
STATEMENT ON NATIONAL PLANNING FRAMEWORK 4 

Application Number: 22/00176/PPPL 

Description of Development: Erection of Two Dwellinghouses 

Site Address: Land Between Condor Drive And Keptie Road Arbroath 

Grid Ref: 362744:741686 

Applicant Name: Carswell Properties Ltd 

At its meeting on 9 March 2023 the Development Management Review Committee 
requested a statement on National Planning Framework 4 in respect of the proposed 
development.  

Planning service statement 

On 13 February 2023, National Planning Framework 4 was published. The development 
plan covering this part of Angus now comprises: -  

• National Planning Framework 4 (NPF4) (Published 2023)

• Angus Local Development Plan (ALDP) (Adopted 2016)

As a result of the introduction of NPF4, TAYplan no longer forms part of the development 
plan. NPF3 and Scottish Planning Policy (2014) are also replaced by NPF4. 

This statement should be read alongside the Report of Handling for the application, which 
sets out relevant policies of the ALDP.  

NPF4 

Sustainable Places 
Policy 1 Tackling the climate and nature crises 
Policy 2 Climate mitigation and adaptation 
Policy 3 Biodiversity 
Policy 9 Brownfield, vacant and derelict land and empty buildings 
Policy 12 Zero waste 
Policy 13 Sustainable transport 

Liveable Places 
Policy 14 Design, quality and place 
Policy 15 Local living and 20 minute neighbourhoods 
Policy 16 Quality homes 
Policy 18 Infrastructure first 
Policy 20 Blue and green infrastructure 

The full text of the relevant NPF4 policies can be viewed at Appendix 1 to this statement. 

Assessment  

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 require that 
planning decisions be made in accordance with the development plan unless material 
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considerations indicate otherwise. 

In this case the development plan comprises: - 

• NPF4

• ALDP

The NPF4 policies relevant to the determination of the application are reproduced at 
Appendix 1 and have been taken into account in preparing this statement.  

The ALDP was adopted in September 2016 while NPF4 was published on 13 February 
2023. Planning legislation indicates that where there is any incompatibility between the 
provision of the national planning framework and the provision of a local development plan, 
whichever of them is the later in date is to prevail. 

The compatibility of the proposed development with the relevant policies of the ALDP is set 
out in the Report of Handling for the application and as indicated above, this statement 
should be read alongside that document.  

NPF4 approach to development on greenfield land 

NPF4 seeks to encourage the reuse of brownfield land and empty buildings to help reduce 
the need for greenfield development. Policy 9 indicates that proposals on greenfield sites will 
not be supported unless the site has been allocated for development or the proposal is 
explicitly supported by policies in the LDP. The site is not allocated for development and (as 
set out in the Report of Handling) policies of the LDP do not support the development of 
greenfield open space areas for new housing in this location. The proposal is contrary to 
Policy 9. 

NPF4 approach to blue and green infrastructure 

NPF4 seeks to protect and enhance blue and green infrastructure and their networks. It aims 
to ensure that communities benefit from accessible, high-quality blue, green and civic 
spaces. Policy 20(a) indicates that development proposals that result in fragmentation or net 
loss of existing blue and green infrastructure will only be supported where it can be 
demonstrated that the proposal would not result in or exacerbate a deficit in blue or green 
infrastructure provision, and the overall integrity of the network will be maintained. Green 
networks are defined in NPF4 as connected areas of green infrastructure and open space, 
that together form an integrated and multi-functional network.  

The Report of Handling provides background to the long-standing use of the site as part of a 
larger area of open space, despite recent action taken to fence off the area without the 
benefit of planning permission. DMRC previously refused planning permission for housing at 
this site in 2010 identifying that the loss of open space had not been justified and noting that 
the open space in its entirety was an integral part of the character and appearance of the 
general estate and had important amenity value. The DMRC noted that the loss of any part 
of the open space would be detrimental to the character and appearance of the area.  

The proposal would result in the development of an area of open space which forms an 
integral part of the character and appearance of the general estate and has important 
amenity value. The site forms part of a network of green spaces in the wider area and its 
loss would result in the fragmentation of that network of open greenspaces. The proposal is 
contrary to the aims of NPF4 as it would not protect and enhance blue and green 
infrastructure and their networks, and the loss of open space would conflict with the policy 
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outcome of ensuring that communities benefit from accessible, high-quality blue, green and 
civic spaces.  

NPF4 approach to development of quality housing 

NPF4 seeks to encourage, promote and facilitate the delivery of more high quality, 
affordable and sustainable homes in the right locations. Policy 16(f) indicates that 
development proposals for new homes on land not allocated for housing in the LDP will only 
be supported in limited circumstances where (amongst other things) the proposal is 
otherwise consistent with the plan spatial strategy and other relevant policies. The NPF4 
National Spatial Strategy notes that cleaner, safer and greener places and improved open 
spaces will build resilience and provide wider benefits for people, health and biodiversity, in 
a balanced way. The development of new housing on an area of open space is not 
consistent with the plan spatial strategy and other relevant policies of NPF4 (as set out 
below). 

NPF4 approach to design, quality and place 

NPF4 seeks to encourage, promote and facilitate well designed development that makes 
successful places by taking a design-led approach and applying the Place Principle. Policy 
14(a) indicates that development proposals will be designed to improve the quality of an 
area whether in urban or rural locations and regardless of scale. Policy 14(c) indicates that 
development proposals that are poorly designed, detrimental to the amenity of the 
surrounding area or inconsistent with the six qualities of successful places, will not be 
supported. The Six Qualities of Successful Places seek to promote development which 
(amongst other things) is distinctive. NPF4 suggests that distinctive development should be 
designed having regard to scale including development density, and sense of place 
including detailing and active frontages.  

The Report of Handling identifies issues relating to development density (with plots sizes of 
270sqm being below the minimum size promoted in council guidance), with plot sizes likely 
to be reduced further by improvements required to Condor Drive. It identifies the necessity 
for quality boundary treatments on Keptie Road; and notes issues in relation to overlooking 
of the proposed plots from existing property to the south. Those matters are likely to make 
an acceptable design solution difficult to achieve on the site.  

The proposal would not improve the quality of the area and the reduction in open space 
would be detrimental to the amenity of the area contrary to Policy 14. 

Other policy considerations 

The proposal does not raise any significant issues when considered against other policies of 
NPF4. Matters relating to climate mitigation and adaptation, biodiversity enhancement, and 
management of waste could be addressed by planning condition. The roads requirements 
set out in the Report of Handling could also be addressed by planning condition. 

Conclusions 

As with any application, the proposal attracts support from some NPF4 policies and is not 
consistent with others. In this case, the principle of developing new housing on open space 
is not consistent with the NPF4 spatial strategy or other relevant policies relating to the 
development of greenfield land, blue and green infrastructure, quality homes or design, 
quality and place. The proposal is contrary to NPF4 for the reasons set out below.    

Reasons 



1. The proposal is contrary to Policy 9 of National Planning Framework 4 because it would
involve the development of greenfield open space in circumstances where the site is not
allocated for housing development, and the proposal is not explicitly supported by
policies in the Angus Local Development Plan (2016).

2. The proposal is contrary to Policy 20 of National Planning Framework 4 because the
development of housing on open space would not protect and enhance blue and green
infrastructure and their networks; and the proposal would not ensure that communities
benefit from accessible, high-quality blue, green and civic spaces.

3. The proposal is contrary to Policy 16 of National Planning Framework 4 because the
development of housing on open space is not consistent with the spatial strategy and or
other relevant policies including policies 9, 14 and 20.

4. The proposal is contrary to Policy 14 of National Planning Framework 4 because the
development of housing on this area of open space would not improve the quality of the
area and would be detrimental to the amenity of the area.



Appendix 1  

National Planning Framework 4 – National Planning Policies 

Policy 1 Tackling the climate and nature crises 

When considering all development proposals significant weight will be given to the global 
climate and nature crises. 

Policy 2 Climate mitigation and adaptation 

a) Development proposals will be sited and designed to minimise lifecycle greenhouse gas
emissions as far as possible.
b) Development proposals will be sited and designed to adapt to current and future risks
from climate change.
c) Development proposals to retrofit measures to existing developments that reduce
emissions or support adaptation to climate change will be supported.

Policy 3 Biodiversity 

a) Development proposals will contribute to the enhancement of biodiversity, including where
relevant, restoring degraded habitats and building and strengthening nature networks and
the connections between them. Proposals should also integrate nature-based solutions,
where possible.
b) Development proposals for national or major development, or for development that
requires an Environmental Impact Assessment will only be supported where it can be
demonstrated that the proposal will conserve, restore and enhance biodiversity, including
nature networks so they are in a demonstrably better state than without intervention. This will
include future management. To inform this, best practice assessment methods should be
used. Proposals within these categories will demonstrate how they have met all of the
following criteria:
i. the proposal is based on an understanding of the existing characteristics of the site and its
local, regional and national ecological context prior to development, including the presence
of any irreplaceable habitats;
ii. wherever feasible, nature-based solutions have been integrated and made best use of;
iii. an assessment of potential negative effects which should be fully mitigated in line with the
mitigation hierarchy prior to identifying enhancements;
iv. significant biodiversity enhancements are provided, in addition to any proposed
mitigation. This should include nature networks, linking to and strengthening habitat
connectivity within and beyond the development, secured within a reasonable timescale and
with reasonable certainty. Management arrangements for their long- term retention and
monitoring should be included, wherever appropriate; and
v. local community benefits of the biodiversity and/or nature networks have been considered.

c) Proposals for local development will include appropriate measures to conserve, restore
and enhance biodiversity, in accordance with national and local guidance. Measures should
be proportionate to the nature and scale of development. Applications for individual
householder development, or which fall within scope of (b) above, are excluded from this
requirement.

d) Any potential adverse impacts, including cumulative impacts, of development proposals
on biodiversity, nature networks and the natural environment will be minimised through
careful planning and design. This will take into account the need to reverse biodiversity loss,
safeguard the ecosystem services that the natural environment provides, and build resilience
by enhancing nature networks and maximising the potential for restoration.



Policy 9 Brownfield, vacant and derelict land and empty buildings 

a) Development proposals that will result in the sustainable reuse of brownfield land
including vacant and derelict land and buildings, whether permanent or temporary, will be
supported. In determining whether the reuse is sustainable, the biodiversity value of
brownfield land which has naturalised should be taken into account.
b) Proposals on greenfield sites will not be supported unless the site has been allocated
for development or the proposal is explicitly supported by policies in the LDP.
c) Where land is known or suspected to be unstable or contaminated, development
proposals will demonstrate that the land is, or can be made, safe and suitable for the
proposed new use.
d) Development proposals for the reuse of existing buildings will be supported, taking
into account their suitability for conversion to other uses. Given the need to conserve
embodied energy, demolition will be regarded as the least preferred option.

Policy 12 Zero waste 

a) Development proposals will seek to reduce, reuse, or recycle materials in line with
the waste hierarchy.

b) Development proposals will be supported where they:
i. reuse existing buildings and infrastructure;
ii. minimise demolition and salvage materials for reuse;
iii. minimise waste, reduce pressure on virgin resources and enable building materials,
components and products to be disassembled, and reused at the end of their useful life;
iv. use materials with the lowest forms of embodied emissions, such as recycled and
natural construction materials;
v. use materials that are suitable for reuse with minimal reprocessing.

c) Development proposals that are likely to generate waste when operational, including
residential, commercial, and industrial properties, will set out how much waste the proposal
is expected to generate and how it will be managed including:
i. provision to maximise waste reduction and waste separation at source, and
ii. measures to minimise the cross- contamination of materials, through appropriate
segregation and storage of waste; convenient access for the collection of waste; and
recycling and localised waste management facilities.

d) Development proposals for waste infrastructure and facilities (except landfill and
energy from waste facilities) will be only supported where:
i. there are no unacceptable impacts (including cumulative) on the residential amenity
of nearby dwellings, local communities; the transport network; and natural and historic
environment assets;
ii. environmental (including cumulative) impacts relating to noise, dust, smells, pest
control and pollution of land, air and water are acceptable;
iii. any greenhouse gas emissions resulting from the processing and transportation of
waste to and from the facility are minimised;
iv. an adequate buffer zone between sites and sensitive uses such as homes is
provided taking account of the various environmental effects likely to arise;
v. a restoration and aftercare scheme (including appropriate financial mechanisms) is
provided and agreed to ensure the site is restored;
vi. consideration has been given to co-location with end users of outputs.

e) Development proposals for new or extended landfill sites will only be supported if:



i. there is demonstrable need for additional landfill capacity taking into account Scottish
Government objectives on waste management; and
ii. waste heat and/or electricity generation is included. Where this is considered
impractical, evidence and justification will require to be provided.

f) Proposals for the capture, distribution or use of gases captured from landfill sites or
waste water treatment plant will be supported.

g) Development proposals for energy-from-waste facilities will not be supported except
under limited circumstances where a national or local need has been sufficiently
demonstrated (e.g. in terms of capacity need or carbon benefits) as part of a strategic
approach to residual waste management and where the proposal:
i. is consistent with climate change mitigation targets and in line with circular economy
principles;
ii. can demonstrate that a functional heat network can be created and provided within
the site for appropriate infrastructure to allow a heat network to be developed and potential
local consumers have been identified;
iii. is supported by a heat and power plan, which demonstrates how energy recovered
from the development would be used to provide electricity and heat and where consideration
is given to methods to reduce carbon emissions of the facility (for example through carbon
capture and storage)
iv. complies with relevant guidelines published by Scottish Environment Protection
Agency (SEPA); and
v. has supplied an acceptable decarbonisation strategy aligned with Scottish
Government decarbonisation goals.

Policy 13 Sustainable transport 

a) Proposals to improve, enhance or provide active travel infrastructure, public transport
infrastructure or multi-modal hubs will be supported. This includes proposals:
i. for electric vehicle charging infrastructure and electric vehicle forecourts, especially
where fuelled by renewable energy.
ii. which support a mode shift of freight from road to more sustainable modes, including
last-mile delivery.
iii. that build in resilience to the effects of climate change and where appropriate
incorporate blue and green infrastructure and nature rich habitats (such as natural planting
or water systems).

b) Development proposals will be supported where it can be demonstrated that the
transport requirements generated have been considered in line with the sustainable travel
and investment hierarchies and where appropriate they:
i. Provide direct, easy, segregated and safe links to local facilities via walking, wheeling
and cycling networks before occupation;
ii. Will be accessible by public transport, ideally supporting the use of existing services;
iii. Integrate transport modes;
iv. Provide low or zero-emission vehicle and cycle charging points in safe and
convenient locations, in alignment with building standards;
v. Supply safe, secure and convenient cycle parking to meet the needs of users and
which is more conveniently located than car parking;
vi. Are designed to incorporate safety measures including safe crossings for walking
and wheeling and reducing the number and speed of vehicles;
vii. Have taken into account, at the earliest stage of design, the transport needs of

diverse groups including users with protected characteristics to ensure the safety, ease and
needs of all users; and
viii. Adequately mitigate any impact on local public access routes.



c) Where a development proposal will generate a significant increase in the number of
person trips, a transport assessment will be required to be undertaken in accordance with
the relevant guidance.

d) Development proposals for significant travel generating uses will not be supported in
locations which would increase reliance on the private car, taking into account the specific
characteristics of the area.

e) Development proposals which are ambitious in terms of low/no car parking will be
supported, particularly in urban locations that are well-served by sustainable transport
modes and where they do not create barriers to access by disabled people.

f) Development proposals for significant travel generating uses, or smaller-scale
developments where it is important to monitor travel patterns resulting from the
development, will only be supported if they are accompanied by a Travel Plan with
supporting planning conditions/obligations. Travel plans should set out clear arrangements
for delivering against targets, as well as monitoring and evaluation.

g) Development proposals that have the potential to affect the operation and safety of
the Strategic Transport Network will be fully assessed to determine their impact. Where it
has been demonstrated that existing infrastructure does not have the capacity to
accommodate a development without adverse impacts on safety or unacceptable impacts on
operational performance, the cost of the mitigation measures required to ensure the
continued safe and effective operation of the network should be met by the developer.

While new junctions on trunk roads are not normally acceptable, the case for a new junction 
will be considered by Transport Scotland where significant economic or regeneration 
benefits can be demonstrated. New junctions will only be considered if they are designed in 
accordance with relevant guidance and where there will be no adverse impact on road safety 
or operational performance. 

Policy 14 Design, quality and place 

a) Development proposals will be designed to improve the quality of an area whether in
urban or rural locations and regardless of scale.

b) Development proposals will be supported where they are consistent with the six
qualities of successful places:

Healthy: Supporting the prioritisation of women's safety and improving physical and mental 
health. 

Pleasant: Supporting attractive natural and built spaces. 

Connected: Supporting well connected networks that make moving around easy and reduce 
car dependency 

Distinctive: Supporting attention to detail of local architectural styles and natural landscapes 
to be interpreted, literally or creatively, into designs to reinforce identity. 

Sustainable: Supporting the efficient use of resources that will allow people to live, play, 
work and stay in their area, ensuring climate resilience, and integrating nature positive, 
biodiversity solutions. 



Adaptable: Supporting commitment to investing in the long-term value of buildings, streets 
and spaces by allowing for flexibility so that they can be changed quickly to accommodate 
different uses as well as maintained over time. 

Further details on delivering the six qualities of successful places are set out in Annex D. 

c) Development proposals that are poorly designed, detrimental to the amenity of the
surrounding area or inconsistent with the six qualities of successful places, will not be
supported.

Policy 15 Local living and 20 minute neighbourhoods 

a) Development proposals will contribute to local living including, where relevant, 20 minute
neighbourhoods. To establish this, consideration will be given to existing settlement pattern,
and the level and quality of interconnectivity of the proposed development with the
surrounding area, including local access to:

o sustainable modes of transport including local public transport and safe, high quality
walking, wheeling and cycling networks;
o employment;
o shopping;
o health and social care facilities;
o childcare, schools and lifelong learning opportunities;
o playgrounds and informal play opportunities, parks, green streets and spaces,
community gardens, opportunities for food growth and allotments, sport and recreation
facilities;
o publicly accessible toilets;
o affordable and accessible housing options, ability to age in place and housing
diversity.

Policy 16 Quality homes 

a) Development proposals for new homes on land allocated for housing in LDPs will be
supported.

b) Development proposals that include 50 or more homes, and smaller developments if
required by local policy or guidance, should be accompanied by a Statement of Community
Benefit. The statement will explain the contribution of the proposed development to:
i. meeting local housing requirements, including affordable homes;
ii. providing or enhancing local infrastructure, facilities and services; and
iii. improving the residential amenity of the surrounding area.

c) Development proposals for new homes that improve affordability and choice by being
adaptable to changing and diverse needs, and which address identified gaps in provision,
will be supported. This could include:
i. self-provided homes;
ii. accessible, adaptable and wheelchair accessible homes;
iii. build to rent;
iv. affordable homes;
v. a range of size of homes such as those for larger families;
vi. homes for older people, including supported accommodation, care homes and
sheltered housing;
vii. homes for people undertaking further and higher education; and
viii. homes for other specialist groups such as service personnel.



d) Development proposals for public or private, permanent or temporary,
Gypsy/Travellers sites and family yards and Travelling Showpeople yards, including on land
not specifically allocated for this use in the LDP, should be supported where a need is
identified and the proposal is otherwise consistent with the plan spatial strategy and other
relevant policies, including human rights and equality.

e) Development proposals for new homes will be supported where they make provision
for affordable homes to meet an identified need. Proposals for market homes will only be
supported where the contribution to the provision of affordable homes on a site will be at
least 25% of the total number of homes, unless the LDP sets out locations or circumstances
where:
i. a higher contribution is justified by evidence of need, or
ii. a lower contribution is justified, for example, by evidence of impact on viability,
where proposals are small in scale, or to incentivise particular types of homes that are
needed to diversify the supply, such as self-build or wheelchair accessible homes.

The contribution is to be provided in accordance with local policy or guidance. 

f) Development proposals for new homes on land not allocated for housing in the LDP
will only be supported in limited circumstances where:
i. the proposal is supported by an agreed timescale for build-out; and
ii. the proposal is otherwise consistent with the plan spatial strategy and other relevant
policies including local living and 20 minute neighbourhoods;
iii. and either:
o delivery of sites is happening earlier than identified in the deliverable housing land
pipeline. This will be determined by reference to two consecutive years of the Housing Land
Audit evidencing substantial delivery earlier than pipeline timescales and that general trend
being sustained; or
o the proposal is consistent with policy on rural homes; or
o the proposal is for smaller scale opportunities within an existing settlement boundary;
or
o the proposal is for the delivery of less than 50 affordable homes as part of a local
authority supported affordable housing plan.

g) Householder development proposals will be supported where they:
i. do not have a detrimental impact on the character or environmental quality of the
home and the surrounding area in terms of size, design and materials; and
ii. do not have a detrimental effect on the neighbouring properties in terms of physical
impact, overshadowing or overlooking.

h) Householder development proposals that provide adaptations in response to risks
from a changing climate, or relating to people with health conditions that lead to particular
accommodation needs will be supported.

Policy 18 Infrastructure first 

a) Development proposals which provide (or contribute to) infrastructure in line with that
identified as necessary in LDPs and their delivery programmes will be supported.

b) The impacts of development proposals on infrastructure should be mitigated.
Development proposals will only be supported where it can be demonstrated that provision
is made to address the impacts on infrastructure. Where planning conditions, planning
obligations, or other legal agreements are to be used, the relevant tests will apply.

Where planning obligations are entered into, they should meet the following tests: 



- be necessary to make the proposed development acceptable in planning terms
- serve a planning purpose
- relate to the impacts of the proposed development
- fairly and reasonably relate in scale and kind to the proposed development
- be reasonable in all other respects

Planning conditions should only be imposed where they meet all of the following tests. They 
should be: 
- necessary
- relevant to planning
- relevant to the development to be permitted
- enforceable
- precise
- reasonable in all other respects

Policy 20 Blue and green infrastructure 

a) Development proposals that result in fragmentation or net loss of existing blue and
green infrastructure will only be supported where it can be demonstrated that the proposal
would not result in or exacerbate a deficit in blue or green infrastructure provision, and the
overall integrity of the network will be maintained. The planning authority's Open Space
Strategy should inform this.

b) Development proposals for or incorporating new or enhanced blue and/or green
infrastructure will be supported. Where appropriate, this will be an integral element of the
design that responds to local circumstances.
Design will take account of existing provision, new requirements and network connections
(identified in relevant strategies such as the Open Space Strategies) to ensure the proposed
blue and/or green infrastructure is of an appropriate type(s), quantity, quality and
accessibility and is designed to be multi- functional and well integrated into the overall
proposals.

c) Development proposals in regional and country parks will only be supported where
they are compatible with the uses, natural habitats, and character of the park.

d) Development proposals for temporary open space or green space on unused or
under- used land will be supported.

e) Development proposals that include new or enhanced blue and/or green
infrastructure will provide effective management and maintenance plans covering the
funding arrangements for their long-term delivery and upkeep, and the party or parties
responsible for these.
military explosive storage sites).


