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Executive Summary
i.

ii.

This is one of four Topic Papers that set out the detailed considerations and
justification that have informed the Proposed TAYplan (2015). This also tells the story
of the journey from pre-Main Issues, through the Main Issues Report stage then the
preparation of the Proposed Plan.
Investment, Clusters and Strategic Development Areas
The next TAYplan will continue to identify the 11 Strategic Development Areas set
out in the approved TAYplan (2012) Policy 4. These continue to be effective and
there is no persuasive evidence to suggest that these are no longer appropriate.
TAYplan has considered additional sites and projects submitted at the early
engagement stage. Many of these were either too small to be considered as
strategic, were part of or could be part of the existing Strategic Development Areas or
were in locations that would adversely affect the delivery of the vision and strategy of
the Plan.

iii.

Scottish Planning Policy (2014) has now clarified what it considers to be clusters and
TAYplan is satisfied that the 11 Strategic Development Areas cover these types of
location and function, including Enterprise Areas and locations defined in National
Planning Framework 3 and the National Renewables Infrastructure Plan.

iv.

TAYplan remains satisfied that there are no clusters of national significance that
handle hazardous substances within the TAYplan area.

v.

Additional requirements in Scottish Planning Policy (2014) include the requirement to
protect land which supports a shift to rail and sea freight. TAYplan therefore
proposes to continue its approach of protecting the ports for port related uses. There
is also proposed to be an additional requirement to protect land close to rail heads
and ports for industries that involve significant freight movements.

vi.

TAYplan has considered the implications of the leisure, tourism and sport facilities
and activities with Scottish Enterprise, Sport Scotland and Visit Scotland. As a result
TAYplan is satisfied that its approach to the town centres approach for land uses that
generate significant footfall appropriately address the requirements of Scottish
Planning Policy as well as specific regional issues. The town centres first approach is
covered specifically in Topic Paper 4: Strategic Place Shaping.

vii.

Housing Supply Targerts and Housing Land Requirement
TAYplan is required to specify housing supply targets (how many homes are planned
to be built) at TAYplan level, for each constituent council area within TAYplan and for
each housing market area. Housing market areas are geographies whithin which
most house moves start and finish. There are 11 in the TAYplan area.

viii.

The Housing Supply Targets will reflect Main Issues Report (2014) Option 1 which
plan for 310 homes per year in Angus, 480 homes per year in Dundee City, 295
homes in North Fife and 1,000 homes per year in Perth & Kinross.

ix.

TAYplan remains convinced that it is possible to plan to meet 100% of need and
demand for new homes in Angus, Dundee City and North Fife. In Perth & Kinross
analysis of the 2012-based population and household projections shows that need
and demand for new homes is likely to be closer to Main Issues Report Option 1.
These also indicate that Option 2 is likely to be undeliverable and is unrealistic as it is
underpinned by considerable levels of migration.
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x.

Analysis of anticipated build rates from annual housing land audits suggests that
these housing supply target will be achieved, almost achieved or exceeded for
Angus, Dundee City and North Fife in the seven years following 2014. In Perth &
Kinross they are likely to reach between 50% and 55% for a number of reasons
including industry capacity to deliver sites.

xi.

TAYplan is also required to set out a housing land requirement (how much land is
needed to deliver the housing supply targets). This is equivalent to the housing
supply targets plus 10% to 20% based on local considerations and other issues. This
is a new requirement for Strategic Development Plans but it continues to reflect the
principles established in the approved TAYplan (2012).

xii.

TAYplan considers that the highest levels of generosity should be in areas expected
to accommodate more homes than planned. These will be in circumstances where
population and household projections suggest higher levels of growth and/or where
policy triggers exist. This is the case for Dundee City only and therefore TAYplan
proposes that this should be atleast 10% but that the current approach of allowing
Dundee City only to plan for higher levels of new homes than in Policy provides
appropriate flexibility. This will allow the Dundee City Council Main Issues Report to
consider the appropriateness of additional generosity beyond 10% to determine
exactly what that level should be.

xiii.

TAYplan considers that lower levels of generosity should be in areas where the
population/household projections suggest similar or lower levels of new homes than
the housing supply targets and/or where no policy triggers exist and/or where there is
significant implicit generosity within the housing supply targets. For Angus and North
Fife the 2012-based projections suggest similar, albeit slightly lower levels of need
and demand for new homes. There are also no policy triggers, this therefore justifies
10% generosity in these areas. This is also the case for Perth & Kinross but there is
also the additional factor of implicit generosity in the housing supply targets. This is
because anticipated build rates suggest between 50% and 60% of this will be
delivered in the seven years following 2014. Therefore the housing supply targets
and housing land requirement in Perth & Kinross will be identical.

xiv.

TAYplan considers that this provides compelling evidence and considers the outputs
of the TAYplan-wide Joint HNDA (2013) as well as wider social, economic and
environmental factors and issues of capacity, resource and deliverability.

xv.

xvi.

Sustainable pattern of development
TAYplan will transfer 35 homes per year from the Perth & Kinross part of the Greater
Dundee Housing Market Area to Dundee City. This forms part of the housing supply
target of 480 homes per year for Dundee City mentioned above. TAYplan is not
persuaded that there is a better alternative to this which fulfils the vision and strategy
of the Plan.
TAYplan’s approach to housing land requirement gives Dundee City only the
flexibility to accommodate more homes than planned for. This will also form an
integral part of the approach to ensure that if sites in other part of the Greater
Dundee Housing Market Area become non-effective then this housing can be
accommodated in Dundee City. To complement this the effectiveness of housing
land will be measured at housing market area level for the whole of the Greater
Dundee Housing Market Area. This is identical to the approach taken for all other
housing market areas. This will be achieved by combining the analysis for the
respective council’s published housing land audits for sites that are within the Greater
Dundee Housing Market Area.
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xvii.

xviii.

Environmental and infrastructure constraints
Local Development Plans will still be able to respond to issues of environmental or
infrastructure constraint by sharing up to 10% of the housing land requirement of the
affected housing market area between one or more neighbouring market areas within
the same council. TAYplan was not persuaded that there was evidence to support an
increase in this with the exception of Highland Perthshire where this will increase to
15%. This is in response to the unique combination of numerous large scale
environmental and landscape designations, flood risk, topography and access
issues.
Affordable and market housing
TAYplan will continue to plan for and appropriate mix of housing type, size and
tenure to meet the needs and aspirations of different households throughout their
lives. However there is now also a requirement to state how much of the housing
land requirement will be for market and affordable housing at TAYplan level. This is a
new requirement in Scottish Planning Policy (2014).

xix.

Based on the findings of the TAYplan-wide Joint Housing Need and Demand
Assessment (2013), which included considerations of the impacts of welfare reform
and market changes, this will be approximately 25% affordable housing and 75%
market housing at TAYplan level. This is approximate because it is for Local Housing
Strategies and Local Development Plans to determine the appropriate mix for sites,
settlements and housing market areas. There mnay be specific circumstances where
different proportions are justifiable. This will be a matter for the respective Local
Development Plan and Local Housing Strategy.

xx.

Sites for specialist provision, which includes sites for Gypsy and Travellers, and
Travelling Show People, are included as part of the housing land requirement and
housing supply targets. The TAYplan-wide Joint Housing Need and Demand
Assessment (2013) did not highlight any cross-boundary issues relating to Gypsies
and Travellers and Travelling Show People. Therefore the detailed elements of this
are also a matter for the respective Local Development Plan and Local Housing
Strategy.
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1. Introduction
1.1

This is one of four topic papers that have informed TAYplan’s Strategic Development
Plan. The topic papers consider National policy; the representations made to the
Main Issues Report, recent research and approaches and sets out the justification for
policies and proposals in the Proposed Plan. This topic paper considers the growth
strategy, which is about the options for how growth in the economy, population and
housing should be planned for in the TAYplan area.

1.2

This topic paper is also about the locational strategy, which is about where
development should and should not go. The topic paper considers what has changed
from the current Approved Strategic Development Plan and sets out the justification
for the policies and proposals in the Proposed Plan.

2. National and International Context
Planning etc.
(Scotland) Act
(2006)

The Planning etc. (Scotland) Act (2006) requires the Strategic Development Plan to
include a spatial strategy setting out where new development should and should not
take place.
The main emphasis of this consultation on Sustainability and Planning is to provide a
greater emphasis on ‘sustainable economic growth’ and ‘sustainable development’,
Sustainability
replacing the Draft Scottish Planning Policy principal policies (on these two issues)
and Planning
with a principal policy on ‘Sustainability and Planning’. This policy would also
(2013)
introduce a presumption in favour of sustainable development into the Scottish
Planning Policy.
At the heart of the key actions and recommendations, and running through this
Review, is the need for the implementation of a Town Centre First Policy: a request
Scottish Town
to government, local authorities and the wider public sector, and the communities,
Centre Review
institutions and people of Scotland; that to achieve a social, bustling and sustainable
(2013)
Scotland we must put the health of our town centres at the heart of our decisionmaking processes.
Sets out 6 strategic priorities to focus on for economic recovery:
 Supportive Business Environment;
Scottish
 Learning, Skills and Well-being;
Government
 Infrastructure Development and Place;
Economic
 Effective Government;
Strategy (2013)
 Equity; and,
 Transition to a Low Carbon Economy.
2020 Routemap This Routemap sets out a comprehensive path of actions to deliver on Scotland's
for Renewable
ambition to be the green powerhouse of Europe. By setting Europe's most ambitious
Energy in
target for renewable electricity and putting in place the measures required to deliver
Scotland
it we are creating a competitive advantage for Scotland which will secure a
(Scottish
prosperous and sustainable low carbon economy for the future.
Government)
Scottish
Scottish Natural Heritage recognise that at the Strategic Development Plan level, an
Natural
indicative green network should be spatially identified at a strategic scale: showing
Heritage –
key strategic assets and opportunities and highlighting cross-boundary linkages.
Green
Networks in
Development
Planning (2012)
National
National Planning Framework (NPF) 3 (2014) identifies settlements as a key focus
Planning
for development with a strong emphasis on regeneration.
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Framework 3
(2014)

For housing, the focus of NPF3 is having the right homes, in the right places. The
draft recognises there remains a significant requirement for new housing
development and reflects planning for housing is about types of homes and their
quality, as well as numbers provided.
The four key themes in NPF3 are specifically related to the spatial strategy and are
developed in each section:
- A low carbon place;
- A natural and resilient place;
- A successful, sustainable place; and,
- A connected place.
Dundee Waterfront is also identified as a national project.
Scottish Planning Policy (2014) includes many features of the 2013 draft. However it
has now clarified matters relating to clusters and housing.

Scottish
Planning
Policy (2014)

2.1

On clusters the emphasis is now on identifying an appropriate range of locations for
business clusters.
For housing there is a specific requirement to:
 Identify a housing land requirement (this is the housing supply target – the
planned level of build – plus 10% or 20% additional land to provide for choice
and flexibility). This 10% to 20% is the margin of generosity; and,.
 There is a requirement for strategic development plans to state how much of
the housing land requirement will be for market and affordable housing.

The Scottish Government prioritises the delivery of successful places and the
importance of a variety of considerations in achieving this. Other objectives such as
the legal targets for reductions in greenhouse gas emissions, sustainable economic
growth and environmental protection and enhancement require the spatial strategy to
deliver several related priorities.

What has changed since the approved TAYplan (2012)
2.2
The economic downturn has had a significant impact on house building rates
throughout the TAYplan area. The vast majority of new housing and employment
land that has been developed in the last decade has been concentrated within the
region’s largest settlements. This meets the aims of national policy and the approved
TAYplan (2012). This trend would need to continue in order to deliver the vision and
outcomes.
2.3

Despite some challenging times in recent years there are signs that the economic
downturn is ending and that a stronger economic recovery is underway. 2013 and
2014 have either reported or seen growing employment and falling unemployment.
However credit markets still remain comparatively risk averse and there remain
significant challenges to unlock economic potential and growth. There are also wider
issues in the UK economy about the nature of recovery being strongly focused on
consumer spending with less emphasis than needed presently on business
investment.

2.4

Since the first Strategic Development Plan, the Scottish Government has published
the National Planning Framework 3 (2014) and Scottish Planning Policy (2014). The
Scottish Government continues to set a broad ambition for sustainable economic
growth and for development to be concentrated within existing settlements. Scottish
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Government also presents a stronger focus on place and recognising the economic,
social and environmental role of places.
2.5

Overall, National Planning Framework 3 (2014) and Scottish Planning Policy (2014)
focus on having the right homes in the right places and being sufficiently flexible to
allow for different place-based approaches to housing provision in response to
varying local requirements. NPF3 also states that it is key to maintain a flexible
approach to housing provision, reflecting the on-going challenges and changes in the
housing market. Although planning cannot, on its own, solve the difficulties housing
developers face in securing finance in the current economic climate, NPF3 can play
its part in ensuring that infrastructure is better co-ordinated with planned
development. It also has a key role to play in reducing the carbon footprint of our
existing and future housing stock, through locational and design decisions.

2.6

Scottish Planning Policy (2014) retains its approach to housing but offers greater
clarity. It also brings two new requirements for Strategic Development Plans. These
are the requirement to stipulate the margin of generosity to be applied so that a
generous supply of housing land that is effective or expected to become effective is
provided. There is also a new requirement to set out the expected scale of market
and affordable housing. These issues have been considered in more detail in the
TAYplan Housing Analysis Paper (2015) (see Chapter 5 Research and Related Work
in this Topc Paper).

3. Proposed Plan: Policies and Proposals Justification
3.1

This section sets out the policy direction for the Proposed Plan relating to sustainable
economic growth and new homes. It explains the justification for this and also
references detailed studies and other work which is summarised later in this Topic
Paper.

3.2

These take account of the responses made at Main Issues Report stage (see also
section 6) and the implications of Scottish Planning Policy (2014), that was published
in the closing days of the TAYplan Main Issues Report (2014) consultation.

TAYplan as a first choice for Investment
Investment focus
3.3

The emphasis on growing a stronger economy, with more jobs and fewer disparities
sits well with national outcomes. In the next TAYplan it is more rational to consider
this as an approach towards investment. This focus should come out more strongly
as it did at Main Issues Stage. Rather than a policy entitled Strategic Development
Areas it may be more beneficial to re-title this ‘investment’.

3.4

The Strategic Development Areas are a prime means of identifying investment
opportunities and should continue to form part of this Policy. Work presented in this
Topic Paper explains that there is no evindence to support the inclusion of new
strategic development areas and therefore those identified in the approved TAYplan
(2012) Policy 4 should continue. The only difference is the renaming of ‘Dundee
Centre and Port’ to Dundee Wider Waterfront’ as noted in the TAYplan Main Issues
Report (2014).
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A. Clusters and Strategic Development Areas
3.5
At Main Issues Report stage TAYplan considered clusters for business, leisure and
tourism to reflect the then Draft Scottish Planning Policy (2013). Since then Scottish
Planning Policy (2014) has now clarified that clusters include sites identified in the
National Renewables Infrastructure Plan (NRIP), Enterprise Areas, business parks,
science parks, large and medium-sized industrial sites and high amenity sites.
3.6

The Strategic Development Areas already identified in approved TAYplan (2012)
Policy 4 reflect these criteria. These Strategic Development Areas also reflect the
growth sectors of the economy referenced in NPF3 and Scottish Planning Policy
(2014), namely life sciences and creative industry (including digital media), energy,
food and drink and the visitor economy. Several of the Strategic Development Areas
are also key housing locations.

Energy and
offshore

Montrose and Dundee Ports are strategically important for the UK east coast
offshore energy cluster. They are also increasingly used to accomdate
capacity for oil and gas given their proximity to Aberdeen. This fulfils the
intentions of NPF3 and the National Renewables Infrastructure Plan (NRIP).
These are already both part of Strategic Development Areas and this is
proposed to continue and reflects the importance of these as clusters for
offshore renewables and also oil and gas as well as other port activities. They
are part of the UKs broader East Coast Energy Cluster running from
Aberdeen south through the TAYplan area and also including Fife Energy
park just outside of TAYplan to the south.
Dundee Port and Claverhouse Industrial Estate (a high amenity business
park to the north of Dundee) were given Enterprise Area status in 2012. As a
result the TAYplan Main Issues Report (2014) proposed the addition of
Claverhouse Industrial Estate to the Dundee Wider Waterfront Strategic
Development Area in recognition of its role in the offshore renewable energy
sector. This is proposed for inclusion in the Proposed Plan and reflects those
comments which also highlighted the important role of the ports in supporting
the growth of the offshore sector.
Overall TAYplan is satisfied that the existing Strategic Development Areas
that include Dundee Port, Claverhouse Industrial Estate and Montrose Port
should continue. Although there may be additional areas of employment land
or existing facilities which support the offshore energy sector TAYplan is not
persuaded that these are of a scale that justifies recognition as a specific
cluster or new Strategic Development Area beyond what has already been
recognised.

Life
sciences,
broader
research
and
creative
industry

There should also continue to be protection for the ports for port related uses
only. This approach is already set out in approved TAYplan (2012) and
should continue. However, this may be best placed in policy relating to a
connected region given the importance of port infrastructure to movement of
goods.
The TAYplan area is home to four universities and a major teaching hospital.
Businesses with an interest in research may wish to locate close to these
institutions to share knowledge. There are several existing areas in Dundee
such as medi-park, digi-park, technopole and Dundee technology park which
are already established and operational. There is also These will play a
fundamental part in the life sciences sector. There are also significant
pharmaceutical businesses such as GSK in Montrose.
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Given that these are existing, operational facilities there would be no
advantage or additional value in identifying these as Strategic Development
Areas.
St Andrews Science Park and food related research at the James Hutton
Institute are both science parks that form all or part of existing Strategic
Development Areas. These are proposed to continue in the Proposed Plan
and reflect the definition of clusters described in Scottish Planning Policy
(2014).
The creative sector has a prominent role in Dundee City, as recognised by
the recently confired UNESCO City of Design status. There are numerous
small scale locations around Dundee City including additional land and
premises as part of Dundee Waterfront Strategic Development Area. This is
appropriate and there is no additional need to establish any further Strategic
Development Areas to support this cluster.
Food and
The Proposed Plan will continue to recognise the importance of the food and
drink
drink sector with Forfar as an agricultural service centre and recognising its
(including
important role in the Strathmore area and beyond. Although not a strategic
Agriculture) development area Perth Food and Drink Park is allocated in the Perth &
Kinross Local Development Plan. The Proposed Plan will also recognise the
emerging Tay Valley Eco Park which covers a large collection of food and
drink related businesses around Perth and along the Carse of Gowrie to
Dundee. The James Hutton Institute Strategic Development Area will also
play a role in supporting this sector.
Large scale Large business parks and industrial locations are also covered by
business
Oudenarde, West/North West Perth, Dundee Western Gateway, Dundee
parks
Linlathen, Orchardbank Forfar, Cupar North and St Andrews West. These
promote large scale new business facilities that are strategically significant (in
some cases as part of mixed use development). The future use of these
areas may well support particular clusters as well as broader business
functions. In these instance it is the scale that makes these business
locations strategically significant.
3.7

Several of the Strategic Development Areas are also designated settlement
extensions for new homes; Dundee Western Gateway, West/North West Perth,
Oudenarde, St. Andrews West and Cupar North. There is also some housing as part
of Dundee Wider Waterfront.

3.8

The continuation of the existing strategic development areas in the Proposed Plan
therefore reflects many of the types of location that Scottish Planning Policy (2014)
considers to be clusters.

B. No Additional Strategic Development Areas
3.9
TAYplan sought views and ideas for major projects from land owners, developers
and other organisations during the Early Engagement exercise at Pre-Main Issues
Stage. This resulted in 22 projects being submitted. These included some of the
existing Strategic Development Areas and also some other proposals. Of these other
proposals some were familiar to TAYplan and its constituent councils, having been
the subject of previous TAYplan or Local Plan/Local Development Plan consultations.
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Strategic Development Areas

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

Strategic Development Areas

Proposed Uses

1. Forfar Agricultural Service
Centre Employment
2. Orchard Bank, Forfar
3. Montrose Port
4. West/North West Perth
5. Oudenarde, Bridge of Earn
6. Linlathen, Dundee
7. Dundee Wider Waterfront

land for agricultural services

8. Dundee Western Gateway
9. James Hutton Institute
10. Cupar North
11. St Andrews West & Science
Park

25ha of employment land
Employment land for port related uses
4,000+ homes, 50 ha employment land and new roads
1,200+ homes and 34ha employment land
40ha of employment land
Mixed uses including business, commercial, leisure, retail,
homes and port related uses
750+ homes and 50ha of employment land
5 to 10ha employment land for food and agricultural research
1,400 homes, 10ha employment land and bulky goods retail.
1,090 homes, 5ha business park, 8ha employment land and
10ha ‘research and development or Science Park related
enterprise.

3.10

TAYplan considered all of these proposals and assessed them using a consistent set
of criteria. This exercise is detailed in Appendix 2 where the proposals are sorted by
Local Authority within which they are proposed. TAYplan also re-appraised all 11
Strategic Development Areas to reconsider their effectiveness, this is covered in
Section 6 part g.

3.11

These exercises demonstrate firstly that the Strategic Development Areas identified
in the approved TAYplan (2012) remain effective. They have, like almost all other
locations in the UK, experienced issues consequent from the economic downturn.
However, there is no compelling evidence to suggest that any of these should be
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deleted. As demonstrated above they also fulfil the Scottish Planning Policy (2014)
consideration of clusters.
3.12

Some of the additional locations submitted at Pre-Main Issues Report stage were
part of existing Strategic Development Areas. Others, however were entirely different
sites or locations. Of these some were considered too small to be Strategic
Development Areas and would instead be best considered through Local
Development Plan preparation.

3.13

Some were located outside of principal settlements and therefore presented
significant issues for delivering the vision and outcomes of the Plan. There were also
some specific transport proposals where more work was needed and settlement
masterplans where the focus was on a series of important but non-planning related
activities.

3.14

For some of these that are within or close to existing Strategic Development Areas it
will be for the respective Local Development Plan to determine whether these should
or should not form part of that Strategic Development Area.

3.15

There will therefore be no additional Strategic Development Areas at those locations
promoted in responses such as Westfield,Forfar; Junction 6 at Kinross; Dock Street,
Dundee; Errol Freight Park proposal; or, Binn Eco-park. However, Binn Eco-Park will
continue to be recognised as a major location for the treatment of waste and related
resource management activity as in approved TAYplan (2012) Policy 6.

3.16

The Proposed Plan will not include reference to Dundee as a cluster for motorsports
which was part of a response to the Main Issues Report. Besides the Michelin tyre
factory and some off-road race tracks there is no major cluster of automotive
engineering or vehicle and engine assembly. Although this does not prevent the
growth of that sector, should it take place.

3.17

The approach in the approved TAYplan (2012) should continue to require design
framework (new terminology from Scottish Planning Policy (2014) for all Strategic
Development Areas. In operational terms most already have these and/or have
moved to more detailed masterplanning. This remains an integral part of the
approach to embed place quality into strategic development areas. These areas and
their design frameworks also represent a major tool for delivering the green networks
considered in Topic Paper 4.

3.18

Green networks and the broader place shaping principles will be enhanced (see topic
paper 4). These are strategically essential and bring about a series of benefits for
investment. Firstly they lead to better quality and more attractive places for people to
live, work and relax. Ultimately this can stimulate investment and market. It also
supports a healthier population and workforce. This ultimately supports a strong and
competitive economy.

3.19

Considerable investment is anticipated in energy, waste management and resource
management. The next TAYplan should continue to consider these together and
concentrate on ensuring the appropriate location and migitation of impacts that result
from the infrastructure and its operation. These matters are considered in Topic
Paper 3.
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C. The visitor economy
3.20 The visitor economy is a major part of the TAYplan economy and there continues to
be recognition of the role of places and events in the visitor offer. There is strong
connection between investment, place shaping and the town centres first approach
(see topic paper 4). The intention has been to embed the principles of the National
Tourism Development Framework (2013). This justifies the continuation of this within
Policy but other policy enhancements mean clarification could be provided which
emphasise supporting growth in year round economy of which tourism, sport and
recreation are a part.
3.21

Scottish Planning Policy (2014) paragraph 100 also asks Strategic Development
Plans to identify and safeguard any regionally or nationally important locations for
tourism or recreation development within their areas. This is extremely challenging
and considerable work was carried out by TAYplan, Visit Scotland, Scottish
Enterprise and Sport Scotland at Main Issues stage to examine this.

3.22

The challenges exist because there are examples where the settlement itself is
significant for example St Andrews, Gleneagles and Carnoustie are important for golf
related tourism. This is supported by golf courses, hotels, restaurants and other
facilities and factors within or close to these settlements. Similarly there are
numerous related factors which support Arbroath and Anstruther as seaside
destinations. Pitlochry and Aberfeldy are major tourism hubs but the attractions are
multiple and not always located within the settlement. Natural and historic assets are
already protected by approved TAYplan (2012) Policy 3, and this is proposed to
continue.

3.23

Considerable thinking on these matters has also been underpinned by work on town
centres first and consideration of the visitor economy. Therefore rather than
identifying specific stadia, parks, hotels or visitor facilities the Proposed Plan will take
a broader approach:
 It will seek to assist in growing the year-round economy including the role of the
tourism, sporting and recreation sectors. This will be a central part of the
approach to making TAYplan a first choice for investment.
 There will be recognition of the importance of town centres in the provision of
visitor uses and recognition that the network of centres (city, town, local and
commercial) plays an important part of attracting visitors. This will seek to reflect
the principles of town centres first for high-footfall land uses, including those
which attract lots of visitors. It will also seek to recognise the importance of
events, festivals and hospitality, catering and cultural land uses and activities in
supporting the economic wellbeing and image of places. It will be for Local
Development Plans to determine any appropriate town centre focus, commercial
centres and for councils to consider supporting measures such as parking, other
travel arrangements and appropriate licencing.
 More broadly there will continue to be a focus on ensuring at least a 5 year
supply of business to for a range of different industrial and commercial needs.
Office land uses will also form part of the town centres first approach as
envisaged by Scottish Planning Policy (2014).

3.24

This is consistent with the town centres first approach and also the clusters and
approach to business land identified in Scottish Planning Policy (2014). This is
important because it considers the implications planning for investment, supporting
clusters in the visitor economy and the approach to town centres first. Having
considered these factors at length (see also Topic Paper 4: Strategic Place Shaping
2015) TAYplan is persuaded that this proposed approach represents a logical and
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compatible approach to the visitor economy whilst reflecting the numerous national
policy requirements.
D. Hazardous Industries and Clusters
3.25 There will be no need to identify any clusters of businesses that handle hazardous
material. Although these exist in small groupings they are generally focused around
the ports or deliberately away from population. Although collectively important they
are not considered to form nationally important clusters. This reflects remarks made
in the TAYplan Main Issues Report (2014) and no additional comments were
received to the contrary. This reflects Scottish Planning Policy (2014).
E. Additional Requirements of Scottish Planning Policy (2014)
3.26 The TAYplan Main Issues Report (2014) also considered the importance of modal
shift to health, air quality and the low carbon agenda. From an investment point of
view this centres on transferring freight from road to rail and sea. The approaches to
protecting ports set out above support this. Additional policy to protect locations close
to ports and rail heads for buinsesses to take advantage of rail and sea freight
opportuntiies will therefore be important for the business investment that will
facitlitate the modal shift.
3.27

Additional policy will be added to reflect Scottish Planning Policy (2014) paragraph
104 which requires the location of development that generates significant freight to
be close to railheads, harbours or the strategic road network. This will ensure land
close to railheads and harbours is protected to support a broader strategy of
enhanced air quality and supporting a modal shift to rail and sea freight. This also
supports the low carbon agenda. Including this will directly reflect national policy in a
way which is consistent with the existing strategy and also reflects the views made in
response to TAYplan Main Issues Report (2014) Question 2 that considered
promotion of rail/sea freight.

New Homes
3.28

Scottish Planning Policy (2014) has brought in specific terminology which clarifies the
operation of policy. As a consequence this terminology should be embedded into
Policy. This should particularly recognise the distinctions between housing supply
targets and housing land requirements.

3.29

Scottish Planning Policy (2014) now also requires the next TAYplan to stipulate the
specific margin of generosity identified by the housing land requirement (e.g housing
supply target + 10% or +20%). The next TAYplan will also need to say how much of
the housing land requirement should be for affordable and market housing. At
strategic level the emphasis should remain on the mix of housing type, size and
tenure to meet the needs and aspirations of different households throughout their
lives.However, it will be most appropriate for the specific site, settlement or market
area levels of affordable housing to be determined by Local Development Plans and
Local Housing Strategies as these are best placed to consider detailed issues. These
should also have the flexibility to justify circumstance where this varies.

3.30

The map below shows the proposed housing supply targets and housing land
requirements. This should set out housing supply targets and housing land
requirmeents for the first 12 years of the Plan (2016-28). This is the period for which
the plan must be specific. A more general indication should then be provided for the
subsequent 8 year period (2028-36).
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Average annual housing supply targets and land requirement (2016-28)

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

3.31

The housing supply target for Dundee City will include 35 homes per year transferred
from the Perth & Kinross part of the Greater Dundee Housing Market Area. This
contributes towards a sustainable pattern of development in recognition of settlement
and environmental constraints in the Perth & Kinross part of the Greater Dundee
Housiong Market Area. This transfer is included in the figures presented in the map
above.

3.32

The plan should include the approach to monitor the 5 year supply of effective
housing land for the whole of the Greater Dundee Housing Market Area. This will be
achieved by publishing the combined information from each council housing land
audit that is relevant to locations within the Greater Dundee Housing Market Area.

F. Housing Supply Targets
3.33 TAYplan and the four constituent council jointly prepared the TAYplan-wide Joint
Housing Need and Demand Assessment (2013). This was found to be robust and
credible by the Scottish Government’s Centre for Housing Market Analysis in
February 2014. Additional work considered the implication of wider social, economic
and environmental factors and issues that affect resource, capacity and deliverability,
consistent with Scottish Planning Policy (2014) paragraph 115 (and also preceding
Scottish Planning Policy 2010).
3.34

A summary of the TAYplan-wide Joint Housing Need and Demand Assessment
(2013) is considered in Section 6 part c of this Topic Paper. The TAYplan Housing
Analysis Paper (2015) examines the 2012-based population and household
projections and more recent implication of wider social, economic and environmental
factors and issues that affect resource, capacity and deliverability. This work is
summarised in Section 6 part f.
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3.35

As required by Scottish Planning Policy (2014) TAYplan will continue to set out
housing supply targets and housing land requirement for TAYplan, each constituent
council area and their respective housing market areas. TAYplan will present housing
supply targets and housing land requirement figures for each local authority part of
the Greater Dundee Housing Market Area. This is because the Greater Dundee
Housing Market Area is the only one to cover more than one council area and this
will provide clarity for Local Development Plans.

3.36

TAYplan Main Issues Report (2014) Option 1 represents 100% of the identified need
and demand for new homes in Angus, Dundee City and North Fife and it plans for
90% of identified need and demand for new homes in Perth & Kinross. TAYplan Main
Issues Report (2014) Option 2 differs only in that it plans for 100% of identified need
and demand for new homes in Perth & Kinross. These figures are based on the
conclusions of the TAYplan-wide Joint Housing Need and Demand Assessment
(2013).

3.37

The housing supply targets should be based on TAYplan Main Issues Report (2014)
Option 1. This plans for house building rates of 310 homes per year in Angus, 480
homes per year in Dundee City, 295 homes per year in North Fife and 1,000 homes
per year in Perth & Kinross. The key reasons for this are set out below (these are
detailed in the TAYplan Housing Analysis Paper 2015):
Anticipated build rates
1. The build rates for Angus, Dundee City and North Fife are each lower than those
currently planned in approved TAYplan (2012) Policy 5/Proposal 2. TAYplan is
therefore satisfied that it is possible to continue to deliver the vision and strategy
whilst also planning to meet all of the identifified need and demand for new
homes. For Angus, Dundee City and North Fife analysis of annual housing land
audits suggests that the levels of new house building under Option 1 will be
achieved, nearly achieved or almost achieved in the 7 years following 2014.
2. However in Perth & Kinross the identified need and demand was higher than
planned build rates in the approved TAYplan (2012) Policy 5/Proposal 2. Analysis
of the annual housing land audit suggests that build rates in Perth & Kinross are
not anticipated to reach these levels at any point during 7 years following 2014
and are unlikely to do so in the subsequent years. Part of the reason for this
relates to the capacity of individual developers and land owners who, despite
owning or having options in several pieces of land only have capacity to deliver
one of these at a time, despite all being effective.
Projected demographic and household change
3. Analysis shows that the 2012-based household projections would be likely to
result in slightly lower but not dissimilar levels of need and demand for new
homes in Angus and North Fife and Perth & Kinross as for Option 1. These
projections are more statistically rigourous than their predecessors (the 2010based projections), having been informed by the 2011 Census. However, it
should also be noted that they project forward a time period that precedes some
of the more positive signs of economic recovery. This persuades TAYplan that it
is reasonable to plan for Main Issues Report Option 1 for these areas.
4. For Dundee City the 2012-based household projections suggest that the level of
new homes under Option 1 would be the consequence of a lower level of
migration than originally envisaged. TAYplan is persuaded that it is reasonable to
cater for this issue through a generous housing land requirement that enables
Dundee City Council to respond appropriately. TAYplan is also persuaded
5. For Perth & Kinross the 2012-based household projections suggest that Main
Issues Report Option 2 would be the consequence of higher levels of migration
Page 16 of 93

TAYplan Topic Paper 2: Growth Strategy (May 2015)
than even the 2012-based projections high-migration variant. This is also
inconsistent with the original basis for the scenario set out in the TAYplan-wide
Joint Housing Need and Demand Assessment (2013) as it would assume
consequently higher levels of economic growth than are expected in the short
term. This is also reinforced by the findings of the TAYplan Economic Outlook
(2014) by Oxford Economics (see Sction 6 part b).
3.38

TAYplan is therefore satisfied that the evidence suggests that TAYplan Main Issues
Report (2014) Option 2 is neither realistic nor deliverable. TAYplan is therefore
persuaded that planning for the build rates in Option 1 as housing supply targets
meets likely need and demand for the future, is consistent with achieving the strategy
and reflects the principles of Scottish Planning Policy (2014). This is because, as
noted above, Option 1 better reflects the consideration of wider economic, social and
environmental factors, issues of capacity, resource and deliverability and other
requirements. These also reflect all of the identified demand for market homes in the
TAYplan-wide Joint Housing Need and Demand Assessment (2013).

G. Housing Land Requirement
3.39 The housing supply target is the amount of new homes that are planned to be built.
The housing land requirement is the supply of land that will be identified to ensure
that the housing supply target can be delivered. It will provide for a generous supply
of land based on local circumstances and other considerations. Although the
approved TAYplan (2012) reflected these principles it is now a requirement of
Scottish Planning Policy (2014) that the next TAYplan should stipulate the specific
margin of generosity. Scottish Planning Policy (2014) suggests that this margin
should be equivalent to the housing supply target plus 10% to 20%.
3.40

This requirement is new and so was not consulted upon at Main Issues Report stage,
although many of the comments referenced the importance of generosity of land
supply whether referencing Scottish Planning Policy (2014) or its 2010 predecessor.

3.41

As such the TAYplan Housing Analysis Paper (2015) has considered generosity and
the factors which could influence this. It suggests that generosity will be highest
where the respective area is expected to accommodate more homes than TAYplan
Main Issues Report (2014) Option 1 during the plan period e.g. due to population and
household projections or policy triggers. Lower levels of generosity will be apparent
where population and household projections indicate similar or lower levels of
anticipated house buildings and/or where there are no policy triggers and/or where
there is implicit generosity in the housing supply targets.

3.42

The examination of housing supply target noted above (see TAYplan Housing
Analysis Paper 2015) therefore suggest that the highest levels of generosity in land
supply will be needed in Dundee City. This will respond to both the anticipated higher
levels of new households in the 2012-based projections and also the need to
potentially accommodate more homes if sites elsewhere in the Greater Dundee
Housing Marker Area become non-effective (see below). In the first instance this
should be at least 10% but the extent to which it should be higher will be dependent
on a number of factors, not least of which is the actual extent to which the 2012based household projections play out. Dundee City can already plan for higher build
rates than set out in the approved TAYplan (2012) Policy 5 under Policy 5 part B. A
continuation of this would reflect the need for higher levels of generosity but give
Dundee City Council the opportunity to consider this and any related issues further in
its TAYplan Main Issues Report (2014).
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3.43

For Angus and North Fife the anticipated build rates and slightly lower levels of new
homes implied by the 2012-based household projections suggest that it is reasonable
to plan for 10% generosity.

3.44

In Perth & Kinross the situation is different, the anticipated build rates suggest that
there is significant implicit generosity in the housing supply target (see TAYplan
Housing Analysis Paper 2015). As a result TAYplan is not persuaded that identifying
a larger housing land requirement would bring about any greater likelihood of
increased build rates. Therefore TAYplan is satisfied that a generous supply of land
can be provided if the housing land requirement and the housing supply targets for
each housing market area in Perth & Kinross are identical. TAYplan is also
persuaded that for Perth & Kinross, and also the other council area within TAYplan,
that should substantial change occur there is firstly sufficient land available to cope
with this and, crucially, the statutory time table and process for review of the Plan
(and the TAYplan-wide Joint Housing Need and Demand Assessment (2013)) are
appropriate to cope with and respond to this.

3.45

The housing supply targets and housing land requirements include any new build
homes (including conversions) of any tenure and also specialist provision such as for
Gypsies and Travellers where a land for a new home or pitch is required. It will be for
Local Development Plans to determine which sites contribute to the housing land
requirement (including the exact boundaries of Strategic Development Areas).

H. Mix of housing type, size and tenure
3.46 TAYplan will continue to consider the need for a range of type, size and tenure of
new homes to meet the needs and aspirations of a variety of households throughout
their lives. This reflects the place shaping credentials of Scottish Planning Policy
(2014) and also those set out within TAYplan itself (see also Topic Paper 4: Strategic
Place Shaping 2015).
3.47

TAYplan will explicitly state the scale of market and affordable homes planned at
TAYplan level to reflect the new requirements of Scottish Planning Policy (2014)
paragraph 127. This is based on the conclusions of the TAYplan-wide Joint Housing
Need and Demand Assessment (2013) and the TAYplan Housing Analysis Paper
(2015). Both consider the imlications of welfare reform. The will result in a 75%
market housing (average of 1,647 per year) and 25% market housing (average of
549 per year). This is indicative as it will be for Local Housing Strategies and Local
Development Plans to determine the appropriate mix on sites, and at settlement and
housing market area level. This also means that they will be able to justify different
proportions of affordable and market housing.

I. Greater Dundee Housing Market Area
3.48 The Greater Dundee Housing Market Area is the only one within TAYplan to cover
more than one council area. As such it will be an area covered by four Local
Development Plans and this therefore justifies a Strategic Development Plan
response.
3.49

TAYplan set out its proposed approach to this in Topic Paper 2: Growth Strategy
(April 2014) alongside the TAYplan Main Issues Report (2014). This justified the
preference for two proposals:
1. The transfer of 35 homes per year from the Perth & Kinross part of the Greater
Dundee Housing Market Area to Dundee City (Main Issues Report Question 8).
2. That Dundee City should have the flexibility to accommodate housing where sites
in other parts of the Greater Dundee Housing Market Area become non-effective
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and appropriate alternative sites cannot be found (Main Issues Report Question
9).
3.50

There was general support for both principles from a mix of different respondents
including some home builders and land owners. There were also those who opposed
it.

3.51

Having further considered these issues TAYplan is satisfied that 35 homes per year
from the Perth & Kinross part of the Greater Dundee Housing Market Area should be
accommodated in Dundee City (these are included in the housing supply target of
480 homes per years – see above). This continues the principle of meeting need and
demand within the same housing market area. It also overcomes the strategic issues
associated with identifying land in small villages and the countryside on the edge of
the region’s largest settlement. TAYplan is satisfied that this remains the best
approach to overcome these issues and is not persuaded that there is a better
alternative. Section 6 part e explains these issues in more detail.

3.52

TAYplan considered the broad support for accommodating homes in Dundee City
where sites elsewhere within the Greater Dundee Housing Market become noneffective and no alternative can be found. TAYplan was not satisfied that any credible
argument was presented as to why this should not happen. However, TAYplan did
agree with those respondents that mentioned the need for an appropriate system.
This has been considered further in the TAYplan Housing Analysis Paper (2015).

3.53

It was recognised that there would be a need to monitor the scale and effectiveness
of housing land for the entire Greater Dundee Housing Market Area. This is what
happens for all other housing market areas. Achieving this could be done by
aggregating the published conclusions of each council’s respective housing land
audit for those areas within the Greater Dundee Housing Market Area. This could be
done as an action in the Action Programme and would not need a specific Policy
requirement.

3.54

The Policy approach would succeed if Dundee City were to identify a generous
supply of housing land such that it is the part of the Greater Dundee Housing Market
Area where most effective housing land is located. This assumption influenced
TAYplan’s thinking on housing land requirement above (see also the TAYplan
Housing Analysis Paper 2015).

3.55

As mentioned Dundee City Council will continue to have the flexibility to plan for
housing land requirements in excess of those stated in TAYplan. This will contribute
to its land generosity and ensure that the majority of the effective housing land in the
Greater Dundee Housing Market Area is in Dundee City. This will also support the
sustainable pattern of land use where other sites elsewhere in the Greater Dundee
Housing Market Area become non-effective. This reinforces the justification for higher
levels of generosity within Dundee City. However, it does not, on its own provide any
evidence as to what that exact level of generosity should be.

3.56

Therefore, TAYplan is satisfied that the proposed approach for a housing land
requirement equivalent to the housing supply target plus at least 10% with Dundee
City only having the flexibility to plan for higher levels of generosity remains
appropriate. It will then be for Dundee City to take account of important local
considerations and indeed the implicaitions of yet to be published mid year
population and household estimates, and potentially the 2014-based population and
household projections. These will not be within the scope of the Proposed TAYplan
due to preparation timing.
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J. Environmental and Infrastructure Constraints
3.57 The ability to shift housing land requirement between housing market areas in
response to infrastructure and environmental constraint will continue (Main Issues
Report Question 7). TAYplan proposed the possibility of increasing the level of
flexibility from the current 10%, potentially up to as much as 25%. However, having
considered the responses from numerous individuals and organisations there is
limited evidence to support this. Nevertheless the principle of the approach remains
valid.
3.58

The key risk would be ensuring that the identified housing need and demand can be
met without detriment to the respective housing market area. However, analysis in
the TAYplan Housing Analysis Paper (2015) did conclude that the specific scale and
nature of environmental/landscape designations, flood risk, topography and access
constraints in Highland Perthshire justify a higher level of flexibility. The paper
concluded that 15% was justifiable.

3.59

Therefore all housing market areas will continue to have the flexibility to shift up to
10% of their housing land requirement to one or more neighbouring housing market
areas within the same council larea in response to serious cases of environmental or
infrastructure constraint. In Highland Perthshire this will be 15%.

4. Key Issues - Engagement and Consultation
Key Issues from ‘Your place | Your future | Your say’ pre-MIR engagement
4.1
TAYplan undertook an early engagement exercise before preparing the next Main
Issues Report. This engagement, entitled ‘Your Place | Your Future | Your Say’, ran
from 22 April to 11 June 2013. Its purpose was to invite early engagement in order to
clarify issues for inclusion in the next Main Issues Report. At this stage, there were 2
questionnaires available for comment:
1 – We asked for comments on various questions to help us understand issues
communities and stakeholders considered to be important; and,
2 – We asked for details about any new projects of regional significance.
4.2

Your place | Your future | Your say continued to place a strong focus on the
importance of place and quality of place, seeking views on what key components are
considered to be central to quality places within the TAYplan area.

4.3

Broad questions were asked around the level of growth within TAYplan, requiring
communities, stakeholders, developers and other interested parties to share their
knowledge of the area, whilst allowing us to analyse the key issues arising.
Responses were received from community/voluntary groups, individuals, the
development industries and Government/ agencies and these are summarised in
Appendix one.

Conclusions
4.4
Based on the responses received through the pre-Main Issues Report stage there is
general support for the existing spatial strategy in the approved TAYplan (2012). This
also helped identify and clarify challenges such as adaptation to climate change (see
Topic Paper 4: Strategic Palce Shaping 2015) and sustainable economic growth
(covered in this Topic Paper).
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Comments received during the Main Issues Report consultation (2014)
4.5
The TAYplan Main Issues Report (2014) set out proposed changes to the approved
TAYplan (2012). These reflected comments received in the Early Engagement
exercise (2013) and emerging thinking. The proposed changes were set out and
questions were posed for interested parties to respond during the Main Issues Report
consultation from April to June 2014. A broad summary of responses is set out
below. A full summary of the responses is contained in Schedule of Responses to the
Main Issues Report (April – June 2014) (May 2015).
Main Issue 3: Making TAYplan a place of first choice to invest
4.6
There are no specific clusters that are not already addressed by existing strategic
development areas or alternatively by smaller locations that are already operational.
Although numerous sites or proposals were put forward at pre-Main Issues Report
stage, these were either too small to be of strategic significance, had the potential to
form part of existing Strategic Development Areas or were located in places that
would adversely affect the delivery of the vision and strategy of the Plan.
Main Issue 5: How to plan for homes for people to live in
4.7
Although there was greatest support planning for new house building rates in Option
2 the arguments for Option 1 remain more persuasive. Further work has been carried
out to assist decision making in the TAYplan Housing Analysis Paper (2015). This is
examined in more detail in Chapter 6 Research and Related Work.
4.8

Interestingly the concensus across numerous organisations with different interests
supported retention of the current 10% shift between housing market areas (Question
7). Having considered this, TAYplan agrees that there is limited evidence to support
a change. However, work has been undertaken to consider specific housing market
areas e.g. Highland Perthshire, where issues justifying greater flexibility are
apparent. The conclusions of this further work are set out in the TAYplan Housing
Analysis Paper (2015). This is examined in more detail in Chapter 6 Research and
Related Work.

4.9

Questions 8 and 9 focus specifically on the Greater Dundee Housing Market Area.
This drew a variety of responses with a mix developers, land owners, government
agencies, local government, members of the public and amenity groups supporting
the proposals. Some developers and land owners opposed the proposals. The
evidence cited to oppose this is limited in its persuasiveness. However, further work
is set out in the TAYplan Housing Analysis Paper (2015). This is examined in more
detail in Chapter 6 Research and Related Work.

5. Addressing Climate Change Challenges
5.1

As the climate continues to change, adaptation must be an on-going process and not
something to tick off as ‘done’. It is important to integrate adaptation responses to
climate change into core business planning and decision making processes. There
are elements that contribute to making the process of adapting more effective and
efficient:
 Principles of adaptation;
 Understanding your vulnerability to climate change;
 Risk management; and,
 Adaptation actions.

5.2

In terms of growth and spatial strategy, good quality development must properly
consider how location, design and layout can reduce the need to consume resources,
maximise the contribution towards sustainable economic development and support a
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better quality of life and a better quality environment. It is important for the right
development to be located in the right place.
5.3

TAYplan looks at integrating, linking and enhancing green infrastructure, existing
landscape designations and habitats within the overall social, economic and
environmental makeup of the region. See Topic Paper 4 - Strategic Place Shaping
(2015) for further information.

5.4

TAYplan recognises the need to continue to embrace innovative housing techniques,
as set out in the revised Building Standards Regulations and capitalising on the
region’s natural resources, including sunlight (orientating buildings), food resources
(protecting prime agricultural land) and energy generation, locating onshore and
offshore technologies in appropriate and sustainable locations. This is about ensuring
new development mitigates against and adapts to climate change and becomes an
integral part of its surroundings rather than exclusive from them. It is about how new
development adapts to, interacts with and responds by enhancing the existing
features, networks and design of TAYplan’s many different and distinct places, rather
than standardised products which can diminish local character and/or put
unacceptable infrastructure and/or environmental burdens upon them. Better
location, design and layout also have the potential to increase land values making
additional infrastructure more deliverable.

6. Research and Related Work
6.1

This section is broken into several component parts which collectively contribute to
the growth agenda. Some of the areas considered here are also relevant to other
areas of policy and have also been covered in other topic papers. Each section
references single pieces of research or groups of research relating to a single issue.
This work has supported the conclusions drawn in Section 3 (above).

6.2
Work undertaken for the TAYplan-wide Joint Housing Need and Demand
Assessment (2013), the TAYplan Monitoring Statement (2014) and the TAYplan Economic
Outlook by Oxford Economics (2014) collectively provide the Population and Demographic
information for the TAYplan area. More recent work in the TAYplan Housing Analysis Paper
(2015) has considered the implications of the 2012-based population and household
projections.

a). Population & Household Change
6.3

According to the 2011 Census, the TAYplan area was home to 485,960 people. This
is an increase of 23,067 people (4.9%) since 2001. Just over 75% of the population
continue to live in the 20 largest centres of population.

6.4

Work in the TAYplan-wide Joint Housing Need and Demand Assessment (2013)
analysing the 2011 Census and National Records of Scotland information shows that
the largest scale of population growth in the TAYplan region was in Perth & Kinross.
This has largely been as a result of net inward migration. A similar but less significant
trend was apparent in Angus. In Dundee City and North Fife both positive natural
change and comparatively lower levels of net inward migration have driven
population growth. This suggests that the historic trends of outward migration and
population decline in Dundee City have now been reversed.

6.5

The TAYplan Housing Analysis Paper (2015) considers the 2012-based Population
and Household Projections. These are more statistically rigourous than the preceding
2010-based projections. In particular they reflect the 2011 Census which recognises
higher household sizes and the slow down in migration, itself associated with the
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slow down in house building and job creation relating to the economic slow down.
However, it is also true that these projections do not yet include some of the more
positive outcomes of the economic recovery that have been observed since 2012
and therefore it is currently not possible to tell what future impact these may have.
6.6

The 2012-based projections show projected population and household growth at
TAYplan level, particularly in Perth & Kinross and Dundee City. The growth trajectory
for Perth & Kinross continues to be one of the highest in Scotland despite being
revised down considerable when compared with the preceding 2010-based
projections. In Dundee City higher population and household growth is projected than
for the 2010 based projections. For Angus the projection end point is similar and the
population is projected to fall slightly with slightly fewer additional households
projected compared with the 2010-based projections. For North Fife the little
projected population growth is anticipatedFor North Fife the 2012-based projected
population and household growth are slightly lower than those for 2010. Some of the
key features are generated by high proportional growth in the number of children and
working age adults, compared with Scotland trend. In Angus change is generated by
projected falls in these age groups (see TAYplan Housing Analysis Paper for more
information).

6.7

The TAYplan-wide Joint Housing Need and Demand Assessment (2013) examined
possible future growth scenarios using the different variants of the 2010-based
population and household projections published by National Records for Scotland.
These were the most recent at the time. These informed the housing supply targets
consulted upon at Main Issues Report stage in 2014. Subseqneunt work in the
TAYplan Housing Analysis Paper (2015) has considered the potential implications of
the more recent 2012-based population and household projections.

b). Economic Change
Employment Rates
6.8
The TAYplan Economic Outlook (2014) by Oxford Economics shows that
approximately 8,000 jobs were lost in the TAYplan area between 2009 and 2010 with
the majority being in construction and manufacturing, although some of the job
losses were offset by growth in health and professional services. There was a
subsequent recovery of some of these jobs after 2010 (see Figure 1 below). There
were also variations in the changes in total employment as shown in Chapter 2 of the
TAYplan Monitoring Statement (2014) which also reflect this trend showing a fall in
employment and economic activity rates since 2007. Oxford Economics report that in
the years prior to the recession employment grew in Scotland (11%) at a faster rate
than TAYplan (6%). However, during the years 2008-12 employment contracted less
for TAYplan (3.8%) than for Scotland (4.1%). Also between 2008 and 2012 total
employment fell by 8.3% in North Fife and 4.8% in Dundee City. In Angus it fell by
3.9% and in Perth & Kinross by 0.9%. This shows that the impacts on the work force
were felt differently in different parts of the region.
6.9

Oxford Economics forecast some recovery but an overall slower rate of jobs growth
than was experienced during the economic boom of the last decade. The forecast
number of jobs remains higher than the pre-2003 era but lower than the peak levels
experienced during the last decade.

Page 23 of 93

TAYplan Topic Paper 2: Growth Strategy (May 2015)
Figure 1: Total Jobs in the TAYplan area 2000 to 2023

Source: Oxford Economics

Economic Structure
6.10 Information from NOMIS shown in the TAYplan-wide Joint Housing Need and
Demand Assessment (2013) suggests that approximately one third of jobs in the
TAYplan region are in public administration and health and that approximately one
quarter are in tourism and distribution. The TAYplan Economic Outlook (2014) shows
the relative concentrations of different sectors of the economy in the TAYplan region
based on their significance. This shows whether the TAYplan area is more or less
dependent on a particular sector than Scotland as a whole. However, it should be
noted that this does not comment on the relative significance of the different sectors
of the economy within the region. Figure 2 (below) taken from the TAYplan Economic
Outlook (2014) shows that the TAYplan economy is more dependent than the
Scottish economy on agriculture, forestry and fishing; accommodation and food
services, education and wholesale & retail trade; amongst others. This tells us about
the sensitivity of these sectors. Although they are differently titled to those in the
NOMIS information referenced earlier in this paragraph it is clear that health, social
work and education have a strong presence in the public sector and that
accommodation and food services have a strong role in the tourism and distribution
sector.
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Figure 2: Relative concentration of employment by industry sector, TAYplan and
Scotland (2012)

Source: Oxford Economics
Note: PP Difference = percentage point difference

Socio-economic circumstances
6.11 As part of the TAYplan-wide Joint Housing Need and Demand Assessment (2013)
average household incomes were analysed using CACI data from 2011 provided in
the Scottish Government data pack 2012. Figure 3 (below) shows that the largest
individual groupings are those with household incomes of between £5,000 and
£15,000 per year. Together these represent just over one quarter of households in
TAYplan. The majority of households (55.8%) have incomes of £30,000 per year or
less. Just over 21% of households have household incomes exceeding £50,000 per
year.
6.12

The proportion of the population aged 16 to 64 claiming Job Seekers Allowance
(Figure 4 below) fell to a low of 2% in 2008. Thereafter the claimant rate has grown
sharply to similar levels as in 2001. The coincidence of time periods for this trend
suggests that the national economic situation has been a strong driver of these
changes.
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Figure 3: Number of Households by Household Incomes at £5,000 per year income
brackets (2011)

Source: CACI data from the Scottish Government data pack taken from the TAYplan-wide Joint Housing Need and Demand
Assessment 2013

Figure 4: Proportion of the working age Population (age 16-64) in the TAYplan area
claiming Job Seekers Allowance (2001 to 2011)

Source: Department of Work and Pensions/NOMIS and Mid-Year Population Estimates 2001 to 2011 before the 2011 Census
Revision

6.13

There has been an increase in the TAYplan area of 5% (just under 4,000 people)
living in data zones ranked amongst Scotland’s 20% most deprived. This had been
falling between 2004 and 2009. There have also been increases in the numbers of
people in the TAYplan area living in data zones ranked amongst Scotland’s 2nd, 3rd
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and 4th Quintiles. But there has been a fall of 1,200 or so people living in data zones
ranked amongst Scotland’s 20% least deprived.
Figure 5: Changes in the TAYplan population living in data zones ranked by Scottish
Quintile of Multiple Deprivation 2004 and 2012

Source: Scottish Index of Multiple Deprivation 2004 and 2012 using National Records of Scotland Mid-year population
estimates for 2004 and the 2011 Census as a proxy for 2012

Global Economic Influences
6.14 In the TAYplan Economic Outlook (2014) Oxford Economics examine economic
factors at play across the world and how these influence the UK, Scottish and
TAYplan economies. They note the recent weak performance of the US economy
and the Eurozone alongside strong economic rebounds in Japan and the UK. But
Oxford Economics anticipate US growth to accelerate to 3% but only around 0.9%
growth in the Eurozone with some continued risk of recession. Oxford Economics
also forecast continued growth in China of around 7% but anticipate more serious
‘underperformance’ in Russia, India and Brazil; which they consider to be facing
structural impediments to sustained rapid growth. Oxford Economics anticipate that
some emerging economies may face tight or tighter monetary stances due to
inflationary pressures and currency weaknesses which hold back growth.
6.15

Despite what are described as several false starts 2013 has seen the UK economic
recovery gather momentum but thus far this has been focussed on consumer growth
and the housing market. Oxford Economics forecast some broadening of this towards
business investment and exports over the next 2 years. During this period of
economic transition they forecast growth in the UK economy of 2.4% during 2014.
This represents the strongest outturn for seven years.

6.16

Overall Oxford Economics see the long term recovery as being service led at UK
level. They also see a reduction in employment in the manufacturing sector,
particularly driven by productivity advancements requiring fewer workers. Similarly
parts of the public sector are expected to employ fewer people reflecting government
spending restraint.
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6.17

Oxford Economics note that Scotland is likely to experience similar trends to those
described for the UK. They also note that Scotland has above average employment
and measured productivity but it has above average unemployment claimant rates
and public sector dependence. Oxford Economics conclude that this shows how
important the macro-economic outlook is to the Scottish economy.

6.18

Oxford Economics forecast growth in total employment in Scotland (see Figure 6) of
0.4% during 2014 with a continuation for the remainder of the decade; as noted
above this broadly reflects their forecasts for the UK. After 2023 they anticipate
slower employment growth of around 0.2%. It is forecast that there would be growth
in the professional scientific and technical activities and administrative and support
activities. Growth is also forecast in construction and accommodation and food
service activities. In the short term public administration and defence sector are likely
to see the most significant job losses in the short term reflecting Government
austerity measures. Manufacturing is also expected to see a fall in jobs reflecting the
situation forecast for the UK (above).

Figure 6: Total Employment in Scotland (1971-2038)

Source: Oxford Economics

6.19

Oxford Economics anticipate that the forecast economic performance will continue to
support population growth for the UK and Scotland, largely driven by inward
migration. By 2015 Oxford Economics anticipate that earnings will grow faster than
prices and that this will boost household spending power and underpin rising house
prices, even in the face of increasing interest rates. But they anticipate that Scottish
house price inflation will be below that of the UK as a whole. Over the medium term
they anticipate house price inflation in Scotland to average around 4%.

TAYplan Economic Outlook
6.20 Oxford Economics forecast population growth of 0.5% for TAYplan (just below the
Scottish level they anticipate of 0.6%). This would see the population rising from
nearly 490,000 now to around 520,000 by 2036. However, over the next decade
Oxford Economics forecast slower growth in population of around 0.2% with
migration being the key driver of change.
6.21

Oxford Economics also forecast growth in employment from 2015 averaging around
0.1% (compared with 0.3% in Scotland). However, the number of jobs is not
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anticipated to reach or exceed the 2008 peak. As with Scotland as a whole, Oxford
Economics note that total employment depends on business-orientated services.
Within TAYplan Oxford Economics consider that professional, scientific and technical
services, accommodation and food services, and, administration and support
services are projected to collectively add around 4,500 jobs by 2023. This is
contrasted with anticipated job losses in the public administration sector and
manufacturing; reflecting wider UK and Scotland trends that are forecast by Oxford
Economics. It is important to note that these are forecasts for employment within the
sector rather than the strength of the sector as a whole. These also reflect the
analysis for scenario construction considered in the TAYplan-wide Joint Housing
Need and Demand Assessment (2013) Chapter 2.
6.22

Oxford Economics consider that the already above average concentrations of
business orientated services in Perth & Kinross will mean that this part of the region
will experience the fastest rates of employment and population growth. Oxford
Economics conclude comparatively modest levels of employment and population
growth elsewhere in the TAYplan region.

6.23

In the longer term Oxford Economics forecast that the rate of employment growth will
slow. This is because the combination of the two factors below will slow capacity for
employment growth:
 Over the next decade faster growth in Gross Domestic Product (GDP) uses up
large amounts of spare capacity that has built up and this supports faster
employment growth. By the 2020s the spare capacity has been used and so the
capacity to grow quickly is diminished.
 Currently the 2020s is the only decade without an increase in the state pension
age and so the expansion of the labour supply is slower at this time.

6.24

6.25

Oxford Economics Consideration of TAYplan-wide Joint Housing Need and
Demand Assessment (2013) scenarios exercise
Oxford Economics considered the scenarios for household change that were
examined in the TAYplan-wide Joint Housing Need and Demand Assessment (2013).
Although Oxford Economic note that they produce their own population forecasts,
they go on to conclude that scenario 4: Better than anticipated economic growth has
the greatest likelihood of occuring. This is based on the consistency between their
own forecasting work undertaken for the TAYplan Economic Outlook (2014) and the
assumptions used in scenario 4 of the TAYplan-wide Joint Housing Need and
Demand Assessment (2013) for income growth, income distribution, house prices
and intermediate rental growth. It is also underpinned by Oxford Economics’
assumption that the TAYplan area will remain an attractive place to live and will
continue to attract migrants and students. Oxford Economic ranked Scenario 4B
(identical to scenario 4 but with high migration) as being unlikely due to the higher
levels of migration.
However, Oxford Economics also recognise that there are some risks to these
scenarios becoming apparent which were also recognised in the TAYplan-wide Joint
Housing Need and Demand Assessment (2013). These risks relate to the TAYplan
area being forecast by Oxford Economics to experience relatively lower employment
rates than those seen between 2000 and 2008. Similarly there are risks posed from
the wider impacts of growth in the USA and the Eurozone, although Oxford
Economics note that the risks in the USA and Eurozone have diminished more
recently. The TAYplan-wide Joint Housing Need and Demand Assessment (2013)
also recognises the implications of growth in predominantly low and middle income
sectors of the economy on migration levels.
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6.26

The TAYplan Housing Analysis Paper (2015) also considered factors affecting the
economy and the housing market in a bid to understand whether there were any
implications for the scenarios in the TAYplan-wide Joint Housing Need and Demand
Assessment (2013). This included reconsideration of employment rate changes and
the examination of more up to date economic forcasting by the Fraser of Allender
Institute. This suggests that the original assumptions which underpin the scenarios
remain relevant and appropriate. It also suggests that what was anticipated is taking
place and this constitutes a fragile and sometimes ‘bumpy’ journey through the
recovery. This continues to reflect the broad position of TAYplan’s long term thinking
about the economy, the housing market and our aspirations for growth.

Summary
6.27 Overall the work by Oxford Economics in the TAYplan Economic Outlook (2014) and
in the TAYplan-wide Joint Housing Need and Demand Assessment (2013) shows
that there is a strong likelihood of economic growth and an increase in employment
as the wider economic recovery takes hold. But there are structural factors driven by
economies overseas which will affect the performance of the TAYplan economy. The
TAYplan Housing Analysis Paper (2015) cites information that demonstrates this is
taking place and specifically the fragile nature of the recovery.
6.28

Oxford Economics considers that scenario 4: Better than anticipate economic growth,
from the TAYplan-wide Joint Housing Need and Demand Assessment (2013) has the
greatest likelihood of occurring and reflects their own forecasts for growth in the area.
But, as recognised by the both Oxford Economics and the TAYplan-wide Joint
Housing Need and Demand Assessment (2013), there are some risks to this posed
by external economic factors and the implications of the types of sectors that are
anticipated to grow.

6.29

This suggests that it is reasonable to plan for Scenario 4 and that the economic
circumstances needed to bring it about are both realistic and plausible. But one of the
critical factors will be the implications of slower growth as the economy transitions
through the economic recovery. These factors are considered in relation to house
building in section d below. This also suggests the continued need to plan to support
investment and growth in the economy and jobs within the TAYplan area. The
TAYplan Monitoring Statement (2014) also highlights the critical relationship between
economic advantage and health. These will be fundamental in delivering the
outcomes that underpin TAYplan’s vision.

c) TAYplan-wide Joint Housing Need and Demand Assessment (2013)
6.30

One of the key roles of the Strategic Development Plan is to identify the scale of new
homes that will be planned for (housing supply targets). The TAYplan Main Issues
Report (2014) set out the main areas of change and the options that could be
pursued in the next TAYplan. This was based on the conclusions of the TAYplanwide Joint Housing Need and Demand Assessment (2013) and the Oxford
Economics TAYplan Economic Outlook (2014). It also considered wider economic,
social and environmental factors and issues affecting capacity, resource and
deliverability reflecting Scottish Planning Policy. Consideration of more recent factors
in the TAYplan Housing Analysis Paper (2015) are summarised in part f below.

6.31

The TAYplan-wide Joint Housing Need and Demand Assessment (2013) used the
Centre for Housing Market Analysis spread sheet tool to create and run different
scenarios to represent alternative futures. These scenarios ran several variables
covering projected changes in the number of households along with changes in
house prices and rents, incomes and income disparities. The conclusions of this work
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can be found in Chapter 5 of the TAYplan-wide Joint Housing Need and Demand
Assessment (2013). The conclusions about how many homes to plan for are set out
below. The TAYplan-wide Joint Housing Need and Demand Assessment (2013) was
declared robust and credible by the Scottish Government’s Centre for Housing
Market Analysis in February 2014.
TAYplan-wide Joint Housing Need and Demand Assessment (2013) in Summary
Purpose

The purpose of the Housing Need and Demand Assessment (HNDA) is to help
better understand the factors that have influenced, and are likely to continue to
influence, the housing market. It also helps to understand the anticipated scale of
need and demand for affordable and market housing in the future. During 2013
TAYplan and the four constituent councils jointly prepared a HNDA for the TAYplan
region.
The HNDA is an essential piece of shared evidence for both Development Plans
and Local Housing Strategies. For Development Plans this provides a sense of the
scale new house building that may be required over the plan period. But, the outputs
from the HNDA do not automatically become the house building figures written into
plans. This is because housing is just one part of Development Plans, which must
consider numerous land uses and also consider wider economic, environmental,
social and physical factors before determining what level of house building to plan
for. These wider economic, environmental, social and physical considerations are
not part of the HNDA.

Current
Market

The HNDA concluded that over the last decade there have been two broad factors
governing the choices made by purchasers and renters in the housing market. The
first is the strength and position of the UK economy; such as job security, wage
inflation, money lending and the political decision making associated with resolving
the economic downturn. The second is the local situation which is about the
perceptions of housing and neighbourhood quality and the spatial distribution of
housing stock type, size and tenure, the spatial distribution and variations in
demographic and socio-economic characteristics and the local impacts of economic
and political decision making. Further information can be found in Chapter 1 of the
TAYplan-wide Joint Housing Need and Demand Assessment (2013).

Future
Market

The future market is where the HNDA process considers factors that will influence
how the market functions in the future. The factors mentioned above will continue to
influence the housing market in the future. However, so too will the local impacts of
a growing and ageing population structure and structural changes to the housing
market such as tighter mortgage lending and welfare reform. These changes are
beginning to alter the ability of consumers to make choices in the market and the
options that are available to them. In future the private rented sector is likely to play
a stronger role in the housing market. This is because some who would otherwise
have relied on social rented housing will not be able to in future. It is also because
would-be purchasers need to save longer for higher deposits before they can
purchase. Further information on this can be found in Chapter 2 of TAYplan-wide
Joint Housing Need and Demand Assessment (2013).
The TAYplan-wide Joint Housing Need and Demand Assessment (2013) used the
Centre for Housing Market Analysis HNDA Tool. This is a spread sheet that enables
numerous variables to be changed to create scenarios for alternative futures. The
Tool has literally thousands of possible combinations. For this reason the TAYplanwide Joint HNDA concentrates on trying to model the scenarios that needed to be
understood rather than trying to understand each scenario that could be modelled.
The process and justifications for these scenarios and the use of variables in the
tool is set out in Chapter 2 of the TAYplan-wide Joint Housing Need and Demand
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Assessment (2013). The scenarios that were measured in the HNDA are listed in
the table below:
Scenario 1:

Scenario 2:

Scenario 3:

Scenario 4:

Scenario 4B

Scenario 5:

Analysing
the
Scenarios
from the
HNDA

This uses the HNDA tool with all default settings to mimic past trends
continue and assumes they continue. This acts as a comparator for
all scenarios.
This tries to emulate what present policy hopes to achieve.
Essentially this is about planning for growth. It serves as a
comparator to position present policy against other scenarios.
The anticipated economic future. This uses knowledge of short and
medium term potential and makes modest assumptions about growth
in the economy
Better than anticipated economic future. This mimics a wider
economic recovery and some of the local sectoral potential becoming
reality.
Better than anticipated economic future. This scenario was
developed after running the other five scenarios to understand the
implications of a high migration variant for scenario 4.
Worse than anticipated economic future. This mimics the recovery
not taking hold and a situation where not all sectoral potential is
realised and where changes elsewhere offset the benefits of growth
in some sectors.

Chapter 5 in the TAYplan-wide Joint Housing Need and Demand Assessment
(2013) brings together all of the individual analyses within the HNDA. Having
examined all 6 scenarios it was considered that Scenario 3 (anticipated economic
future) and Scenario 4 (better than anticipated economic future) both represented
the aspirations of the four councils within the TAYplan region and best reflected the
stated visions from Community Plans and Single Outcome Agreements (Figure 8
below shows associated yearly house building).
Figure 8 – Housing need and demand for council areas within TAYplan for
each of the 6 scenarios

The scenario outputs were considered alongside a series of factors, including the
transition from presently low build rates, the scale of new affordable housing and
how this might be delivered, and, more qualitative factors such as welfare reform,
Page 32 of 93

TAYplan Topic Paper 2: Growth Strategy (May 2015)
the Government’s Help to Buy initiative and changes to mortgage lending.
Each scenario presents a different alternative future. Scenarios 1 and 2 are
comparative scenarios. Scenario 1 is based on national trends which do not all
apply specifically to the TAYplan region. Scenario 2 shows build rates planned for in
approved TAYplan (2012) Policy 5.
Scenarios 3 and 4 are both about anticipated economic growth based on realistic
and understood potential in various sectors. In particular growth is anticipated in the
agricultural and food sectors, tourism and hospitality, and care. Although other
sectors also have the potential to see growth these are anticipated to see the most
significant growth. Scenario 4 is a higher growth scenario and assumes a stronger
national economy. In these instances the sectors mentioned above would be
expected to grow more. It would also be anticipated that the offshore renewables
industry would grow. However, despite these it is not anticipated that major
increases in migration above projected levels would take place given the low to
medium pay of many jobs and that this region is already in a skills corridor for the
offshore sector. As such the household projections and total new build for scenarios
3 and 4 is the same. However, the mix of market and affordable housing differs.
Scenario 4B examines the implications of Scenario 4 but higher migration, thus
higher house building. However, given the factors considered above it is not reflect
realistic short or medium term outcomes from change.
Scenario 5 attempts to mimic a worse economic situation. This would see lower
migration and house building requirements than other scenarios.
Scenarios 3 and 4 best represent the aspirations of the TAYplan councils because
they are considered to reflect realistic prospects for growth based on an
understanding of local drivers. Oxford Economics in the TAYplan Economic Outlook
(2014) have also concluded that Scenarios 4, 3 and 2 (respectively) have the
greatest likelihood of occurring. But, although these broadly reflect aspirations it is
also necessary to consider the wider social, economic, environmental and physical
factors that determine what scale of new house building should be planned for,
particularly given the early stages of economic recovery.

d) Main Issues Report Options for New Homes
6.32

The following analysis was carried out to inform the TAYplan Main Issues Report
(2014). This illustrates how the two Main Issues Report Options were derived. Part F
considers the more recent work carried out in the TAYplan Housing Analysis Paper
(2015), this presents some more recent information and re-examines some of the
arguments presented below.

6.33

Figure 8 (above) shows that for Angus, Dundee City and the north part of Fife, the
scale of need and demand for new housing under scenarios 3 and 4 remains similar,
albeit lower, than the approved TAYplan (2012) – scenario 2. This situation is also
apparent in all housing market areas covered by these councils’ areas. The only
exception is East Angus where identified need and demand is 5 homes per year
higher than what is presently planned for. This is considered to represent a tolerable
margin within the context of the strategy.

6.34

This suggests that from a social, economic, physical and environmental point of view
for these three council areas all of the identified need and demand for new housing
can be accommodated within the existing TAYplan strategy. Therefore the most
reasonable approach would be to plan for house building rates to meet all of the
identified need and demand for new housing in these areas in the next TAYplan;
accepting that it is slightly lower than levels presently planned for. The majority of the
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land required for these build rates has already been allocated in local development
plans/local plans or already has planning consent.
6.35

6.36

For Perth & Kinross Council, the scale of identified need and demand for new homes
in scenarios 3 and 4 is higher than the presently planned build rates in the approved
TAYplan (2012) (scenario 2). The identified need and demand for new homes in
Perth & Kinross would be 1,150 new homes per year. But, the majority of the homes
in the Perth & Kinross part of the Greater Dundee Housing Market Area will be
accommodated in neighbouring Dundee City – 35 homes per year (see below). This
would result in a residual need and demand for Perth & Kinross as a whole
equivalent to 1,115 homes per year; an additional 240 homes per year compared
with what is presently planned in the approved TAYplan (2012). Considering average
build rates for the most recent three years to March 2012, this scale of new house
building would require a transition equivalent to a threefold increase in average
annual build rates.
Reality Check (as per Main Issues Report stage)
Whilst scenario 3 and 4 both reflect the aspirations of the four councils within
TAYplan, this must be considered in light of broader social, economic, environmental
and physical factors. At present, build rates are comparatively low. House building
rates fell significantly in the TAYplan region (as elsewhere) with the onset of the
financial crisis in 2007/08. As such the house building industry and its supply chain
downsized in terms of staff and output. Although markets are beginning to improve
there must be a transition from presently low build rates to the higher levels required
to deliver the approved TAYplan (2012) and Scenarios 3 and 4. The supply of
effective housing land is only one of the many factors that will influence this
transition. Delivering higher build rates would require not just an increase in output
but a whole scale transition in the extraction of aggregates and manufacture of
products that are required for building homes. This requires financial certainty and
confidence for all businesses involved and the re-acquisition of labour and assets
necessary to make this happen.

6.37

The period following 2007/08 - the ‘credit crunch’ - was one when liberal lending
ended and the financial markets became strongly risk averse; a strong contrast from
the preceding decade. Credit availability is fundamental to both developers and
consumers alike. Any transition to higher build rates requires the financial markets to
grow in their confidence to lend to both builders and consumers alike. But they must
also be willing to lend to the supply chain businesses mentioned above as well.

6.38

The approved TAYplan (2012) already requires councils to allocate a sufficiently
generous supply of effective housing land in their local development plans.
Generosity here is considered as a component of land allocation rather than the
housing build rates set out in approved TAYplan (2012) Policy 5. In other words the
approved TAYplan (2012) requires the allocation of an amount of land greater than
the stated average annual build rate to assist the market in delivering the amount of
new homes. This provides for choice and recognises that some sites will come to the
market quicker than others. However, the recent economic downturn has also
affected land prices and the confidence of some land owners. The development
process commences with the land owners decision to sell. As such it is also vital for
any transition to higher build rates that land owners are confident of what they
consider to be a favourable return for their assets.

6.39

Figure 9 (below) uses information from the housing land audits (as at March 2012)
for all four councils. This shows how recent build rates fell after 2007/08. It also
shows the then anticipated rate of new house building on effective land for the 7
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years from 2012 to 2019. These estimated build rates post 2011/12 imply an average
across the TAYplan region of around 1,700 homes per year. This is lower than the
identified need and demand for around 2,200 new homes in scenarios 3 and 4.
Figure 9: Recent and anticipated future house building

Source: Council Housing Land Audits (as at March 2012)
Note: Includes sites of 5 homes or more

6.40

From a strategy perspective there are also risks. The approved TAYplan (2012)
vision and outcomes (See Topic Paper 1 Vision and Outcomes 2015) are not
proposed to change; nor are the location priorities (approved TAYplan (2012) –
Policy 1). Policy 1 delivers a sustainable pattern of development designed to deliver
the vision and outcomes. This is important because in the fragile early period of
economic recovery there is a risk that increasing the number of sites per se would
result in those least likely to deliver the strategy coming forward, in what is a
suppressed delivery environment. Similarly flooding the market also risks potentially
jeopardising existing investments and credit arrangements. The next TAYplan must
therefore consider this delicate balance in determining the appropriate level house
building and land release to plan for.

6.41

Therefore, although the amount of house building planned for in the next TAYplan
and the generosity of land allocated in local development plans are important, there
are also a series of financial and business decisions that are not controlled by the
planning system but which are fundamental to delivering the house building that is
planned for. It is clear that a complex range of factors must be correctly positioned so
that the private sector can deliver these levels of house building. Overall the next
TAYplan must also consider the outcomes of its housing policy and whether this
genuinely contributes to the vision and outcomes sought by the Plan; after all the
purpose of the Plan is to contribute to delivering the region’s four Community Plans
and Single Outcome Agreements.

6.42

This suggests that it is reasonable to consider alternative house building targets
alongside the identified need and demand for new homes. However, it is only
necessary to do this within the context of house building rates planned for in Perth &
Kinross and its housing market areas. This is because this is the only council area
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where identified need and demand for new homes exceeds presently planned build
rates.

6.43

Reasonable alternatives to plan for house building in Perth & Kinross at Main
Issues Stage
Presently planned build rates in the approved TAYplan (2012) represent just less
than 80% of the identified need and demand from the TAYplan-wide Joint Housing
Need and Demand Assessment (2013) for Perth & Kinross. This is the appropriate
point from which to start thinking about alternative build rates, particularly given the
factors influencing the transition from low to higher build rates (above). However, it is
not considered reasonable to continue with presently planned build rates in Perth &
Kinross because this would leave a gap of over 20% between planned rates and the
identified need and demand from scenarios 3 and 4. But, accepting the real and
significant challenges in delivering a transition from presently low build rates and the
impacts this could have on the vision and outcomes, some balance needs to be
found.

6.40

Planning for 90% of identified need and demand is an alternative option. This would
mean planning for 1,000 new homes per year in Perth & Kinross over the plan
period. It is higher than the 910 homes per year presently planned for in the
approved TAYplan (2012) but is lower than the 1,115 per year that constitutes all of
the identified need and demand.

6.44

Planning for 1,000 new homes per year continues to provide for generous growth but
recognises the realities of the transition needed to bring it about. This level of new
house building would require an increase in average annual build rates equivalent to
two and a half times the average of the three year to March 2012. Given the points
made in the ‘reality check’ section (above) this represents a significant challenge for
the industry. However, the majority of the land required for this has already been
allocated in the Perth & Kinross Local Development Plan (2014) or has planning
permission already. Combined with the review of house building figures in the third
Strategic Development Plan (around 2020) these provide the appropriate operational
capability to provide sufficient land upfront to support the transition and to review the
situation in light of changes well before any potential shortage or related issue would
arise.

6.45

Planning for 1,000 homes per year also recognises some of the structural economic
challenges identified by Oxford Economics in the TAYplan Economic Outlook (2014).
These include some of the challenges to employment growth including their forecast
slowdown in employment growth during the 2020s. It also recognises some of the
longer term risks facing the broader economic recovery which include performance in
the USA and the Eurozone. More specifically this increased scale of build rate,
compared with those presently planned in the approved TAYplan (2012) support the
potential growth in business orientated services in Perth & Kinross identified by
Oxford Economics but at the same time recognises that other areas of growth
including the tourism sector may bring more medium to low paid jobs, as recognised
in the TAYplan-wide Joint Housing Need and Demand Assessment (2013).

6.46

Considering these numerous factors together suggests that it is important and logical
to plan for employment and economic growth but that there remain risks. It is difficult
to predict which, if any of these risks will become apparent. However, it is clear from
this analysis that the implications for investment, delivery of house building and,
ultimately, delivery of the vision and outcomes could be significant. It is also clear
that an alternative of planning for 1,000 homes per year in Perth & Kinross continues
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to represent an increase in planned build rates whilst respecting the identified risks
associated with economic recovery and transition to higher build rates.
6.47

This therefore presents two possible options for inclusion in the TAYplan Main Issue
Report which are set out below:

Option 1: Plans for 2,085 homes per year
6.48 This Option plans for build rates to meet all of the identified need and demand for
new homes in Angus (310 homes per year), Dundee City (480 homes per year) and
North Fife (295 homes per year). It plans to meet 90% of the identified need and
demand for new homes in Perth & Kinross (1,000 homes per year). This reflects both
the scale of transition from presently low to high build rates and the implications for
delivering the economic and environmental components of the strategy. This option
plans for build rates of 2,085 homes per year at TAYplan level (2016 to 2028) and an
assumed continuation for the final 8 year period to 2036. Over the period 2016 to
2036 this would be in the order of 41,700 new homes across the whole of the
TAYplan area.

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

Option 2: Plans for 2,200 homes per year
6.49 This Option plans for build rates to meet all of the identified need and demand for
new homes in all council areas in TAYplan irrespective of the transition through
recovery: Angus (310 homes per year), Dundee City (480 homes per year), North
Fife (295 homes per year). It plans for 1,115 homes per year in Perth & Kinross (as
per the identified scale of need and demand for new build housing). This option plans
for build rates of 2,200 homes per year (2016 to 2028) and an assumed continuation
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for the final 8 year period to 2036. Over the period 2016 to 2036 this would be in the
order of 44,000 new homes across the whole of the TAYplan region.

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

6.50

6.51

6.52

Based on the likelihood of a transition from presently low build rates to higher build
rates taking a period of years, TAYplan considers Option 1 to be the most realistic
and preferable option. Option 2 presents the greatest risk of both options from the
potentially adverse effects of a larger than necessary land release.
How we express house building rates in the Plan
We express house building rates as yearly averages. There are three reasons for
this:
1. This helps people to more easily understand the scale of building, rather than
quoting a large number for a long time period;
2. Build rates will vary from year to year dependent on the market and therefore this
is a more useful form of expression; and,
3. It is readily comparable with any timescale average or individual year of building
in the past.
The build rates expressed include all land which has planning permission where
homes are not yet complete as well as homes which are yet to be granted
permission. It also covers all land presently allocated in local plans/local development
plans covering the TAYplan area. The figures include all types, sizes and tenures of
new build housing including those for people with particular housing needs. In other
words these figures include all new build affordable housing or sub-divisions where
one or more new homes are created; but they exclude situations where an existing
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home is modified or improved to make it more habitable or where a change of tenure
takes place.
6.53

We express these average yearly build rates at housing market area level. Housing
market areas are areas within which the majority of house moves both originate and
end. In other words most of the house moves are from and to somewhere in the
same area.

6.54

There are 11 housing market areas within the TAYplan region. In September 2012
TAYplan and the four councils jointly concluded a housing market area refresh
exercise. This examined the most recent three years of sasines data from Registers
of Scotland. This information tells us about the origin and destination of house moves
in the purchase market.

6.55

Analysing this showed that for the vast majority of cases the housing market areas
used in the approved TAYplan (2012) remain appropriate. However, there was one
change. This change was to fully define the Greater Dundee Housing Market Area
(See table below).

e) Planning for a sustainable pattern of development
6.56

The Greater Dundee Housing Market Area is the only one of the 11 housing market
areas in the TAYplan region that covers more than one council area. It covers the
whole of Dundee City Council, the southern part of Angus, the northern part of Fife
around Tayport, Newport and Wormit and the eastern part of Perth & Kinross around
Invergowrie, Longforgan and Inchture. Although the Greater Dundee Housing Market
Area was fully defined in summer 2012 it has been recognised since 2001 (see
chronology below). This market area therefore covers the entire urban area of
Dundee, known as the Dundee Core Area. This includes Dundee City, Dundee
Western Gateway, Muirhead/Birkhill, Monifieth, Invergowrie and Newport/Tayport/
Wormit. Other settlements not named here are not part of the Dundee Core Area.

Greater Dundee HMA Chronology
2001

Communities Scotland
(now part of Scottish
Government) defined
the Greater Dundee
HMA using output area
data from the 2001
Census. It covered the
whole of Dundee City
and parts of Angus,
North Fife and Perth &
Kinross.

© Crown copyright and database rights Ordnance Survey license number
100053960 (2015)

2008
to
2010

2009

Each council undertook their own housing need and demand assessment independently. They
all used different methods to identify their housing market areas. Although all concluded that
the Greater Dundee Housing Market Area existed there was no single definition of where its
boundaries were. This meant it was not possible to aggregate these to show the Greater
Dundee Housing Market Area.
Preparing the approved TAYplan (2012) required the expression of house building figures to
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to
2012

housing market area level. It was not possible to include the Greater Dundee Housing Market
Area (see above) and so the next best thing was used as follows:
 Dundee City and South Angus Housing Market Area based on Dundee City Council and
the South Angus Housing Market Area. These geographies had been used in the Dundee
and Angus Structure Plan (2002).
 Perth & Kinross part of the Greater Dundee Housing Market Area. This area was
considered as part of the Perth Housing Market Area, reflecting the Perth & Kinross
Structure Plan (2003).
 The North Fife part of the Greater Dundee Housing Market Area. This area was
considered as part of the St. Andrews and East Fife Housing Market Area, reflecting the
Fife Structure Plan (2009).

2012
The Housing
Market Area
Refresh Exercise
(September 2012)
applied a single
methodology to
examine all of the
housing market
areas in the
TAYplan area.
This concluded
that the present
housing market
areas were
appropriate and
that the Greater
Dundee Housing
Market Area 2001
is an appropriate
boundary.
© Crown copyright and database rights Ordnance Survey license number 100053960
(2015)

2013

TAYplan-wide Joint Housing Need and Demand Assessment (2013) presented identified need
and demand for new homes for each council area within the Greater Dundee Housing Market
Area and for all other housing market areas.

Where to build new homes
6.57 The approved TAYplan (2012) Policy 1 focuses the majority of house building in
principal settlements. Therefore the majority of house building within each housing
market area will be accommodated within the principal settlements in that same
housing market area (See map overleaf).
6.58

Of the 11 housing market areas within the TAYplan region, 10 are wholly located
within individual local authorities. It is therefore the role of each council, through their
Local Development Plan, to determine the specific locations of housing sites based
on a range of physical, social, economic and environmental factors. These decisions,
informed by other work, will help determine the distribution of housing within each
housing market area.
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Principal Settlements identified in approved TAYplan (2012) Policy 1 shown by
housing market area in 2013

Anstruther

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

6.59

The Greater Dundee Housing Market Area differs from other market areas only
because it covers more than one council area. The distribution of house building
within this housing market area is also guided by approved TAYplan (2012) Policy 1.
This means that the majority of new housing being located within the principal
settlements defined in Policy 1. There are a number of principal settlements in the
Greater Dundee Housing Market Area. The Dundee Core Area is the functional
urban area of Dundee and is defined in approved TAYplan (2012) Policy 1 as
including the principal settlements of Dundee City, Dundee Western Gateway,
Invergowrie, Monifieth, Tayport/ Newport/Wormit and Muirhead/Birkhill. Settlements
and areas outwith settlements not listed are not part of the Dundee Core Area. The
Strategic Development Plan must also play a role in ensuring that Policy 1 is
delivered because this housing market area will be covered by four Local
Development Plans. The way this has been considered is set out below:
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Ensuring that the Strategy is delivered in the Greater Dundee Housing Market Area
1. Identified
Housing
need and
demand

2. What
issues this
presents for
delivering
the vision
and
outcomes
through the
Strategy

TAYplan-wide Joint
Housing Need and
Demand Assessment
(2013) identified the
average yearly need
and demand for new
build market and
affordable housing for
each council area
within the Greater
Dundee Housing
Market Area (see map
right).These numbers
have been rounded to
the nearest 5.

© Crown copyright and database rights Ordnance Survey license number 100053960
(2015)

South Angus Part: The identified need and demand for South Angus of 70 homes
per year is just less than the 80 homes per year presently planned for in South
Angus. The majority of homes would be accommodated within Carnoustie, Monifieth
and Muirhead/ Birkhill (the Angus part of the Dundee Core Area) to reflect approved
TAYplan (2012) Policy 1. The exact distribution and locations would be determined
by the Angus Local Development Plan. The identified need and demand represents
little change from planned house building rates in the approved TAYplan (2012). As
such this is considered to present no issues for the strategy.
North Fife Part: In the approved TAYplan (2012) this part of Fife was considered as
a component of the St. Andrews and East Fife Housing Market Area.
In this part of the Greater Dundee HMA the majority of new house building to meet
identified need and demand would take place within principal settlements; Tayport,
Newport and Wormit, to reflect approved TAYplan (2012) Policy 1. The St. Andrews
and East Fife Local Plan (2012) already allocates land for over 480 homes between
2016 and 2026 equivalent to around 48 homes per year. Newport, Tayport and
Wormit is a small part of the Dundee Core Area and large scale expansion beyond
what is already allocated in the Local Development Plan is not envisaged. This has
the potential to meet much of the identified need and demand for the first 12 years of
the next TAYplan. Beyond this time no significant expansion is envisaged in this area.
This along with the flexibilities described in approved TAYplan (2012) (see below)
provides persuasive evidence that this scale of identified need and demand can be
broadly met in this area within the context of the delivering approved TAYplan (2012)
Policy 1.
Perth & Kinross Part: In the approved TAYplan (2012) this part of Perth & Kinross
was considered as a component of the Perth HMA.
In this part of the Greater Dundee HMA there are several settlements; Invergowrie,
Longforgan, Inchture and Abernyte. Only Invergowrie is a principal settlement.
Therefore in order to deliver the approved TAYplan (2012) Policy 1 the vast majority
of the identified need and demand for 40 homes per year would need to be
accommodated in Invergowrie.
This presents significant challenges because Invergowrie has limited capacity for
large scale house building given the location of the James Hutton Institute Strategic
Development Area to the immediate west, the A90 trunk road to the north and the
River Tay to the south.
Accommodating house building elsewhere in this part of Perth & Kinross would
require the next Local Development Plan to identify development sites in villages and
the countryside. This is unlikely to provide the optimum solution.
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Therefore there are significant issues for the strategy in considering how to
accommodate the identified need and demand for 40 homes per year in this part of
the Greater Dundee Housing Market Area.
Dundee City Part: The identified need and demand for Dundee City (445 homes per
year) is lower than the planned build rates in the approved TAYplan (2012). Approved
TAYplan Policy 5B also already provides appropriate flexibility for Dundee City to
accommodate more housing than planned for, providing this does not conflict with
other parts of the Plan. This will assist in circumstances where sites in other parts of
the Greater Dundee Housing Market Area do not progress quickly or become no
longer effective.
This suggests that a scale of need and demand equivalent to 445 homes per year
can be accommodated without compromising the current strategy because this
represents a lesser scale than what is presently planned for within the context of the
delivering the strategy set out in approved TAYplan (2012) Policy 1.
3. Proposed
response to
the issues in
the Perth &
Kinross part
of the
Greater
Dundee
Housing
Market Area

There is an apparent strategy issue for accommodating new build to meet identified
need and demand in the Perth & Kinross part of the Greater Dundee HMA. This need
and demand of 40 homes per year could either be met wholly in the Perth & Kinross
part or some of it could be met in other parts of the Greater Dundee Housing Market
Area, because this is one housing market area.
The approved TAYplan (2012) strategy was considered alongside another option to
accommodate housing along the Carse of Gowrie in the TAYplan Main Issues Report
(2010). Both were assessed by the Strategic Environmental Assessment (2010)
which concluded that building more homes along the Carse of Gowrie was the least
favourable environmental option. Similarly approved TAYplan (2012) Policy 5C seeks
to restrict land releases in areas surrounding the Dundee and Perth Core Areas,
including the Carse of Gowrie, to avoid prejudicing the delivery of strategic
development areas and regeneration projects and also to avoid conflicts with other
parts of the Plan. This adds further weight to the option to accommodate this
elsewhere in the Greater Dundee Housing Market Area. It also suggests that there is
no reasonable alternative to this.
The approved TAYplan (2012) Policy 5B also allows Dundee City to accommodate
more homes than are planned for. This is part of a sustainable growth strategy to
accommodate growth in locations which deliver the vision and outcomes of the Plan.
Given that Invergowrie is part of the Dundee Core Area and the Dundee City part is
an immediate neighbour it would seem logical to accommodate some of the identified
need and demand here. This provides a degree of flexibility about location and doing
so would continue to reflect approved TAYplan (2012) Policy 1 and, in particular,
increase the likelihood that this would be accommodated on previously developed
land and buildings.
The amount of housing to be provided in neighbouring Dundee City would be 35
homes per year of the 40 homes per year. This would allow the remaining 5 homes
per year to meet extant planning permissions and land already allocated land in the
Local Development Plan. This would also enable some local house building in future.

4. What this
response
means for
the strategy
and the
areas in
question.

From a Dundee City perspective the addition of 35 homes per year, from the Perth &
Kinross part, would increase annual build rates for Dundee City to 480 homes per
year and put an emphasis on reusing previously developed land and buildings. This
is still lower than presently planned build rates for Dundee City and therefore reflects
the strategy. From the perspective of the Perth & Kinross part of the Greater Dundee
HMA this also reflects the strategy better because it reduces the environmental risks
identified in the SEA (2010) and reflects the intentions of Policy 1 and Policy 5C.
This shift of 35 homes per year to Dundee City has the overall impact of reducing the
identified need and demand for Perth & Kinross Council area from 1,150 homes per
year to 1,115 homes per year. The options for house building above consider 90% as
a reasonable alternative and this is therefore equivalent to 1,000 homes per year.
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5. Overall

These factors, along with the flexibilities described in approved TAYplan (2012) (see
below), provide persuasive evidence that the scale of identified need and demand
can be met in this area, in the ways described, within the context of the delivering the
strategy set out in approved TAYplan (2012) Policy 1.
In particular Policy 5B provides for additional housing to be built in Dundee City;
provided it does not conflict with other areas of the Plan. This provides appropriate
scope for a sustainable growth strategy that enables house building to take place in
the most sustainable locations.

What this means for build rates at council and housing market area level
6.60 The overall levels of house building at Council and TAYplan level are influenced by
how much of the identified need and demand for housing is planned in each housing
market area. The factors above for the Perth & Kinross part of the Greater Dundee
Housing Market Area have the effect of transferring 35 homes per year from Perth &
Kinross to Dundee City. In other words the identified need and demand for Perth &
Kinross would fall by 35 per year because this has been met in Dundee City.
Conversely the identified need and demand to be met in Dundee City would increase
by 35 homes per year in recognition of this (see below).

Identified need and
demand in Perth &
Kinross Council area
= 1,150 new homes
per year (2016-36)

Identified need and
demand in Dundee
City Council area
= 445 new homes
per year (2016-36)

35 homes per year from
the Perth & Kinross part of
the Greater Dundee HMA
are to be accommodated
in Dundee City.

Residual identified need
and demand for the Perth
& Kinross Council area
= 1,115 new homes per
year (2016-36)
TAYplan net change = 0
Residual identified need
and demand for the
Dundee City Council area
= 480 new homes per
year (2016-36)

Operation of approved TAYplan (2012) Policy 5B
6.61 Dundee City Council may plan for additional housing in its Local Development Plan
beyond the housing supply target and housing land requirement identified in the
Strategic Development Plan. For the Greater Dundee Housing Market Area as a
whole, the 5 year effective housing land supply will be monitored by combining the
housing land audit information for each constituent part. This will provide a combined
picture for the whole market area and will be published based on the respective
published housing land audits of all four councils.
6.62

Having considered the responses to the TAYplan Main Issues Report (2014) and the
conclusions of the TAYplan Housing Analysis Paper (2015) there is no persuasive
evidence that the proposed approaches to deliver a sustainable pattern of
development are wrong or better achieved through alternative measures.
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f). TAYplan Housing Analysis Paper (2015)
6.63

The TAYplan Housing Analysis Paper (2015) was prepared following the TAYplan
Main Issues Report (2014) consultation. It explores some of the factors that influence
the four housing issues presented in the TAYplan Main Issues Report (2014) and in
particular the circumstances required to bring them about.

6.64

The paper is structure around two themes which encapsulate the questions posed in
the TAYplan Main Issues Report (2014). The bulk of the paper focuses on how many
new homes should be planned for based on the two Main Issues Report options. The
two options varied the scale of new homes planned for Perth & Kinross but were the
same for the other three council areas within TAYplan. This work recommends
housing supply targets (the number of new homes planned to be built). Along with
this, the paper also considers the two new issues for Strategic Development Plans
set out in Scottish Planning Policy (2014):
 determining the margin of generosity that should be planned for in housing supply
terms – this is called the housing land requirement and is designed to ensure
there is a generous enough supply of land to achieve the housing supply targets;
and,
 determing how much of the housing land requirement should be for market
homes and how much should be for affordable homes.
These factors are considered by examining new information about:
A. The transition to higher build rates
B. The economy and the housing market
C. Demographic and household changes
D. Generosity of Land Supply

6.65

The paper also considers factors relating to a sustainable pattern of development
and the flexibilities for sharing housing land requirement between market areas in
response to environmental or infrastructure constraint. It also considers issues
relating to housing in the Greater Dundee Housing Market Area.

6.66

6.67

How many new homes to plan for
The findings are summarised as follows:
A. The transition to higher build rates
Each of the four councils have published new annual housing land audits since the
work in the TAYplan-wide Joint Housing Need and Demand Assessment (2013) and
Topic Paper 2: Growth Strategy (April 2014) were published. These were analysed to
understand any changes to recent build rates and in anticipated future build rates
(often referred to as programming).

6.68

This work showed that by 2014 only Angus council area had shown signs of build
rates anywhere near those of TAYplan Main Issues Report (2014) Options 1 and 2.
In all other council areas covering TAYplan build rates continued to follow the trend
of low output observed since 2008/09 when the economic down turn set in. This
continues to suggest a significant transition must take place from currently low to
higher build rates in order to deliver both TAYplan Main Issues Report (2014)
Options 1 and 2.

6.69

Analysis of anticipated future build rates for the 7 years following 2014 suggests a
varied picture. In Angus it is expected that build rates will increase but fluctuate at
levels below the average rates of TAYplan Main Issues Report (2014) Options 1 and
2. For Dundee City and North Fife build rates are anticipated to increase to reach and
in some instances exceed the levels of TAYplan Main Issues Report (2014) Options
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1 and 2. For Perth & Kinross build rates are also anticipated to increase but are
expected to move from about one third of TAYplan Main Issues Report (2014) Option
1 (at present) to just over half.
6.70

This suggests that TAYplan’s ongoing assumption remains reasonable; that the
transition to higher build rates will not be immediate and will take time, and that it will
likely result in lower build rates early on with higher rates later. Overall this suggests
that for the first twelve years of the next TAYplan, average yearly build rates will be
lower than those set out in the plan because build rates in later years stand a strong
chance of being insufficient to offset low rates early on. However, continuing to plan
for these levels provides the land if the recovery takes place more fully or earlier than
currently anticipated.

6.71

TAYplan Main Issues Report (2014) Option 1 (identical to Option 2) for Angus,
Dundee City and North Fife remains reasonable in terms of anticipated build rates
and is consistent with TAYplan’s on going assumptions about the nature of the
recovery stated above.

6.72

For Perth & Kinross this suggests that TAYplan Main Issues Report (2014) Option 2
is unlikely to be achieved and that the prospects of delivering Option 1 are also
challenging. This suggests that housing supply targets based on the lower Option 1
would be more realistic but would also contain considerable implicit levels of
generosity in land supply.

6.73

B. The economy and the housing market
The economy and housing market were considered in depth as part of the TAYplanwide Joint Housing Need and Demand Assessment (2013) and in the TAYplan
Economic Outlook (2014). Analysis of more recent information suggests growing
acknowledgement that the economic recovery is taking place but that it remains
fragile, is not universal and is being felt differently in different areas. This remains
consistent with the assumptions made about the future of the economy in the
TAYplan-wide Joint Housing Need and Demand Assessment (2013).

6.74

More recent analysis of the housing market also shows that more mortgages have
been granted, more sales transactions have taken place and that prices remain
generally static (accepting a degree of fluctuation). This is also consistent with the
original assumptions made about the future of the economy in the TAYplan-wide
Joint Housing Need and Demand Assessment (2013).

6.75

More detailed analysis of local employment changes shows the impacts of the
recession and economic downturn. This does not present any additional evidence to
suggest that the assumptions made about the future of the economy in the TAYplanwide Joint Housing Need and Demand Assessment (2013) are incorrect or
unreasonable.

6.76

6.77

C. Demographic and household changes
Since the preparation of the TAYplan-wide Joint Housing Need and Demand
Assessment (2013) the 2012-based population and household projections have been
published. The TAYplan-wide Joint Housing Need and Demand Assessment
(2013)used the 2010-based projections, at the time the most recent. The National
Records of Scotland produces new projections every two years.
The 2012-based projections are considered to be more statistically rigourous than
the preceding 2010-based projections. This is because they have been prepared with
the benefit of information from the 2011 census. This better reflects household
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formation trends and in particular the trend of larger households, partly driven by the
economic downturn.
6.78

The 2010 and 2012-based projections each project forward the trends of preceding 5
years respectively. Many considered the 2010-based projections less useful because
they included some years of pre-recession information. The 2012-based projections
are based on data from 2007 to 2012 covering the period from the end of the
economic boom. However, the 2012-based projections also include the worst of the
economic downturn and therefore do not also include some of the more positive
changes since 2012. These will be shown in the 2014-based projections.

6.79

Overall the 2012-based projections show lower population and household growth
trajectories for Angus, North Fife and Perth & Kinross than had previously been
assumed. For Dundee City they anticipate considerably higher growth.

6.80

To consider these implication in more detail the TAYplan Housing Analysis Paper
(2015) carried out two accompanying exercises: a proxy exercise and a re-run of the
CHMAs HNDA Tool. The purpose was to understand the potential number of new
homes implied by the 2012-based projections compared with those of 2010. This is
important because the number of new homes is influenced by numerous factors and
projections are only one part of this. Current or backlog housing need is also
important too.

6.81

Both proxy exercise and a re-run of the CHMAs HNDA Tool are slightly different in
methodology but each produced very similar results. Only Dundee City results
showed more considerable variation. This is down to the sophistication of the CHMAs
HNDA Tool which looks at annual change and thus picks up a peak in the intervening
years between 2012 and 2036.

6.82

The exercise is not a re-run of the TAYplan-wide Joint Housing Need and Demand
Assessment (2013) because this is not required and will take place to inform the next
Main Issues Report for the review of TAYplan 3 post 2016. However, this provides
important monitoring information. The conclusions of this exercise show that the
likely need and demand for new homes in Angus, North Fife and Perth & Kinross
would fall compared with TAYplan Main Issues Report (2014) Option 1 and 2. This is
consistent with the observation from the 2012-based population and household
projections.

6.83

The extent of the fall is limited for North Fife and Angus which suggest it is not
unreasonable to continue to plan for TAYplan Main Issues Report (2014) Option 1.
This is to meet all of the identified need and demand for new homes identified in the
TAYplan-wide Joint Housing Need and Demand Assessment (2013). This suggests
that TAYplan Main Issues Report (2014) Option 1 would be the consequence of
lower levels of migration than previously assumed.

6.84

For Perth & Kinross this suggests several key things. Firstly it suggests that the scale
of need and demand for new homes is likely to be less than originally assumed in the
TAYplan-wide Joint Housing Need and Demand Assessment (2013) (Main Issues
Report Option 2). However, it is particularly important to note Main Issues Report
Option 2 for Perth & Kinross would now be the consequence of a migration scenario
that is higher even than the 2012-based household projections high migration variant.
This suggests firstly that the circumstances needed to deliver Option 2 require
considerable levels of migration. There is little or no evidence in the other work
described above to suggest economic or market reasons why this would occur. This
is also inconsistent with the premise of the scenarios examined in the TAYplan-wide
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Joint Housing Need and Demand Assessment (2013). This recognised a more
modest growth profile. This suggests that TAYplan Main Issues Report (2014) Option
1 represents a more realistic and reasonable level of growth to plan for which is more
likely to take place.
6.85

6.86

For Dundee City the conclusion is different because the 2012-based projections
suggest higher levels of population and household growth than previously
anticipated. This is consistent with a similar observation for other Scottish cities in the
2012-based projections. This suggests that TAYplan Main Issues Report (2014)
Option 1 would be the consequence of lower levesl of migration than previously
assumed.
D. Generosity of Land Supply
Scottish Planning Policy (2014) has introduced the concept of a housing supply
target which is the amount of new homes that are being planned for (planned build
rates. To ensure this is delivered there is a need for a generous supply of housing
land that is effective or expected to become effective during the 10 year plan period
for the respective Local Development Plan. The margin of generosity of land supply
will be equivalent to the housing supply target plus 10% or 20% (or somewhere in
between). This will mean that Local Development Plans identify more land than is
needed to ensure that the homes planned for are built. This provides choice and
flexibility to house builders.

6.86

The TAYplan Housing Analysis Paper (2015) considers factors which influence the
margin of generosity. In particular the analysis focuses on two factors:
 whether the anticipated build rates means that the housing supply target itself
includes implicit generosity; and,
 what factors suggest generosity should be to the upper end (20%) or the lower
end (10%).

6.87

Examination of anticipated build rates discussed above suggests that Angus, Dundee
City and North Fife are likely to almost reach, actually reach or exceed the average
yearly housing supply target levels set out in TAYplan Main Issues Report (2014)
Option 1. There is some implicit generosity in the housing supply target because
lower build rates in early years and indeed before the plan period mean that land
identified in Local Development Plans but not taken up can contribute to meeting the
housing supply target. However, this does not suggest that the housing supply target
for these areas is so significant as to account for a considerable margin of generosity
in itself and therefore a larger housing land requirement would be needed and would
also be justifiable.

6.88

For Perth & Kinross the situation is different. The evidence suggests that Main Issues
Report Option 1 is the most reasonable housing supply target to plan for and Option
2 is not. Indeed no other alternative level was consulted upon at Main Issues strage.
However, analysis of anticipated future build rates strongly suggests that housing
supply target of TAYplan Main Issues Report (2014) Option 1 are unlikely to be
reached between 2016 and 2028. This is not because there is necessarily insufficient
effective land but because the nature of ownership and developer capacity means
that only some of the effective land can be brought forward at any one time. This
suggests that although much of the land that is effective or expected to be effective
during the first 12 years of the next TAYplan would support the housing supply target
of TAYplan Main Issues Report (2014) Option 1 but is unlikely to be delivered.
However, there would exist a choice of effective sites. This suggests considerable
implicit generosity in the housing supply target itself, perhaps between 40% and 50%
based on anticipated build rates. It also suggests that there is little need or value in
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identifying an extra percentage of generosity through a higher housing land
requirement when so much generosity is already implied.
6.89

The TAYplan Housing Analysis Paper (2015) considered that higher levels of
generosity (up to 20%) would be justificiable where an area is expected to
accommodate more homes than set out at Main Issues Report stage due to eg
higher population and household projections suggesting more homes are needed
and/or policy triggers which result in more homes being accommodated in the area.
Lower levels of generosity (10%) would be expected where an area is expected to
accommodate fewer homes than set out at Main Issues stage due to eg lower
population and household projections suggesting more homes are needed and/or
implicit generosity in housing supply targets due to lower anticipated build rates.

6.90

Dundee City is the only area where population and household projections now
suggest a higher level of new homes than was consulted upon at Main Issues stage.
For the other three council areas in TAYplan the same projections suggest lower
leves of new homes. This suggests that Dundee City would need to plan for higher
levels of generosity but that other areas would not.

6.91

For Angus and North Fife this suggests that a housing land requirement equivalent to
the housing supply target plus 10% would be apporpiate for each of their respective
housing market areas, including the parts of those council areas that are within the
Greater Dundee Housing Market Area.

6.92

For Perth & Kinross this also justifies the lower levels of generosity. However, as
already indicated above the anticipated low build rates compared with the housing
supply target bring considerable implicit geneoristy. There is therefore no additional
requirement for yet more generosity in land supply. Therefore all housing market
areas in Perth & Kinross (including the Perth & Kinross part of the Greater Dundee
Housing Market Area) should plan for housing land requirmenets that are identical to
housing supply targets. Adding 10% generosity is not considered to make it any more
likely that the housing supply target would be delivered.

6.93

For Dundee City there should be a housing land requirement equivalent to the
housing supply target plus 10%. However, the additional generosity may need to be
more than 20% given the 2012-based household projections. The approved TAYplan
(2012) includes Policy 5B which allows Dundee City Council to plan for levels of
house building which exceed those of the Plan but do not stipulate a ceiling. It is
proposed to continue this approach. Therefore Dundee City will identify a 10%
generosity margin but the extent of further generosity will be a matter to be judged
and consulted upon in the next Dundee City Main Issues Report. This will provide
Dundee City with the opportunity to monitor further progress of population and
household change and respond to issues that arise after submission of the Proposed
TAYplan (2015).

6.94

Affordable and market housing
Scottish Planning Policy (2014) now asks strategic development plans to set out how
much of the housing land requirement will be for affordable homes and how much for
market homes. This is a new requirement. Previously TAYplan had planned for a mix
of housing type, size and tenure to meet a range of needs and aspirations of different
households throughout their lives. This will continue, however previously TAYplab
had not specified the scale of affordable homes as this would be considered by Local
Development Plans and Local Housing Strategies.
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6.95

The TAYplan-wide Joint Housing Need and Demand Assessment (2013) used the
CHMA’s HNDA Tool. This outputs new homes split by tenure. The results from
purchase and private rent made up the ‘market’ housing and the results from social
rent and intermediate rent made up the ‘affordable’ housing. This approach was
considered to be robust and credible.

6.96

The ratio of affordable to market housing was found to be very high, averaging
almost 50:50 across the whole TAYplan area. Such ratio’s were considered to be un
deliverable but did illustrate the scale of need for affordable housing solutions.

6.97

However, these figures did not include the impacts of welfare reform. This is because
the CHMA’s HNDA Tool does not have an automatic ‘welfare reform button’. Instead
very specific assumptions would need to be made about the proportion of household
income spent on housing and its impacts on tenure. Although the tool allows such
assumptions it was very difficult to identify and then justify which best mimicked
welfare reform.

6.98

Therefore the TAYplan-wide Joint Housing Need and Demand Assessment (2013)
examined the impact of applying the 75% market and 25% affordable split set out in
Scottish Planning Policy (then 2010 but continued in 2014). It did this firstly by using
the market output from the HNDA Tool (representing the 75%) and then some of the
affordable housing to represent the 25%. This left a residual of affordable housing
that would not be delivered by the market.

6.99

Secondly it examined applying the same 75% to 25% ratio to the total new homes
figure. Effectively re-defining the tenure mix. This was important because it showed
that doing so would deliver more market and more affordable homes than under the
first exercise. This is important for 2 reasons:
1. Welfare reform and other market changes are expected to result in a greater role
for the private rented sector and therefore a greater share of the tenure mix is likely
to be needed from this source; and,
2. This showed it would be possible to meet all of the residual affordable housing
need through market sources in a time of limited public finances.

6.100 Overall this showed firstly that the likely needs arising from the TAYplan-wide Joint
Housing Need and Demand Assessment (2013) result in a considerable number of
people falling into the type of need that would previously have been met in the
affordable sector. However, welfare reform and other changes suggest that although
such need may continue to be apparent it may in future be met by other tenures such
as private rent. This also demonstrates that the scale of need is sufficient to justify at
least 25% affordable housing.
6.101 Therefore it is proposed that 25% of the housing land requirement at TAYplan level
will be for affordable housing. However, this may vary in specific localities. Some of
these may need to seek higher levels. The specific matters relating to this are best
handled through Local Development Plans and Local Housing Strategies. These are
also where the justification for the level of affordable housing and the method through
which it is sought will be set out and justified.
Sustaninable Pattern of Development
6.102 The paper considers factors relating to a sustainable pattern of development based
on questions posed at Main Issues stage asking:
 whether or not to increase the current flexibility to share up to 10% of home
building for one housing market area with adjacent others in the same council
area in serious cases of environmental or infrastructure constraint;
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whether to accommodate 35 homes per year for the Perth & Kinross part of the
Greater Dundee Housing Market Area in neighbouring Dundee City; and,
whether to ensure that homes planned for sites in the Greater Dundee Housing
Market Area that become non-effective are accommodated in Dundee City where
no appropriate alternative site(s) can be found.

Shifting housing land requirement between neighbouring housing market
areas in response to serious cases of infrastructure or environmental
constraint
6.103 Approved TAYplan (2012) allows Local Development Plans to share up to 10% of the
housing land requirement for one housing market area with one or more
neighbouring housing market areas. This is in response to serious cases of
environmental or infrastructure constraint. The TAYplan Main Issues Report (2014)
consulted on whether to increase this to up to as much as 25%. Although there were
those in favour of greater margins of flexibility the vast majority of builders/
developers, members of the public and other organisations argued that there was
limited evidence to justify this. They also considered that such an approach should
be used sparingly as it would adversely affect meeting need and demand where it
arose.
6.104 TAYplan therefore proposes to retain 10% for each housing market area except for
Highland Perthshire where it will be 15%. This distinction is because of the significant
concentration of environmental designations, transport infrastructure and access
constraints and also topographical issues and flood risk apparent in Highland
Perthshire. Such concentrations are not apparent in others areas in such a way
which affect their principal settlements.
Greater Dundee Housing Market Area
6.105 There was general support for the approach to shift 35 homes per year from the
Perth & Kinross part of the Greater Dundee Housing Market area into Dundee City.
Those supporting this were from a range of organisations and agreed with the
reasoning presented in the Main Issues Report. No additional evidence was
presented which persuaded TAYplan that an alternative approach should be taken.
6.106 The TAYplan Main Issues Report (2014) also consulted on an approach for parts of
the Greater Dundee Housing Market Area outwith Dundee City Council. This
approach was designed as the position of last resort to provide certainty. It was
proposed to operate where the respective council considers that sites are no longer
effective and no appropriate, alternative site can be found. The majority of
respondents supported this position for the reasons stated in the TAYplan Main
Issues Report (2014).
6.107 Those opposing the approaches argued for growth in small settlements, often where
they held land or commercial interests. They also pointed out that brownfield land in
Dundee City was either non-effective or could not accomdate all of this and some
greenfield land would be needed.
6.108 Having considered these views and operational practicalities it has been determined
that the best approach would be to monitor the 5 year effective housing land supply
for the whole of the Greater Dundee Housing Market Area. The same approach
would be taken for other housing market areas within the region. Doing so would
provide a complete picture of effectiveness for the whole housing market area. In
particular, when combined with the flexibility in approved TAYplan (2012) Policy 5B,
this would enable Dundee City Council to provide for larger amount of new homes,
where appropriate, within the context of delivering the Plan.
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6.109 This approach remains relevant and reasonable as a method of providing certainty
for delivering the vision and outcomes of the Plan. It is a position of final resort and
as such will not automatically need to be deployed unless circumstances arise which
justify it.

g) Assessment of Projects Submitted
6.110 After the end of the Pre-Main Issues Report consultation period, the task was to
assess existing and potential new strategic land allocations which were submitted
(Appendix 2) for any landuse using a consistent approach. For existing Strategic
Development Areas TAYplan needs to reconfirm that these sites remain effective and
are likely to be delivered (in whole or in part) in the Plan period (Figure 10). For
potential new strategic proposals/ projects, a set of criteria was established, building
on the questionnaire within the early engagement stage (Appendix 3). This was used
to assess all development proposals against. A key element of this set of criteria was
to firstly identify whether the project is of a strategic nature and then to look at how
each proposal contributed to TAYplan’s four outcomes and existing strategy, whether
it is effective or is likely to become effective, and whether it is likely to be deliverable.
6.111 Thereafter, each proposal was assessed against the criteria established and a short
assessment of the conclusion for each was developed. This work has also informed
the Strategic Environmental Assessment.
6.112 Finally, a summary table was developed which considered the projects, whether they
are of a strategic nature and whether there is a need for such a project to be
considered within the Main Issues Report (see Appendix 3 for detailed site
assessment). A number of the projects were sites within an existing Strategic
Development Area or sites which are small scale and local, which are best
considered through the Local Development Plan process.
Figure 10: Justification of effectiveness of existing Strategic Development Areas (SDA):
Key criteria used to determine effectiveness
 Strategic Development Area within existing Development Plan;
 Marketability;
 Masterplan/ Strategic Development Framework;
 Planning application/ Pre-Application discussion; and,
 Project delivered or estimated build programme.

Page 52 of 93

TAYplan Topic Paper 2: Growth Strategy (May 2015)
1. Forfar Regional Agricultural Service
Centre
 This is a general proposal recognising the
importance of the agricultural service sector
and may not result in any new sites.
 Recognition of existing agricultural facilities
(including the Mart).
 Feasibility and thereafter any new site(s) to
be identified through Local Development
Plan.
 Rather than being a particular site this is
recognition of the importance of Forfar as
an agricultural service centre. There are
numerous effective employment sites
capable of coming to the market within
Forfar.
2. Orchardbank, Forfar
 Orchardbank is partially developed for class
4, 5 and 6 use; it was allocated through the
Angus Local Plan (2009); it has an existing
planning permission and also a
development brief. It has all the relevant
permissions, road network, servicing etc.
are all in place.
 The site is actively marketed.
This land is immediately available for
development.
© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

3. Montrose Port
 The area of the port is already identified and
safeguarded by the Angus Local Plan
(2009).
 Consultancy study completed, draft
development Masterplan undertaken and
planning guidance established to assist the
regeneration. The port has also been
recognised as a National Renewables
Infrastructure Plan (NRIP) (2010) site for the
future development and servicing of the
offshore renewables sector.
 This land is immediately available for
development.
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4. Linlathen, Dundee
 Allocated within the Dundee Local
Development Plan (2013) for single user
opportunity and general business
development.
 Dundee Linlathen is being marketed for
employment land uses, including
renewables.
 This land is immediately available for
development.
© Crown copyright and database rights Ordnance
Survey license number 100053960 (2015)

5. Dundee Wider Waterfront
(including Claverhouse)
(Dundee Centre and Port)
Dundee Wider Waterfront
Identified within the Dundee Local
Development Plan (2013). Substantial
progress has been made across 5
development zones.
 Central Waterfront - infrastructure works progressing, due to complete 2017. Key
projects include: V&A at Dundee, Dundee Railway Station and hotel development.
 Seabraes Yards Phase 1 is now built.
 City quay - masterplanning in progress.
 Port - Major marine renewables investment projects being progressed.
 Riverside - park and ride project proposed.
 Land in these locations is immediately available for development and is part of a wider
master-planned programme of plot releases timed to coincide with major infrastructure
improvements that are presently underway.
Dundee Wider Waterfront (including Claverhouse Industrial Estate)
 A section of the Port of Dundee was identified by Scottish Government as an Enterprise
Area in 2012, specifically to assist in the attraction of renewable industries to Dundee.
Also improved road access was completed Winter 2012.
 Claverhouse Industrial Estate was also declared an Enterprise Area to extend the
industrial area of the Port for manufacturing turbines.
 Consent has been granted for an application for planning permission in principle for
development of the site for mixed manufacturing (Renewable Energy) and other
primarily classes 4, 5 and 6 and port activities.
Land at Claverhouse Industrial Estate is serviced by road access of the A90 to the North
of Dundee and is immediately available for development.
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6. Dundee Western Gateway
 Two planning applications granted
approval for a total of 500 units subject
to completion of Section 75 Obligation.
(Of the original 750 homes referred to in
TAYplan, 150 units have consent. The
600 homes refers to the residual.)
 Improvements to Dykes of Gray Road
have been implemented.
 There have been planning applications
submitted/ approved for all 3 villages
since February 2012.
 These sites are effective and anticipated
to come forward for development and
commence delivery within the next 5
years.
7. James Hutton Institute, Invergowrie
 Being progressed through Perth &
Kinross Council’s Local Development
Plan (2014), promoted as a Strategic
Development Area for employment use
related to food/agricultural research,
stating the below site specific developer
requirements:
 A masterplan will be required for
the comprehensive development
of this site setting out the
phases of development;
Development must be compatible with
existing uses;
 Road and access improvements to the satisfaction of the Council as Roads
Authority;
 Transport Assessment; and,
 Enhancement of biodiversity and protection of habitats.
 Partnership working between Perth & Kinross Council and Dundee City Council in
relation to development proposals to the West of Dundee.
This land is allocated for a specific land use relating to scientific research. The land is
effective and anticipated to come forward within a timeframe of more than two years.
© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

Page 55 of 93

TAYplan Topic Paper 2: Growth Strategy (May 2015)
8. West/ North West Perth
 Sites are within the Perth & Kinross
Council’s Local Development Plan
(2014). Following the Perth & Kinross
Local Development Plan examination
the site at Perth West was reduced in
size and Almond Valley was added.
 Planning application for A9/ A85
improvements approved Summer 2012.
 Funding for A9/A85 improvements and
1st phase of Cross Tay Link Road
(CTLR) (across the Almond River) in
Councils capital programme. Site for
new secondary school identified and
funding secured.
 Work on a masterplan for Berthapark
site has commenced.
 Strategic Development Framework
commenced 2014.
 This location is reliant on a series of
major infrastructure proposals presently
being progressed by Perth & Kinross
Council this means the sites forming
this strategic development area are
capable of becoming effective during
the lifecycle of the Strategic
Development Plan.
9. Oudenarde
 Site included in adopted Perth &
Kinross Council’s Local Development
Plan (2014). Approved Masterplan and
affordable housing element has
commenced – 107 affordable units
constructed as of August 2013.
 Outline planning consent for business
development area.
 New funding package agreed by
Council for new school (Summer 2013).
 This site is effective with delivery of
new homes anticipated to commence in
2014/15.
© Crown copyright and database rights Ordnance Survey
license number 100053960 (2015)
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10. St. Andrews West and Science
Park;
 Principle, scale and general location of
development within the Adopted St.
Andrews and East Fife Local Plan
(2012).
 Detailed allocation progressing through
the Adopted St. Andrews and East Fife
Local Plan (2012).
 Development Frameworks have been
prepared by Fife Council - published in
the Adopted Local Plan. Developers
are expected to prepare Masterplan for
Fife Council approval.
 This site is effective and is anticipated
to commence delivering homes from
2016/17.
11. Cupar North
 Principle, scale and general location of
development within the Adopted St.
Andrews and East Fife Local Plan
(2012).
 Detailed allocation progressing through
the Adopted St. Andrews and East Fife
Local Plan (2012).
 Development Frameworks have been
prepared by Fife Council - published in
the Adopted Local Plan. Developers
are expected to prepare Masterplan for Fife Council approval.
 For Cupar Strategic Development Area, a proposal of application notice for the
Gilliesfaulds area was registered by Fife Council in July 2013 and will see transport
assessment work in addition to community consultation undertaken before the end of
2013. Fife Council is continuing to work with the development group to secure an
agreed Masterplan.
 This site is effective and is anticipated to commence delivering homes from 2015/16.
© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

6.113 Overall, from the above analysis of the continued effectiveness of existing Strategic
Development Areas, it is concluded that all current Strategic Development Areas
remain effective and should still be in the Strategic Development Plan. There has
been major investment through the private and public sector in continuing to progress
technical and other work to bring forward these strategic projects. TAYplan
recognises that the economic downturn has had an impact on the timing of delivering
these projects, however they all remain important to achieving the overall, long term
strategy of TAYplan, growing the area’s economy and providing homes. A
considerable level of investment continues to be made in the design, related studies
and early implementation of these developments. TAYplan considers it important, at
this stage, to maintain certainty for investors in this Plan review. It is therefore
considered essential that continuity is maintained through these allocations to
support and further encourage investment across the TAYplan area.
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h) Energy, Waste and Resources
6.114 Scotland’s headline target is to meet the equivalent of 100% of Scotland’s electricity
demand from renewable sources by 2020. This is amongst the most ambitious in the
world. It is complemented by an equally important target to generate 11% of heat
from renewable sources by 2020. There is also a target to generate 500 Mega Watts
(MW) as part of community owned of renewable energy schemes.
6.115 There are strong potential for economic opportunities associated with offshore wind
energy in particular for the TAYplan area. There is already growth in training and the
establishment of a marine renewables test centre at the University of Dundee brings
important research and development to the region. The National Renewables
Infrastructure Plan (NRIP) (2010) recognises the importance of Dundee and
Montrose Ports in supporting the commencing construction and maintenance of
nearby offshore wind farms at Inch Cape, Neart na Goithe and beyond. This
symbolises the bringing together of important regional assets to take advantage of
the economic opportunities associated with offshore wind energy in particular. There
is also some potential for hydro-electric power, mainly in Angus and Perth & Kinross
given the geography of these areas.
6.116 There are also opportunities for heat production and reuse from industrial processes
and opportunities for micro-renewables. Although these can be difficult to quantify the
potential cost savings and new construction, manufacturing, installation and
manufacturing opportunities will also be important to sustainable economic growth in
the region.
6.117 The energy sector, and renewables in particular, offer significant economic and social
growth opportunities as well as environmental ones. The alignment of the skills and
asset base in the region is already advancing and further investment from
government and business alike could unlock further growth potential.
6.118 The approved TAYplan (2012) Policy 2E already requires low and zero carbon
energy generation technologies in new development to reduce carbon emissions.
Although there are some opportunities to strengthen this (see Topic Paper 3: Assets,
Resources and Infrastructure) the emphasis remains appropriate. Furthermore this
approach prescribes the need for solutions without specifying what these must be.
This provides for innovation but also provides a recognition that there are numerous
different technologies or combinations of technologies.
6.119 Approved TAYplan (2012) Policy 3 recognises the importance of the region’s ports in
the renewable energy sector and protects land at Dundee and Montrose ports for
port related uses only. Policy 4 already identifies Strategic Development Areas that
cover Montrose Port and Dundee Port. As noted in this topic paper the Dundee
Wider Water Front Strategic Development Area (formerly known as Dundee Centre
and Port) now includes Claverhouse Industrial Estate on the North side of Dundee.
This is in recognition of the establishment of an Enterprise Area at Dundee Port and
at Claverhouse Industrial Estate, specifically to support the offshore renewable
energy sector.
6.120 The approved TAYplan (2012) Policy 6 considers both energy and waste/resource
management infrastructure together and provides a spatial framework for these. It
recognises the economic importance of proximity between surplus heat producers
and heat users. There is some opportunity to strengthen the recognition of district
heating and heat network opportunities. The approach could also be strengthened by
the inclusion of heat and power storage systems in the definition of energy and waste
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management infrastructure. Making such an alteration would not change Policy 6 but
would make it absolutely clear that storage infrastructure sits within the same policy
framework as transmission and generation infrastructure.
6.121 The present approach to resources is to recognise their economic importance and to
balance this with the need to safeguard the resource for future generations.
Approved TAYplan (2012) Policy 3 identifies specific resources including
economically important minerals, agricultural land, forests and carbon rich soils. More
detail is provided in Topic Paper 3: Assets, Resources and Infrastrcuture (2015).
However, these resources are essential to a growing economy; more development
requires aggregates like sand and gravel, and hard rock. The economy also needs
important minerals that are scarce, such as those identified on the British Geological
Survey’s Risk List. At present the risk list approach is not fully recognised in
approved TAYplan (2012) Policy 3, albeit that these could be considered as
‘economically important minerals’. Safeguarding resources identified on the Critical
List with deposits in the region could contribute to national and local economic
success.
I want to know more:
Refer to Topic Paper 3: Assets, Resources & Infrastructure (2015) for more information

i) Business and Employment Land
6.122 When the TAYplan Main Issues Report (2014) was being prepared Draft Scottish
Planning Policy (2013) had been published. It proposed that Strategic Development
Plans should identify nationally and regionally important business, tourism and
leisure clusters in its area. This has presented some challenges, not least of which is
defining what ‘nationally or regionally important’ means. TAYplan, in liaison with Visit
Scotland, Scottish Enterprise and sportscotland have considered clusters relating to
the visitor economy, agriculture and food and drink, port and offshore, scientific
research, digital media and locations for sports, leisure and events.
6.123 Scottish Planning Policy (2014) focuses on supporting growth of important sectors of
the economy including energy; life sceinces, unviersities and the creative industries;
tourism and the food and drink sector; and, financial and business services. These
sectors are prominent in the TAYplan area. It also seeks the identification of an
appropriate range of locations for significant clusters. This includes sites identified in
the National Renewables Infrastrcuture Plan (NRIP), Enterprise Areas, business
parks, large and medium-sized industrial sites and high amenity sites.
6.124 The approved TAYplan (2012) seeks to:
 Identify and safeguard at least 5 years supply of employment land within principal
settlements to support the growth of the economy and a diverse range of
industrial requirements;
 Safeguard areas identified for class 4 office type uses in principal settlements;
and,
 Further assisting in growing the year-round role of the tourism sector.
6.125 This has been progressed by the constituent authorities through their respective
Local Plans/Local Development Plans, and where relevant Employment Land
Strategies. Each local authority also carries out annual employment land audits.
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6.126 The approved TAYplan (2012) also identifies Strategic Development Areas which
include significant business and housing areas. These have been discussed
elsewhere in this Topic Paper. However, those identified in approved TAYplan (2012)
Policy 4 remain appropriate and no further Strategic Development Areas are
considered necessary.
6.127 There is a strong relationship between the area’s universities and hospitals with
commercial research activity. This is particularly prominent in life sciences and digital
media for example, which have a strong focus in Dundee. In the approved TAYplan
(2012) Strategic Development Areas at the James Hutton Institute at Invergowrie; St.
Andrews West and Science Park; and Dundee Centre and Port are designated.
6.128 TAYplan’s food and drink and agriculture sectors are widespread. With research
through the James Hutton Institute and Universities, a high percentage of Scotland’s
Class 1 agricultural land together with the region’s reputation for high quality food
stuff, the sector is spread across the region.
6.129 The role of nationally and regionally important clusters relating to the visitor economy
is highlighted in the National Tourism Development Framework (2013). It encourages
planning authorities to build in greater consideration of both the needs and the
benefits of the visitor economy.
6.130 In the TAYplan area, previous recognitions of the ‘Destination Perthshire’ and
‘Destination Fife’ already reflect the multitude of offers relating to hospitality, outdoor
sports (including golf) and the landscape. Similarly there has also been recognition of
‘Angus Ahead’ with a variety of offers related to the food sector; ‘Taste of Angus’,
Angus Heritage, the coast and golf. There is also an emerging ‘Destination Dundee’
which will be based around the changes brought about by Dundee Waterfront
including the V&A at Dundee; which is anticipated for completion in 2017. Dundee’s
bid for City of Culture 2017 has raised the profile of the city in conjunction with other
physical regeneration activity.
6.131 There are also more opportunities to benefit from cultural and sporting venues such
as Scone racecourse/palace, Barry Buddon near Carnoustie and internationally
renown golf courses such as St. Andrews, Carnoustie and Gleneagles. There are
also a number of theatres, museums, conference and concert venues. Many of the
events hosted at these venues are seen by national and international audiences.
6.132 Despite failing to win the National Performance Centre for Sport, Dundee has been
granted £13m for a regional facility focussed on football but with the possibility of
other sports as well. Additional training or sporting participation venues include
Angling at Loch Leven and Canoe Slalom at Grandtully. These contribute to the
broader offer of the TAYplan countryside as a place for outdoor pursuits and
adventure sports. There are also many other locations and activities.
6.133 Overall the existing Strategic Development Areas include a mixture of sites identified
in the National Renewables Infrastructure Plan (NRIP) (2010), Enterprise Areas,
business parks, large and medium-sized industrial sites and high amenity sites. This
is considered to reflect the approach in Scottish Planning Policy (2014) as well as a
continuation of the approved TAYplan (2012) broader investment framework which
focuses on ensuring local authorities continue to have a 5 year supply of employment
land within principal settlements. The approach to safeguarding offices within
principal settlements previously set out in the approved TAYplan (2012) has now
been superceded by the approach to town centres first which includes offices. As
previously the ethos of the National Tourism Development Framework (2013) in
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existing Strategic Development Areas such as Dundee Wider Waterfront (a national
development in National Planning Framework 3 (2014)).
Review of Local Authorities Employment Land Supply:
6.134 Employment land take-up continued to grow in Dundee City and the whole of Fife
until 2010 and 2011 respectively (Figure 14) (Note that take up figures were only
available for the whole of Fife). It fell in Dundee City after 2011. It is not clear if this is
a longer term trend or a single year drop.
6.135 In Angus and Dundee City there continues to be a large proportion of the
employment land supply that is either immediately available or has minor constraints
(Figure 13). In Perth & Kinross employment land audits were not published for 2011
and 2012. The position in 2010 showed that immediately available land represented
a substantial minority of the supply. However, since that time Perth & Kinross has
adopted a new Local Development Plan in 2014. This allocates land for over 100ha
of immediately available land. Information for employment land supply is available for
North Fife from the 2013 Employment Land Audit. The figures are comparatively low
and of the available land, the majority is categorised as having Major Constraints.
The 2014 Employment Land Audit for Fife will contain sites allocated in the adopted
St Andrews and East Fife Local Plan (2012) which includes sites such as the Cupar
North and St Andrews West and Science Park Strategic Development Areas.
6.136 Looking forward, TAYplan’s 2nd Strategic Development Plan should retain the policy
for Local Development Plans to provide Class 4 and wider employment land
provision, which is consistent with the TAYplan’s overall principles to retain
population, attract investment and create employment opportunities for local people.
Figure 13: Employment Land Supply (2009 to 2012 - 2013 for North Fife)

Source: Council Employment Land Audits
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Figure 14: Employment Land Take (2008 to 2012)

Source: Council Employment Land Audits

j) Tourism/ Leisure
6.137 Scottish Planning Policy (2014) places strong emphasis on the importance of the
visitor economy and requires Strategic Development Plans should identify and
safeguard any nationally or regionally important locations for tourism and recreation
development within their areas.
Developing TAYplan’s Tourism Assets
6.138 TAYplan Monitoring Statement (2014) considers tourism and leisure in terms of
visitors and spend. The National Tourism Development Framework (2013) has a
strong emphasis on tourism/ leisure destinations and ‘place’. For TAYplan, the
impact of tourism/ leisure destinations on ‘place’ is an key consideration. An
important factor in achieving our growth ambitions is in continuing to develop
TAYplan’s existing tourism assets into more rounded, added value experiences that
today’s visitors want. Considering these assets in response to specific market
opportunities is also important for the development of places, both for the economy
and individual and collective destinations. For example:
 Nature and Activities – With dramatic landscapes and seascapes, a rich and
colourful history, and vibrant culture, the TAYplan area is unique for tourism and
leisure opportunities, offering visitors a wealth of things to see and do: golf,
walking, cycling, wildlife-watching, adventure sports and historical sites, to name
just a few. For TAYplan, an important consideration in how these could be
enhanced is through the green network strategy (see Topic Paper 4: Strategic
Placeshaping, Green Networks, Climate Change Adaptation and Town Centres).
 Events and Festivals – International attractions including the high-profile events
such as the Commonwealth Games (Barry Buddon Shooting Centre, Carnoustie),
Ryder Cup and Year of Homecoming, or smaller, local initiatives that help to
extend the tourism season – TAYplan’s events and festivals add to the
uniqueness of the experiences on offer. It’s not just our tourism assets that set us
apart but the TAYplan area’s quality of place too provides a destination of choice.
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 Destination Towns and Cities - A destination is at the heart of the visitor
experience. It is where the visitor eats, sleeps, discovers and explores. Much has
been done in recent years to make more of Scotland’s tourism assets at a local
level through destination groups and with the support of local authorities.
Destination Perthshire, Destination St Andrews and the emerging Destination
Dundee are being marketed as key tourism points of interest and spend. TAYplan
has a role in continuing to promote these.
6.139 TAYplan, in liaison with Sport Scotland, Visit Scotland and Scottish Enterprise has
identified a series of clusters. These focus around the visitor economy, agriculture,
port and offshore, scientific research, digital media and destinations and the visitor
economy and sports and events.
Turning Assets into Opportunities
6.140 Together with developing specific assets, in the TAYplan area, we also need to
collaborate across assets in order to offer visitors a diverse range of authentic
experiences. In order to develop quality, authentic tourism experiences that meet the
needs and wants of people, leadership, collaboration and marketing are fundamental.
By building on TAYplan’s current capabilities and by turning our assets into
experiences targeted at our growth markets, we can give ourselves the best possible
chance of achieving improved place quality, attractiveness and competitiveness for
leisure and tourism.

k) Clusters of Hazardous Industries
6.141 There is a requirement in the Planning etc. (Scotland) Act (2006) to consider the
implications of and for hazardous industries. Scottish Planning Policy (2014) also
proposed that Strategic Development Plans should identify and safeguard any
nationally important clusters of industries handling hazardous substances.
6.142 TAYplan has examined information produced by the Health and Safety Executive,
who hold a library of zones which are drawn around locations where hazardous
processes or activities take place. It is a requirement to consult the Health and Safety
Executive on any development proposals in these areas. As well as specific locations
for hazardous industries there are several gas an oil pipelines which pass through
Angus and Perth & Kinross.
6.143 The map below shows all of the zones that have been drawn around sites where
hazardous activities take place by the Health and Safety Executive. There are
several facilities in the TAYplan region that handle hazardous substances. However,
the only clusters of more than one such zone are at or around Montrose and Dundee
Ports and Perth Harbour. These zones relate to storage of substances such as
natural gas and plants which process or use oil, petroleum or gas based products.
6.144 Both Dundee and Montrose Ports form parts of Strategic Development Areas that are
safeguarded for port related uses only. The clusters identified are not considered to
be nationally important. As a result there are not considered to be any changes
needed to the approved TAYplan (2012).

Page 63 of 93

TAYplan Topic Paper 2: Growth Strategy (May 2015)
TAYplan area Health and Safety Executive Zones (2013)

Source: Health and Safety Executive
© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

7. Strategic Environmental Assessment Summary
7.1

An essential part of the SEA process is the identification of the current baseline
conditions and their likely evolution. It is only with a knowledge of existing conditions,
and a consideration of their significance, that the issues which the Strategic
Development Plan should address can be identified and its subsequent success or
otherwise be monitored.

7.2

The Strategic Environmental Assessment for this Strategic Development Plan has
focused on what has changed. The Environmental Report (2014) sets out a full
environmental assessment of the proposed changes within the housing section. The
assessment fully considered the likely environmental impacts and informed the final
drafting of the Main Issues Report. The Environmental Report (2014) recommended
that:
•

7.3

The environmental impact of the scale of housing growth and general location
where housing need should be met, should seek to manage environmental
impact. The Assessment supports Option 1 as a preferred strategy for the
level of new housing building and also Option 1 to provide greater flexibility in
meeting housing need across Housing Market boundaries.

The recommendations were incorporated into final drafting of the Main Issues
Report.
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Appendix 1: Comments received during the Early Engagement
exercise (April to June 2013)
Intermediate Outcome: We live, work and play in better quality environments.
Question 1: What would make our neighbourhoods, villages, towns, cities and
countryside become better places?
 Better connections by public transport to the places where people are employed and
where the main services are provided (Community/voluntary)
 Re-introduction of green belts between communities e.g. Milnathort/Kinross (Individual)
 A range of sites coming forward will make neighbourhoods, villages, towns and cities
become better places (Individual)
 Adequate provision of effective housing sites for development in Tayport and
Taybridgehead area (Individual)
 Adopt a more conservative approach towards projected housing growth
 (Individual)
 Importance of new housing developments to sustainable economic growth (Development
industry)
 Planning for housing must be ambitious and flexible, and build near to existing transport
infrastructure and greenfield sites (Development industry)
 Better places will only emerge by growing successful communities and neighbourhoods
where people want to live, new housing development has a significant impact on creating
new communities and strengthening existing communities (Development industry)
 Assess the capacity of towns, villages and the countryside to accommodate proposed
development in respect of effects on landscape, tourism, infrastructure, quality of life etc
(Community/voluntary)
Our town centres need to adapt. The current TAYplan focuses on shopping and steers new
retail investment towards town centres. Our town centres provide a range of activities, not
just shopping.
Question 2: What else should be done? Should town centres have different roles?
 Improvements to town centre infrastructure to halt decline e.g. parking (Individual)
 Address the implications of town centre versus out of town/edge of town shopping and
leisure developments in terms of minimising energy usage (Government/Agency)
 Move emphasis from edge of settlements and into town centres (Government/Agency)
 Consider flood risk in town centre redevelopment (Government/Agency)
 The need to develop resilient places (Government/Agency)
 Greenspace as part of mixed use/ green networks within and linking to town centres
(Government/Agency)
 Issue of houses in multiple occupation in St Andrews (Community/voluntary)
 Specific policies should be adopted to return areas dominated by a particular type of
tenure to mixed, sustainable communities with a range of ages and occupations
(Community/voluntary)
 New housing allocations in towns can increase footfall in town centres (Development
industry)
Question 3: How can we improve people’s access to nature, parks and countryside,
and conserve nature and wildlife? (TAYplan refers to this as 'green infrastructure').
Are there any particular areas where we could link and enhance our green
infrastructure within the TAYplan region? (e.g. linking villages/towns).
 Improvements in green networks and emphasis on those already in existence e.g. Loch
Leven Heritage Trail (Individual)
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Routes between places such as Bridge of Earn, Perth, Dron, Abernethy would encourage
more walkers and cyclist (Individual)
Importance of greenbelts and green corridors maintenance and not allowing development
on said land (Community/voluntary)
Ensure that those like big housing developers help to do this and do not avoid it
(Individual)
Areas surrounding watercourses enhanced through green/blue network, inclusion of
watercourses (Government/Agency)
Green network important to help meet objectives of River Basin Management Plans
(RBMP) ,flood management, active travel and sustainable drainage systems (SUDS)
incorporation (Government/Agency)
Carefully planned (Strategic and Local) new multifunctional green network and green
infrastructure, to make sure it connects to existing provisions and links
(Government/Agency)
Support TAYplan’s development of strategic green network strategy
(Government/Agency)
Priority areas for green network strategy should be between Perth and Dundee and
coastal zone (Government/Agency)
Key current strategic opportunity to deliver a more coherent green network around and
beyond the Perth Core Area and proposed cross-Tay link road (Government/Agency)
Strategic, wider spatial planning of green networks important (Government/Agency)
Protect existing green network areas from development (Community/voluntary)
Improving infrastructure (footpaths) to encourage active travel (Community/voluntary)
Stronger green belt policy should be considered for St Andrews to protect against
development (Community/voluntary)

Question 4: What else is needed to make better quality environments in the TAYplan
area?
 Increased greenbelt and maintain greenspace between settlements (Individual)
 The identification of Tayport within the Dundee Core Area for future urban growth is
supported (Individual)
 Ensure the correct balance between growth, respecting the environment & the views of
those that currently live in any particular village/town/city (Individual)
 Planning must protect the environment but it must also be focused upon delivery
(Development industry)
 Encouraging and supporting developers (Development industry)
Intermediate Outcome: There is sustainable economic development and our region
has a better and more distinctive image
The current TAYplan steers most future urban growth to Dundee and Perth Core Areas,
plus the towns of Blairgowrie/Rattray, Forfar, Montrose, Arbroath, Cupar, Kinross/Milnathort,
St Andrews and Crieff.
Question 5: Are there new issues or challenges which could change this?
 Prioritise reuse of brownfield land rather than greenfield (Individual)
 Concern raised at housing development within Angus Council area adjacent to Dundee
City boundary, considers focus should be on regenerating parts of Dundee City
(Individual)
 Growth within and adjacent to existing settlements to supplement development is
supported
 Identify key road improvements for flood defence and improved drainage (Development
industry)
 Limited space in these urban areas, leading to greenfield development which will mean a
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lower quality of life (Individual)
If TAYplan is intent in continuing the focus on major centres then it is vital, that enough
land is identified to encourage market activity, investment and crucially the delivery of
schemes large enough to provide the mixture of uses and community benefits that make
better places (Development industry)
Key challenge to continue to realise the existing strategy; to take developments and ideas
on to sites and see progress happen on the ground (Development industry)
The current approach seems sensible and pragmatic and will contribute to sustainable
economic growth (Government/Agency)
Leuchars/Guardbridge should be considered for further development to reduce pressure
on St Andrews, particularly affordable housing (Community/voluntary)
More flexibility should be provided to where development is allocated and which key
towns should grow (Development industry)

Question 6: What else should the next TAYplan do to strengthen the area’s economic
base?
 Just safeguarding land is clearly insufficient, need to actively promote sites for
development to help achieve growth (Individual)
 The contribution of a high quality sustainable place will help strengthen the area’s
economy and attract investment to TAYplan (Government/Agency)
 The benefits of the construction and house building industries to the local economy need
to be recognised and Local Authorities should not put undue restrictions on the release of
land for development (Development industry)
 Reassessment of Montrose’s status as a Tier 2 settlement to Principal Settlement
(Development industry)
 Do not place too much emphasis on Dundee and Perth as main economic drivers, further
new housing development in Montrose will provide economic growth (Development
industry)
Question 7: What are the new issues or challenges in delivering this change?
 Infrastructure improvements need to be identified spatially and funded appropriately to
facilitate economic growth (Development industry)
 TAYplan should identify a growth point in the Carse of Gowrie to accommodate a
new/consolidated village to start meeting needs from the middle of the plan period
running on beyond the end of the Plan period (Development industry)
 Concern raised at why new development (large scale) needed in current economic
conditions (Individual)
 Consider that TAYplan is working to unrealistic growth assumptions (Individual)
 Ensure deliverability of sites and prioritise those sites where early delivery is possible
(Development industry)
Question 8: What else is needed to support sustainable economic growth in the
TAYplan area?
 Promotion of the role of the service sector in sustainable economic growth to Local
Authorities (Development industry)
 Local Authorities understanding of range of economic benefits development of new retail
outlets etc. can have on surrounding area (Development industry)
 When seeking developer contributions the Councils needs to take wider pressures and
viability assessments into account to ensure that the TAYplan area remains a competitive
location in which developers are keen to invest (Development industry)
 Focus on re-using existing brownfield sites before greenfield land (Individual)
 Encouraging growth and expansion in key economic areas such as the Port of Dundee
and Dundee’s wider waterfront (Development industry)
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Recognising that growth requires supporting infrastructure that cannot be wholly funded
from new development (Development industry)
Promoting lower carbon transportation, lower carbon energy generation, lower carbon
heat and improved public transport through the identification of key public transport
corridors (Development industry)
Triggering an upturn in the housing sector could bring significant benefit to Scotland’s
economy contributing to a better quality environment for our population (Development
industry)
Optimising and co-ordinating investment in support of sustainable economic growth
(Government/Agency)
The promotion of Tourism, and initiatives that will preserve the character and attraction of
the town of St. Andrews to visitors, is probably the key drive for North East Fife
(Community/voluntary)
A pro-active culture within local authorities is fundamental to delivering sustainable
economic growth in the area (Development industry)

Intermediate Outcome: More people are healthier
Planning can improve people’s health and wellbeing by:
1. encouraging employment;
2. reducing air pollution in neighbourhoods;
3. improving people’s access to open space, sport and nature;
4. reducing car dependency and promoting walking and cycling; and
5. ensuring everyone has access to homes.
Question 9: What else is needed to enable more people to be healthier in the TAYplan
area?
 We recommend amending the last bullet of this question to ensuring “everyone has
access to good quality homes in quality, sustainable places.” We recommend adding an
additional bullet “by enhancing the quality of the natural environment including wider
landscape quality.” This contributes to mental and physical well being
(Government/Agency)
Intermediate Outcome: We live within Earth's Environmental Limits
The current TAYplan encourages renewable energy production throughout the TAYplan
area in appropriate locations.
Question 10: How else could the next TAYplan contribute to zero carbon energy
production over the next 20 years?
 House building – focus on more efficient materials, rather than requiring microrenewables (Development industry)
 Provision of policy emphasising need for development to meet criteria outlined in SPP
relating to the reduction of greenhouse gas emission from new developments by
appropriate siting, design (and materials) and layout (Development industry)
 Flexibility of policy when other planning reasons would contradict meeting these
requirements, ultimately favouring completion of development always (Development
industry)
Climate change is happening, whatever the debate about how much it is caused by
humans. TAYplan needs to further consider how through land use planning we could
respond to the challenges and opportunities the area faces as a result of projected changes
in climate.
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Question 11: What should the next TAYplan do to help the area adapt e.g. to rising
sea levels and increased and more intense rainfall?



Climate change adaptation as key consideration for new developments
(Government/Agency)
The next TAYplan should continue to seek new developments and related infrastructure
to be designed in a sustainable way (Development industry)

The current TAYplan seeks new developments and related infrastructure to be designed in a
sustainable way
Question 12: What else could the next TAYplan do to better respond to achieving
more sustainable development?
 Strategic Development Areas should include land out with these ‘principal settlements’ as
these areas will be able to accommodate future onshore wind development, supporting
sentiments raised in National Planning Framework 2 (Development industry)
 Importance of locating homes close to identified areas of employment should not be
underestimated (Development industry)
 Allocation of housing to Montrose should be increased (Development industry)
Question 13: What else could TAYplan do through the landuse plan to protect our
food security?
 Stop building houses on agricultural land, e.g. Site H46/47 PKC LDP (Individual)
 A clear injunction against building in Prime Agricultural Land, and fully utilising brownfield
land before any development on agricultural land is considered (Community/voluntary)
 Prioritise brownfield over agricultural land for development (Individual)
 Safeguard greenfield and agricultural land from development (Community/voluntary)
 Should be stronger policy in Scottish Planning Policy on protecting agricultural land
(Community/voluntary)
 Safeguard greenfield and agricultural land from development (Community/voluntary)
Question 14: What else is needed to ensure that we live within the Earth’s
environmental limits in the TAYplan area?
 Brownfield redevelopment (Development industry)
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Appendix 2 - All projects submitted at Pre-Main Issues Report stage
PERTH & KINROSS AREA projects/ proposals submitted:
PERTH WEST H70
This proposal is for a housing development in the west of Perth.
The scale of the development is not included. This is part of the
Strategic Development Area allocated within the approved
Strategic Development Plan, within which the Local
Development Plan process determines which sites should be
allocated.

PERTH CITY WEST
A development has been proposed on the Western Edge of Perth, aligned
with the A9 south of Broxden to the A85 Crieff Road. It is a mixed use
development of 3,000+ houses of mixed tenure, 20 Ha of employment land, a
district heating system and amenities, including primary school, as detailed in
the Adopted Perth & Kinross Council Local Development Plan (2014)
allocation H70 strategic development requirements. This is part of the
Strategic Development Area allocated within the approved Strategic
Development Plan, within which the Local Development Plan process
determines which sites should be allocated.

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

ALMOND VALLEY VILLAGE
This is a proposal for housing on a site of 157 hectares with up to 1,800 homes and community facilities
such as primary school. The proposal is located on land to the West of Perth at Huntington Tower. This is
within the Strategic Development Area allocated within the approved Strategic Development Plan, within
which the Local Development Plan process determines which sites should be allocated.

HORN GRANGE
This proposal is located around the settlement of Grange and Horn Farm on the Carse of Gowrie. The
area owned is approximately 279 ha (690 acres) and could provide up to 3,500 homes.

PERTH CORE AREA GREEN NETWORK
This is a proposal for a Green Infrastructure Network focussed in the Perth Core Area (Perth City and
surrounding area) with links to the wider countryside adjacent to that area.
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CROSS TAY LINK ROAD
This proposal is for the development of a new road and bridge crossing over the Tay River, North of Perth
and South of Luncarty.
WIDENING OF A9
Widening and dualling of A9 between Perth and Inverness.
PARK AND RIDE KINFAUNS, NEAR PERTH
This is an infrastructure proposal for a new park and ride development in Kinfauns, east of Perth and
adjacent to the A90.
GRANGE VILLAGE EXPANSION
This is a housing proposal around an existing small settlement,
Grange, on the Carse of Gowrie. The approximate area of the
land is 7.5 ha and the number of houses would be 100-150.

POWMILL MIXED USE PROPOSAL
This is a proposed development in the Powmill area of
Perth & Kinross. The development proposed consists of
housing (90 homes) employment land (12 commercial
units) and a retirement village covering an area of 9.8
Ha.

ANGUS AREA projects/ proposals submitted:
WESTFIELD, FORFAR
This proposal is for the development of land to the South
West of Forfar. The land covers approximately 150 hectares
and the primary use of the land within the proposal is
residential led mixed use development. The site has the
capacity for 1,000 new homes along with employment and
local retail uses.
© Crown copyright and database rights Ordnance Survey license number
100053960 (2015)
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ARBROATH MASTERPLAN
This is a proposal for a masterplan for the town of Arbroath. It
does not state the size of the development but notes the
need to improve access and infrastructure within the town to
encourage more investment and business.

USAN ROAD, FERRYDEN
This is a proposal for housing and community
facilities located on a site south of Ogilvie
Terrace/West Terrace, to the east of King
Georges Field and to the West of Ferryden
Farm. The land extends to approximately 18.3
ha (45.2 acres). At a density of 20 houses per
the hectare, it could potentially accommodate
around 360 residential units.

LAND AT THE GRANGE, MONIFIETH
This is a housing proposal immediately between the north of
Monifieth and the A92/Angus Gateway. The site is
approximately 17 hectares in size with a potential
development capacity of approximately 380 units.

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)
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FIFE AREA projects/ proposals submitted:
CUPAR NORTH
This is a proposal in Cupar, Fife for infrastructure, housing, education, retail, employment and
leisure/recreation development. It lies on a site of 119 Ha with a capacity for 1400 residential units as well
as a business park, a retail park, education and recreational facilities and a relief road . This is a Strategic
Development Area allocated within the approved Strategic Development Plan and approved Local
Development Plan.
ST. ANDREWS RAIL LINK
2 proposals were submitted for a rail link to St Andrews. The link would lie between St Andrews and
Seggie on the East Coast Main Line.

3 SITES IN TAYPORT
This proposal puts for 3 small sites within or adjacent to the Tayport settlement for housing, employment
class 4 or 10 and a cemetery extension, one site will be for less than 4 units and the other for 250 units.

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)

ST. ANDREWS MULTIPLE DEVELOPMENTS
This is a proposal for future development in St Andrews. It does not offer a specific development site but
states the importance of improving infrastructure within St Andrews specially mentioning a light railway or
rapid transport link.
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DUNDEE CITY AREA projects/ proposals submitted:
NEW VILLAGE WITHIN DUNDEE WESTERN GATEWAY
This is a housing proposal with commercial facilities with a total of
507 units. The site is located to the north of the Landmark Hotel,
south of Mains of Gray, west of West Gourdie Industrial Estate and
Denhead of Grey and east of Benivie. Part of this development has
been approved and allocated as part of the Strategic Development
Area for the Local Development Plan, however the proposed new
Village Home Zones would require further consideration from
Dundee City Council.

DUNDEE WESTERN GATEWAY – SOUTH GRAY
VILLAGE
This is a proposal for land at South Gray Village, to the
south of Liff in Dundee. It is a proposal for 230 dwellings
and the associated infrastructure covering an area of 20.73
ha. Part of this site has been allocated as part of the
Strategic Development Area through the L ocal
Development Plan by Dundee City Council (HP01),
however the expansion proposed would require further
consideration from Dundee City Council.

EAST DOCK STREET, DUNDEE
This proposal is for a medium sized supermarket
(70,000 sqft non-food units), car parking,
landscaping, and a new controlled traffic junction.
The site is located in Dock Street in Dund ee.
© Crown copyright and database rights Ordnance Survey license
number 100053960 (2015)
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LAND AT SOUTH AUCHRAY, DUNDEE
The site is 11.1 hectares and has a development
capacity of circa 270 residential units in a village
form. The site lies to the immediate west of
Clatto Country Park to the north west of Dundee.
The majority of this site lies within Angus. Only
the three fields immediately west of Clatto
Reservoir are within Dundee City.

© Crown copyright and database rights Ordnance Survey license number 100053960 (2015)
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Appendix 3 – Strategic Project Assessment
Introduction
TAYplan officers undertook an assessment of projects submitted at the Pre-Main Issues
Report stage. This assessment developed an understanding of whether the projects had
been submitted previously to the Strategic/ Local Development Plan and whether they meet
TAYplan’s approved spatial strategy, whether they would impact on important natural and
historic environment designations and/or any possible major infrastructure implications to
inform the Main Issues Report. This exercise was also aimed to assist in the Strategic
Environmental Assessment.
Some of the sites have already been allocated in Strategic and Local Development Plans, or
have planning permission. Some of these sites may have been considered as part of
previous or current development plan reviews and may have been or may be rejected in
favour of other options. Others may have been the subject of previously unsuccessful
planning applications. Their presence in this annex does not add any weight or status to their
proposed use. Nor does it suggest that the Strategic Development Plan Authority or the
respective Council intends to look positively or otherwise on them. Instead it simply
recognises that a developer formally stated their interest in a consultation exercise.
The Assessment
The Assessment form was completed for each project submitted and aimed to understand
the following:
GENERAL ASSESSMENT OF EACH PROJECT SUBMITTED:
1. Whether the project was submitted to/ included within the approved Strategic
Development Plan.
2. Whether the project was submitted to/ included within the existing Local Development
Plan/ Local Plan.
3. Whether the project meets TAYplan’s approved spatial strategy/ is of a strategic nature.
4. Whether there have been any previous planning applications.
5. Whether measures have been taken to ensure the project is sustainable.
ADDITIONAL ENVIRONMENTAL CRITERIA TO ASSESS EACH PROJECT SUBMITTED:
6. Whether the project is within, adjacent to or outside of a settlement and whether it is
greenfield or brownfield land.
7. What transport infrastructure issues could arise and whether these require particular
remedial action.
8. What educational infrastructure issues could arise and whether these require particular
remedial action.
9. What water supply and drainage infrastructure issues could arise and whether these
require particular remedial action.
10. Are there any natural and historic environment designations which are affected by the
site and can these impacts be mitigated or are they likely to prevent development.
11. Is the project located within a Health and Safety Executive zone of protection and could
this be overcome or would it prevent development.
12. Is the project in an area of tidal/river flooding or recognised flash flooding/poor drainage.
Can this risk be mitigated by present or new defences and could the design of development
mitigate the risk.
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1. EXISTING STRATEGIC DEVELOPMENT AREAS (APPROVED
JUNE 2012)
Forfar Regional Agricultural Service Centre
1. Yes
2. The proposal is not site specific at this stage, however was considered as a concept in the
Angus Council Main Issues Report (2012).
3. Yes – The proposal could enable economic development and investment in a tier 2
settlement.
4. Yes – If this is accepted as a concept rather than a specific land allocation, Angus Council
have received and supported previous agriculture related proposals.
5. Yes
6. The specific location is not yet determined, but could include both greenfield and brownfield
land if a settlement wide approach is taken.
7. No information at this stage
8. No education implications
9. No information at this stage
10. Not known at this stage as there is presently no proposal to allocate a specific site.
11. Not known at this stage as there is presently no proposal to allocate a specific site.
12. Not known at this stage as there is presently no proposal to allocate a specific site.
Orchard Bank
1. Yes
2. Yes
3. Yes
4. Yes
5. Yes
6. This is an existing allocated site within the settlement boundary. The site has planning
permission and is partially developed. The remaining land is fully serviced and effective.
7. No major transport infrastructure implications requiring mitigation.
8. No education implications.
9. There are no major water infrastructure implications requiring mitigation.
10. There are no major natural or historic environmental implications requiring mitigation.
11. The project is not located on land protected by the Health and Safety Executive
12. The project is not in an area of tidal/river flood risk or frequent flash flooding/poor
drainage. An appropriate assessment of flooding was undertaken in allocating the site in the
current Local Plan Review and in the outline planning permission granted.
Montrose Port
1. Yes, the site was included in the Approved Strategic Development Plan as a Strategic
Development Area.
2. Montrose Port is identified in the Angus Local Plan Review (2009) and the Angus Main
Issues Report as having potential for development associated with offshore renewables.
3. Yes – the site is within the settlement boundary of a tier 2 settlement.
4. Yes - Next stage is for Angus Council to seek planning permission for road realignment to
effect improved access to Montrose Port and South Montrose.
5. Yes
6. The site includes areas in active use and brownfield land and is within a settlement.
7. Further development/expansion at the port area is constrained by land availability but a key
element of the regeneration of South Montrose is to improve accessibility of the Port to the
strategic road network. Work to take forward proposals for improved road access and
investment in the area is continuing in the context of the consultant study and approved
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Masterplan.
8. No education implications
9. No known water supply/ drainage infrastructure issues.
10. There are currently no major natural or historic environmental implications requiring
mitigation.
11. Montrose Port is affected by Health and Safety consultation zones within the South
Montrose Area.
12. This project is located within a SEPA 1:200 coastal flood area. Development of the Port
area would generally be supported however any proposal would need to identify any
mitigation measures and minimise the existing risk of flooding through appropriate layout and
design.
West/ North West Perth – See Perth City West below
Oudenarde
1. Yes
2. Yes
3. Yes – some development has been implemented.
4. Yes
5. Yes
6. Greenfield and brownfield project outside of Bridge of Earn, Perth and Kinross for housing.
7. Road and public transport infrastructure improvements are required including road junction
improvements, public transport services/interchange and foot/cycle routes/facilities. There is
also a requirement for a new rail halt.
8. There is likely to be a requirement to provide a new school.
9. There are unlikely to be any major water infrastructure implications requiring mitigation.
10. There are no major natural or historic environmental implications requiring mitigation.
11. The project is not located on land protected by the Health and Safety Executive.
12. The project is in an area of tidal/river flood risk but this could be designed out. Any
additional development should take account and avoid the previously identified areas at risk
of flooding through detailed planning process.
Dundee Linlathen
1. Yes
2. Yes
3. Yes
4. Yes
5. Yes
6. Greenfield project within Dundee City for employment uses.
7. Road infrastructure improvements are required including road junction improvements and
foot/cycle routes/facilities.
8. No educational implications.
9. There are no major water infrastructure implications requiring mitigation.
10. There are no major natural or historic environmental implications requiring mitigation.
11. The project is not located on land protected by the Health and Safety Executive
12. Flood Risk Assessment (FRA) carried out through LDP has considered this. Fluvial
flooding occurred in the area in 2010 hence careful consideration of flooding from all sources
will be required at any detailed planning stage. This may require a review of any Flood Risk
Assessment previously carried out in the area. Areas identified that are already at risk of
flooding should be avoided.
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Dundee Wider Waterfront (including Claverhouse)
1. No
2. Yes
3. Yes
4. Yes
5. Yes
6. Brownfield land.
7. Transportation network currently being reconfigured.
8. No immediate educational implications.
9. Ongoing discussions with SEPA regarding SUDS.
10. Close to Tay Estuary SAC and SPA.
11. Dundee Port Authority falls within the consultation zones explosives.
12. Large part of the project area is within the 1:200 Coastal flood area. Flood Risk
Assessment (FRA) carried out through LDP has considered this. Dundee centre has
experienced several pluvial flooding events and development would need to consider this
along with other sources of flooding and where necessary provide mitigation. Development of
a port area would generally be supported however any proposal would need to identify any
mitigation measures and minimise the existing risk of flooding through appropriate layout and
design.
Dundee Western Gateway
1. Yes
2. Yes
3. Yes
4. Yes
5. Paths and cycle links and community facilities.
6. Greenfield (and some brownfield) project adjacent to Dundee for housing and employment
uses.
7. Road and public transport infrastructure improvements are required including road junction
improvements, public transport services/interchange and foot/cycle routes/facilities. Dundee
City Council have already undertaken upgrades on the Dykes of Gray Road. Further
upgrades to Dykes of Gray road, Swallow/Kingsway roundabout will be required.
8. This is likely to require the provision of a new school.
9. There are no major water infrastructure implications requiring mitigation and SuDS are
likely to be practical.
10. There are no major natural environmental implications requiring mitigation, however there
are some listed buildings.
11. The project is not located on land protected by the Health and Safety Executive
12. The project is in an area of tidal/river flood risk but not an area of frequent flash
flooding/poor drainage. Village 1 adjacent to an area at risk of flooding from rivers (SEPA). A
Flood Risk Assessment is recommended by SEPA.
James Hutton Institute
1. Yes – this proposal was previously called Scottish Crop Research Institute (SCRI),
Invergowrie
2. Yes
3. Yes
4. Yes
5. Yes
6. Previously developed (in part) within Invergowrie, Perth and Kinross for employment uses.
7. Road and public transport infrastructure improvements are likely to be required including
road junction improvements, public transport services/interchange and foot/cycle
routes/facilities.
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8. No educational implications.
9. There are unlikely to be any major water infrastructure implications requiring mitigation.
10. There are no major natural or historic environmental implications which are likely to
prevent development.
11. The project is not located on land protected by the Health and Safety Executive
12. The project is not in an area of tidal/river flood risk or frequent flash flooding/poor
drainage. An assessment of all sources of flood risk should be undertaken once a location
has been agreed. Areas identified that are already at risk of flooding should be avoided for
built development.
Cupar North – see below projects submitted at Pre-MIR stage
St. Andrews West and Science Park
1. Yes
2. Yes
3. Yes
4. Yes
5. Yes
6. Greenfield and brownfield project within St Andrews, Fife for mixed uses including housing
and employment.
7. Road and public transport infrastructure improvements are required including road junction
improvements, public transport services/interchange and foot/cycle routes/facilities.
8. There is likely to be a requirement for local educational infrastructure improvements which
may include additional capacity.
9. There is presently insufficient water supply and drainage capacity SuDS are likely to be
practical.
10. There are no major natural or historic environmental implications requiring mitigation.
11. The project is not located on land protected by the Health and Safety Executive
12. The project is not in an area of tidal/river flood risk or frequent flash flooding/poor
drainage. An assessment of all sources of flooding is likely to be required at detailed
planning stage to avoid areas at risk of flooding and prevent an increased risk elsewhere.

Conclusion for all existing Strategic Development Areas:
All existing Strategic Development Areas, within TAYplan’s Approved Strategic Development
Plan (June 2012) continue to reflect TAYplan’s approved spatial strategy and remain of a
strategic nature. These remain relevant to the social and economic priorities for this region. Also
see conclusion in section 5b) Assessment of Projects Submitted (Figure 4 - Justification of
effectiveness of existing Strategic Development Areas) above.
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2. PROJECT SUBMITTED AT PRE-MAIN ISSUES REPORT STAGE
(2013)
a) Projects in Perth & Kinross Council
Perth West H70
1. Yes
2. Yes - Perth West has been included in the PKC LDP.
3. Yes
4. Yes
5. District heating system and community facilities e.g. school.
6. Greenfield project. Agricultural on three boundaries city by-pass on the East immediately
adjacent to west edge of Perth
7. Transport constraints because a new junction required.
8. Two, two-tiered schools will be required, and there is existing drainage capacity into Perth
works. In regard to electricity infrastructure power lines run throughout the project and there
are no known issues concerning water, gas or digital infrastructure and there is not a health
and safety exclusion zone.
9. There is existing drainage capacity into Perth works.
10. A strip of Ancient woodland lies on the project near to North Blackruthven. Scheduled
Ancient Monument at North Blackruthven.
11. The project is not located on land protected by the Health and Safety Executive.
12. A Flood Risk Assessment is required as surface run off may affect Craigie Burn
downstream towards Perth city centre. Development (including any new link roads) would
need to take account of incidences of historic flooding, current flood prevention schemes and
ongoing work to agree appropriate areas for development.
Conclusion: Perth West H70 relates to TAYplan’s existing Strategic Development Area
West/ North West Perth and continues to reflect TAYplan’s approved strategy and remains
effective (also see conclusion in section 5b) Assessment of Projects Submitted (Figure 4 Justification of effectiveness of existing Strategic Development Areas) above).

Perth City West
1. Yes
2. Yes - Perth West has been included in the PKC LDP as an alternative to Almond Valley to
ensure we have an adequate housing and employment land supply.
3. Yes
4. Yes
5. District heating system and community facilities e.g. school.
6. Greenfield project. Agricultural on three boundaries city by-pass on the East immediately
adjacent to west edge of Perth
7. Transport constraints because a new junction required.
8. Two, two-tiered schools will be required, and there is existing drainage capacity into Perth
works. In regard to electricity infrastructure power lines run throughout the project and there
are no known issues concerning water, gas or digital infrastructure and there is not a health
and safety exclusion zone.
9. There is existing drainage capacity into Perth works.
10. A strip of Ancient woodland lies on the project near to North Blackruthven. Are of Great
Landscape Value (AGLV) in adopted Local Plan. Scheduled Ancient Monument at North
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Blackruthven.
11. The project is not located on land protected by the Health and Safety Executive.
12. A Flood Risk Assessment is required as surface run off may affect Craigie Burn
downstream towards Perth city centre. Development (including any new link roads) would
need to take account of incidences of historic flooding, current flood prevention schemes and
ongoing work to agree appropriate areas for development.
Conclusion: Perth City West relates to TAYplan’s existing Strategic Development Area
West/ North West Perth and continues to reflect TAYplan’s approved strategy and remains
effective (also see conclusion in section 5b) Assessment of Projects Submitted (Figure 4 Justification of effectiveness of existing Strategic Development Areas) above).

Almond Valley Village
1. Yes
2. Yes – DPEA Reporters have requested for Almond Valley Village to be brought back into
the Local Development Plan.
3. Yes
4. Yes
5. Not at this stage.
6. Greenfield project, currently agricultural land.
7. Transport constraints because a new junction required.
8. Project would include a primary school.
9. Drainage improvements required.
10. Ancient woodland identified along the southern edge of the project, adjacent Almondbank.
11. The project is not located on land protected by the Health and Safety Executive.
12. Adjacent to the River Almond. SEPA flood map identifies areas along the river Almond to
be at risk of flooding.
Conclusion: This proposal is considered strategic, as part of the overall West/ North West
Perth Strategic Development Area (SDA), however, it is a local Development issue to allocate
sites within this SDA. Scottish Government’s Directorate for Planning and Environmental
Appeals Reporters have requested that Almond Valley Village be brought back into the Local
Development Plan.

Horn Grange
1. Yes
2. Yes - PKC have assessed and rejected this development proposal for allocation in the LDP
as it did not meet both the TAYplan and the preferred spatial strategy for the Perth Core Area
in the LDP.
3. The proposal does not support TAYplan’s approved spatial strategy because the proposal
related to the extension of a village which will more than double its size. The proposal does
not relate to a tier 1, 2 or 3 settlement in TAYplan’s approved SDP.
4. No
5. Yes - Combined heat and power, railways station (sustainable travel) and community
facilities where required.
6. Brownfield and greenfield land (including agricultural land).
7. There would need to be realignments and enhancements to the existing road network. A
new railway station is proposed with associated parking facilities.
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8. The project would include a new secondary school to serve existing needs in The Carse
and those needs arising from implementation of the proposal. There would be a phased
delivery of two new primary schools to serve the proposal.
9. Not known, more information required.
10. The Horn farmhouse and steading, within the project, is Category B listed.
11. The project is not located on land protected by the Health and Safety Executive.
12. The burn passing through the project is known to be at risk of flooding.
Conclusion: This proposal does not reflect TAYplan’s approved strategy. The proposal has
also been assessed and rejected from allocation in Perth & Kinross Council’s Approved Local
Development Plan as it did not meet TAYplan’s approved spatial strategy.

Perth Core Area Green Network
1. No
2. Yes - Policies NE4 and NE5 promote Green Infrastructure and the Green Belt for Perth in
the Proposed Local Development Plan. The green belt is regarded as the corner stone of the
Perth Core Area spatial strategy (para 5.1.3). Supplementary guidance is planned to be
produced to show how development can comply with the Green Infrastructure Policy NE4.
3. The Green network strategy proposed is not strategic in its nature because it related to one
specific project. This is a Local Development Plan matter when TAYplan’s strategic green
network strategy is interpreted at a local level.
4. No
5. Promotes cycling and walking as well as biodiversity and green corridors.
6. Brownfield and greenfield, within Perth Core Area.
7. A planned approach to delivering mitigation for the proposed Cross Tay Link Road in a way
and in the location that maximises the benefits to the wider green network and minimises
fragmentation
8. Not applicable
9. Not applicable
10. Perth core area wide proposal which would look at developing and enhancing existing
designations across the area.
11. Not applicable – Perth wide project which considers only the linking of new and existing
areas of green space.
12. Not applicable
Conclusion: This proposal is not considered to be strategic as a singular proposal.
However, a TAYplan wide green network strategy has been considered in the preparation of
the Main Issues Report (2014) and further information can be found in Topic Paper 4:
Strategic Place Shaping, Green Networks, Climate Change Adaptation and Town and City
Centres (2014).

Cross Tay Link Road
1. Yes
2. Yes - Cross Tay Link Road is promoted in the PKC LDP and is included in the PKC Action
Programme.
3. Yes - With no change to the transport network it can be expected that existing transport
problems would become greater and new transport/movement problems would emerge and:
•Harm the future economic development of the city and wider region as the existing network
could only accommodate limited future developments.
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•Compromise any further opportunity to improve the public transport, cycling and walking
networks.
•Further exacerbate air quality problems within the Air Quality Management Area with
transport identified as a key contributing factor when the designation was made in 2006.
4. No
5. Not known, more information required.
6. Agricultural land.
7. New junctions with the A9 and A93 will be required. Cost estimated at £90 million.
8. Not applicable
9. Not applicable
10. Route will potentially run very close to grounds of Scone Palace and its gardens which
have statutory protection.
11. The project is not located on land protected by the Health and Safety Executive.
12. Will involve development over a river.
Conclusion: This proposal continues to reflect TAYplan’s approved strategy and is a
requirement for further development to the west/north west of Perth City to proceed.

Widening of A9
1. Yes - The widening of the A9 is just included in the Action Programme as it’s a Scottish
Government proposal. Further consideration of this project can be found through the
Proposed National Planning Framework 3 and associated Action Programme.
2. Not applicable
3. Yes
4. Not applicable
5. Not applicable
6. Not applicable
7. Not applicable
8. Not applicable
9. Not applicable
10. Not applicable
11. Not applicable
12. Not applicable
Conclusion: This is a Scottish Government proposal and remains part of TAYplan’s Updated
Action Programme (2014).

Park and Ride Kinfauns, near Perth
1. Yes
2. Yes - Park and Ride project at Kinfauns is promoted in the PKC LDP and is included in the
Action Programme.
3. Yes
4. No
5. Promotes sustainable travel patterns and improve air quality in city centre.
6. Part of the project is currently used for business land (brownfield) with an office complex on
project. The remainder is open grass land (greenfield).
7. Infrastructure deliverability (junctions and roundabouts).
8. Not applicable
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9. Not known, more information required.
10. Firth Lowlands Landscape Character.
11. The project is not located on land protected by the Health and Safety Executive.
12. Not known, more information required.
Conclusion: This is a strategic proposal and remains part of TAYplan’s Updated Action
Programme (2014).

Grange Village Expansion
1. No
2. Yes - PKC have assessed and rejected this development proposal for allocation in the LDP
as it did not meet both the TAYplan and the preferred spatial strategy for the Perth Core Area
in the LDP.
3. No - The proposal does not support TAYplan’s approved spatial strategy because the
proposal related to the extension of a village which will more than double its size. The
proposal does not relate to a tier 1, 2 or 3 settlement in TAYplan’s approved SDP.
4. No
5. Development on the pockets of land identified could contribute towards the development of
community facilities in Grange.
6. Agricultural land.
7. Unknown
8. Unknown
9. Unknown
10. There are no natural/ historic environment designations which are affected by this
proposal.
11. The project is not located on land protected by the Health and Safety Executive.
12. Potential coastal flooding. SEPA flood information indicates that The Pow (a man-made
field drain) is identified as a flood risk.
Conclusion: This proposal does not reflect TAYplan’s approved strategy. The proposal has
also been assessed and rejected from allocation in Perth & Kinross Council’s Approved Local
Development Plan as it did not meet TAYplan’s approved spatial strategy.

Powmill Mixed Use Proposal
1. Yes
2. Yes - Powmill was assessed as part of the LDP process for potential employment and
housing land allocations. About 2/3 of the south western project is potentially allocated for
housing and about 1/3 of the north western project is also potentially allocated for housing. In
total PKC are looking at allocating the project for 120 dwellings. It is unlikely PKC will be
looking at any further allocations.
3. The proposal does not support TAYplan’s approved spatial strategy because the proposal
relates to the extension of a village which will more than double its size. The proposal does
not relate to a tier 1, 2 or 3 settlement in TAYplan’s approved SDP.
4. Yes
5. Cycle lanes, footpaths and SUDS schemes have been included.
6. Greenfield and brownfield, surrounding the existing settlement of Powmill.
7. Access could be taken off the A977 or the A823 – some work would be required to realign
sections of these roads for both safety and traffic calming purposes, in addition to a new
roundabout, at the southern entrance to the village, is proposed to provide access to the new
Page 85 of 93

TAYplan Topic Paper 2: Growth Strategy (May 2015)
school and residential development to the west
8. New community facilities/ school would be required.
9. New waste water treatment works to serve the whole village and improve water quality in
the Gairney Burn - refer to page 21 of Development Framework Report. No material
constraints to delivering development in timescale set out.
10. Ancient woodland on the northern boundary of the project. Tree Preservation order
(Dunfermline Road). Northern part of project within the AGLV. The proposal would also
contribute to the setting of Powmill. Would change character of the existing village of
Powmill.
11. The project is not located on land protected by the Health and Safety Executive.
12. Flooding in the northern part of Powmill downstream from this project (SEPA 1:200 Flood
Map shows project at flood risk.)
Conclusion: This proposal does not reflect TAYplan’s approved strategy because it would
lead to the creation of a new/significantly expanded settlement which is not a principal
settlement.

b) Projects in Fife Council
Cupar North
1. Yes
2. Yes - This is an existing Strategic Development Plan and Local Plan allocation. Fife
Council supports the continuation of identification of this proposal in TAYplan
3. Yes
4. No
5. Further information on the sustainable opportunities is available in Development
Framework/ Masterplan (not submitted through consultation).
6. Greenfield and brownfield project within cupar, Fife for mixed uses including housing and
employment.
7. Road and public transport infrastructure improvements are required including road junction
improvements, public transport services/interchange and foot/cycle routes/facilities.
8. There is sufficient Primary capacity until 2020 and sufficient secondary capacity until 2025.
9. Waste Water Treatment Work - capacity issues likely. Currently not prioritised for additional
strategic capacity within the 2010-2015 investment period.
10. There is a garden and designed landscape within the proposal location (Dalgairn) and the
remains of a Scheduled Ancient Monument (St. Christopher’s Church).
11. A pipeline does dissect the project east to west and its most northerly extent however this
is not a strategic impediment.
12. There is no known issue in regard to flood risk and there is no data regarding drainage.
An assessment of all sources of flooding is likely to be required at detailed planning stage to
avoid areas at risk of flooding and prevent an increased risk elsewhere.
Conclusion: Cupar North is an existing Strategic Development Area within TAYplan’s
Approved Strategic Development Plan and continues to reflect TAYplan’s approved strategy
and remains effective (also see conclusion in section 5b) Assessment of Projects Submitted
(Figure 4 - Justification of effectiveness of existing Strategic Development Areas) above).

St. Andrews Rail Link
1. Yes
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2. No –
1. The study so far is a high level study, not to the level of detail for TAYplan to either support
or reject the proposal.
2. A full Strategic Transport Appraisal Guidance (STAG) assessment would be needed to
justify the scheme that includes extensive consultation, detailed demand analysis, detailed
operational analysis, environmental analysis, wider cost/benefit analysis for submission to
Transport Scotland. This would have to give greater consideration to how a train service
would operate and the economics of that operation.
3. The proposed scheme is severely disruptive to the Old Course Hotel and to Links Trust
property (a substantial well designed building newly completed will need to be demolished
and access to the hotel is severely constrained).
4. No comparison has been carried out with alternative improvements to other public
transport modes.
5. Consequently the case for the scheme has not been fully made and the proposed
alignment is likely to face strong opposition. The alternative alignments were discounted at a
very preliminary stage of the analysis and warrant more detailed consideration of perhaps a
fourth option that combines the best of the options previously considered.
3. No - No plans within TAYplan for St Andrews Rail Link and not supported by Fife Council.
4. No
5. Reduce car travel and increase integrated sustainable travel.
6. Greenfield and brownfield land.
7. Significant transport infrastructure requirement for a new rail link in addition to the
requirement for the station to have access to the road network.
8. No education implications from this proposal.
9. A water supply requirement for the station.
10. The proposed rail link passes through a Ramsar, SSSI, SAC and SPA project at
Guardbridge, in addition to passing by numerous Listed Buildings along its route.
11. The proposals are not located on land protected by the Health and Safety Executive
12. It is proposed that flood risk has been minimised by avoiding coast. There is a possible
flood risk due to local river networks.
Conclusion: This proposal is not supported by TAYplan or Fife Council. Significant further
work would be required for the proposal to be considered further.

3 Projects in Tayport
1. Yes
2. Yes - All three of these projects have been submitted as candidate projects for Fife’s Local
Development Plan (project references LDP-TAY001, LDP-TAY002 and LWD008), and will be
considered through the Local Plan process. Project assessments are currently being
undertaken.
3. Yes
4. No
5. Provision of local community facilities and amenities.
6. Greenfield and brownfield projects.
7. There is a requirement some road junction improvements.
8. There may be some additional educational infrastructure requirements.
9. There are no major water infrastructure implications requiring mitigation.
10. There are no natural/ historic environment designations which are affected by this
proposal, although the proposal lies on the edge of the SAC designation in the Tay.
11. The proposals are not located on land protected by the Health and Safety Executive
12. Potential for pluvial flooding due to local topography. Flood risk assessment required
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assessing flood risk and determining suitable mitigation measures for project at
meteorological station.
Conclusion: These projects, both on their own and cumulatively, are unlikely to have the
capacity to accommodate the scale of development referred to in the submission to the Big
Ideas and Projects consultation period.

St. Andrews Multiple Developments
1. No
2. Yes - Fife Council considers that TAYplan should continue to protect the important
landscape setting and historic environment of St Andrews, within the context of the Local Plan
strategic land allocation at St Andrews West which requires these matters to be addressed
through the Masterplan process.
Proposals for the maintenance and management of Fife Council owned assets and for
education provision in North East Fife have been considered outside the Local Development
Plan process. The adopted Local Plan requires proposals for Craigtoun Country Park to
examine options for the long term sustainable management and maintenance of the park
through complementary tourism linked to the upgrading of the park (including sensitive, small
scale, commercial leisure or hotel development). St Andrews Botanic Gardens is identified as
Protected Open Space in the adopted Local Plan.
The army is due to take up residence at Leuchars following the end of the use of the base by
the RAF. Consideration needs to be given to the army retaining the airfield for military use
when evaluating any possible use of commercial services.
3. No - This is a Local Development Plan Issue.
4. Yes
5. Increase in availability and publicity of sustainable transport options.
6. Greenfield and brownfield
7. No information available.
8. No information available.
9. No information available.
10. The settlement of St. Andrews has 3 scheduled ancient monuments, numerous listed
buildings and has Fife Council local landscape designations, RAMSAR, SSSI, SAC and SPA
designations around the settlement boundary.
11. The proposals are not located on land protected by the Health and Safety Executive
12. The north/ north east of this project location is located within a SEPA 1:200 coastal flood
area, in addition to the river (running through St. Andrews) being recorded as a SEPA 1:200
fluvial flood area.
Conclusion: Developments within St. Andrews are Local Development Plan issues and
whilst TAYplan will look to continue to protect the important landscape setting and historic
environment of St. Andrews, through the Strategic Development Plan, individual development
sites within the town will be considered through the Local Development Plan and
Masterplanning process.

c) Projects in Angus Council
Westfield, Forfar
1. A proposal for Westfield, Forfar was submitted at the first Strategic Development Plan
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stage, but not included within the Approved Strategic Development.
2. Yes - This project is not currently allocated in the existing Angus Local Plan Review (2009).
This project was considered through the Angus Local Development Plan Main Issues Report
and was not identified as the Preferred Option, but as an Alternative Option 1 for
development within Forfar (West Angus HMA). Through the MIR consultation the
developer(s) of this project have requested that this project should be taken forward as the
Preferred Option within the Proposed Plan.
3. The proposal is outwith, but adjacent to the settlement boundary of a tier 2 settlement. The
size of the submitted proposal could be considered to be strategic, but impact on the spatial
strategy would need to be considered if released in addition to the effective land supply in the
housing market area at this time. Any smaller element or phasing of the site could be
considered as part of the Local Development Plan process.
4. No
5. Park and ride facilities proposed, green networks improved, culverts will be opened up and
small burns and lochans created and trees planted to reconnect woodland.
6. Greenfield project adjacent to Forfar for housing/ mixed uses.
7. Some highway improvements would be required to Glamis Road and Westfield Lane and
detailed through any future transport assessment.
8. Education contributions would be required towards existing school provision in the town.
9. There is an available existing water supply that will serve the Project. Foul water from the
proposed development will be disposed of to the existing sewer system.
10. There are Scheduled Ancient Monuments within the project area.
11. The proposals are not located on land protected by the Health and Safety Executive.
12. Sustainable Urban Drainage Systems (SUDS) will be utilised as part of the proposed
drainage scheme.
Conclusion: TAYplan does not consider, as part of this Plan review, that there is a need for a
new Strategic Development Area for housing/ mixed use in Forfar. Any smaller element or
phasing of the site could be considered as part of the Local Development Plan process.

Arbroath Masterplan
1. No
2. Yes - The project is not identified as a project within the Angus Local Plan Review (2009).
The Masterplan was submitted for consideration at the Initial Awareness Raising &
Consultation Exercise, although no comments were received to the Main Issues Report.
Whilst potential improvements to access and infrastructure are identified within the
conceptual Masterplan; the size, scale, developer interest / viability or the funding of such
project(s) is not known.
3. The proposal meets the TAYplan spatial strategy in that it represents investment in a tier 2
settlement. The proposal is not considered to be strategic in nature and will be considered as
part of the Local Development Plan process.
4. No
5. Will look at all appropriate sustainability measure.
6. The proposal is on Greenfield and brownfield land within a tier 2 settlement boundary.
7. Requirement for road improvements, including a new roundabout, within Arbroath
8. Whole town approach, no direct impact on educational infrastructure.
9. No information at this stage
10. Within Arbroath town centre there is a Scheduled Ancient Monument (Arbroath Abbey
and associated buildings, including the Abbot’s House).
11. Arbroath Holder Station (Ponderlaw Street) falls within a consultation zone for hazardous
substances.
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12. The south of this project location is located within a SEPA 1:200 coastal flood area, in
addition to the river (running through Arbroath) being recorded as a SEPA 1:200 fluvial flood
area.
Conclusion: The proposal is not considered to be strategic in nature and will be considered
as part of the Local Development Plan process.

Usan Road, Ferryden
1. A proposal for Usan Road, Ferryden was submitted at the first Strategic Development Plan
stage, but not included within the Approved Strategic Development.
2. Yes - The project is not allocated in the existing Angus Local Plan Review (2009). This
project was considered through the Angus Local Development Plan Main Issues Report and
was not identified as a Preferred or Alternative Option for development in Montrose (North
Angus HMA). Through the MIR consultation the developers have requested that this project is
included within the Proposed Plan.
3. The proposal is located on a Greenfield site outwith, but adjacent to the settlement
boundary of a tier 2 settlement. The proposal is not considered to be strategic in nature and
will be considered as part of the Local Development Plan process.
4. No
5. Connect to and improving existing cycle paths, footpaths and public transport services.
6. The proposal is outside, but adjacent to the settlement boundary on agricultural land.
7. Land is immediately adjacent to the existing settlement and therefore the road network.
8. Montrose Academy is below capacity. Ferryden Primary School is below capacity.
9. Adequate waste water provision is available. Water services would require upgrade prior
to occupation, but this is technically capable of being addressed.
10. There are no natural/ historic environment designations which are affected by this
proposal.
11. Part of the project falls within the consultation zones for hazardous uses lying in the north
harbour area. There are a number of intervening residential properties lying closer to the
hazardous uses than the proposed project. Correspondence has previously taken place with
the HSE and discussions have confirmed that it is unlikely that HSE would advise against
development of the project.
12. The project area is located within a SEPA 1:200 fluvial flood area.
Conclusion: The proposal is not considered to be strategic in nature and will be considered
as part of the Local Development Plan process.

Land at the Grange, Monifieth
1. A proposal for Land at the Grange, Monifieth was submitted at the first Strategic
Development Plan stage, but not included within the Approved Strategic Development.
2. Yes - The project is not currently allocated in the existing Angus Local Plan Review (2009).
This project was considered through the Angus Local Development Plan Main Issues Report
and was identified as an Alternative Option for development within Monifieth (South Angus
HMA). Through the MIR consultation the developer of this project has requested that this
project should be taken forward as the Preferred Option within the Proposed Plan.
3. The proposal is located on a greenfield site outwith, but adjacent to the settlement
boundary for Monifieth, which forms part of the Dundee Core Area. The proposal is not
considered to be strategic in nature and will be considered as part of the Local Development
Plan process.
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4. A Proposal of Application Notice has been submitted.
5. Tie into existing footpath and cycle network development laid out to encourage solar gain
and sustainably designed/performing housed will be delivered.
6. The proposal is outside, but adjacent to the settlement boundary on agricultural land.
7. New points of access into the project will be required. The immediate road network,
including the roundabout onto the A92 has more than sufficient capacity for the proposed
development.
8. Discussions are ongoing with the Council's Education Service to secure an understanding
of the potential impacts/necessary mitigation of the houses proposed here.
9. Foul drainage capacity exists within the waste water treatment works for the area and
Scottish Water Drainage Impact Assessment work will be necessary to identify the project
specific foul drainage outfall location. Two options have been identified and comprise gravity
foul drainage from the south east corner of the project and/or a pumped solution utilising
existing Scottish Water assets to the north of the A92. Water supply capacity exists within the
local water treatment works and a suitable connection point within the mains infrastructure
has been identified by Scottish Water. SUDS: The contour of the project indicates a general
fall from west to east across the project and it is anticipated that acceptable foul and surface
water drainage systems can be designed to allow gravity drainage to the eastern end of the
project. SUDS will be via a two level treatment comprising a regional pond together with other
measures such as filter drains, swales and basins.
10. There are 3 scheduled ancient monuments within the project area.
11. The project is not located on land protected by the Health and Safety Executive.
12. No information at this stage.
Conclusion: The proposal is not considered to be strategic in nature and will be considered
as part of the Local Development Plan process.

d) Projects in Dundee City Council
New Village within Dundee Western Gateway
1. Yes
2. Yes – Part of project acknowledged as HP02 in Local Development Plan – Project with
Planning Permission (subject to Section 75 obligation)
The projects identified in the previous TAYplan submission are different from the area
identified as HP02 in the Local Development Plan. These would not be supported unless the
numbers set out in HP02 could not be delivered. The new village concept was not submitted
as part of the LDP representation. This would need further consideration and comment.
3. Yes
4. Yes
5. District heating system, small wind far, and geothermal energy generation. Paths and cycle
links and community facilities.
6. Greenfield (and some brownfield) project adjacent to Dundee for housing and employment
uses.
7. Dundee City Council have already undertaken upgrades on the Dykes of Gray Road.
Further upgrades to Dykes of Gray road, Swallow/Kingsway roundabout will be required.
8. This is likely to require the provision of a new school.
9. As far as drainage is concerned the layout would need to accommodate SUD’s and Village
1 is adjacent to an area at risk of flooding from rivers (SEPA).
10. There are no major natural environmental implications requiring mitigation, however there
are some listed buildings.
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11. The project is not located on land protected by the Health and Safety Executive.
12. Village 1 adjacent to an area at risk of flooding from rivers (SEPA). A Flood Risk
Assessment is recommended by SEPA.
Conclusion: This proposal relates to TAYplan’s existing Strategic Development Area –
Dundee Western Gateway, however, this proposal relates to a different area from the area
identified as HP02 in the Dundee City Council’s Approved Local Development Plan. This
proposal would not be supported unless the numbers set out in HP02 could not be delivered
and would therefore require further assessment through the Local Development Plan.

Land at South Auchray, Dundee
1. Yes
2. Yes
3. No – Proposal outwith Dundee Western Gateway Strategic Development Area. The policy
approach of the Proposed Plan is to prioritise the redevelopment of brownfield projects and
bring forward housing development at the Western Gateway over the first five year period of
the Plan. Other greenfield projects that could come forward once the Western Gateway has
progressed in the second five year period of the Plan have been identified. This project at
South Auchray given its location is not supported by the Local Development Plan. It is
recommended that this project continues to be allocated as Open Countryside. Proposed
allocation not supported.
4. Yes
5. Consideration of using combined heat and power along with eco standard housing is
currently being considered.
6. Currently agricultural land (greenfield).
7. A new/improved junction onto Templeton Road will need to be provided. No transport
access to project at this time. The green circular cycleway does exist to south and east and
connections would be possible
8. It is understood that there is sufficient capacity within the local secondary schools. Further
discussions are required with the Council in respect of catchment areas/capacities of the
anticipated primary schools.
9. None identified.
10. South Auchray fort scheduled monument is located to the North of the project. Clatto
reservoir to east of the project is also listed.
11. The project is not located on land protected by the Health and Safety Executive.
12. No flood risk identified.
Conclusion: This proposal is not considered to be strategic in scale, nor does it reflect
TAYplan’s approved spatial strategy.

East Dock Street, Dundee
1. Yes
2. Yes
3. No - A new policy allocating the Gas Holder Project for 11,150 sqm of Class 1 floorspace
would undermine the retail strategy of the Proposed Plan and would remove a project that
could accommodate new uses including those in relation to the renewables sector. Request
for new policy not supported.
4. Yes
5. Redevelopment of brownfield land and improvement to public transport facilities.
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6. Brownfield Land (gas holder project).
7. Project is adjacent to Trunk Road, however access is limited an may need improvement
dependant upon future use. Limited access on other roads bounding the project. Bus services
are available to the north. Footways exist to all sides but would benefit from improvement.
There are no cycleways in the immediate area
8. Not applicable.
9. No issues arising.
10. Project situated 300m from Tay Estuary SAC adjacent to Port of Dundee.
11. The project is not located on land protected by the Health and Safety Executive.
12. Evidence of flood risk to south of project.
Conclusion: This proposal is not considered to be strategic in scale, nor does it reflect
TAYplan’s approved spatial strategy.

Dundee Western Gateway – South Gray Village
1. Yes
2. Yes
3. Yes - It is considered that sufficient land has been allocated at the Western Gateway to
deliver the requirements set out in the TAYplan Strategic Development Area (Dundee
Western Gateway). The infrastructure improvements both already carried out and designed
for future provision do not take in to account this additional project. Support for project HP01
but not for the additional land allocation requested.
4. Yes
5. Assessed during 2007 planning application and satisfied this criteria.
6. Greenfield land.
7. Only car, cycle and foot access. No public transport links.
8. Education contributions would be required. This is likely to require the provision of a new
school.
9. No known issues.
10. The Category A listed House of Gray is located to the N of the project. Tree preservation
order 01 is present on project.
11. The project is not located on land protected by the Health and Safety Executive.
12. Known flood risk associated with Dykes Of Gray road – road reconstruction underway to
assist in addressing this
Conclusion: This proposal relates to TAYplan’s existing Strategic Development Area –
Dundee Western Gateway, however, this proposal relates to a different area from the area
identified as HP01 in the Dundee City Council’s Approved Local Development Plan. It is
considered that there is currently sufficient land allocated at Dundee Western Gateway.
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