data NMP2 - Day GPS Coordinates
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NO 23840 11335 File # 501
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 10/10/2018 09:58:16 00d 00:05:00.0 46.1 40738.0 57.5 47.7 38.7
2 10/10/2018 10:03:16 00d 00:05:00.0 41.9 15488.2 53.9 44.0 38.6
3 10/10/2018 10:08:16 00d 00:05:00.0 44.5 28183.8 57.9 48.4 37.3
4 10/10/2018 10:13:16 00d 00:05:00.0 41.4 13803.8 56.6 43.2 38.9
5 10/10/2018 10:18:16 00d 00:05:00.0 42.0 15848.9 53.7 44.8 36.8
6 10/10/2018 10:23:16 00d 00:05:00.0 41.9 15488.2 56.6 44.0 38.1
7 10/10/2018 10:28:16 00d 00:05:00.0 40.3 10715.2 53.0 42.4 36.7
8 10/10/2018 10:33:16 00d 00:05:00.0 42.4 17378.0 56.4 44.7 37.4
9 10/10/2018 10:38:16 00d 00:05:00.0 45.9 38904.5 59.5 49.2 39.2 Helicopter 10:38

10 10/10/2018 10:43:16 00d 00:05:00.0 42.2 16595.9 58.4 44.2 36.6
11 10/10/2018 10:48:16 00d 00:05:00.0 44.2 26302.7 57.5 47.3 38.4
12 10/10/2018 10:53:16 00d 00:05:00.0 41.9 15488.2 53.2 44.5 38.1

LAeq LAmax LA10 LA90

T 1 hour 1 hour 1 hour 1 hour

residual 43.3 59.5 45.4 37.9 Specific 44.3 (max)

Photograph(s) Notes

Weather Conditions Dry - WS <3m/s - Apr  15C - CC: Apr 0%

Dominant noise source - Traffic noise from Low rd - Constant                                                                                                       
Bridsong - constant, dominant during traffic lulls and domiannt for 2nd half of measurement when a murder of crows entered the 
area.                                                                                                                                                                                   
Material handling noises - sporadic hammering occasionally, electric saw in operation sporadically, not affecting noise levels 
significantly though, only by around 1dB max.                                                                                                                                                                
Sporadic cars entering heallth centre and care home car parks. 

NMP3 - Day

Raw Data NMP3 - Day GPS Coordinates
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NO 23553 11310 File # 504
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 10/10/2018 15:48:06 00d 00:05:00.0 44.7 29512.1 57.1 47.0 39.9
2 10/10/2018 15:53:06 00d 00:05:00.0 43.8 23988.3 49.3 46.3 40.0
3 10/10/2018 15:58:06 00d 00:05:00.0 45.5 35481.3 53.3 47.5 42.1
4 10/10/2018 16:03:06 00d 00:05:00.0 47.3 53703.2 55.6 50.8 41.6 microlight - 16:05
5 10/10/2018 16:08:06 00d 00:05:00.0 43.9 24547.1 53.3 46.7 39.3
6 10/10/2018 16:13:06 00d 00:05:00.0 43.3 21379.6 55.0 45.5 39.5

LAeq LAmax LA10 LA90

T 30 min 30 min 30 min 30 min

45.0 57.1 47.3 40.4

Photograph(s) Notes

Weather Conditions Dry - WS <4m/s - Apr  20C - CC: Apr 0%

Dominant noise source - traffic noise from Low rd & wider road network - constant                                                          
Sporadic noise from cionstruciton works to house to north, saw operating at start of measurement.                            
Birdsong audible but not prevalent                                                                                                                                                               
Dog barking at end of measurement              

NMP4 - Day

Raw Data NMP4 - Day GPS Coordinates
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NO 21380 11483 File # 507
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 10/10/2018 23:42:42 00d 00:05:00.0 46.9 48977.9 61.7 49.0 34.2
2 10/10/2018 23:47:42 00d 00:05:00.0 44.8 30199.5 64.1 38.8 32.0
3 10/10/2018 23:52:42 00d 00:05:00.0 51.1 128825.0 67.8 54.4 32.4

FALSE

LAeq LAmax LA10 LA90

T 15 min 15 min 15 min 15 min

48.4 67.8 47.4 32.9

Photograph(s) Notes

Weather Conditions Dry - WS <3m/s - Apr  11C - CC: Apr 0%

Dominnt noise source - fairly constant traffic from Low Rd & wider road network, sporadic on Low rd, fairly constant wider road network.                                                                                                                                                                       
Rustling vegetation noise audible during traffic lulls

NMP1 - Night

Raw Data NMP1 - Night GPS Coordinates
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NO 23664 11492 File # 506
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 10/10/2018 23:23:17 00d 00:05:00.0 39.3 8511.4 50.4 43.4 29.8
2 10/10/2018 23:28:17 00d 00:05:00.0 38.0 6309.6 53.6 41.6 28.3
3 10/10/2018 23:33:17 00d 00:05:00.0 37.7 5888.4 49.6 42.6 28.5

LAeq LAmax LA10 LA90

T 30 min 30 min 30 min 30 min

38.4 53.6 42.5 28.9

Photograph(s) Notes

Weather Conditions Dry - WS 2m/s - Apr  13C - CC: Apr 0%

Dominant noise source - traffic noise from Low rd and wider road network - fairly constant

NMP2 - Night

Raw Data NMP2 - Night GPS Coordinates
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NO 23840 11335 File # 505
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 10/10/2018 23:00:24 00d 00:05:00.0 41.5 14125.4 67.5 42.6 29.7
2 10/10/2018 23:05:24 00d 00:05:00.0 40.7 11749.0 53.6 44.7 31.1
3 10/10/2018 23:10:24 00d 00:05:00.0 43.7 23442.3 57.1 48.0 33.7

LAeq LAmax LA10 LA90

T 30 min 30 min 30 min 30 min

42.2 67.5 45.1 31.5

Photograph(s) Notes

Weather Conditions Dry - WS 2m/s - Apr  14C - CC: Apr 0%

Dominant noise source - traffic noise & Low rd traffic - farily constant                                                                                      
Generally quiet noise environment with all commercial/contstruciton activities ceased during the night-time

NMP3 - Night

Raw Data NMP3 - Night GPS Coordinates
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NO 23553 11310 File # 508
Remove ? Address Date Start Time Measurement Time LAeq,t Antilog LAmax,t LA10,t LA90,t Notes

1 11/10/2018 00:05:21 00d 00:05:00.0 37.0 5011.9 56.5 39.8 31.8
2 11/10/2018 00:10:21 00d 00:05:00.0 35.6 3630.8 44.1 38.5 30.4
3 11/10/2018 00:15:21 00d 00:05:00.0 35.8 3801.9 44.5 38.4 31.0

LAeq LAmax LA10 LA90

T 30 min 30 min 30 min 30 min

36.2 56.5 38.9 31.1

Photograph(s) Notes

Weather Conditions Dry - WS <3m/s - Apr  11C - CC: Apr 0%

Dominant noise source - traffic noise from Low rd - sporadic & wider road network                                                                                                             
Rustling vegetation audible - not significant

NMP4 - Night

Raw Data NMP4 - Night GPS Coordinates
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AADFYear CP Estimation_methodEstimation_method_detailedRegion LocalAuthorityRoad RoadCategoryEasting Northing StartJunction EndJunction LinkLength_kmLinkLength_milesPedalCycles Motorcycles CarsTaxis BusesCoachesLightGoodsVehiclesV2AxleRigidHGVV3AxleRigidHGVV4or5AxleRigidHGVV3or4AxleArticHGVV5AxleArticHGVV6orMoreAxleArticHGVAllHGVs AllMotorVehicles
2000 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 24 42 4755 30 401 443 92 43 41 106 116 841 6069
2001 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 21 46 4769 30 414 437 106 43 37 93 133 849 6108
2002 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 22 46 4827 32 447 450 118 48 35 85 153 889 6241
2003 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 18 56 4871 34 504 442 123 51 33 74 165 888 6353
2004 20779 Counted Manual count Scotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 48 4518 71 622 197 26 44 68 77 73 485 5744
2005 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 45 4514 72 653 192 24 45 59 67 76 463 5747
2006 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 37 4641 68 685 196 24 48 56 62 86 472 5903
2007 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 37 4520 73 756 214 26 58 52 63 95 508 5894
2008 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 37 4352 81 756 202 28 58 46 58 95 487 5713
2009 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 39 4300 81 770 184 28 54 40 47 87 440 5630
2010 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 35 4218 83 792 192 28 46 45 44 85 440 5568
2011 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 2 39 4231 87 837 196 31 53 35 44 90 449 5643
2012 20779 Counted Manual count Scotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 5 22 4170 71 1002 75 63 35 113 45 33 364 5629 0.99751905 -0.25%
2013 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 5 22 4093 65 1076 74 67 39 84 43 34 342 5597 0.99431515 -0.57%
2014 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 4 23 4150 66 1156 74 73 42 87 41 37 353 5749 1.02715741 2.72%
2015 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 4 22 4101 68 1238 74 78 42 108 41 37 380 5809 1.0104366 1.04%
2016 20779 Estimated Estimated using previous year's AADF on this linkScotland Fife A91 PR 323500 711500 High Rd, AuchtermuchtyB936 Burnside 0.9 0.56 4 22 4107 66 1294 74 74 44 90 38 39 359 5848 1.00671372 0.67%
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1.0 INTRODUCTION 

1.1 Barton Willmore Landscape Planning and Design (BWLPD) was commissioned by Gladman 

Developments Ltd., Kingdom Housing Association and Campion Homes to undertake a Landscape 

and Visual Appraisal (LVA) to accompany a local planning application for proposed residential 

development (the Proposed Development) on land south of Low Road and west of Carswell Wynd on 

the southern edge of Auchtermuchty in Fife.  

1.2 This LVA takes into account comments set out in the Pre-Application response received from Fife 

Council and dated 30th August 2019. This letter, and the previous letter dated 20th December 2018 

require the production of a Landscape and Visual Appraisal to accompany any future planning 

application on the land south of Low Road, Auchtermuchty. 

1.3 The land being considered for future development is referred to as 'the Site'. The location of the 

Site is demonstrated on Figure 1: Site Context Plan and Figure 3: Site Appraisal Plan. The 'Study 

Area' broadly comprises the area of land shown on Figure 1.  

1.4 The objectives of the LVA are: 

• To assess the landscape character of the Site and its context and the function of the Site 

within the wider landscape, particularly in relation to existing landscape designations and 

policies. 

• To appraise the visibility of the Site and the nature and quality of existing views towards the 

Site. 

• To assess the potential of the Site and its landscape context to accommodate potential 

development in terms of landscape and visual opportunities and constraints; and 

• Make recommendations for a suitable landscape strategy which assists with absorbing the 

potential development within the landscape and providing a network of green infrastructure. 

1.5 The following illustrative material supports this document: 

• Figure 1: Site Context Plan; 

• Figure 2: Topographical Features Plan; 

• Figure 3: Site Appraisal Plan; 

• Figure 4: Visual Appraisal Plan; 

• Figure 5: Landscape Strategy Plan;  

• Site Context Photographs 1-13 – Spring; and  

• Site Context Photographs 1-13 – Winter.  

1.6 This document also makes reference to the Masterplan (Figure 28 in the Design and Access 

Statement (DAS) accompanying this application) and the Landscape Strategy (Figure 29 of the DAS). 
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Methodology 

1.7 The methodology employed in carrying out the LVA has been drawn from the Landscape Institute 

and the Institute of Environmental Management & Assessment's Guidelines for Landscape and Visual 

Impact Assessment' 3rd Edition1 (2013) also referred to the ‘the GLVIA3’. The aim of these guidelines 

is to set high standards for the scope and content of Landscape and Visual Impact Assessments 

(LVIAs) and to establish certain principles that will help to achieve consistency, credibility, 

transparency and effectiveness throughout the assessment. 

1.8 The GLVIA3 sets out the difference between Landscape and Visual Impact Assessment (LVIA) and 

Landscape and Visual Appraisal (LVA). The preparation of an LVA has the rigour of the LVIA process 

but looks to identify issues of possible harm that might arise from the development proposal and 

offset them through change and modification of the proposals before a fix of the final design scheme, 

i.e. this LVA has been used as a tool to inform the design process, rather than an assessment of a 

final proposal. 

1.9 The assessment of landscape and visual effects, in common with any assessment of environmental 

effects, includes a combination of objective and subjective judgements. It is, therefore, important 

that a structured and consistent approach is adopted to ensure that the assessment undertaken is 

as objective as possible. 

1.10 A landscape appraisal is the systematic description and analysis of the features within the landscape, 

such as landform, vegetation cover, settlement and transport patterns and land use that create a 

particular sense of place. A visual appraisal assesses visual receptors, which are the viewers of the 

landscape, and could include people using locations such as residential or business properties, public 

buildings, public open space and Public Rights of Way (PRoW). 

1.11 A desktop assessment of the Study Area was undertaken, including an assessment of landscape 

character, landform, landscape features, historic evolution, policy and designations. This information 

was used as a basis against which to compare the findings of the Site assessment. 

1.12 The Study Area has been confined to that shown in Figure 1: Site Context Plan. This distance from 

the Site was chosen based on existing features such as landform and vegetation, settlement 

morphology and land use patterns. This is considered a sufficient area to establish the landscape 

and visual baseline and to allow the appraisal of the Site and its context, and to inform the 

development of masterplan proposals. 

1.13 A brief description of the existing land use of the Study Area is provided and includes reference to 

existing settlement, transport routes and vegetation cover, as well as local landscape designations, 

elements of cultural and heritage value and local landmarks or tourist destinations. These factors 

 

1 Landscape Institute and Institute for Environmental Management and Assessment (2013) Guidelines for Landscape 
and Visual Impact Assessment 3rd Edition 
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combine to provide an understanding of landscape value and sensitivity, and an indication of key 

views and viewpoints that are available to visual receptors, which are then considered in the visual 

appraisal. 

1.14 The Site has been considered in terms of the following: 

i) Landscape Character 

i.e. landform, vegetation cover, land use, scale, state of repair of individual elements, 

representation of typological character, enclosure pattern, form/line and movement 

ii) Visual Influence 

i.e. landform influences, tree and woodland cover, numbers and types of residents, numbers 

and types of visitors and scope for mitigating potential for visual impacts 

iii) Landscape Value 

i.e. national designations, local designations, tranquillity / remoteness, scenic beauty and 

cultural associations 

Site Visits and Photography 

1.15 Site visits were undertaken in April 2017, August 2018 and November 2019 in order to gain an 

understanding of the character of the Site and its surroundings, as well as identifying and assessing 

the visual context of the Site and the Proposed Development. This information was used to verify 

and supplement information found through desktop survey. 
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2.0 LANDSCAPE POLICY CONTEXT 

2.1 The landscape policy context and evidence base for the Site from national to local level is set out 

below.  

National 

Scottish Planning Policy (SPP) 20142  

2.2 The SPP Policy Principle (Paragraphs 28-29, Pages 9-10) introduces a presumption in favour of 

development that contributes to sustainable development, this includes the principles of 

“ suppor t ing  good  des ign”  and “prot ect ing , enhanc ing  and  prom ot ing  access  t o  na t u ra l  

her i t age, i nc lud ing green  in f ras t ruct u re, landscape and  the  w ider  env i ronm ent ” . 

2.3 In relation to placemaking, the SPP (Paragraphs 36-46, Pages 12-14) describes this Policy Principle 

as a “ crea t iv e, co l labo ra t iv e process  t ha t  inc ludes  des ign , deve lopm ent , r enew a l  or  

genera t i on  o f  ou r  u rban  o r  ru ra l  bu i l t  env i ronm ent s” . The focus is on a holistic approach that 

creates high quality places that are in the right place; and are distinctive, safe and pleasant, 

welcoming, adaptable, resource efficient and easy to move around and beyond. 

2.4 With respect to the natural environment, SPP (Paragraph 194, Page 45) states that the planning 

system should facilitate positive change while maintaining and enhancing distinctive landscape 

character; conserve and enhance protected sites and species, and semi-natural woodland; and seek 

benefits for biodiversity. The SPP (Paragraph 202, Page 47) expects the siting and design of 

development to “ t ak e account  o f  l oca l  landscape characte r”  and that developers seek “ to  

m in im ise  adverse  im pact s  th rough  carefu l  p lann ing  and  des ign , cons ider ing  t he  serv ices  

tha t  the na tu ra l  env i ronm ent  i s  p rov id ing and m ax im is ing the poten t ia l  fo r  

enhancem ent ” . 

2.5 SPP (Paragraph 216 - 217, Page 49) states that woodland, hedgerows and individual trees should 

be protected from adverse impacts resulting from development. Where appropriate, planning 

authorities should seek opportunities to create new woodland and plant native trees in association 

with development. 

2.6 In relation to Green Infrastructure, SPP (Paragraph 219, Page 50) aims to significantly enhance 

green infrastructure networks, particularly in and around cities and towns; based on a holistic, 

integrated and cross-sectoral approach. 

 

2 The Scottish Government (June 2014) Scottish Planning Policy 
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National Planning Framework 33 

2.7 The NPF is the long term planning strategy for Scotland. The vision on page 1 states that “Natu ra l  

and  cu l tu ra l  asset s  a re  respect ed, t hey  a re  im prov ing  i n  cond i t ion  and represent  a  

sus ta inab le  econom ic , env i ronm enta l  and soc ia l  resource for  t he na t ion” . 

2.8 Paragraph 4.13 states that “Natu ra l  and cu l t u ra l  asset s  in  and a round u rban  a reas  have  a  

k ey  ro l e  t o  p lay  i n  suppor t ing  susta inab le  g row th , m a in ta in ing  d i s t i nc t iv eness  and  

prom ot ing  qua l i t y  o f  l i fe” . It goes on to reference the Central Scotland Green Network (CSGN), 

which is helping to make the Central Belt of Scotland more attractive to investors and residents. The 

CSGN is discussed further below. 

Planning Advice Note PAN 44: Fitting New Housing Development into the Landscape4   

2.9 PAN is not intended to provide a blueprint for housing design but, rather, sets out an approach to 

masterplan design that helps housing development to sit more sensitively into the landscape. 

2.10 The Annexe to PAN44 sets out checklists of criteria to be considered when fitting new housing 

development into the landscape, separated into the headings of ‘Analysis’ and ‘Design’. Of relevance 

are the Analysis criteria relating to Landform (C&D), Landscape (E), Landscape Character (G), Visual 

Assessment (H) and Vegetation (L). The most relevant criteria under the heading of ‘Design’ are 

Landscape Capacity (A), Landscape Studies: The Imprint of Man (E), Landscape Studies: New 

Planting (F) and Landscape Masterplan (P).  

2.11 Design A – Landscape Capacity: 

• “ Landscape capac i t y… em braces: the capac i t y  o r  sens i t i v i t y  o f  
t he  landscape; and  the poten t ia l  o f  new  e lem ent s  t o  s t r engthen  
pos i t i v e  a t t r i bu t es… and  am el i o ra t e  the  im pact  o f  e l em ent s  
w h ich  det ract  f rom  t he overa l l  in t eg r i t y  o f  t he  landscape… ; 

• … Essent ia l l y , capac i t y  i s  a  funct i on  o f  t opography…  and  
groundcover  vegeta t i on . The i n te rp lay  o f  t hese can  com bine to  
crea t e a  landscape of  h igh  capac i t y…  

• The cha racte r  o f  t he l andscape i s  used  to  i n terpret  i t s  capac i t y  
t o  absorb… ” . 

2.12 Design F - Landscape Studies: New Planting: 

 “Where appropriate new tree planting can be used to create a matrix 
or framework into which development sites can be located…” 

2.13 Design P: Landscape Masterplan: 

 

3 The Scottish Government (2014) Ambition, Opportunity, Place: Scotland’s Third National Planning Framework 
4 The Scottish Government (April 2005) Planning Advice Note 44: Fitting New Housing Development into the Landscape 
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• “The fo rm  and l ayout  o f  new  res iden t ia l  deve lopm ent s  shou ld  be  
in  ba lance w i th  t he  na tu re  o f  t he s i t e , i t s  na tu ra l  f ea tu res  and  
cont ex t… ;  

• …  Every  par t  o f  t he  s i t e  m ust  have a  c lea r  purpose, w i t h  ca refu l  
cons idera t i on  o f  t he re la t i onsh ip  betw een  pub l i c  and  p r iva t e 
space, and  pedest r ian  and veh icu la r  c i r cu la t ion ; 

• … var ious  landscape e l em ent s  shou ld  be u sed  to  re in fo rce t he  
overa l l  deve lopm ent  concept  o r  t o  c rea te  an  ind iv i dua l  landscape 
concept ; and  

• The genera l  v i sua l  characte r  o f  p lan t s  m ust  be cons idered in  
add i t ion  t o  t he i r  funct ion . They  can  enhance t he  set t i ng  o f  bu i l t  
fo rm , prov ide she l t er , enc losu re, d ram at ic  ef fect , co lou r  and  
t ex tu re.”  

Designing Streets5  

2.14 Designing Streets is a core document in terms of the design and layout of proposed developments. 

2.15 Page 7 refers to a ‘Sense of Place’ and states that “ a  pos i t i v e sense  o f  p lace  encom passes  a  

num ber  o f  aspect s , m ost  notab ly  the s t reet ’ s : lo ca l  d i s t i nc t iv eness; v i sua l  qua l i t y ; and 

pot en t ia l  t o  encourage econom ic  and soc ia l  ac t iv i t y ” . 

2.16 Page 12 sets out a series of key considerations for street design with the first being ‘distinctive’: 

“ S t reet  des ign  shou ld  respond  to  l oca l  con t ex t  t o  de l i v er  p laces  tha t  a re  d i s t i nc t iv e” . 

2.17 On page 29, under the heading of ‘Context and Character’, the document states “Oppor tun i t i es  

shou ld  be t ak en  to  respond t o , and t o  der ive  va lue f rom , re l evant  e l em ent s  o f  t he h i s to r i c  

env i ronm ent  in  c rea t i ng  p laces  o f  d i s t i nc t  characte r ” . 

Central Scotland Green Network (CSGN)6  

2.18 With regard to National Developments, the National Planning Framework 3 (NPF3) identifies the 

CSGN as a national priority. The Vision document produced by the Trust states that the CSGN seeks 

to achieve the aim “ to  change the  face  o f  Cen t ra l  Scot land by  res to r ing  and im prov ing the  

ru ra l  and  u rban  landscape of  t he  a rea” . The CSGN will comprise: 

• “P ark s , pub l i c  spaces  ( form a l  and  i n form a l )  and  ga rdens (pub l i c  
and  p r iva t e) , s t reet  t r ees , g reen  roofs  and  green  w a l l s  in  u rban  
a reas  

• Netw ork s  o f  na t u ra l  o r  sem i -na tu ra l  hab i t a t s , such  as  
w ood lands , hedgerow s and  peat land , in  the count rys ide and  
l in k ing  in t o  t he  u rban  a reas  

• R ivers , s t ream s, ponds , w et lands  and m an-m ade s t ructu res  such  
as  cana ls  and ‘ sus ta inab le u rban  d ra inage sys tem s ’  (b lue spaces)  

• The c l i f f s , beaches  and m arsh land  w h ich  fo rm  our  coast l ine  
• Ex is t i ng  pa th  and cyc le  netw ork s  and  g reened  t ranspor t  

cor r idors .”  

 

5 The Scottish Government (March 2010) Designing Streets: A Policy Statement for Scotland 
6 Central Scotland Green Network Trust (2011) Central Scotland Green Network 
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Regional Planning 

TAYplan Strategic Development Plan 2016-20367 

2.19 TAYplan sets the planning vision and spatial strategies for the Dundee and Perth area for 20 years 

and is reviewed every four years. The following policies are of relevance: 

• Policy 2: Shaping Better Quality Places – “Deve lopm ent  proposa ls  shou ld  

be… place- l ed  t o  de l i v er  d i s t inc t iv e p laces  by  ensur ing  tha t  the… layout ...[ i s ]  

shaped th rough  inco rpora t i ng  and  enhanc ing natu ra l  and h is t or i c  asset s . 

Natu ra l  p rocesses… and loca l  des ign  con tex t .”  Under point C, Policy 2 states that 

development proposals should be resilient by “ i den t i fy ing , r eta in ing  and  enhanc ing  

ex i s t ing  green  netw ork s  and  p rov id ing  add i t i ona l  netw ork s  o f  g reen  

in f ras t ructu re… ” . 

• Policy 8: Green Networks – Under point A, Policy 8 states that plans and programmes 

shall ensure that development “ incorpo ra tes  new  m u l t i funct i ona l  g reen  netw ork s  

( tha t  l i nk  w i th  ex i s t ing  g reen  netw ork s)  o f  app ropr ia t e quant i t y  and quant i t y ”  

and that green networks are a core component of any design framework.  

• Policy 9: Managing TAYplan’s Assets – Policy 9 makes reference to the “unders tand ing  

and  respect i ng  [o f]  t he  reg iona l  d i s t inc t i veness  and  scen ic  va lue o f  t he  

TAYp lan  a rea”  through the safeguarding of natural assets.  

Local Planning 

FIFEPlan8  

2.20 On 21st September 2017, Fife Council adopted FIFEplan which sets out the planning policies and 

proposals for the development and use of land across Fife.  

2.21 Policy 1: Development Principles sets out the criteria with which development proposals must 

comply, which includes: 

  “Part B  

 7. Safeguard the character and qualities of the landscape (see Policy 
13 Natural Environment and Access, and Policy 15 Minerals);… 

 9. Safeguard or avoid the loss of natural resources, including effects 
on internationally designated nature conservation sites (see Policy 13 
Natural Environment and Access and Policy 15 Minerals); 

 

7 TAYplan Strategic Development Planning Authority (October 2017) TAYplan Strategic Development Plan 2016-2036 
8 Fife Council (September 2017) Fife Local Development Plan 
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  Part C 

 4. Provide green infrastructure as required in settlement proposals 
and identified in the green network map (see Policy 3 Infrastructure 
and Services); 

 5. Provide sustainable urban drainage systems in accordance with any 
relevant drainage strategies applying to the site or flood assessments 
(see Policy 3 Infrastructure and Services);… 

  7. Provide a layout and design that demonstrates adherence to the six 
qualities of successful places as set out in the Government’s Creating 
Places policy (see Policy 14 Built and Historic Environment)” 

2.22 Policy 3 - Infrastructure and Services requires that development be designed and implemented to 

deliver the required infrastructure in a sustainable manner, which may include “1 . l oca l  t ranspor t  

and  sa fe  access  rou t es  w h ich  l in k  w i th  ex i s t i ng  netw ork s , in c lud ing  fo r  w a l k ing  and 

cyc l i ng , u t i l i s i ng  t he  gu idance  in  M ak ing F i fe ’s  P laces  Supp lem entary  Gu idance”  and “ 4 . 

g reen  in f ras t ruct u re com ply ing  w i t h  spec i f i c  g reen  in f ras t ructu re  and  g reen  netw ork  

requ i rem ent s  con ta ined  in  the  M ak ing  F i fe ’s  P la ces  Supp lem entary  Gu idance  and 

set t lem ent  proposa ls” . 

2.23 Policy 3 defines Green Infrastructure as the ‘green’ (plant) and ‘blue’ (water) features of natural and 

built environments, and all the elements of ‘green infrastructure’ put together make up ‘green 

networks’ which provide greenspace, landscape setting, habitat and biodiversity.  Developers are 

required to demonstrate that they have carried out an ecological assessment and appraisal of the 

site and how they propose new Green Infrastructure linking into Green Network opportunities, 

including mitigation and compensation where there will be damage to or loss of green infrastructure. 

2.24 Green Infrastructure and green network considerations for relevant proposals set out in policy 3 

include the provision and maintenance of: 

• “open  space  ( i nc lud ing equ ipped p lay  and  spor t  a reas) ; 
• am en i t y  p lan t i ng ; 
• Susta inab le  Dra inage System s  (SuDS); 
• paths  ( inc lud ing t hose  in  the Core P a th  netw ork ) , cyc l ew ays  and  

br i d l ew ays; and  
• a l lo tm ent s  in  l i n e w i t h  F i fe  Counc i l ’ s  A l l o tm ent  S t ra t egy”  

2.25 In determining open space requirements for housing developments, consideration will be given to 

the existing localised provision, the need for open space in the vicinity, and the type of facilities 

required. Landscaping and open space will require to link into the relevant Green Network 

opportunities identified for the site in question. 

2.26 Policy 10: Amenity states that development will only be supported if it does not have a significant 

detrimental impact on the amenity of existing or proposed land uses, including in relation to:  
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  “7. The visual impact of the development on the surrounding area. 

  8. The loss of outdoor sports facilities, open space, green networks, 
protected trees, and woodland.” 

2.27 Where potential amenity issues are identified, mitigation measures will be required to be 

implemented by the developer.  Mitigation measures will be considered on a site by site basis, and 

may include screening, the use of buffer strips or tree planting, or other solutions best suited to 

address the identified impacts. 

2.28 Policy 13 - Natural Environment and Access supports development proposals where they protect or 

enhance natural heritage and access assets including: 

• “… des ignat ed  s i t es  o f  lo ca l  im por tance, i nc lud ing Loca l  W i l d l i f e  
S i t es , Reg iona l l y  I m por tan t  Geo log ica l  S i t es , and  Loca l  
Landscape A reas ; 

• w ood lands  ( inc lud ing  nat ive and other  l ong es tab l i shed w oods) , 
and  t rees  and hedgerow s  tha t  have  a  landscape, am en i t y , or  
na tu re conserva t i on  va lue; 

• b iod ivers i t y  i n  t he  w ider  env i ronm ent ; 
• protect ed  and  pr io r i t y  hab i t a t s  and spec ies ; 
• l andscape cha racte r  and  v i ew s ;…  
• green  netw ork s  and g reenspaces; and  
• core  pa t hs , cyc lew ays , b r i d l ew ays , ex i s t ing  r i gh t s  o f  w ay , 

es tab l i shed footpath s  and  access  t o  w ater -based  recrea t i on .”  

2.29 Policy 13 sets out the Site Appraisal Process required of development proposals, which includes an 

assessment of the potential impact on natural heritage, biodiversity, trees and landscape and include 

proposals for the enhancement of natural heritage and access assets, as detailed in Making Fife’s 

Places Supplementary Guidance. 

2.30 Green network assets and opportunities are identified in settlement proposals and on the green 

network map so that new development can protect, promote, and enhance the wildlife, recreational, 

landscape, and access value of green networks on and around the proposed development.  More 

local green network opportunities are identified through the site appraisal process.  

2.31 The application of Policy 13 will require the safeguarding of core paths, existing rights of way, 

established footpaths, cycleways, bridleways and access to water-based recreation.  The Council has 

developed a Core Path network and will support new development, where appropriate, that 

contributes to maintaining and extending the network.   

2.32 Policy 14 - Built and Historic Environment states that the Council will apply the six qualities of 

successful places when considering development proposals, and new development will need to 

demonstrate how it has taken account of and meets each of the following six qualities: 

• “d i s t i nc t iv e; 
• w elcom ing ; 
• adaptab le; 
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• resource  ef f i c i en t ; 
• sa fe and p leasant ; and  
• easy  t o  m ove a round  and  beyond.”  

2.33 Policy 14 also protects the historic environment, however there are no heritage features within the 

Site.  Auchtermuchty Conservation Area is located 20m to the north-east of the Site.    

Supplementary Planning Guidance 

Making Fife’s Places SPG (2018)9 

2.34 The SPG sets out Fife Council’s expectations for the design of development in Fife and describes the 

role of good design in creating successful places “ th rough an  i n tegra t ed approach  t o  bu i ld ings , 

spaces  and  m ovem ent ”  (page 1). The document applies to all developments, except wind farms 

and minerals, but is to be applied proportionately depending on the sensitivity and/or scale of the 

proposed development. 

2.35 Section 2.2 of the document sets out the requirements for a Site Appraisal, including the 

understanding of the context of the Site to establish the Site’s historical development and 

relationship to place, identify potential opportunities to connect to existing routes and 

neighbourhoods and green networks. 

2.36 Section 2.4 explains how design policies from FIFEplan should be applied to site design. Policy 1: 

Development Principles is intended to address the likely impact of new development on the natural 

environment, landscape, the historic environment and cultural and community resources. Policy 3: 

Infrastructure and Services is intended to ensure housing developments provide new green 

infrastructure and to provide green network priorities identified in the FIFEplan. Policy 13: Natural 

Environment and Access seeks to protect existing natural heritage assets and enhancing biodiversity. 

2.37 Appendix H identifies AUCGN01: Auchtermuchty Green Network which centres on the Auchtermuchty 

Burn and the core path along it, running north-south through the heart of the town, to the south-

east and north of the Site, but encompasses a broad area of Auchtermuchty and its surroundings, 

including the Site.   

2.38 The Opportunities for Enhancement on page H-90 set out the community aspiration for an off-road 

connection to Strathmiglo to the west. Development Plan Priorities are set out on page H-91 and 

state that existing green network assets should be protected. 

 

9 Fife Council (August 2018) Making Fife’s Place: Supplementary Planning Guidance 
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3.0 SITE CONTEXT 

Designations 

3.1 Designations are shown on Figure 1: Site Context Plan. The Site is not covered by any landscape 

designations.  

3.2 The nearest Regional Park is the Lomond Hills, 5km to the south of the Site. Views from the Lomond 

Hills were considered as part of this appraisal. In views from the Lomond Hills, the Site forms an 

extremely small element in the view, set back against the existing built form, see Chapter 5. 

3.3 The grounds of Myres Castle, 450m to the south, are covered by an Area Tree Preservation Order 

(TPO) but development within the Site will not affect this. There are further TPOs at the junction of 

High Road and the A91 Low Road, 300m to the north-west of the Site. Development on the Site will 

not affect these protected trees. 

3.4 The Auchtermuchty Conservation Area is located 20m to the north-east of the Site on the northern 

edge of the A91. There are no Listed Buildings within the Site and the closest are Category C 

buildings on the north side of the junction of the A91 with Crosshills. These buildings are separated 

from the Site by the car garage. Myres Castle, approximately 600m to the south-east of the Site is 

Category B Listed. There are no Designed Landscapes or Scheduled Monuments within the Site or in 

close proximity. 

Topography and Hydrology 

3.5 Auchtermuchty is located on the northern edge of the Howe of Fife at the bottom of the southern 

slope of the Ochil Hills, as shown on Figure 2: Topography. The land rises again into the Lomond 

Hills to the south of Falkland, 4km to the south. 

3.6 The wide flat valley of the River Eden forms part of the Howe of Fife and comprises marshland 

drained for agriculture. There is a distinct contrast between the gentle undulating topography of the 

Ochils to the north of Auchtermuchty, the flat open landscape of the river valley to the south and 

the steep high hills of the Lomonds. 

3.7 The valley is characterised by drainage ditches and drains forming a broadly geometric pattern, 

whereas water runs down the Ochils in a series of undulating burns. The Auchtermuchty Burn flows 

south from the Ochils, through the town before turning south-east to the south of the town. The 

Broadway Burn runs east to west 500m south of the Site, and part of this is bordered by a tree belt 

along the northern edge of Myres Castle. The Broadway Burn meets the Auchtermuchty Burn 200m 

to the south-east of the Site. 

337



LVA Site Context 

27442/A5 12 16 December 2019 

Access and Rights of Way 

3.8 Roads and Rights of Way are shown on Figure 1: Site Context Plan. Auchtermuchty is located at the 

crossroads of the A91, which runs east-west along the northern edge of the Eden valley, and the 

B936 which runs approximately north-south across the flat valley bottom from Falkland before 

extending uphill through the Ochils.  

3.9 There is a network of Core Paths running through the landscape, supported by additional Local Paths 

and Cycle Ways. There are no Core Paths or other rights of way passing through the Site. Core Path 

P310 runs east to west through Auchtermuchty High Street before joining P306 which runs north-

west along Leckibank Road. There is a Cycle Way running along the B936 Station Road to the east 

of the Site. Views from these rights of way have been considered within this assessment and design 

development. 

3.10 There are two designated viewing points within the Lomond Hills 5.5km to the south of 

Auchtermuchty, one of which (East Lomond) provides views towards the Site.  

Vegetation and Field Pattern 

3.11 Areas of vegetation are shown on Figure 1: Site Context Plan and Figure 3: Site Appraisal Plan. 

3.12 Vegetation within the Eden valley is generally confined to shelter belts, a few individual trees along 

field boundaries, planting associated with Myres Castle to the south and, further east, small 

plantations. 

3.13 The higher ground of the Ochils contain large areas of woodland and the lower slopes are 

characterised by hedgerows, hedgerow trees and small plantations, creating a contrasting and much 

more vegetated character to the slopes as compared to the valley below. The lower slopes of the 

Lomonds are characterised by large areas of woodland planting whereas the higher areas are 

generally scrub and heath. 

3.14 The Eden Valley is notably unvegetated, with fields separated by gappy remnant hedgerows and 

fencing. Remnant tree belts and plantations are more notable south of Dunshalt and south of 

Collessie to the west, the latter mainly comprising remnant parkland planting. 

3.15 The field pattern within the valley is generally large-medium in scale and rectilinear, whereas the 

field pattern on the Ochils is medium in scale and more irregular in shape, reflecting the changes in 

the topography. The Lomonds are generally undefined by fields, comprising areas of rough grazing 

and heath. 
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Settlement Pattern 

3.16 Settlement within the river valley generally comprises relatively small scale settlements, such as 

Strathmiglo and Dunshalt, and individual modern farmsteads, reflecting the late settlement of the 

area and its main use for arable farming. 

3.17 High voltage power lines cross the river valley to the east of Auchtermuchty and large agricultural 

sheds are visible in the flat landscape. 

Evolution of Auchtermuchty 

3.18 Auchtermuchty is located at the foot of the southern slopes of the Ochil Hills around the point where 

the Auchtermuchty Burn meets the lower lying and more level land of the valley of the River Eden. 

The land rises up to the north and west, rising above the valley of the River Eden and the secondary 

valley of the Auchtermuchty Burn. 

3.19 The historic core of the town, marked by the Conservation Area, is located around the lower lying 

ground, rising up to Herald Law (0.5km north), Craigowerhouse (0.75km north) and Demperston Hill 

(1.5km WNW). Development first extended south of Low Road / Cupar Road, spreading along Bow 

Road and Station Road towards Auchtermuchty Railway Station, as shown on the OS Six Inch 1843-

1882, OS One Inch 1885-1900 map and OS Six Inch 1888-191310.  

3.20 Both the OS Six Inch 1888-1913 and OS 25 Inch 1892-1914 maps show settlement extending along 

the routes out of Auchtermuchty, including Low Road to the west, Cupar Road to the east, Station 

Road to the South, and Murray Place and Newburgh Road to the north. Whilst the majority of the 

settlement was situated to the north of what is now the A91, a significant area of development was 

situated to the south, particularly around the junction of Low Road, Burnside and Station Road.  

3.21 By the middle of the 20th Century, as shown on the OS 1: 10,560 (1949-1968) map, the pattern of 

development to the south of the A91 has continued through the building of Strathden Place and 

further housing fronting the southern side of Low Road.   

3.22 The settlement of Auchtermuchty, as shown on the earliest of OS maps, and on the Roy Highlands 

Map of 1747-52, demonstrate that development south of Low Road is an established historic feature 

of the town, and that settlement rising onto the higher ground is a product of the latter part of the 

20th Century. 

Site Description 

3.23 The Site comprises 1.99ha of an unremarkable arable field on the southern edge of Auchtermuchty. 

The irregularly shaped arable field in which the Site is situated is shown as three separate field on 

 

10 National Library of Scotland [online] Historic Mapping Tool (cited 26th November 2019) 
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the OS Six Inch (1883-1913), which has since been eroded through the addition of post-war 

development.  

3.24 The Site is bordered to the north by the A91 Low Road, with one to two-storey high residential 

development to the north of the road. The northern boundary is marked by a wall constructed using 

local stone. The eastern boundary is formed by Carswell Wynd which is, itself, bordered to the east 

by single-storey residential development and a health centre car park, and is marked by a post and 

wire fence with little to no vegetation. The western and southern boundaries are unmarked. 

3.25 Further to the west, one to two-storey development is situated to the south of Low Road and around 

Strathden Place. To the south of the Site, the land continues are open arable fields with little 

vegetation marking field boundaries. Individual trees are situated along Barroway Burn and a tree 

belt wraps around Myres Castle. 

3.26 Development to the east and west of the Site is predominantly late 20th Century and does not reflect 

the local vernacular. This area lacks the softening of vegetation as seen in other parts of the edge 

of Auchtermuchty, creating an uncharacteristically stark built edge. 
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4.0 LANDSCAPE CHARACTER 

4.1 Landscape character assessment is a descriptive approach that seeks to identify and define the 

distinct character of landscapes that make up the country. It also ensures that account is taken of 

the different roles and character of different areas. The description of each landscape character area 

is used as a basis for evaluation in order to make judgements to guide, for example, development 

or landscape management and as a basis against which to assess the character of the Site. The 

different layers of character are used to identify areas of land which may not be reflective of wider 

landscape character and which are, therefore, of lower landscape sensitivity or in requirement of 

landscape improvements. 

4.2 Extracts of the published landscape character assessments are included in Appendix 2 of this 

document. 

Published Landscape Character Assessments 

Scottish Landscape Character Types (2019)11 

4.3 Auchtermuchty to the north of the A91 Low Road and the rising land to the north-east and north-

west, together with a small area of land to the south of the A91 (including the north of the Site) are 

located within Landscape Character Type (LCT) 186: Lowland Hills and Valleys. The southern part 

of the Site and the land to the south of the A91 fall within LCT 190: Lowland River Basins, as shown 

on Figure 1. According to the Landscape Character Types Map produced by Scottish Natural 

Heritage, the boundary between the two LCTs extends east to west across the middle of the Site, 

with approximately half of the Site in each character area. However, it is important to note that 

character areas do not tend to change dramatically across a line drawn on a map but contain areas 

of transition with land on either side reflecting one or both of the character types described. 

4.4 LCT 186 describes “ a  ser ies  o f  l ow  h i l l s  and  va l ley s” . Key characteristics include: 

• “Var i et y  and  subt l et y  o f  landfo rm . 
• Genera l l y  dom inat ed  by  open , r egu la r  fa rm land pat t erns  o f  

m ed ium  sca le  f i e l ds  o f  a rab le and grass lands . 
• Var iab le  pa t t ern  o f  post  and  w i re  fences  and m ost ly  t a l l  hedges  

w i th  hedgerow  t rees . 
• Ex tens i ve  a reas  o f  fo res t ry , she l t er  p lan t i ng , roads ide p lan t ing  

and  po l i c i es  l in k ed  to  la rge  es ta t es . 
• Regu la r , o f t en  l i near , pa t t ern  o f  t he  d i s t r i bu t ion  o f  s t ead ings  and  

la rger  set t lem ent s  and t ow ns, a l l  o f  w h ich  a re genera l l y  w el l  
re la t ed  to  the  landscape. 

• Tow ns in  va l leys  enc losed  by  t he  landform  of  l ow  h i l l s  w h ich  fo rm  
a  ru ra l  back drop. 

• Netw ork  o f  roads  o f t en  w el l  re la ted t o  landform . 
• Dom inant  l i nea r  and po in t  fea t u res  o f  fo res t s  and  t ree  g roups , 

ind iv i dua l  t rees  o r  l oca l  bu i l d ings . 

 

11 Scottish Natural Heritage (2019) Landscape Character Types 
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• A genera l l y  t ended, sa fe, qu iet , ba lanced  and  ca lm  landscape , 
bu t  a l so  a  busy , random , d i s tu rbed and  no isy  one i n  t he  m ore  
u rban , i ndust r i a l i sed  a reas . 

• Var i et y  o f  i n t er re la ted m idd le and  l ong d is t ance v i ew s o f , f rom  
and  across  the l ow  h i l l s .”  

4.5 LCT 190 describes contrasting “w ide, f la t  bas ins ”  that have been drained to form agricultural land. 

Key characteristics include: 

• “ F la t , r e la t iv e ly  low - ly ing  landfo rm  w i th  s t ra igh t  o r  angu la r  
hor i zon ta l  l i nes  and  geom et r i c  pa t t erns . 

• W ide va l l ey / bas in  con ta ined  by  d i s t an t  Footh i l l s  or  vo lcan ic  h i l l s . 
• Open, m ed ium  t o  la rge  sca l e , r egu la r  pa t t ern  o f  i n t ens i ve ly  

cu l t i v a ted a rab le  f i e l d s  w i t h  few  an im a ls . 
• I n  som e pa r t s  ex t ens i ve  con i ferous  p lan ta t i ons  on  poorer  so i l s , 

bu t  e l sew here m any  m ature, nar row , l i nea r , s t ra igh t , 
p redom inant ly  con i fe rous  she l t erbe l t s  form ing s t rong  v i sua l  
fea tu res  and pat t e rns . 

• A re la t iv e ly  m odern , p lanned  or  w el l -o rgan ised  landscape, w i th  
sem i -na t u ra l  vegeta t i on  con f ined  to  the  bank s  o f  t he  ra ther  
inconsp icuous , seem ing l y  unders i z ed  r iv ers . 

• Consp icuous form er  sand and g rave l  p i t s  now  f i l l ed  w i th  w ater  
in  som e par t s . 

• Regu la r  pa t t ern  o f  sm a l l  set t lem ent s , g roups  o f  fa rm  bu i ld ings  
and  occas iona l  s i ng le bu i l d ings  in  open  count rys ide , w i th  a  m ix  
o f  t rad i t i ona l  and m ore m odern  a rch i t ectu ra l  s t y l es . 

• M any  post  and  w i re  fences , few  hedges , few  hedgerow  t rees , 
m any  d i t ches . 

• Dense netw ork  o f  na r row , s t ra igh t  lanes  w i th  br i dges  and sharp  
corner s . 

• Frequent , sm a l l , low  or  f la t  s t one  br i dges  over  d i t ches , h igher  
br i dges  over  ra i lw ay . 

• M edium  sca le , d iverse , con f ined, f l a t , ac t iv e, p lanned , o rgan ised, 
t ended and regu la r  landscape.”  

Scottish Natural Heritage (1999) 113: Fife Landscape Character Assessment 

4.6 The area of Auchtermuchty north of the A91 Low Road and part of the land to the south of it are 

situated within Landscape Character Type (LCT) 5: ‘Lowland Hills and Valleys’, as illustrated on 

Figure 14 of the Fife LCA (see Appendix 2). The land to the south of Cupar Road and south of 

Strathden Place are situated within LCT 9: ‘Lowland River Basins’.  

4.7 The land to the north of the A91, and some land to the south of the A91, including the north of the 

Site, are situated within Landscape Character Unit (LCU) LH34, as shown on Figure 15 Sheet 2: 

North West Fife. The land to the south of Auchtermuchty, including the south of the Site are situated 

within LCU LR56.  

4.8 Although the quality of the map on Figure 15 of the Fife Landscape Character Assessment is poor 

and in black and white, it is possible to see the thick dividing line between LCT 5 and LCT 9 following 

the historic line of the railway line west of Auchtermuchty, before extending east from the south-

east corner of the development on Strathden Place as far as Station Road, and then following the 
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line of Cupar Road east of Auchtermuchty. This results in the northern approximate half of the Site 

falling within LCT 5 (LH34) and the remainder falling within LCT 9 (LR56). This is further supported 

by the coloured Figure 14 which shows development south of Low Road as being situated within LCT 

9. 

4.9 LCT 5 displays the following characteristics as set out on page 52: 

• Variety and subtlety in the landform. 

• Open, regular pattern of medium-scale arable and pastoral fields. 

• Variable boundaries including tall hedgerows with hedgerow trees and post and wire 

fencing. 

• Extensive areas of plantations and planting related to large estates. 

• Regular, often linear pattern of steadings and larger settlements and towns which 

generally relate well to the landscape. 

• Network of roads relate well to landform. 

• Plantations and tree groups, individual trees or buildings form dominant features. 

• Tended quiet and calm landscape but busy and discordant in the more urbanised areas. 

• Variety of medium and long distance views of, from and across the low hills. 

• Maturity of landscape relating to long history of settlement. 

4.10 LH34, together with LH44, is described as “ a  l a rge a rea  o f  h i l l s  w i t h  sha l l ow  va l leys” . It is 

further described as exhibiting “a more stable agricultural landscape” (C5.22). 

4.11 Key characteristics of LCT 9 Lowland River Basins, as set out on page 67 are: 

• Flat, relatively low lying landform with geometric patterns contained by and contrasting 

with distant hills and valley sides. 

• Open, medium to large-scale, regular pattern of intensively cultivated arable fields with 

few animals. 

• Some mature, narrow, linear, straight, predominantly coniferous shelterbelts forming 

strong visual features and patterns. 

• Semi-natural vegetation generally confined to banks of the small rivers. 

• Generally modern, planned landscape not having had time to mature. 

• Regular pattern of modern or modified farm steadings with some individual buildings in 

open countryside. 

• A few, modern planned settlements with a wide range of modern building styles. 

• Boundaries generally post and wire fences and ditches, with few trees and hedgerows. 

• Dense network of narrow straight lanes with sharp corners. 

• Frequent small, low stone bridges over ditches. 

• Medium scale, diverse, confined, flat, organised, active, regular landscape. 

4.12 LR56 is described in C.9.3 as being: 
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 “predominantly open, with a regular pattern of intensively cultivated 
arable fields. The fields are medium to large-scale with straight 
boundaries and a regular geometric pattern. Field boundaries may 
comprise occasional hedgerows, (some in poor condition), but mainly 
post and wire fencing or simple linear, deep ditches. There are a few 
farm animals and few hedgerow trees. There are narrow, occasional, 
shelter belts.” 

Site Character and Sensitivity 

4.13 From the descriptions of the LCTs set out above, the Site displays the characteristics of the land to 

the south, i.e. a more level open medium scale field with little vegetation. However, the Site is set 

directly within the context of the settlement to the north-west, north and east, tying it to the LCT 

to the north.  

4.14 The Site contains no landscape features and forms part of a field that has historically been 

rationalised and denuded of vegetation. The only notable feature is the stone wall extending along 

the northern boundary. Although almost immediately abutting the Conservation Area, the 

development in the immediate context of the Site is post-war in date and lacking any notable local 

characteristics. 

4.15 The Site is of low landscape character sensitivity. 

Landscape Opportunities and Guidance 

4.16 Design guidelines for LCT 5: Lowland Hills and Valleys are set out on page 116 of the LCA and those 

of relevance to the Site include the following: 

• Encourage the conservation and restoration of hedgerows, the planting of more hedgerow 

trees would enhance the landscape character. 

• The landscape to the east of Dunfermline has considerable capacity to accommodate larger-

scale new developments in the longer term, although the landscape is in need of restoration 

and improvement around settlements. 

• The Lowland Hills and Valleys are important from a recreation point of view due to their 

proximity to larger settlements, and permissive access around towns should be positively 

encouraged. 

4.17 There is no specific residential development guidance for area LH34 but general principles for 

development states that “ the  Low land  H i l l s  and Va l l eys  have t he  capac i t y  t o  accom m odat e  

other  form s  of  m odest -sca le  deve lopm ent  and  s t ruct u res , t h rough  in  prom inent  l oca t i ons  

these shou ld  be  sub j ect  t o  landscape and  v i sua l  im pact  assessm ent ” . 

4.18 Guidance for LCT 9: Lowland River Basins is set out on page 128 and that which is of relevance to 

this Site includes the following: 
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• New built development should relate to existing settlements. “The v i l l ages  genera l l y  

w ou ld  be  ex t ended  w i thout  s i gn i f i can t  ef fect s  on  the landscape charact er , 

sub ject  t o  good  s i t i ng  and des ign .”  

• More planting in relation to settlement edges would enhance the landscape. 

• Building materials should avoid conspicuous colours and reflective cladding but there is 

no overarching typical style within the local area. 

• “Ta l l  s t ru ctu res… w ou ld  be  consp icuous  and  ou t  o f  p lace  i n  th i s  i n  th i s  f la t , 

hor i zon ta l  landscape.”  

• Any new roads should be carefully sited to minimise their landscape and visual impact. 

• Landform, new and existing planting should be used to relate any new structures to the 

landscape. 

• New access to be promoted. 

4.19 The guidance on page 128 states that “ there  i s  som e, m ore m odest  scope for  add i t i ona l  

w ood land”  in LR56 “ as  i t  w ou ld  be des i rab le  t o  sus ta in  the genera l l y  open  landscape” . 

4.20 Under the heading of ‘Settlement and Built Development’ on page 129, the document states that 

“ new  bu i l t  deve lopm ent  shou ld  be re la ted  to  ex i s t i ng  set t l em ent s  and s tead ings . The 

v i l l ages  genera l l y  w ou ld  be  ex t ended  w i thout  s i gn i f i can t  ef fect s  on  the  landscape 

charact er , sub j ect  t o  good  s i t i ng  and  des ign . M ore  p lan t i ng  in  re la t i on  to  set t lem en t  

edges  w ou ld  enhance the landscape . B u i l d ing  m ater ia l s  shou ld  avo id  consp icuous co lou rs  

and  ref l ec t iv e  c ladd ing  bu t  t here  i s  no  characte r i s t i c  s t y l e  or  m at er ia l  t yp ica l  o f  t he  

bas ins” . 
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5.0 VISUAL APPRAISAL 

5.1 The Site and the surrounding environment were visited in April 2017, August 2018 and November 

2019 in order to understand the Site and its visual context during months when leaf cover was both 

present and absent. The visual context of the Site is illustrated by Site Context Photographs 1 – 13 

(winter and spring), the locations of which are illustrated on Figure 4: Visual Appraisal Plan, and 

which are included within the illustrative material at the end of this report. 

Visual Context 

5.2 Auchtermuchty is situated at the point where the Auchtermuchty Burn, extending through the town 

from the north, meets the more level open ground of the Eden valley to the south. The landform 

broadly rises up to the north and west as part of the Ochils, away from the main river valley and 

from the Auchtermuchty Burn. To the south of Auchtermuchty, the wide low lying river valley 

provides open views where vegetation is absent, particularly from the south, with views from the 

south-west generally obstructed by the large areas of tree planting around Myres Castle. 

5.3 The higher ground of the Ochils is well-vegetated, with strong field boundaries, roadside vegetation 

and plantations. The northern slopes of the Lomonds are strongly wooded. The lower lying river 

valley contains plantations and tree belts, although fields tend to be more open with unvegetated 

field boundaries. 

5.4 The Lomond Hills are a prominent feature in many views to the south, particularly from the A91 east 

and west of Auchtermuchty, and for a 110m stretch of Low Road between Strathden Place and 

Carswell Wynd. They are glimpsed above and between the built form from many locations within 

Auchtermuchty. The views from Low Road across the Site are highlighted in the pre-application 

responses from the Council. 

Views 

5.5 When approaching the town from the west along the A91, the northern part of the Site is screened 

behind the vegetation and existing built form within the town. It is possible to see the existing 

commercial unit to the south of Carswell Wynd from further to the west, suggesting that the southern 

part of the Site is visible from this point (see Site Context Photograph 1). On entering the built edge 

of the town from the west, the Site and the majority of the town south of the A91 are obscured by 

the planting around the recreation ground (see Site Context Photograph 2 and 3). West of and 

adjacent to the recreation ground, filtered views are possible across the lower ground towards west 

Lomond. From east of the recreation ground, the built form prevents most views towards the hills, 

with the exception of a view south along Strathden Place. 

5.6 When approaching along the A91 from the east, the Site is generally set behind the vegetation 

around Myres Castle and the intervening built form and vegetation. From the A91 east of 
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Auchtermuchty, wide open views are possible towards the Lomond Hills. Closer into the town, to the 

west of Middleflat, the historic built form of the town creates a narrow tunnel with glimpsed views 

towards the Lomonds and a focussed view towards West Lomond.  

5.7 When approaching the town from the south along the B936, the Site is generally screened behind 

the woodland of Myres Castle and by the intermittent tree belts on the valley floor (see Site Context 

Photograph 6). The Site is visible from the B936 north of Myres Castle but glimpsed between the 

trees along the Auchtermuchty Burn (see Site Context Photograph 7).  

5.8 The approach to Auchtermuchty along the B936 from the north is vegetated with high hedgerows 

on both sides of the road, reducing views towards the town and the Site. Views towards the Site 

from the north from Core Paths 305, 306 and 310 are mostly screened behind the curve in the 

landform and the vegetation along the paths, although brief glimpses, particularly of the south-

western corner, are possible.    

5.9 Views towards Auchtermuchty are possible from the access road to Reedieleys, Core Path 298, 900m 

to the south-west (see Site Context Photograph 9 and 10), and from Core Path 297 to the north-

west of Reedieleys, but, from this direction and distance, the Site is viewed set in front of the 

existing built edge of Auchtermuchty. There are also views towards the southern edge of 

Auchtermuchty and the Site from the A912 to the south-west of the town (see Site Context 

Photograph 8). Again, from these locations, the Site is visible set back against the existing built 

form. 

5.10 Glimpsed views towards Auchtermuchty are possible from the road running between Leslie and 

Falkland where it extends alongside Coalpit Burn to the north-west of East Lomond. From these 

areas, the Site is approximately 5km away and seen set in front of the existing settlement of 

Auchtermuchty. Long distance panoramic views are possible from East Lomond at over 434m AOD 

and 5.5km to the south of the Site. From this location, the Site forms a minor element in the view 

set in front of Auchtermuchty, and as part of a much wider panoramic view. 

5.11 Direct views into the Site are possible from the 110m stretch of Low Road where it crosses the north 

of the field containing the Site (see Site Context Photograph 4 and 5). From these locations, it is 

possible to see across the Site towards the Lomond Hills to the south. Direct views into the Site are 

also possible from Carswell Wynd, immediately to the east (see Site Context Photograph 12), from 

Strathden Place, 180m to the west (see Site Context Photograph 11) and from the south-eastern 

corner of the recreation ground (see Site Context Photograph 13). 

Summary of Visual Issues 

5.12 Views towards the Site are generally screened from the river valley by the intervening tree belts and 

development due to the level topography. Where the Site is visible, it is seen set back against the 

existing settlement edge of Auchtermuchty and would cause minimal additional intrusion into views. 
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Views from the Ochils are generally screened by the vegetation and landform within the higher 

ground although some isolated views may be possible, for example from Core Paths 305 and 306. 

Panoramic views towards the Site are possible from the areas of higher ground in the Lomond Hills, 

particularly East Lomond where there is a Trig Point and viewing location. East Lomond is located 

approximately 5.5km to the south of the Site. From these locations within the Lomond Hills, the Site 

would form a very minor element within the view, indistinguishable from the surrounding settlement 

of Auchtermuchty, which itself would form a very small component of the wider panoramic view.  

5.13 Key views towards the Site are those from the A91 Low Road as it passes along the northern 

boundary, from Carswell Wynd to the immediate east and from Core Path 298, approximately 900m 

to the south-west. 

5.14 Views across the Site from Low Road towards the Lomonds are possible and highlighted throughout 

the correspondence with the Planning Authority. These views and the potential effect of the Proposed 

Development upon them have formed a key part of the masterplan proposals, shaping the extents 

of the development form and proposed building heights. More information is set out in the following 

chapter 6: Opportunities and Constraints. 
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6.0 OPPORTUNITIES AND CONSTRAINTS 

6.1 The following issues and considerations have been highlighted as a result of the desktop appraisal 

of the Site on the south side of Auchtermuchty: 

• There are no landscape designations that would prevent development within the Site, or 

spatial designations with landscape or visual implications. 

• Existing landscape features should be retained although there are none of note within the 

Site. 

• Opportunities should be taken to add to the hedgerow network where appropriate. 

• Development should be respectful of its townscape and landscape context, particularly the 

Conservation Area to the north-east. 

• Development should reflect the positive frontage existing along the A91. 

• Views from local roads and rights of way should be considered within any scheme design. 

• Views to the Lomonds from the A91 should be a core part of any development proposals, and 

roads and building heights should be used to preserve the views where possible. 

• Views from the south, particularly from Core Path 298, towards the southern edge of 

Auchtermuchty should be considered in any design solution and opportunities taken to soften 

this edge of the town. 

• Materials and building typologies should reflect those already in Auchtermuchty. 

• The brick wall along the northern boundary should be retained and enhanced. 

• There is the opportunity to soften the settlement edge of Auchtermuchty through sensitive 

planting, in accordance with local landscape character guidance.  

• The southern and western boundaries of the Site should be marked by native hedgerows and 

native trees, to create important wildlife habitats and to create a softer edge to 

Auchtermuchty when viewed from the south and south-west. 

6.2 The findings of this desktop study do not prevent the development of land to the south of 

Auchtermuchty, to the west of Carswell Wynd.   

6.3 Well-designed residential development that is reflective of the scale of the adjacent settlement is 

unlikely to cause any significant landscape or visual impacts. The Site is not particularly visually 

sensitive, despite forming part of long distance panoramic views from the Lomond Hills, due to the 

effects of topography and distance, and the Site's relationship with the existing built edge of 

Auchtermuchty. There are no notable landscape or historic features identified within this note that 

would require protection from development. Conversely, there are opportunities to improve the edge 

of Auchtermuchty in this area through the introduction of new areas of native tree and hedgerow 

planting. 
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7.0 PROPOSED DEVELOPMENT AND LANDSCAPE STRATEGY 

Proposed Masterplan Layout 

7.1 The LVA was undertaken alongside, and informed, the masterplanning process. The design and 

assessment stages are iterative, with stages overlapping in part. A graphical summary of the design 

response is included in Chapter 7 of the DAS and illustrated by Figures 19-21. The Masterplan 

drawing is shown on Figure 28 of the Design and Access Statement. 

7.2 One of the key determining factors that has shaped the masterplan is the views south from the A91 

towards the Lomond Hills. An analysis was undertaken of views towards the Site and across it, and 

these are demonstrated in Chapter 3 of the DAS and illustrated by Figures 11 to 14. Figure 14 

demonstrates the view corridors from two points on Low Road towards the Lomond Hills. It shows 

that the western edge of the Proposed Development will not impinge on the view corridor to the 

Lomonds when stood at the central point of the currently open stretch of Low Road. Development 

would impinge on the view from point A but, through the use of a setback from Low Road (buffer 

zone) and lower building heights in key parts of the development, views towards the Lomond Hills 

will be possible, albeit above and through the roofline of the Proposed Development. 

7.3 The masterplan design is formed around a series of blocks, each providing a positive frontage onto 

the street network and reflecting the grain and scale of the neighbouring development, as shown on 

Figure 28 of the DAS. The northern frontage is designed to reflect the existing setbacks on the 

properties to the east and west, while responding to the views from the south-west and the noise 

assessment.  

7.4 The proposed storey heights are shown on Figure 26 of the DAS. Single storey dwellings are proposed 

in the north of the Site, along much of the western boundary and in the south. This is to respond to 

the views to the south and the Lomond Hills from the A91, and views towards the historic centre of 

the town from Core Paths to the south-west. The height difference between Low Road and the land 

immediately to the south, ensures that views towards the Lomonds are preserved as much as is 

practicable. 

7.5 The variation in height, particularly along the western boundary, is to provide variety and articulation 

withing the roofline, as recommended by this appraisal and the Landscape Capacity Study 

undertaken on the wider field and included in Appendix 1 of this document.  

Landscape Strategy 

7.6 The Landscape Strategy as shown on Figure 29 of the Design and Access Statement, demonstrates 

the proposed buildings set within a strong green infrastructure. A new native hedgerow has been 

proposed along the western boundary, extending south beyond the development to join to existing 

field boundaries to the south. This will serve to anchor the development into the landscape structure, 
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as well as restoring hedgerow boundaries in this area. Native tree planting along the western 

boundary will also help to break up and soften the settlement edge in this area. 

7.7 A new area of green space has been established in the north of the Site, with further native tree 

planting proposed to soften the view of the development. This also reflects the green character of 

Low Road, particularly in the Conservation Area to the east, and reduces the impact of the Proposed 

Development on views south from Low Road and towards the historic centre from the Core Paths to 

the south-west. 

7.8 Further tree planting is proposed around the attenuation lagoon in the south of the Site and 

throughout the development, breaking up the mass of the built form in views from the Core Paths 

to the south, and from the Lomonds, as identified in the Landscape Capacity Study included in 

Appendix. 

Mitigation  

7.9 Mitigation measures were embedded within the design of the Development as a result of the desk-

based study and field work. These measures, such as the building, massing and height, and 

arrangement of open spaces and new structural planting, avoid or reduce adverse effects by ensuring 

the key principles of the design of the development, as noted above, are sympathetic with the 

existing baseline. 
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8.0 CONCLUSION 

8.1 The Site is not within any designated landscapes and is strongly influenced by the existing settlement 

of Auchtermuchty, with existing built form to the north, east and west in the form of single and two-

storey housing. The Auchtermuchty Conservation Area is situated 20m to the north-east, on the 

northern edge of Low Road and much of the development to the north of the road is pre-war. The 

housing to the east and west is late 20th Century, often not reflecting local vernacular. The edge of 

Auchtermuchty in this area is uncharacteristically stark in the view with little or no vegetation to 

break up the built edge. 

8.2 The Site contains no notable landscape features but the stone wall on the northern boundary should 

be retained or replaced with similar. Historic field boundaries have been removed to create a single, 

large arable field in which the Site is situated. 

8.3 The Site is primarily visible from the Core Paths to the south and south-west and from Low Road to 

the north, as demonstrated in the Site Context Photographs and the Landscape Capacity Study 

included in Appendix 1. From the south and south-west, the Site is seen set back against the existing 

edge of Auchtermuchty, as shown in the Landscape Capacity Study. From the A91, views are possible 

across the Site towards the Lomond Hills, over 5km to the south and these views have formed a key 

element of the masterplan design. Glimpses towards the Site are possible from Core Paths on the 

north side of Auchtermuchty but, from these locations, the Site is seen in the context of the 

neighbouring development. From the south-east, the Site is obscured by the dense planting around 

Myres Castle. 

8.4 It is possible to incorporate one to two-storey development in the Site in a way that preserves much 

of the view south from the A91 by ensuring that development is kept to the east, as illustrated by 

Figures 11 to 14 in the DAS. Such development will be seen set back against the existing built edge 

of the town and will not intrude significantly into views from the south or south-west, being seen 

set back against the existing built edge, as demonstrated by the Landscape Capacity Study in 

Appendix 1.  

8.5 The planting of new native trees and hedgerows along the Site boundary and within the development 

will create a soft edge to Auchtermuchty in this area, resulting in an improvement on the existing 

baseline situation. 

 

352



LVA Illustrative Material and Appendices 

27442/A5  16 December 2019 

ILLUSTRATIVE MATERIAL 

Figure 1: Site Context Plan 

Figure 2: Topography Plan 

Figure 3: Site Appraisal Plan 

Figure 4: Visual Appraisal Plan 

Site Context Photographs 1-13 Spring 

Site Context Photographs 1-13 Winter 
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