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The Storehouse in Kirkwall opened in 2018. 
Originally built as a herring curing store, it was 

adapted and reused into a large restaurant on the 
ground floor with rooms on the two floors above 

© Start Point Media.



12

2.	 ADAPTATION

Adaptation will normally involve working within 
the existing building envelope, focusing more on 
internal alterations.  The first step towards finding 
a practical scheme of adaptation is to look critically 
at the existing building to see what alterations are 
necessary to make the building work.  This could 
include the upgrading or insulating of the building 
to address heat loss.  Smaller scale additions and 
removals might also be required.  

The interest and quality of an interior will vary 
for each listed building.  Some public buildings, 
like town halls, may have very important interiors, 
which should influence the approach taken.
For the most part, buildings that are not used as 
homes, such as schools and hospitals, will have 
interiors that are utilitarian, and designed for use 
rather than appearance. They may therefore be 
capable of more radical change, including the 
removal of internal walls to create larger spaces.  

The interiors of non-domestic buildings are also 
more likely to have been changed in the past.  
These alterations can affect their original character 
and appearance.  If a building’s interior is no longer 
making a meaningful contribution to its special 
interest, it is likely that further changes will not do 
more harm.  

In certain circumstances, adaptation can provide 
opportunities to restore the appearance and 
special interest of a listed building.  Conservation-
based approaches can involve removing later 
additions of little interest on the exterior of a 
building. It can also include positive changes 
internally, such as reinstating missing features 
or taking down later partitions and suspended 
ceilings. 

Changes like these can help to restore a building to 
its original plan-form and room proportions.  Such 
works can often revitalise old buildings, giving 
them a new lease of life.    Successful conservation-
based solutions on one part of a site or building 
might balance out a higher level of intervention 
or additions elsewhere in the scheme – as long as 
these involve less significant elements. 

3.	 EXTENSION

Many listed buildings have the capacity for some 
form of extension.  In some cases buildings can 
successfully accommodate sizeable additions, 
particularly if the building is not domestic.  

Sometimes an extension is essential to keep the 
listed building in use, for example where there is 
little scope for internal intervention or where the 
original building is very small.  In these cases, the 
decision-maker will have to balance this against any 
adverse impacts. 

There will also be some circumstances where all 
elevations of a building have been designed to 
be visible and appreciated. In these cases, other 
options for the site may have to be considered, 
including excavation for new facilities, or new free-
standing buildings in the grounds.

12Managing Change in the Historic Environment
Use and Adaptation of Listed Buildings 
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4.	 SELECTIVE DEMOLITION

Selective demolition is a different consideration 
from substantial demolition, which would involve 
the total or substantial loss of a listed building.

Selective demolition involves the removal, or 
demolition, of parts of a listed building in order 
to enable the significant parts of a listed building 
to be retained.  Later extensions of little interest, 
or even less important component parts of the 
original building are likely to be the best options for 
removal.   

Most buildings have a primary ‘display’ frontage 
or principal façade, and often the building’s 
side elevations were also intended to be seen.  
Important frontages were often the most elaborate 
or expensively treated and make a particular 
contribution to special interest.  Changes to 
these areas are likely to have a higher impact on 
character.

Sometimes the extent of removal of fabric can be 
radical.  The most extreme form of this is known 
as ‘façade retention’.  This term refers to the 
removal of all but the principal façade or façades 
of a building, with an entirely new structure built 
behind.

Façade retention schemes will not normally be 
appropriate because of the degree of loss they 
entail.  However, in the right place, a façade 
retention scheme might be an appropriate course 
of action when no other options are feasible.  This 
is usually in an urban context, particularly when the 
façades are of such special interest that they could 
continue to be a listed building in their own right, or 
where they make an important contribution to the 
surrounding townscape.

5.	 ENABLING

In the planning system, ‘enabling development’ 
has a very specific purpose; it allows development 
to take place which would normally be contrary 
to planning policies, in order to obtain a desired 
objective.  This might include the reuse of a historic 
asset, particularly if it would mean saving it from 
continued deterioration and potential loss.   

In such cases the enabling development should 
be the minimum necessary to secure the asset’s 
future.  In many cases the opportunity for enabling 
development will depend on the availability of 
land, which should not be parcelled up separately 
from the asset.  The enabling development should 
be securely tied to the reuse of the historic asset  
through a planning or other legal agreement.
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When a group or organisation moves out of a listed 
building, the building will often stand empty for a 
period of time.  This is more likely to be the case in 
situations such as a school relocating, where the 
building may need a new use. 

Once a building is empty or underused its long-
term future is immediately at risk.  It is often 
challenging to spend money on a building that 
has no readily identifiable use.  This means that 
maintenance and minor repairs may stop, and the 
building can quickly fall into a cycle of decline.  In 
the most severe cases, this can lead to the loss of 
the building.  Unmaintained buildings can quickly 
deteriorate, and often attract other risks such as 
vandalism and arson.
   

One of the best ways to protect a building is to 
minimise any time it stands empty. If possible, the 
owner should start planning for the period in which 
the building will be empty well before they move 
out. 
 
A quick turnaround from one use to another is likely 
to be better for the building, and more financially 
viable.  However, this is not always possible; often 
time is needed to consider and develop schemes 
for alternative uses.  Other processes, such as 
marketing and changes in ownership can also take 
time.

The only way to protect a vacant building and 
prevent it falling into disrepair is by routine 
maintenance.  This is also the best way to make it 
more attractive to potential new owners.  

BUILDINGS NOT IN USE

MINIMISING RISK TO EMPTY OR UNDERUSED BUILDINGS

Harlaw Hill House in Prestonpans is a case where a program of non-traditional repairs was undertaken to help avoid the total or 
substantial demolition of the A-listed building © Courtesy of HES.
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Empty buildings can be viewed negatively and seen 
as eyesores, their potential masked by disrepair.  
In such cases the goodwill of the community 
towards a building may seep away if nothing is seen 
to be being done.   Although ‘mothballing’ an asset 
may be successful in the short to medium term, it is 
not normally a long-term solution.

A range of actions can be taken to help manage the 
risk and to buy time to allow a long-term solution 
to develop.  These can be broadly grouped as 
temporary fixes, and ‘meanwhile uses’.

Temporary fixes normally involve the pragmatic use 
of cheaper non-traditional materials in repair works.  
This might include plastic rainwater goods instead 
of cast iron, felt instead of lead (particularly if theft 
is an issue) and metal sheeting or even tarpaulins in 
roof repairs.  

Short term security measures or aesthetic works 
(for example, painted shop boarding) may also be 
helpful.  Works of this type can tide the building 
over and will be reversible once a longer term 
solution to reuse the building is found.

A ‘meanwhile use’ is an occasional or temporary 
use of a vacant building or land until it can be 
brought back into long-term use.  These can often 
be for storage, workshops or socially beneficial 
purposes, such as temporary offices for a charity.  
Maintaining a building in some sort of use, even as 
storage, will assist in safeguarding its long-term 
future.   

Further and more detailed advice can be found in 
our Buildings at Risk Toolkit.

100 High Street in Dumfries, known as ‘the stove’, opened in April 2015. Dumfries and Galloway Council agreed to provide a 25 year lease 
at £1 per year, £20,000 grant towards running costs for 3 years and a rebate on business rates. 

This once empty shop has now been converted to a cultural use © The Stove Network.

https://www.buildingsatrisk.org.uk/toolkit
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FINDING A NEW USE

Normally, when a building changes use, it will 
involve a change of ownership.  This will often 
happen when schools, hospitals or businesses 
relocate. With large sites, experienced developers 
will often be needed, due to the scale of works and 
finance required.

The reuse of listed buildings will have planning 
implications.  Any proposals will have to comply 
with local and national planning policies.  There 
may also be other issues to take into account when 
determining a planning application.  These should 
be identified and made clear to all parties from the 
outset.  

When putting a building or site to the open market 
there may be competing interests.  The existing 
owner will want to maximise its sales value; 
potential new owners will want to make a profit; 
decision-makers will want to preserve the listed 
building in line with planning policy.  

An effective way to manage expectations, and 
secure a good outcome, can be to promote a 
positive case for any development through the 
initial sales and marketing process.  One way of 
doing this is for the planning authority to produce 
a planning brief, which can stand alongside a 
conservation statement. This should set out what 
is likely to be achievable for the site – and give 
prospective buyers more certainty.  

A planning brief can cover a single building or, 
more commonly, be used to guide development 
over large sites which may include numerous 
heritage assets.  These documents should form 
part of the sales literature, which may also include 
contact details for individuals involved within local 
authorities and, if applicable, us.

As part of the marketing process for Kelso High School, Scottish Borders Council produced a Concept Design Report which 
included an plan identifying the most significant parts of the site and areas of opportunities for new development 

© Simpson & Brown.
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Wherever possible, it is best to sell sites as a whole, 
rather than sub-divided into lots.  This allows for 
more coordinated redevelopment.  In sites which 
have larger areas of open ground, some form of 
enabling development may be required to achieve 
the reuse of a listed building.  As above, dividing 
the site into separate lots would potentially remove 
this option and put the reuse of the building at risk.

If possible, a planning brief should be in place (and 
the sales process initiated) before a listed building 
becomes empty.  Briefs can also be used for sites 
that have been vacant for a long time and where 
it has been difficult to secure redevelopment.  
In some cases it may be helpful for the local 
authority to undertake a more comprehensive 
masterplanning exercise.

COMMUNITY OWNERSHIP

Concern for the future of an unused listed building may result 
in a community effort to take over ownership.  A range of 
options exists, and might include:
•	 working in partnership with the owner 
•	 leasing the building 
•	 negotiating a private sale 
•	 purchasing on the open market  

Community Right to Buy (CRtB) now allows communities 
throughout Scotland to register an interest in land and the 
opportunity to buy that land when it comes up for sale.  
Further information on CRtB can be found on the Community 
Ownership Support Service website. 

Where there are multiple buildings on a site, it is 
sometimes worth considering whether the removal 
of less significant buildings is possible in the 
interests of making the overall site more attractive 
to potential new owners.  It may be helpful to make 
a start on the process for consents regarding these 
less significant buildings before marketing takes 
place.

https://www.historicenvironment.scot/advice-and-support/planning-and-guidance/legislation-and-guidance/community-empowerment/#community-rights-to-buy-land_tab
https://www.historicenvironment.scot/advice-and-support/planning-and-guidance/legislation-and-guidance/community-empowerment/#community-rights-to-buy-land_tab
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VALUING A LISTED BUILDING

For sites that contain listed buildings, the valuation 
of the land has to include the buildings, and take 
account of likely costs in repairing and reusing 
them. Prospective buyers should not pay a price 
inflated by an assumption that the listed building 
will be demolished. 

If a buyer has assumed that a listed building can 
be demolished, this can cause significant delays.  
These delays can result in further deterioration 
in the condition of the building.  The best way 
to make sure that any business decisions the 
buyer makes are fully informed is through early 
engagement at the beginning of the process.  

GRANT AID

Where the cost of works is higher than the 
end value, the difference is referred to as the 
‘conservation deficit’.  Where proposals show 
a conservation deficit, grant aid may be able to 
help.  Under our Historic Environment Repair 
Grant program we can offer grants from £10,000 
- £500,000 to support conservation-standard 
repair projects.  You can also find advice on further 
sources of funding on our website.

FINANCIAL CONSIDERATIONS

https://www.historicenvironment.scot/grants-and-funding/our-grants/historic-environment-repair-grant/
https://www.historicenvironment.scot/grants-and-funding/our-grants/historic-environment-repair-grant/
https://www.historicenvironment.scot/grants-and-funding/other-sources-of-funding/
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MANAGING CHANGE IS...

The Dalkeith Corn Exchange was restored and converted in 2016 with grant assistance from 
ourselves. Previously a market hall, it was transformed into the Headquarters of a housing 

association and the Dalkeith Museum space. Above, historic photograpf of the interior in 1924 
© Dalkeith Museum and below the interior today © David Barbour and MLA.
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Strategy, policy
and procedure

Our Place in Time:
The Historic Environment 
Strategy for Scotland

Historic Environment Scotland: 
Designation Policy and Selection 
Guidance

Historic Environment Scotland 
Circular : Regulations and 
Procedures

Historic Environment Scotland 
Policy Statement June 2016

Planning (Listed Buildings and 
Conservation Areas) (Scotland) 
Act 1997

SOURCES OF FURTHER 
INFORMATION AND GUIDANCE

Guidance

HES Demolition of listed 
buildings

HES Use and Adaptation of 
listed buildings
case studies

Managing Change in the Historic 
Environment guidance series

HES Technical advice notes 
(TANs), Short Guides, Inform 
Guides, and Practitioners Guides

Scottish Government Planning 
Advice Note (PAN) 71: 
Conservation Area Management

Online resources

Historic Environment Scotland 
website

Designation records
and decisions

Buildings at Risk Toolkit

HES role in Listed building 
consent and Conservation area 
consent

https://www.historicenvironment.scot/about-us/who-we-are/our-place-in-time/
https://www.historicenvironment.scot/about-us/who-we-are/our-place-in-time/
https://www.historicenvironment.scot/about-us/who-we-are/our-place-in-time/
https://www.historicenvironment.scot/designation-policy
https://www.historicenvironment.scot/designation-policy
https://www.historicenvironment.scot/designation-policy
https://www.historicenvironment.scot/circular
https://www.historicenvironment.scot/circular
https://www.historicenvironment.scot/circular
https://www.historicenvironment.scot/heps
https://www.historicenvironment.scot/heps
https://www.legislation.gov.uk/ukpga/1997/9/contents
https://www.legislation.gov.uk/ukpga/1997/9/contents
https://www.legislation.gov.uk/ukpga/1997/9/contents
https://www.historicenvironment.scot/demolition
https://www.historicenvironment.scot/demolition
https://www.historicenvironment.scot/adaptation-case-studies
https://www.historicenvironment.scot/adaptation-case-studies
https://www.historicenvironment.scot/adaptation-case-studies
https://www.historicenvironment.scot/archives-and-research/publications/?publication_type=37
https://www.historicenvironment.scot/archives-and-research/publications/?publication_type=37
https://www.engineshed.scot/publications/?
https://www.engineshed.scot/publications/?
https://www.engineshed.scot/publications/?
www.gov.scot/publications/conservation-management-planning-advice
www.gov.scot/publications/conservation-management-planning-advice
www.gov.scot/publications/conservation-management-planning-advice
www.historicenvironment.scot/advice-and-support
www.historicenvironment.scot/advice-and-support
https://portal.historicenvironment.scot/
https://portal.historicenvironment.scot/
https://www.buildingsatrisk.org.uk/toolkit
https://www.historicenvironment.scot/advice-and-support/applying-for-consents/listed-building-consent-and-conservation-area-consent/
https://www.historicenvironment.scot/advice-and-support/applying-for-consents/listed-building-consent-and-conservation-area-consent/
https://www.historicenvironment.scot/advice-and-support/applying-for-consents/listed-building-consent-and-conservation-area-consent/
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Managing Change in the  
Historic Environment
Interiors
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Above: This dramatic hallway at the category A listed 
Cairness House, Aberdeenshire is a masterpiece in 
skilfully combining spatial decoration and architectural 
detailing to great effect. © Crown Copyright: HES. 
Licensor canmore.org.uk

Cover image: Category B listed Manor Place, Edinburgh. 
This change from a reception room to a kitchen has 
retained elements including the mantelpiece, ornate 
cornicing and joinery. The change can be reversed if 
needed in the future. © www.nealesmith.com

http://www.nealesmith.com


Managing Change is a 
series of non-statutory 
guidance notes about 
managing change in the 
historic environment. 
They explain how to apply 
Government policies. 
The aim of the series is to identify the main issues which can arise 
in different situations, to advise how best to deal with these, and 
to offer further sources of information. They are also intended to 
inform planning policies and the determination of applications 
relating to the historic environment.
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Introduction 

This note sets out the principles that  
apply to alterations to the interiors of 
historic buildings. It should inform planning 
policies and help with decisions relating to 
applications for historic buildings. It also 
provides guidance on how to manage the 
impact of change in a sympathetic way 
that respects the inherent value of these 
buildings in the context of a dynamic and 
changing environment. 

Key issues

1.	 �The interior of a historic building is 
important in defining its character and 
special interest. If a historic building has 
the protection of statutory listing then 
this includes the interior, whether or 
not the list description itemises interior 
features. Listed building consent, which 
is administered through local authorities, 
is required for any works affecting the 
character of a listed building.

2.	 �The interest, experience and enjoyment 
of a historic interior can be derived from 
a number of factors including its design, 
structural plan and layout, the quality 
of its decorative scheme, materials and 
craftsmanship, fixtures and fittings, any 
associated archaeology, and historical  
and cultural associations.

3.	 �Thorough and appropriately informed 
inspection of historic interiors is 
necessary to evaluate their interest fully.

4.	 �The significance of the interior and the 
nature of proposed works and their 
impact should be carefully assessed.  
A Heritage Statement, and if appropriate 
a Design Statement, will help assess 
and inform the appropriateness of any 
proposed changes. Proposals for interior 
alteration should always seek to protect 
the character of the building.

5.	 �Planning authorities give advice on the 
requirement for listed building consent, 
planning and other permissions.
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1. Why are historic interiors important?

The interior makes a substantial contribution 
to the special architectural or historic interest 
of a building. Its nature, style, detailing and 
materials help us understand when and how 
a building was constructed and adapted, its 
social and cultural significance, what it was 
used for, and how this has been influenced 
by advances in technology and changes in 
fashion. Historic interiors can enrich our daily 
lives and wellbeing in how we use, experience 
and appreciate them.

This impressive Edwardian kitchen at category A listed 
Pollok House in Glasgow retains much of its original 
character while functioning as a restaurant. Its scale  
gives us insight into the social history and functioning  
of a large country house in the early 20th century.  
© www.nealesmith.com

http://www.nealesmith.com
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2. �Identifying the interest  
of a historic interior

The significance of a historic interior, or 
part of an interior, is usually derived from a 
number of factors, including those set out in 
the paragraphs below. The degree to which 
an interior remains intact from key periods in 
its history, and its rarity in a broader context, 
are also important considerations.

Plan form 
The ‘plan form’ is the arrangement and 
division of internal spaces into rooms 
and circulation spaces such as halls, stairs 
and corridors, and is a key component of 
the character and special interest of any 
building. The interrelationship of rooms 
and circulation space is a reflection of the 
building’s design, function, status and 
period. Where rooms are arranged to create 
particular spatial effects or views, the position 
of features such as doors, windows, fireplaces 
and cupboards can be significant. When 
the historic layout is altered, for instance to 
superimpose an open-plan layout, this can  
be harmful to the character of a building.

Room proportions are important to the 
integrity of a design. The size and height of 
a room is normally carefully proportioned 
to suit its historic function. For example, 
the size and arrangement of a principal 
space such as a dining or drawing room 
normally contrasts with the less formal 
or less elaborate ‘private’ spaces, such as 
bedrooms. Windows, doors and fireplaces 
were normally designed and located to 
complement the design and proportions  
of the room as a whole.

Decorative schemes 
The decorative treatment of a historic 
interior is normally an important element of 
a building’s character, whether it is a simple 
functional space or a grand and imposing 
one. Depending on the building’s type, or the 
location within a building, interior schemes 
range from utilitarian bare surfaces to 
elaborate applied fixtures and finishes.

Decorative schemes can illustrate much 
about the function/status of a room and 
broader stylistic movements. The design  
of chimneypieces, cornicing, doors  
and architraves were often coordinated 
throughout a room or a building in one style 
or a contemporary variety of styles. Some 
schemes have a theme or purpose reflecting 
the outlook of a patron and/or designer or 
reflect the use of the space.

Most interiors have been redecorated on a 
number of occasions, and older buildings 
in particular may have ‘layers’ of differing 
fashions or styles, possibly built up over 
generations. These later schemes may 
illustrate and document key periods in 
changes of ownership/use/patronage and 
often enable a fuller understanding and 
appreciation of the building’s history, 
significance and interest. A Heritage 
Statement, and if appropriate a Design 
Statement, will help assess and inform the 
appropriateness of any proposed changes. 
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Materials and craftsmanship
Even relatively modest interior spaces can 
display high levels of craftsmanship and 
quality of materials. The enormous variety 
of materials and skills employed in historic 
interiors can range from simple panelled 
timber doors and shutters to elaborate 
marble and timber fireplaces, high-quality 
plasterwork, intricately designed staircases 
and hand-painted wallpaper.

Fixtures and fittings 
Statutory protection extends to all features 
that form a part of the listed building. It is 
not necessary for the feature to be specified 
in the list description for it to be considered 
as integral to the structure and subject to  
the need for consent if change is proposed. 
Local authorities advise on whether consent 
is required for the removal or alteration of  
a feature.

Fixed objects such as staircases, 
chimneypieces, doors and doorpieces, 
timber panelling, shutters, built-in furniture, 
etc. are likely to be considered fixtures, 
integral parts of a listed building. The degree 
of physical attachment and the extent to 
which a feature is an integral part of the 
building are relevant factors for assessing 
items such as bathroom and kitchen fixtures, 
overmantel mirrors, overdoor paintings, 
window pelmets, fire grates, lighting and 
machinery.

Non-fixed or portable objects are not 
included in the statutory listing of properties.

A surviving section of 16th century painted wall panelling 
discovered beneath later works at category A listed 
Northfield House, Prestonpans. In this instance a section 
of the panelling has been left exposed and the later work 
retained. © Crown Copyright: HES. Licensor canmore.org.uk
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Archaeological potential 
Early structural evidence or decorative 
schemes may survive below later work, 
possibly concealed, and the discovery of 
these can enhance understanding of a 
building’s special interest. Interior structural 
evidence, such as timber framework, 
masonry vaulting, or blocked openings, can 
reveal much about the development of a 
building through time.

Common discoveries of decorative features 
include chimneypieces, grates and ranges 
in blocked fireplaces, wall and door 
panelling under hardboard or plasterboard 
finishes, and original plaster ceilings above 
suspended ceilings. Mural and other painted 
decorative schemes may also be recovered 
from beneath later paintwork. Where such 
features are found, but it has been agreed to 
conceal them again, they may be significant 
enough to merit recording. In cases where 
a decorative scheme cannot be recovered 
in full, it may be appropriate to repair, for 
example by replicating mouldings, or by 
paint sampling and matching.

Historical, cultural and  
social associations 
The link between particular interior spaces 
and notable people or events in history 
forms a significant element of their interest. 
Interiors connected to important historical 
figures can provide an invaluable insight into 
their lives, inspiration and works. Similarly 
the context of a historical event of cultural/
social activity can be better understood 
when the physical surroundings are intact.

This late 19th century door handle and fingerplate at an 
unlisted building in Esplanade Terrace, Joppa combines 
beauty and practicality with its ornate design and its 
function in protecting the door from marks and damage. 
Details like this are an important part of a building’s 
character. © Royal Commission on the Ancient and 
Historical Monuments of Scotland; D/12556/cn.  
Licensor www.scran.ac.uk

http://www.scran.ac.uk
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3. �General principles for repairs, 
alterations and upgrading

Character and interest 
Alteration to a historic building should 
protect its character. The contribution of the 
interior to that character must therefore be 
fully understood before considering how to 
alter the building. A Heritage Statement, and 
if appropriate a Design Statement, may help 
assess and inform the appropriateness of any 
proposed changes.

Significance of the interior spaces 
Alterations should be carefully planned and 
located to best protect the interest of the 
internal spaces. In general, the principal spaces 
in a building are more sensitive to change as 
these are the spaces that normally make the 
most significant contribution to its character. 
Sometimes secondary spaces such as basement 
kitchens or attic rooms are sensitive to change, 
for example where they survive in their 
original form, or are particularly noteworthy. 

Category A listed George Square, University of Edinburgh. 
A comprehensive refurbishment scheme to refresh 
this post-war building, including the basement area 
repurposed as a lively social hub. New design elements 
have taken their cue from the original 1960s design 
features such as the original waffle concrete ceiling which 
has been retained with the addition of some decorative 
timber light boxes. ©www.andrewleephotographer.com

http://www.andrewleephotographer.com
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Subdivision and amalgamation of spaces 
Where the original plan form or a later  
plan form of special interest survives, 
particularly in regard to the entrance hall, 
main stair, common spaces and principal 
rooms or spaces, these spaces should 
normally be retained without subdivision, 
because of their inherent significance. 
Likewise, it is usually advisable to avoid the 
amalgamation of rooms, or the creation of  
an ‘open-plan’ layout, within a historic 
building with an important cellular plan 
form. There may, however, be more scope  
to make significant interventions within 
areas of secondary importance. 

When planning new openings between 
rooms or circulation spaces it is important 
to take account of the historic design and 
layout, and also of distinctions between 
different types of space. For example, in most 
pre-20th-century townhouses or villas a 
direct opening between a ‘public’ dining 

or drawing room and a ‘private’ parlour 
would be uncharacteristic of the traditional 
arrangement. A new opening in such a 
location should be carefully designed to 
minimise disruption to the appearance and 
character of the spaces being linked. Solid 
doors are likely to best retain the sense of 
enclosure in these cases, rather than glazed 
doors or openings without doors.

In some instances, the quality of the decorative  
scheme or importance of the plan form and 
layout of the spaces may inhibit removal of 
building fabric to create an opening.

Historic materials 
Historic materials make an important 
contribution to the character of a building’s 
interior and should be retained where 
possible. Removal of lath-and-plaster walls, 
original floors and joinery, decorative plaster, 
or ironwork, is almost always damaging 
to the interest of the interior and is often 
unnecessary. Even where not in use, features 
such as doors, fireplaces or machinery, where 
practicable, should be left in-situ.

This 17th century panelled and decorated wall at 
category A listed Argyll’s Lodging, Stirling is highly 
significant due to its age, rarity and craft value which 
inhibits the removal of fabric to create a wider opening. 
Its arrangement provides evidence of the transition in 
social history from the open communal space of a large 
hall to the more fashionable private domestic use of 
rooms as seen on the Continent.
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Fabric upgrades for energy efficiency 
The Climate Change (Scotland) Act 2009 
commits Scotland to some of the most 
ambitious carbon reduction targets in the 
world. There are a number of practical 
solutions to improve energy efficiency to the 
interior of traditional and historic buildings 
whilst retaining the historic character and 
minimising impacts. A key aim should be to 
recognise that traditional buildings generally 
require vapour permeable and ‘breathable’ 
solutions rather than standard energy 
efficiency products.

Historic Environment Scotland has carried 
out a series of trials and pilot projects 
in which energy-saving measures were 
trialled at a variety of traditional properties 
throughout Scotland, including detached 
rural cottages, tenement flats, townhouses 
and public buildings dating from the 18th, 
19th and 20th centuries. The results of these 
projects and the lessons drawn from them 
are published as a series of Refurbishment 
Case studies available on the Historic 
Environment Scotland website.

New design 
Alterations to historic interiors should be 
considered in the context of the type and 
quality of the existing interior and plan form. 
Interventions should at all times respect and 
complement the interest and significance of 
the historic interior. A Heritage Statement, 
and if appropriate a Design Statement, may 
help assess and inform the appropriateness 
of any proposed changes.

Structural works
In undertaking structural works, it is often 
best to repair the existing structure rather 
than replace it. Where this is impractical 
it may be possible to incorporate modern 
structural components, but care should 
always be taken to avoid harming the 
structural integrity of the building and  
its fabric, or damaging decorative work  
of quality.

The loss of a building’s interior through 
the removal of interior walls and floor 
plates while retaining the outer faces of 

This elegant swept stair at category A listed McManus 
Gallery and Museum, Dundee, has been invigorated 
by the subtle addition of contemporary lighting. 
The encaustic tiled floor and stained glass window 
further reinforces the decorative Gothic nature of this 
impressive stair hall. © www.andrewleephotographer.com

https://www.historicenvironment.scot/about-us/what-we-do/conservation/refurbishment-case-studies/ 
https://www.historicenvironment.scot/about-us/what-we-do/conservation/refurbishment-case-studies/ 
http://www.andrewleephotographer.com


12

the building, known as façade retention, 
will almost always harm the character of a 
historic building and should not normally 
be considered. If the interior of a property 
has to be completely rebuilt because of 
structural weakness, careful consideration 
needs to be given to how the new internal 
arrangement will affect the surviving 
character of the building. 

Decorative schemes 
High-quality decorative schemes should 
be retained in-situ where possible. If the 
scheme is largely intact, it may be possible 
to undertake discreet repairs without 
damaging either the historic fabric or the 
authenticity of the scheme as a whole. If 
there is significant damage, or the scheme 
is incomplete, it may be better to protect 
the historic fabric and add a new layer of 
decoration. Where consent is required, 
evidence should be provided for the 
reinstatement of previous schemes of 
decoration in high-quality internal spaces.

Historic ceramic tiles often greatly contribute to the 
appearance and character of an interior space. Due to 
their durable nature they were often used in locations 
where cleanliness and hygiene were highly valued or in 
areas such as communal stairs, as in this example in an 
unlisted building in Sandringham Terrace, Greenock.  
©. Dr Peter Robinson Licensor www.scran.ac.uk

http://www.scran.ac.uk
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Reversibility 
Where alterations are essential, it is often 
possible to undertake works that allow 
the future reinstatement of original 
features or finishes. Measures to consider 
include storage of removed fixtures on 
site, protection and concealment of items 
such as panelling, tiling or fireplaces in-situ, 
and construction of new elements around 
existing features (for instance, leaving 
plasterwork in place and scribing new 
partitions around existing cornice profiles).

Fire and security measures 
With careful attention to detail, fire and 
security protection measures can usually 
be incorporated with minimal visible or 
physical disruption to historic interiors. 
However, care must be taken to ensure 
that unnecessary harm is not caused to the 
character of the interior by unnecessarily 
exposed equipment or wiring/pipework, 
fire retardant measures such as additional 
screens and doors, and in the upgrading  
of existing doors and historic surfaces  
(e.g. intumescent paint or varnish). Further 
advice on fire safety management can be 
found in our Managing Change guidance note 
on the subject.

Construction works and vacant buildings 
Historic interiors and collections should be 
protected from damage during construction 
works, whether or not the building is 
occupied. Particular care should be taken to 
protect fixtures that are vulnerable to theft, 
such as chimneypieces, when a building 
is vacant. Measures can include physical 
protection by covering, security surveillance, 
or in some cases temporary removal of 
valuable items to agreed secure locations. 
This should form part of a consent process.

Fixtures 
Where fixtures contribute to the character  
of a building, these should be retained. In 
some cases, such as agricultural, industrial  
or ecclesiastical buildings, internal fixtures 
may include large pieces of machinery  
or built-in furniture that contribute to  
the interest and understanding of the 
building. If retention of such fixtures makes 
reuse of the building impractical, moving or 
consolidating the items within the building, 
or retaining exemplars of multiple units, 
should be considered. If removal of fixtures 
from the building is appropriate, rare or 
unusual items may be of interest  
to museums.

https://www.historicenvironment.scot/advice-and-support/planning-and-guidance/legislation-and-guidance/managing-change-in-the-historic-environment-guidance-notes/
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Archaeology 
Archaeological resources may survive  
within or beneath a listed building or 
unlisted building in a conservation 
area. Planning authorities manage such 
archaeological issues, by using conditions 
or legal agreements to record or preserve 
in-situ. Advice on archaeological sensitivity 
should be obtained from the planning 
authority’s archaeological adviser at an  
early stage.

4. Recording

Where alterations are proposed to 
important decorative schemes or layouts, 
photographic or other recording of the 
interior in its unaltered state may be 
required as a condition of listed building 
consent. In some cases evidence of early 
decorative schemes comes to light in the 
course of works. Evidence of earlier schemes, 
such as fragments of wallpaper, can provide 
an interesting insight into the history of 
the building and its occupants. Historic 
Environment Scotland may record buildings, 
structures and sites prior to significant 
alteration or conversion, and in emergencies 
where they face imminent risks such as fire 
or collapse: www.rcahms.gov.uk These traditional timber numbered pews in category A 

listed Cromarty East Church, Highland have a decorative 
and craft value but also a functional use. Historic fixtures 
such as these, give us a very tangible connection with the 
past. © Iain Sarjeant/Scottish Viewpoint

https://www.historicenvironment.scot/about-us/what-we-do/survey-and-recording/buildings-and-industrial-surveys/
https://www.historicenvironment.scot/about-us/what-we-do/survey-and-recording/buildings-and-industrial-surveys/
https://www.historicenvironment.scot/about-us/what-we-do/survey-and-recording/threatened-buildings-survey-programme/
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5. Consents

You may require planning permission, 
building warrant(s) and other permissions 
or consents for any proposed scheme. The 
granting of scheduled monument consent or 
listed building consent does not negate this 
requirement, and you should contact your 
planning authority for advice.

Listed building consent
Listed building consent is required for any 
work to a listed building which will affect its 
character (see the Planning (Listed Buildings 
and Conservation Areas) (Scotland) Act 
1997). The planning authority is the main 
point of contact for all applications for listed 
building consent. They decide whether 
consent is required, and they can also offer 
advice on applications. 

The planning authority will consider applications 
using guidance such as Historic Environment 
Scotland’s managing change guidance notes 
and other national policy documents including 
SHEP, SPP and their own policies.

Scheduled monument consent
Scheduled monument consent is required 
for any works to a monument scheduled 
under the Ancient Monuments and 
Archaeological Areas Act 1979. Scheduled 
monument consent is determined by Historic 
Environment Scotland. We offer a free pre-
application discussion and checking service  
for scheduled monument consent 
applications. You can find out more  
about this on our website.

6. Searching for 
listed buildings and 
other designations

You can search for listed buildings,  
scheduled monuments, battlefields,  
gardens and designed landscapes on  
Historic Environment Scotland’s website:
(please read the guidelines on the search 
page). If you are not sure whether a 
particular building or feature is designated, 
you can also email or telephone us for help.

For a map-based search and wider 
environmental information, including 
conservation area boundaries, see the 
Scotland’s Environment website. You  
can also ask your local authority to tell you 
whether the building or feature in which  
you are interested is listed, and what is 
covered by the listing.

https://www.historicenvironment.scot/advice-and-support/applying-for-consents/scheduled-monument-consent/
http://portal.historic-scotland.gov.uk/
http://www.environment.scotland.gov.uk/
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7. Further 
information  
and advice

Historic Environment Scotland is charged 
with ensuring that our historic environment 
provides a strong foundation in building 
a successful future for Scotland. One of its 
roles is to provide advice about managing 
change in the historic environment.

Legislation and policy
Building (Scotland) Act 2003

Planning (Listed Buildings and  
Conservation Areas) (Scotland) Act 1997

Ancient Monuments and  
Archaeological Areas Act 1979

Scottish Planning Policy (2014)

Scottish Historic Environment Policy (2011)

Other selected Historic Environment 
Scotland publications and links 
All publications are available at Historic 
Environment Scotland’s Technical 
Conservation website.

Inform Guide: Improving Energy Efficiency in 
Traditional Buildings (2008)

Inform Guide: Fire Safety (2005)

Inform Guide: Fireplaces (2008)

Inform Guide: Ventilation in Traditional Houses 
(2008) 

http://www.legislation.gov.uk/asp/2003/8/contents
http://www.legislation.gov.uk/ukpga/1997/9/contents
http://www.legislation.gov.uk/ukpga/1997/9/contents
http://www.legislation.gov.uk/ukpga/1979/46
http://www.legislation.gov.uk/ukpga/1979/46
http://www.gov.scot/Publications/2014/06/5823
http://www.historic-scotland.gov.uk/shep-dec2011.pdf
http://conservation.historic-scotland.gov.uk/
http://conservation.historic-scotland.gov.uk/
http://conservation.historic-scotland.gov.uk/publication-detail.htm?pubid=6947
http://conservation.historic-scotland.gov.uk/publication-detail.htm?pubid=6947
http://conservation.historic-scotland.gov.uk/publication-detail.htm?pubid=6983
http://conservation.historic-scotland.gov.uk/publication-detail.htm?pubid=6972
http://conservation.historic-scotland.gov.uk/publication-detail.htm?pubid=6051
http://conservation.historic-scotland.gov.uk/publication-detail.htm?pubid=6051
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MERCHISTON & GREENHILL CONSERVATION AREA CHARACTER 
APPRAISAL 

 

LOCATION AND BOUNDARIES 

The Merchiston and Greenhill Conservation Area is situated some 2.5 kms to the 
south west of the City centre. 
 
The boundary of the Conservation Area follows the line of Newbattle Terrace 
westwards to Morningside Road, runs south of Morningside Place and George 
Watsonʼs to Colinton Road. It then turns northwards onto Polwarth Terrace, running 
to the rear of properties on Colinton Road, turning northwards again on Grayʼs Loan, 
then runs to the rear of properties on the west of Polwarth Terrace, turning north on 
Merchiston Avenue, east along Granville Terrace and south to the rear of properties 
on Merchiston Park. It then turns east to the rear of properties on Chamberlain Road, 
northwards on Forbes Road, eastwards on Bruntsfield Crescent and southwards on 
Whitehouse Loan, to the starting point on Newbattle Terrace. 
 

DATES OF DESIGNATION/AMENDMENTS 

The Merchiston and Greenhill Conservation Area was originally designated on 25 
May 1986. The boundary was amended on 29 March 1996 to include the late 
classical villa properties in Merchiston Park and to exclude the Astley Ainslie 
Hospital which was included in the Grange Conservation Area. Article 4 Directions 
were approved in 1996.  

STATEMENT OF SIGNIFICANCE 

The character of the Merchiston and Greenhill Conservation Area is dominated by 
Victorian villas interspersed with substantial terraces of outstanding quality. The 
buildings are complemented by a profusion of mature trees, extensive garden 
settings, stone boundary walls and spacious roads. The villas are in a considerable 
variety of architectural styles, unified by the use of local building materials. 

  

CONSERVATION AREA CHARACTER APPRAISALS 

Conservation Area Character Appraisals are intended to help manage change. They 
provide an agreed basis of understanding of what makes an area special. This 
understanding informs and provides the context in which decisions can be made on 
proposals which may affect that character. An enhanced level of understanding, 
combined with appropriate management tools, ensures that change and 
development sustains and respects the qualities and special characteristics of the 
area. 

“When effectively managed, Conservation Areas can anchor thriving communities, 
sustain cultural heritage, generate wealth and prosperity and add to quality of life. To 
realise this potential many of them need to continue to adapt and develop in 
response to the modern-day needs and aspirations of living and working 



communities. This means accommodating physical, social and economic change for 
the better. 

Physical change in Conservation Areas does not necessarily need to replicate its 
surroundings. The challenge is to ensure that all new development respects, 
enhances and has a positive impact on the area. Physical and land use change in 
Conservation Areas should always be founded on a detailed understanding of the 
historic and urban design context.” 

From PAN 71, Conservation Area Management. 
www.scotland.gov.uk/Publications/2004/12/20450/49052 

HOW TO USE THE APPRAISAL 

The analysis of the Merchiston and Greenhill Conservation Area’s character and 
appearance focuses on the features which make the area special and distinctive. 
These are considered in terms of: 

 Historical Origins and Development; 

 Structure and Townscape, which describes and draws conclusions regarding 
the overall organisation and macro-scale features of the area;   

 Key Elements, which examines the smaller-scale features and details which fit 
within the structure; and 

 Management: The Management section outlines the policy and legislation 

relevant to decision-making in the area. Issues specific to the area are 

discussed in more detail and recommendations or opportunities identified. 

This document is not intended to give prescriptive instructions on what designs or 
styles will be acceptable in the area. Instead, it can be used to ensure that the 
design of an alteration or addition is based on an informed interpretation of context. 
This context should be considered in conjunction with the relevant Local 
Development Plan (LDP) policies and planning guidance. 

2 
HISTORICAL ORIGINS AND DEVELOPMENT 
 
‘When the outbound tram car reaches Churchill, before travelling steeply into the 
valley at Morningside, that fine view of the Pentlands, the scarred flank of Caerketton 
ahead, opens up before us, with perhaps a plough-man turning a furrow in the 
middle-distance, and a shepherd with his dogs, driving white sheep across the dark 
green background.’ (Auld Reekie, Alasdair Alpin MacGregor, 1942). 
 
The Conservation Area consists of the former estates of Greenhill, East Morningside 
and Merchiston which were located on the historic Burgh Muir, an area of woods and 
marshland to the south of Edinburgh. 
 
In 1586, the western Burgh Muir was feued and the Greenhill Estate was 
established. The Estate was in the ownership of the Livingstone family during the 
seventeenth century, and the name was possibly coined by John Livingston, who 
acquired the Estate in 1636. The name may be descriptive of the cultivated land 

file://///c-cap-nas-01/home$/0302867/Trinity/TRINITY%20CACA%20REVIEW/LATEST/www.scotland.gov.uk/Publications/2004/12/20450/49052


contrasting with the adjoining heathland of Bruntsfield Links, and the -hill would have 
been the slight eminence (between Bruntsfield Gardens and Forbes Road) which 
became the site of the Livingstonʼs Greenhill House in the latter part of the 
seventeenth century. The house is depicted as three storeys and attic in traditional 
style on a stone plaque at the corner of Bruntsfield Gardens and Bruntsfield Place, 
and is described as a ʻgable ended and gabled manor house. It was located in 
extensive grounds at the end of the present-day Forbes Road. The house was 
demolished in 1884. The mausoleum, reputedly that of John Livingstone, the original 
owner of the Estate stands within a garden in Chamberlain Road. Churchhill was 
established after Dr Thomas Chalmers built a house known as Kirkhill (now 1 Church 
Hill) in 1842.  
 
By 1849, a new road, formed by Bruntsfield Terrace and Greenhill Gardens, 
connected Bruntsfield Place with the east end of Church Hill. The east end of 
Chamberlain Road was formed by 1852 and Greenhill Park was developing by 1859. 
Forbes Road was opened through the policies of Greenhill House in 1864, and the 
House itself was pulled down in the course of forming Bruntsfi eld Gardens in 1884. 
The development of the eastern part of Greenhill began in 1871 with Bruntsfield 
Crescent and Greenhill Terrace, followed by Strathearn Place and, by 1875, 
Greenhill Place and St Margaretʼs Road.  
 
References to Merchiston first appear in the mid-thirteenth century. Alexander 
Napier, a successful merchant and provost of Edinburgh, acquired Merchiston in 
1438, and the Napier family were responsible for the construction of Merchiston 
Tower in the fifteenth century. John Napier, the inventor of logarithms which made a 
major contribution to the advancement of science, was born at Merchiston in 1550. 
The Tower was used as the base for Merchiston Castle School for around 100 years 
from the 1830s. Following the School’s move to new premises at Colinton, the Tower 
was left unoccupied for most of the period up to its amalgamation into the then 
Napier Collegeʼs new building in 1964.  
 
From the 1850s, the Merchant Company sold feus in the land of Merchiston Castle. 
The development was supervised by David Rhind until 1864, when he was replaced 
by David MacGibbon. Merchiston Place was begun by 1861, and Merchiston Avenue 
(1867) replaced an early loan connecting the Burghmuirhead with Fountainbridge. 
Burghmuirhead was the name applied to the triangle of ground between Colinton 
Road, Abbotsford Park and Morningside Road. It was feued from the Burgh Muir in 
1586 and the name derived from its position at the summit of the Muir. 
 
The Greenhill Estate was feued for building in 1840 and substantial villas were 
constructed in Greenhill Gardens (1852) and Abbotsford Park (1858). Following the 
demolition of Greenhill House in 1884, a number of quarries were opened within its 
grounds, the stone from which was used to construct many of the local tenements. 
 
Whitehouse Loan and Terrace take their names from the ancient Whitehouse estate. 
The earliest mansion-house was built on the estate in the early sixteenth century, 
and in the 1830s the house, then dating from 1670, was rebuilt and extended to form 
St Margaretʼs Convent. The complex of buildings is now the Gillis Centre. Strathearn 
Place was originally closed off at its west end by a villa. This was demolished in 
1900 when the horse-drawn tramline between Churchill and Marchmont was 



replaced by a cable car. The sharp corner at Strathearn Place and Greenhill 
Gardens required a manned set of points, and the small stone building in the garden 
of 17 Strathearn Place is the attendantʼs booth. Greenhill Cottage which was located 
at the east end of Bruntsfield Terrace formed the nucleus for the development of 
Bruntsfield Hospital in the late nineteenth century, which was converted to flats in 
1989. 
 
The spatial layout of the area was well established by the end of the late nineteenth 
century, affording little opportunity for new development. Change during the 
twentieth century has mainly been associated with the expansion of educational 
uses, the conversion of villas into flats, and a degree of infill development and 
development within garden grounds. 
 
 
STRUCTURE AND TOWNSCAPE 
 
Essential Character 
 
• The topography accentuates the urban form and landmark buildings. 
• Key views to landscape and townscape features throughout the city. 
• Solidity, robustness, spaciousness, intimacy and impressive visual variety are 
derived from the formal and informal layout of blocks of villas, terraces, and other 
groups of buildings. 
• A dominant traditional layout and mature townscape of consistent and human 
scale. 
• The distinctive integration of townscape and landscape. 
• Sensitive changes of density and building types, and a consistent domestic grain 
scale and building mass. 
• Generous settings which provide effective separation between changes in urban 
form, land uses and villa pattern are an important townscape element. 
• Permeability and legibility derived from numerous long and short vistas to open 
spaces, panoramic views, landmarks and focal points. 
 
The Conservation Area has a prominent location situated on a localised ridgeline 
between the edge of the city centre and the Braid Burn valley. From the edge of the 
Old Town, the topography undulates, descending to a low point along the edge of 
the Meadows. From here the land rises through Bruntsfield Links to a high point 
close to Holy Corner in the heart of the Conservation Area, before descending again 
through Morningside down to the Braid Burn. Blackford Hill and Craiglockhart Hill 
rise to the south in the intervening area creating foreground landscape features 
against the more distant Braid Hills and Pentland Hills. 
 
As a result of this elevated location there are fine views afforded many of the 
properties and streets in the area, to the Castle, Arthurʼs Seat, the Braid Hills, the 
Pentlands, and as distant as the Moorfoot and Lammermuir Hills. The prominence of 
the ridgeline also reinforces the visibility of landmark buildings within the area.  
 
Two major roads define the structure of the core of the Conservation Area. 
Morningside Road connects Merchiston with Greenhill while Colinton Road, largely a 
tree lined avenue, runs between two distinct parts of Merchiston. Both roads provide 



the major entry points to the Conservation Area. They meet at Holy Corner forming 
one of the most striking and well-known townscape features in the city outside of the 
central area. The corner is part of the ʻhigh streetʼ running along Morningside Road 
extending towards Brunstfield. The four impressive church buildings, together with 
adjacent houses and tenements, present a cluster of landmarks providing focus, 
vistas and legibility to considerable parts of the surrounding area. 
 
The most regular pattern of development occurs in the predominantly rectangular 
grid layout on the north side of Colinton Road between Merchiston Park and 
Gillsland Road. In contrast, the part of Merchiston to the south of Colinton Road, 
focused around Albert Terrace, is much more organic with curved roads and building 
frontages. 
 
There are some small lanes and culs-de-sac within the perimeter blocks which 
contribute towards a feeling of semi-rural seclusion, intimacy and offer contrast and 
variety. At the south western end of this section, near George Watsonʼs school, there 
is a change of layout with substantial villas and semi-detached houses fronting 
Colinton Road and two terraces at right angles to one another behind. 
 
Churchill has its own varied building types and layout character. Some, such as the 
terrace in Greenhill Place, are more urban while others, as in Pitsligo Road and 
Clinton Road, are very low density and unmistakably suburban with very large 
houses in generous landscape. A contrasting part with a semi-rural feel occurs to the 
southeast between the villas of Newbattle Terrace and Whitehouse Loan. It is 
formed by a combination of cottages, very secluded houses, gatehouses, high stone 
walls and prevailing dense mature vegetation. This same impression extends along  
 
The spatial layout of the area was well established by the early years of the twentieth 
century. Although there have been several significant developments of which the 
university buildings are the most substantial and prominent. Elsewhere the changes 
have been small scale and incremental, and the overall spatial structure of the area 
has remained substantially unchanged for a significant period of time. 
 
There are very few large public open spaces in the area, although Bruntsfield 
Crescent has its superb setting facing the Links. Greenhill Gardens contains an 
important private open space with a strong public dimension. The Union Canal 
defines the western edge of Merchiston while the private gardens in Merchiston 
Gardens present a secluded local amenity. The large lawn in front of Watsonʼs 
College adds to the imposing presence of the building and helps to separate its 
institutional function from the residential environment. 
 
A number of sites have been redeveloped with modern blocks of flats. This is most 
evident in the area west of Colinton Road, notably in Ettrick Road. In some 
instances, their bulk and siting contrasts sharply with the more domestic, elegant 
setting and fine grain of houses prevailing in the area. The provision of traditional 
generous separation distances between new mansion blocks of flats and original 
villas nearby is an important factor in retaining the character and appearance of the 
area. Large rear gardens are also an important feature of the urban structure. 
 



Over the years, changes in the way the land and buildings have been used have 
mainly been the result of the conversion of villas and terraced houses into flats. 
There has also been a limited amount of demolition, infill and backland development 
in garden grounds.  
 
The largest modern buildings are Napier University and George Watsonʼs College. 
The university is a dominating presence placed hard against Colinton Road, while 
the college is well set back, less assertive and well-integrated into its surroundings. 
Other substantial structures are the Gillis Centre in Whitehouse Loan, the Churchill 
Theatre, and the Holy Corner churches. The substantial more modern telephone 
exchange offices in Newbattle Terrace are well set back and partially screened by 
dense mature vegetation. 
 
Traditional purpose-built flatted development is restricted to a limited number of 
places, notably Morningside Road and Merchiston Crescent/ Mardale Crescent. The 
latter group, with its distinct geometrical layout, fine grain, curved facades, and 
striking grey stonework, presents an imposing tenemenlt form in the area. These 
buildings contrast in mass, scale and density with the surrounding predominant villa 
pattern. However, the contrast is not harsh. Human scale is provided by the clear 
vertical rhythm expressed in the elevational composition, the picturesque roof profile, 
the widths of bay windows with low sills, continuous individual and shared access 
doors flanked by a regular pattern of grouped windows and small enclosed front 
gardens. In the middle of both these crescents semi-detached and terraced villas 
create a break of scale and add variation to the grouping. The tenements also offer 
attractive end vistas to nearby streets providing a clear sense of direction. Their 
compactness, solidity and durability add to their valuable contribution to the 
townscape. 
 
Within the predominantly villa areas there are also fine two and three storey Victorian 
and Edwardian terraces. Some, such as Albert Terrace, are quiet and secluded while 
others, such as Rochester Terrace and Bruntsfield Crescent are boldly urban. The 
longest terrace is in Greenhill Place. Its frontage is punctuated by a taller pavilion at 
its centre and by wider plots at both ends. The terrace is an excellent example of 
closure of vista to St. Margaretʼs Road with the entrance to and the highest part of 
the Gillis Centre containing the vista at the other end. The terrace faces a classic low 
density and heavily landscaped villa area. Although so different in character they sit 
in attractive harmony. The integration of the contrasting styles is assisted by high 
stone walls, the number of mature trees, and green open space which fl ow around 
the houses. 
 
The care shown in the design of several other terraces is noteworthy. Merchiston 
Gardens, for example, shows verticality and subtle variety in height and roof detailing 
in what seems to be, at first inspection, uniformity. The neighbouring terrace in 
Gillsland Road also has a pleasant scale, detailing and stepped skyline following the 
topography. 
 
Morningside Road, and its short continuation into Colinton Road, is the only part with 
a sizeable number of traditional shops, cafes and restaurants. They occupy the 
ground floor of three and four storey tenements. This is the most vibrant and busy 



part of the Conservation Area in close proximity to the university, churches, theatre, 
cinema and supermarket. 
 
KEY ELEMENTS 
 
Architectural Character 
 
Essential Character 
 
• The architectural significance of individually designed villas and terraces in the 
area. 
• The variety of architectural styles that contribute to the overall character. 
• High quality stone-built architecture of restricted height, generous scale and fine 
proportions enclosed by stone boundary walls and hedges which define the visual 
and physical seclusion of the villas. 
• The significant degree of uniformity resulting from the predominant use of 
traditional building materials: of local sandstone for buildings and boundary walls and 
Scots slate for roofs. 
 
The architectural character of the area is dominated by Victorian villas interspersed 
with substantial terraces of outstanding quality. The buildings are complemented by 
the profusion of mature trees, extensive garden settings, stone boundary walls and 
spacious roads. The villas are in a considerable variety of architectural styles,  
unified by the use of local building materials.  
 
Architectural unity is also emphasised by the location of properties within 
predominantly generous feus which gives the area a generally low density. The 
stone boundary walls, which typify boundary treatments, contribute to the visual and 
physical seclusion of the villa development, give definition to the street layout and 
create a clear distinction between public and private spaces. 
 
Tenement development is restricted to Morningside Road which separates the two 
main villa areas, and contains the notable grouping of churches at ʻHoly Cornerʼ, an 
important part of the areaʼs character. The tenement buildings contrast in mass, 
density and scale with the main area of villa development. A number of good quality 
timber shop fronts are included within the tenement group. 
 
The fine collection of spacious and stylish, mainly Victorian villas incorporate 
buildings of distinguished architectural character. The diversity of styles range from 
restrained classical through the picturesque to the exuberance of Victorian 
eclecticism. Villa development also afforded the opportunity for architectural 
enrichment. Finials, trellises, towers, gazebos and campaniles are evident 
throughout the area and all contribute to the overall character. Despite this variety, a 
significant degree of unity is achieved by the predominant use of local grey 
sandstone for buildings and garden walls and natural slates for roofs. 
 
Significant buildings in the area include: 
 
• The succession of elaborate French-style villas by Edward Calvert around Spylaw 
Road. 



 
• The baronial St Bennetʼs on Greenhill Gardens with its crowsteps and corner tower 
which dominates the ʻArcadian formalityʼ of Greenhill Gardens, and is adjoined by 
the distinctive copper domed Greek-looking archiepiscopal chapel. 
 
• Lammerburn at 10 Napier Road is a two-storey villa designed in 1860 by Sir James 
Gowans. It is an example of Gowansʼ eccentric style with a roofscape of strongly 
projecting bracketed eaves and walls of variegated stonework. Gowans’ Rockville, 
which stood opposite on Napier Road, was demolished in 1966 and replaced with 
flatted blocks - only the boundary walls now survive. 
 
• The original East Morningside House on Clinton Road, home of Susan Ferrier, the 
Georgian novelist, which is complete with an old stone lectern dovecote. 
 
• The mid-seventeenth century burial enclosure in Chamberlain Road is the only 
remaining relic of the Greenhill estate. 
 
• ʻHoly Cornerʼ is a crossroads, a well-known local landmark and an architectural 
focal point within the Conservation Area. The four churches which make up ʻHoly 
Cornerʼ are all category ʻBʼ Listed Buildings of Special Historical or Architectural 
Interest: 
 
North Morningside Church stands on the corner of south east corner of Chamberlain 
Road and Morningside Road. It dates from 1879. It is a large Romanesque aisled 
church with church hall and vestry, orientated to the south with a tower to the north 
west. It is finished in grey sandstone, squared and snecked rubble with ashlar 
dressings. It is no longer in ecclesiastical use, having been converted to the Eric 
Liddell Centre in the early 1990s. It is named for Eric Liddell, the Olympic runner and 
missionary whose life was featured in the film, ʻChariots of Fireʼ. The centre is used 
for a variety of community care and education projects, and has a bookshop and 
coffee house. The building retains fine quality stained glass work. 
 
Morningside United, originally Morningside Congregational Church, on the north 
corner of Chamberlain Road and Bruntsfield Place. Designed in an Early Christian 
Revival style in 1927 by James McLachlan, it replaced an earlier church built in 
1863. It is a small elaborately composed Art Deco-Romanesque building finished in 
a pinkish rough stone with a red pantiled roof, a series of arcades along the side of 
Chamberlain Road, and an attractive small-scale campanile or bell-tower. 
 
Christ Church dates from 1875 and was designed by Hippolyte Jean Blanc in a 
cruciform-plan French Gothic style with a tall elegant ashlar spire which dominates 
the north-west quadrant. It is finished in cream sandstone, and squared and snecked 
rubble with ashlar dressings. There are low rubble boundary walls, with octagonal 
ashlar gatepiers and cast-iron railings with fleur-de-lis heads. 
 
The Baptist Church was designed by MacGibbon & Ross in 1872 for the Free 
Church and opened in 1894. The church, designed in a Gothic style, has a tall 
pinnacle south-east steeple. The church hall and offices are to the north west, with 
modern additions flanking to the south and north. It is finished in cream sandstone, 
and squared and snecked stugged rubble with ashlar dressings. The low rubble wall 



to the front has octagonal coped gatepiers. The church was built in the old area of 
Burghmuirhead within the lands of Greenhill. 
 
Other prominent non-ecclesiastical buildings at ʻHoly Cornerʼ include the curved 
corner tenement block with a mansard French pavilion roof and ground floor shops 
on the south west quadrant and the Classical building designed by Peddie & Kinnear 
on the north west quadrant. Beyond, down Colinton Road and visible above the 
trees, is the modern seven-storey block of Napier University. 
 
Significant public buildings include: 
 
• Napier College which dates from 1962 and is designed around Merchiston Castle, 
a fifteenth century L-plan tower house which is a Scheduled Ancient Monument. The 
eastern block is seven storeys of brickwork with other elevations in quartz-faced 
slabs. 
 
• George Watsonʼs College on the south side of Colinton Road. 
 
• The Church Hill Theatre was originally built as the Morningside Free Church and 
dates from 1892. It has a substantial rectangular-plan in a Renaissance style  
finished in red ashlar sandstone, and was converted for use as a theatre in 1962-5. 
 
• The category ʻAʼ listed Gillis Centre complex of buildings on Whitehouse Loan 
including the neo-Norman chapel and the pink and cream sandstone rubble main 
Convent buildings with their high coped boundary walls and distinctive ashlar 
gatepiers with ball finials to Whitehouse Loan.  
 
• The red sandstone former Warrender Church on Whitehouse Loan which was 
converted to residential use in the 1980s. 
 
Napier House is a rare example in Scotland of the American-influenced mansion 
flats, designed in the mid-1930s by the Arts & Crafts architect John Jerdan. It is a 
five-storey block of horizontally-proportioned flats in yellow harling with strong red 
brick string courses, plinth and parapet. Typical 1930ʼs details include the 
horizontally proportioned modern styling and windows. 
 
 
Activities and Uses 
 
Essential Character 
 
• The predominance of residential uses within the area. 
• The proximity to the Morningside neighbourhood shopping centre. 
• The contrast between activity on the through routes and general tranquillity in the 
main villa areas. 
• The concentration of educational establishments in the area. 
 
The area is principally residential with a range of shops and other commercial 
activities occupying ground floor units on Morningside Road. A limited number of 
villas are used for non-residential uses such as schools and offices. The area also 



contains a theatre and three major educational institutions at Napier University, Gillis 
Centre and George Watsonʼs College. Morningside Road and Colinton Road act as 
through routes to the south and west. 
  
The general atmosphere of most of the area is of high amenity and serenity. 
However, this is in contrast to the main through routes which are characteristically 
places of activity terms of social and commercial activities, and traffic movement. 
 
 
Natural Heritage 
 
Essential Character 
 
• Limited public open spaces.  
• Private open space as the setting to buildings is essential in maintaining the 
character of the area. 
• Importance of natural heritage features forming the boundary to the Conservation 
Area, the Union Canal and Bruntsfield Links. 
 
There are few public open spaces within the Conservation Area. Those that exist are 
formal in nature, bowling greens, gardens etc. Open spaces, although not public, are 
provided by the extensive private gardens.  
 
Examples of open spaces which are important to the character of the Conservation 
Area include: 
 
• The ground on the corner of Thirlestane Road and Whitehouse Loan which is 
bounded by the original high stone boundary wall that formed the boundary to the 
Gillis Centre. 
• The central green space on Greenhill Gardens. It is said that this small garden area 
was an ancient burial ground for plague victims. 
• The bowling green/ tennis courts at the corner of Polwarth Terrace, which form 
an important green space on the approach to the town centre. It is also on the edge 
of the Conservation Area and forms an important node/confluence in the surrounding 
townscape. 
• The private gardens on Merchiston Gardens, forming the setting to the surrounding 
terrace and George Watsonʼs Upper primary School. 
 
Public open spaces influence the boundaries to the Conservation Area, Bruntsfield 
Links to the north and the Union Canal to the west. These spaces are important to 
the overall setting of the Conservation Area. The scale of these open spaces and the 
diverse landscape structure are important for biodiversity. 
 
Significant tree specimens are apparent along Strathearn Place, Clinton Road and 
Napier Road. These were once tree lined avenues or boundaries to estates in the 
area that were incorporated into development plots at a later stage. Since then the 
tree cover in the area has been developed substantially within individual plots and 
gardens giving an extensive landscape framework to the built development. 
 



Within the majority of the Conservation Area the scale of the plots has allowed trees 
to become features of both the rear and front gardens. The trees help to integrate 
the built development throughout the area. 
 
Four Tree Preservation Orders (TPOs) have been applied in the Conservation Area: 
 
• Area TPO 14 Merchiston Crescent 
• Individual TPO Napier Road (The Limes) 
• Group TPO 9 Merchiston Park 
• Woodland TPO Cranley School (Spylaw Road and Colinton Road) 
 
Individual trees within gardens play a significant role in creating the character of the 
Conservation Area. Particular attention should be given to existing trees when 
considering changes to any development layout in the area. Opportunities for 
introducing further trees and replacing trees that are lost to age should be 
considered throughout the area. The long-term management of trees in these 
situations is of paramount importance. 
 

MANAGEMENT 

Legislation, policies and guidance 

Conservation Areas 

The Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 states 

that Conservation Areas are ‘areas of special architectural or historic interest, the 

character or appearance of which it is desirable to preserve or enhance. Local 

authorities have a statutory duty to identify and designate such areas. 

Special attention must be paid to the character and appearance of the Conservation 

Area when planning controls are being exercised. Conservation Area status brings 

several special controls: 

 The demolition of unlisted buildings requires Conservation Area Consent; 

 Some permitted development rights, which allow improvements or alterations to 
the external appearance of dwelling houses and flatted dwellings, are removed; 
and 

 Works to trees are controlled (see Trees for more detail). 

The removal of buildings which make a positive contribution to an area is only 

permitted in exceptional circumstances, and where the proposals meet certain criteria 

relating to condition, conservation deficit, adequacy of efforts to retain the building and 

the relative public benefit of replacement proposals. Conservation Area Character 

Appraisals are a material consideration when assessing applications for development 

within Conservation Areas. 

Alterations to windows are also controlled in Conservation Areas in terms of the 

Council’s guidelines. uPVC windows are not considered acceptable in the 

Conservation Area in terms of the Council’s Guidance on Replacement Windows. 

Listed buildings 



A significant number of buildings within the Conservation Area are listed for their 

special architectural or historic interest and are protected under the Planning (Listed 

Buildings and Conservation Areas) (Scotland) Act 1997. Listed building consent is 

required for the demolition of a listed building, or its alteration or extension in any 

manner which would affect its special character. 

Planning guidance 

More detailed, subject-specific guidance is set out in Planning Guidance documents. 

Those particularly relevant to the Merchiston and Greenhill Conservation Area are: 

 Guidance for Householders; 

 Guidance for Businesses; 

 Listed Buildings and Conservation Areas; 

 Developer contributions and affordable housing; 

 Edinburgh Design guidance; 

 Communications Infrastructure; and 

 Street Design Guidance. 

In addition, several statutory tools are available to assist development management 

within the Conservation Area. 

 

Article 4 Direction Orders 

The Town and Country Planning (General Permitted Development) (Scotland) Order 

1992, amended 2012, (abbreviated to GPDO), restricts the types of development 

which can be carried out in a Conservation Area without the need for planning 

permission. These include most alterations to the external appearance of dwelling 

houses and flats. Development is not precluded, but such alterations will require 

planning permission and special attention will be paid to the potential effect of 

proposals. 

Under Article 4 of the GPDO, the planning authority can seek the approval of the 

Scottish Ministers for Directions that restrict development rights further. The Directions 

effectively control the proliferation of relatively minor developments in Conservation 

Areas which can cumulatively lead to the erosion of character and appearance. The 

Merchiston and Greenhill Conservation Area has Article 4 Directions covering the 

following classes of development: 

7 The erection, construction, maintenance, improvement or alteration of a 

gate, fence, wall or other means of enclosure; 

38 water undertakings; 

39 development by gas suppliers; and 

40 development by electricity undertakers. 

 



Trees 

 
Public and private mature trees contribute to the character of the Conservation Area. 
Larger trees are also complementary to the scale of Merchiston and Greenhill’s wide 
streets and large villa grounds. Loss of mature trees and the planting of trees of an 
inappropriate scale have a significant impact on the character of the Conservation 
Area.  

Trees within Conservation Areas are covered by the Town and Country Planning 

(Scotland) Act 1997 as amended by the Planning Act 2006. This Act applies to the 

uprooting, felling or lopping of a tree having a diameter exceeding 75mm at a point 

1.5m above ground level. The planning authority must be given six weeks’ notice of 

the intention to uproot, fell or lop trees. Failure to give notice will render the person 

liable to the same penalties as for contravention of a Tree Preservation Order (TPO). 

Tree Preservation Orders are made under planning legislation to protect individual and 

groups of trees considered important for amenity or because of their cultural or historic 

interest. When assessing amenity, the importance of trees as wildlife habitats will be 

taken into consideration. There is a strong presumption against any form of 

development or change of use of land which is likely to damage or prejudice the future 

long-term existence of trees covered by a Tree Preservation Order. The removal of 

trees for arboriculture reasons will not imply that the space created by their removal 

can be used for development.   

Appropriate planting is encouraged in areas which have lost a substantial number of 

large trees or would benefit from such planting, particularly on corner sites where 

large trees could easily be accommodated. Tree maintenance which preserves the 

scale, character and outline of the tree will be promoted. Replacement trees should 

be selected to form appropriate settings for individual houses and contribute to an 

integrating framework for the whole area. Framework trees should be substantial, 

long lived, hardy, and interesting in form. They should be in scale with and provide a 

setting for the buildings. 

Trees in the City contains a set of policies with an action plan used to guide the 

management of the Council’s trees and woodlands. 

Assessing Development within the Conservation Area 

The richness of Merchiston and Greenhill’s built heritage is considerable. It is this 

complexity and diversity which make it attractive yet make these qualities hard to 

define. It also has a fragility and human scale which often does not sit easily with the 

demands of present-day development requirements. These are qualities and 

conflicts that must be resolved if the character of the Conservation Area is to be 

sensitively interpreted and enhanced. 

General Criteria 

General issues to be considered in assessing development proposals in the 
Conservation Area include the appropriateness of the overall massing of 
development, its scale (the expression of size indicated by the windows, doors, floor 
heights, and other identifiable units), its proportions and its relationship with its 
context i.e. whether it sits comfortably. Development should be in harmony with, or 



complimentary to, its neighbours having regard to the adjoining architectural styles. 
The use of materials generally matching those which are historically dominant in the 
area is important, as is the need for the development not to have a visually disruptive 
impact on the existing townscape. It should also, as far as possible, fit into the “grain” 
of the Conservation Area, for example, by respecting historic layout, street patterns 
or existing land form. It is also important where new uses are proposed that they 
respect the unique character and general ambience of the Conservation Area, for 
example certain developments may adversely affect the character of a Conservation 
Area through noise, nuisance and general disturbance. Proposals outside the 
boundaries of the Conservation Area should not erode the character and 
appearance of Merchiston and Greenhill. The natural environment along the Water 
of Leith should be protected, conserved, enhanced and managed.  

 

New Buildings 

New development should be of good contemporary design that is sympathetic to the 
spatial pattern, scale, massing, proportions, building line and design of traditional 
buildings in the area. Any development, either within or outside the Conservation 
Area, should be restricted in height and scale in order to protect the key views of the 
Conservation Area. New development should protect the setting of individual 
buildings and the historic context. The quality of alterations to shop fronts, 
extensions, dormers and other minor alterations should also be of an appropriately 
high standard. 

The development of new buildings in the Conservation Area should be a stimulus to 

imaginative, high quality design, and seen as an opportunity to enhance the area. 

What is important is not that new buildings should directly imitate earlier styles, rather 

that they should be designed with respect for their context, as part of a larger whole 

which has a well-established character and appearance of its own. Therefore, while 

development of a gap site in a traditional terrace may require a very sensitive design 

approach to maintain the overall integrity of the area; in other cases, modern designs 

sympathetic and complimentary to the existing character of the area may be 

acceptable. 

 

Alterations and Extensions 

Proposals for the alteration or extension of properties in the Conservation Area will 

normally be acceptable where they are sensitive to the existing building, in keeping 

with the character and appearance of the particular area and do not prejudice the 

amenities of adjacent properties. Extensions should be subservient to the building, of 

an appropriate scale, use appropriate materials and should normally be located on the 

rear elevations of a property. Very careful consideration will be required for alterations 

and extensions affecting the roof of a property, as these may be particularly 

detrimental to the character and appearance of the Conservation Area. 

 

Definition of ‘Character’ and ‘Appearance’ 



Conservation Areas are places of special architectural or historic interest, the 

character and appearance of which it is desirable to preserve or enhance. 

The character of an area is the combination of features and qualities which contribute 

to the intrinsic worth of an area and make it distinctive. Special character does not 

derive only from the quality of buildings. Elements such as the historic layout of roads, 

paths and boundaries, paving materials, urban grain and more intangible features, 

such as smells and noises which are unique to the area, may all contribute to the local 

scene.  Conservation Area designation is the means of recognising the importance of 

all these factors and of ensuring that planning decisions address these qualities. 

Appearance is more limited and relates to the way individual features within the 

Conservation Area look. 

Care and attention should be paid in distinguishing between the impact of proposed 

developments on both the character and appearance of the Conservation Area. 

 

OPPORTUNITIES FOR DEVELOPMENT 

Development opportunities for infill or replacement may arise within the area and will 

be considered in terms of the relevant guidance. The Edinburgh Design Guidance, 

Guidance for Householders and Listed Buildings and Conservation Areas explain the 

Council’s approach to design in historic contexts. 

The unsympathetic subdivision of garden grounds can erode the quality of a building's 

form and proportion, and the historic relationship between buildings. 

 

OPPORTUNITIES FOR ENHANCEMENT 

The character appraisal emphasises the more positive aspects of character in order 

that the future can build on what is best within the Conservation Area. The quality of 

urban and architectural design needs to be continuously improved if the character of 

the Conservation Area is to be enhanced. The retention of good quality buildings (as 

well as listed buildings) and the sensitive interpretation of traditional spaces in 

development are of particular importance. 

Streetscape 

Careful consideration should given to floorscape which is an essential part of the 
overall appreciation of Merchiston and Greenhill’s rich townscape heritage. Repair and 
renewal work to street surfaces should be carefully detailed and carried out to the 
highest standards using quality natural materials. 

High Buildings 

The buildings within the Conservation Area have generally consistent heights and the 

character of the area is particularly susceptible to buildings that break the prevailing 

roof and eaves height and impinge on the many important views. It is also important 

to protect the character of the Conservation Area from the potentially damaging 

impact of high buildings outside the Conservation Area. 

Repair, Maintenance and Alterations 



The character of the Conservation Area is maintained through regular maintenance 
of the built fabric in appropriate quality materials. Alterations should maintain the 
character and appearance. The reinstatement of boundary enclosures to the original 
pattern would benefit the overall architectural character of the area. 
 
Boundary Treatments 
 
Stone boundary walls are a key feature within the Conservation Area. They should 
be repaired and reinstated where appropriate.  
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I am delighted to publish this revised version of 
Scotland’s fourth National Planning Framework. I 
am proud that, for the first time, we have brought 
together our long-term spatial strategy with a 
comprehensive set of national planning policies 
to form part of the statutory development plan.

The world is changing, and so are Scotland’s 
places. This strategy sets out how we will 
work together in the coming years to improve 
people’s lives by making sustainable, liveable 
and productive places. This will play a key role 
in delivering on the United Nations Sustainable 
Development Goals, as well as our national 
outcomes.

Planning carries great responsibility – decisions 
about development will impact on generations 
to come. Putting the twin global climate and 
nature crises at the heart of our vision for a 
future Scotland will ensure the decisions we 
make today will be in the long-term interest of 
our country.

As we recover from the pandemic we are 
working towards achieving net zero in a way 
which also tackles longstanding challenges and 
inequalities. We live in challenging times, but 
better places will be an important part of our 
response to our strategic priorities of net zero, 
child poverty and a wellbeing economy. Planning 
will also play a critical role in delivering the 
National Strategy for Economic Transformation 
and in community wealth building.

Planning is already a fully devolved function of 
the Scottish Government. Our global reputation 

for excellence and expertise in this field 
demonstrates what can be achieved when the 
choices are in our own hands. We can build on 
this. By securing a new future for Scotland as 
an independent country, additional powers will 
be available to support public and private sector 
investment in development and infrastructure 
across our country.

Changes to our places will not always be 
easy. People care about their neighbourhoods 
and rightly and reasonably expect that new 
development should improve their lives, rather 
than undermining what they value most. To 
help deliver on this strategy I am committed to 
involving a wider range of people in planning. 
A fairer and more inclusive planning system 
will ensure that everyone has an opportunity to 
shape their future so that our places work for all 
of us. I also recognise that planning authorities 
across Scotland will need support and guidance 
to put our proposals and policies into practice, 
and will continue to work with the profession 
and local government to ensure our system can 
realise its full potential.

The process for preparing this strategy has 
shown what can be achieved when we work 
together. I greatly appreciate the ideas that 
people and organisations have contributed. I 
am also very grateful to the Scottish Parliament 
for the time and energy they have put into their 
scrutiny of the draft document. This finalised 
version has benefited considerably from their 
thoughtful and constructive input.
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The world is facing unprecedented challenges. 
The global climate emergency means that we 
need to reduce greenhouse gas emissions 
and adapt to the future impacts of climate 
change. We will need to respond to a growing 
nature crisis, and to work together to enable 
development that addresses the social and 
economic legacy of the coronavirus pandemic, 
the cost crisis and longstanding inequality.

Scotland’s rich heritage, culture and outstanding 
environment are national assets which support 
our economy, identity, health and wellbeing. 
Many communities benefit from great places with 
excellent quality of life and quality, affordable 
homes. Many people can easily access high 
quality local greenspaces and neighbourhood 
facilities, safe and welcoming streets and spaces 
and buildings that reflect diverse cultures and 
aspirations. Increasingly, communities have been 
finding new ways to live sustainably, including 
by taking control of their property or land.

However, people living in Scotland have very 
different life chances, at least partly a result of 
the places where they live.

Past industrial restructuring has had significant 
impacts in some places and communities. 
Disadvantage, child poverty and poor health 

outcomes are concentrated in parts of Scotland 
where life expectancy is significantly lower than 
in more advantaged areas. Access to the natural 
environment varies, and pollution and derelict 
land is concentrated in some places. Population 
change will bring further challenges in the future, 
particularly in rural parts of Scotland. Many 
people have limited access to opportunities 
because of the way our places have been 
designed in the past, and our city and town 
centres have experienced accelerating change 
in recent years.

We have already taken significant steps towards 
decarbonising energy and land use, but choices 
need to be made about how we can make 
sustainable use of our natural assets in a way 
which benefits communities.

Planning is a powerful tool for delivering change 
on the ground in a way which brings together 
competing interests so that decisions reflect 
the long-term public interest. Past, present 
and future challenges mean that we will 
need to make the right choices about where 
development should be located. We also need 
to be clear about the types of infrastructure we 
will need to build, and the assets that should 
be protected to ensure they continue to benefit 
future generations.

Part 1 – 
A National Spatial Strategy for 
Scotland 2045
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Part 1 – National Spatial Strategy

Spatial principles
We will plan our future places in line with six 
overarching spatial principles:

•	 Just transition. We will empower people to 
shape their places and ensure the transition to 
net zero is fair and inclusive.

•	 Conserving and recycling assets. We will 
make productive use of existing buildings, 
places, infrastructure and services, locking 
in carbon, minimising waste, and building a 
circular economy.

•	 Local living. We will support local liveability 
and improve community health and wellbeing 
by ensuring people can easily access 
services, greenspace, learning, work and 
leisure locally.

•	 Compact urban growth. We will limit urban 
expansion so we can optimise the use of land 
to provide services and resources, including 
carbon storage, flood risk management, blue 
and green infrastructure and biodiversity.

•	 Rebalanced development. We will target 
development to create opportunities for 
communities and investment in areas of 
past decline, and manage development 
sustainably in areas of high demand.

•	 Rural revitalisation. We will encourage 
sustainable development in rural areas, 
recognising the need to grow and support 
urban and rural communities together.

These principles will play a key role in delivering 
on the United Nations (UN) Sustainable 
Development Goals (SDGs) and our national 
outcomes.

Applying these principles in practice
We want our future places to work for everyone. 
Rather than compromise or trade-offs between 
environmental, social and economic objectives, 
this is an integrated strategy to bring together 
cross-cutting priorities and achieve sustainable 
development.

By applying these spatial principles, our national 
spatial strategy will support the planning and 
delivery of:

•	 sustainable places, where we reduce 
emissions, restore and better connect 
biodiversity;

•	 liveable places, where we can all live better, 
healthier lives; and

•	 productive places, where we have a greener, 
fairer and more inclusive wellbeing economy.

Eighteen national developments support 
this strategy, including single large scale 
projects and networks of several smaller 
scale proposals that are collectively nationally 
significant. National developments will be a 
focus for delivery, as well as exemplars of the 
Place Principle, placemaking and a Community 
Wealth Building (CWB) approach to economic 
development. Regional spatial strategies and 
Local Development Plans (LDPs) should identify 
and support national developments which are 
relevant to their areas.

The strategy will be taken forward in different 
ways across Scotland, reflecting the diverse 
character, assets and challenges of our places. 
To guide this, we have identified regional 
spatial priorities for five broad regions of 
Scotland which will inform the preparation of 
regional spatial strategies (RSS) and LDPs by 
planning authorities.
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Table 1 – National Planning Framework 4 Summary
Spatial principles National Developments Policies Key policy links Cross cutting policies

Sustainable places
SDGs: 7, 11, 12, 13

National outcomes: 
Environment, 
communities, economy

•	Just transition

•	Conserving and 
recycling assets

•	Energy Innovation Development 
on the islands.

•	Pumped Hydro Storage

•	Strategic Renewable Electricity 
Generation and Transmission 
Infrastructure

•	Circular Economy Materials 
Management Facilities

•	Urban Sustainable, Blue 
and Green Surface Water 
Management Solutions

•	Urban Mass/Rapid Transit 
Networks

•	Tackling the climate and nature crises

•	Climate mitigation and adaptation

•	Biodiversity

•	Natural places

•	Soils

•	Forestry, woodland and trees

•	Historic assets and places

•	Green belts

•	Brownfield land, vacant and derelict land 
and empty buildings

•	Coastal development

•	Energy

•	Zero waste

•	Sustainable transport

•	Land Use – getting the best from 
our land: strategy 2021 – 2026

•	Making things last: a circular 
economy strategy for Scotland

•	Scotland’s Energy Strategy

•	Scotland’s Environment Strategy

•	Scotland’s Forestry Strategy

•	Scottish Biodiversity Strategy

•	Climate Change Plan

•	Climate Change 
Adaptation Programme

•	Just Transition Plans

•	National Transport 
Strategy

•	Infrastructure 
Investment Plan

•	Strategic Transport 
Projects Review 2

•	National Islands Plan

•	National Marine Plan

•	Tackling Child Poverty 
Delivery Plan

Liveable places
SDGs: 3, 4, 5, 6, 10, 11

National outcomes: 
Communities, culture, 
human rights, children 
and young people, 
health

•	Liveable places

•	Compact urban 
growth

•	Central Scotland Green Network

•	National Walking, Cycling and 
Wheeling Network

•	Edinburgh Waterfront

•	Dundee Waterfront

•	Stranraer Gateway

•	A Digital Fibre Network

•	Design, quality and place

•	Local living and 20 minute neighbourhoods

•	Quality homes

•	Rural homes

•	Infrastructure first

•	Heat and cooling

•	Blue and green infrastructure

•	Play, recreation and sport

•	Flood risk and water management

•	Health and Safety

•	Digital infrastructure

•	A Connected Scotland

•	A Healthier Future: Scotland’s diet 
and healthy weight delivery plan

•	Cleaner Air for Scotland 2

•	Creating Places

•	Culture Strategy

•	Heat in Buildings Strategy

•	Housing to 2040

•	Learning Estate Strategy/Learning 
Estate Investment Programme

•	Public Health Priorities for Scotland

•	Remote, Rural and Islands Housing 
Action Plan (pub. Spring 2023)

•	Scotland’s Population Strategy
Productive places
SDGs: 1, 2, 8, 9, 11, 14

National outcomes: Fair 
work and business, 
economy, poverty, 
communities

•	Rebalancing 
development

•	Rural revitalisation

•	Clyde Mission

•	Aberdeen Harbour

•	Industrial Green Transition Zones

•	Hunterston Strategic Asset

•	Chapelcross Power Station 
Redevelopment

•	High Speed Rail

•	Community wealth building

•	Business and industry

•	City, town, local and commercial centres

•	Retail

•	Rural development

•	Tourism

•	Culture and creativity

•	Aquaculture

•	Minerals

•	National Strategy for Economic 
Transformation

•	Retail Strategy for Scotland

•	Report of the City Centre Recovery 
Taskforce

•	Scottish land rights and 
responsibilities statement

•	Town Centre Action Plan 2
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Part 1 – National Spatial Strategy

Sustainable places
Our climate is changing, with increasing rainfall, 
extreme weather events and higher temperatures 
that will intensify in the coming years. This will 
increase flood risk, water scarcity, environmental 
change, coastal erosion, impact on forestry and 
agriculture, and generate risks to health, food 
security and safety. Impacts will not be equal 
and communities who already face disadvantage 
will be particularly affected.

Scotland’s high quality environment, and 
the natural capital it supports, underpin our 
approach to tackling climate change and the 
economy and is fundamental to our health and 
wellbeing. It provides the essentials we all need 
to survive, including clean air water and food.

However, the health of the planet’s ecosystems 
is declining faster than at any point in human 
history and our natural environment is facing 
significant challenges, including ongoing loss 
of biodiversity. Since the 1990s alone, wildlife 
populations in Scotland have declined, on 
average, by around a quarter. This threatens the 
capacity of the natural environment to provide 
the services we all rely on, and reduces our 
resilience to the impacts of climate change.

Scotland’s Climate Change Plan, backed by 
legislation, has set our approach to achieving 
net zero emissions by 2045, and we must 
make significant progress towards this by 2030 
including by reducing car kilometres travelled 
by 20% by reducing the need to travel and 
promoting more sustainable transport.

Just Transition sector plans, designed and 
delivered with those impacted, will play an 
important role in delivering the change we need 
to see. We must also adapt to the impacts of 
climate change that are already locked in, by 
delivering Scotland’s Climate Change Adaptation 
Programme.

Scotland’s Climate Assembly set out 
recommendations for how Scotland should 
change to tackle the climate emergency and 
gives us a key insight into the measures the 
Scottish Public expect for a just transition to net 
zero emissions by 2045.

Scotland’s Energy Strategy will set a new 
agenda for the energy sector in anticipation 
of continuing innovation and investment. The 
interplay between land and sea will be critical, 
given the scale of offshore renewable energy 
resources. Our Infrastructure Investment Plan 
and National Transport Strategy are clear that we 
must work with our existing infrastructure assets 
first, before investing in additional assets.

Scotland’s Environment Strategy sets out the 
Scottish Government’s vision for tackling the 
twin climate and nature crises. Building on this, 
a new Scottish Biodiversity Strategy will set 
targets for halting biodiversity loss by 2030 and 
restoring and regenerating biodiversity by 2045. 
Scotland’s Land Use Strategy aims to make 
efficient use of our land by managing competing 
activities in a sustainable way.
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Part 1 – National Spatial Strategy

National spatial strategy
Scotland’s future places will be net zero, 
nature-positive places that are designed to 
reduce emissions and adapt to the impacts of 
climate change, whilst protecting, recovering 
and restoring our environment.

Meeting our climate ambition will require a rapid 
transformation across all sectors of our economy 
and society. This means ensuring the right 
development happens in the right place.

Every decision on our future development 
must contribute to making Scotland a more 
sustainable place. We will encourage low and 
zero carbon design and energy efficiency, 
development that is accessible by sustainable 
travel, and expansion of renewable energy 
generation. It is also crucial that we build 
resilience to the future impacts of climate 
change including water resources and assets 
and development on our coasts. Our places 
will also need to evolve to help us cope with 
changing temperatures.

Our commitment to a just transition, means 
that our journey to a net zero society and nature 
recovery must involve, and be fair to, everyone. 
We will grow a circular economy and make best 
use of embodied carbon by conserving and 
recycling assets, including by encouraging 
sustainable design and the wise use of 
resources.

To respond to the global biodiversity crisis, 
nature recovery must be at the heart of future 
places. We will secure positive effects for 
biodiversity, create and strengthen nature 
networks and invest in nature-based solutions to 
benefit natural capital and contribute to net zero. 
We will use our land wisely including through a 
renewed focus on reusing vacant and derelict 
land to help limit the new land that we build 
on. We will protect and enhance our historic 
environment, and safeguard our shared heritage 
for future generations. We will also work together 
to ensure that development onshore aligns with 
national, sectoral and regional marine plans.

National developments
Six national developments support the delivery of 
sustainable places:

•	 Energy Innovation Development on the 
Islands provides infrastructure for low carbon 
fuels for communities and commerce, as well 
as for export. This will contribute to improved 
energy security, unlock opportunities for 
employment and business, and help to put 
Scotland at the forefront of low carbon fuel 
innovation.

•	 Pumped Hydro Storage extends hydro-
electricity capacity to support the transition 
away from fossil fuels, whilst also providing 
employment opportunities in rural areas.

•	 Strategic Renewable Electricity Generation 
and Transmission Infrastructure supports 
electricity generation and associated grid 
infrastructure throughout Scotland, providing 
employment and opportunities for community 
benefit, helping to reduce emissions and 
improve security of supply.

•	 Circular Economy Materials Management 
Facilities facilitates delivery of zero waste 
objectives by reducing the need for new 
materials, resource use and emissions.

•	 Urban Sustainable, Blue and Green 
Surface Water Management Solutions is an 
exemplar of a nature based, infrastructure first 
approach to catchment wide surface water 
flood risk management to help our two largest 
cities adapt to the future impacts of climate 
change.

•	 Urban Mass/Rapid Transit Networks 
facilitates a shift towards sustainable transport 
in Glasgow, Edinburgh, and Aberdeen 
and their wider regions, helping to reduce 
transport related emissions and supporting 
accessibility for all.
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Part 1 – National Spatial Strategy

CROSS-CUTTING OUTCOME AND POLICY LINKS:
REDUCING GREENHOUSE GAS EMISSIONS
Our strategy and policies support development that helps to meet greenhouse gas emissions 
targets.

The global climate emergency and the nature crisis have formed the foundations for the spatial 
strategy as a whole. The regional priorities share opportunities and challenges for reducing 
emissions and adapting to the long-term impacts of climate change, in a way which protects 
and enhances our natural environment.

Policy 1 gives significant weight to the global climate emergency in order to ensure that it is 
recognised as a priority in all plans and decisions. Policy 2 will ensure that emissions from new 
development are minimised as far as possible.

A healthy natural environment is key to reducing emissions. Policies 3 and 4 protect biodiversity 
and natural assets, which in turn play a crucial role in carbon reduction. Policy 5 provides 
significant protection for peatland and carbon rich soils and Policy 6 aims to protect and 
expand forests, woodland and trees. Blue and green infrastructure is supported by Policy 20. 
Policy 10 encourages the use of natural solutions to coastal protection. Policy 7 protects the 
embodied carbon in the historic built environment, and Policy 9 makes better use of previously 
used land and buildings, helping to lock in carbon.

By supporting the transition of key emissions generating activities, Policy 11 supports renewable 
energy development, Policy 19 helps to decarbonise heat, alongside Policy 18 and its 
encouragement of an infrastructure first approach. Policy 12 encourages sustainable waste 
management, and Policy 13 will facilitate a transition towards more sustainable, lower emissions 
travel including active travel and public transport.

Several policies support more local living and limit the use of additional land for development. 
This includes Policy 8 which manages development in the greenbelt, Policy 15 which promotes 
local living, including where feasible 20 minute neighbourhoods, and Policy 16 which focuses 
on delivering new homes that are designed to a high standard and located in sustainable 
places. Minimising and reducing emissions is also integral to the six qualities of successful 
places, as set out in Policy 14. Policies 17 and 29 support rural development which is 
compatible with climate change targets. Policy 24 facilitates the roll out of digital infrastructure, 
helping to reduce the need to travel. Policy 27 promotes a town centre first approach to 
development and Policy 28 restricts additional out of town retail development.

Policies relating to productive places are consistent with our ambition for green growth in 
the futures. More specifically, Policy 33 is clear that fossil fuel exploration, development 
and production (excluding unconventional oil and gas) will not be supported other than in 
exceptional circumstances, and that the Scottish Government does not support the development 
of unconventional oil and gas in Scotland.
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Part 1 – National Spatial Strategy

CROSS-CUTTING OUTCOME AND POLICY LINKS:
IMPROVING BIODIVERSITY
Our strategy and policies support development that helps to secure positive effects for 
biodiversity.

The nature crisis, together with the global climate emergency, underpinned the spatial strategy 
as a whole. The action areas include proposals which protect and enhance the natural 
environment.

Policy 1 gives significant weight to the nature crisis to ensure that it is recognised as a priority 
in all plans and decisions. Policy 4 protects and enhances natural heritage, and this is further 
supported by Policy 5 on soils and Policy 6 on forests, woodland and trees. Policy 20 also 
promotes the expansion and connectivity of blue and green infrastructure, whilst Policy 10 
recognises the particular sensitivities of coastal areas.

Protection of the natural features of brownfield land is also highlighted in Policy 9, and 
protection of the green belt in Policy 8 will ensure that biodiversity in these locations is 
conserved and accessible to communities, bringing nature into the design and layout of our 
cities, towns, streets and spaces in Policy 14.

Most significantly, Policy 3 plays a critical role in ensuring that development will secure positive 
effects for biodiversity. It rebalances the planning system in favour of conserving, restoring and 
enhancing biodiversity and promotes investment in nature-based solutions, benefiting people 
and nature. The policy ensures that LDPs protect, conserve, restore and enhance biodiversity 
and promote nature recovery and nature restoration. Proposals will be required to contribute 
to the enhancement of biodiversity, including by restoring degraded habitats and building and 
strengthening nature networks. Adverse impacts, including cumulative impacts, of development 
proposals on the natural environment will be minimised through careful planning and design, 
taking into account the need to reverse biodiversity loss. Development proposals for national, 
major or Environmental Impact Assessment (EIA) development 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. 
Proposals for local development will include appropriate measures to conserve, restore and 
enhance biodiversity.
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Part 1 – National Spatial Strategy

Liveable places
The global pandemic has left a social legacy 
that requires urgent, as well as long-term action. 
Many people need better places to support their 
lifelong health and wellbeing and build their 
future resilience. In recent years communities 
have found ways to work together to find local 
solutions to shared challenges. However, the 
cost crisis is again underlining the need for 
our future buildings and places to do more to 
support our long-term resilience.

There remain significant differences between the 
healthy life expectancy of people living in the 
most and least deprived parts of Scotland. More 
people need to be involved in planning their 
future places so that the built environment is safe 
and welcoming to everyone, including women, 
disabled people, children and young people and 
black and ethnic minority groups.

Scotland’s Tackling Child Poverty Delivery 
Plan sets out actions required to continue to 
reduce the number of children living in poverty. 
It recognises the importance of place and 
continued investment in regeneration, targeted to 
areas where the need is greatest.

Access to affordable, quality homes in better 
places, as supported by Housing to 2040, will 
make an important contribution to addressing the 
impact of the cost crisis, particularly on younger 
people who will also benefit from reduced 
transport costs. The planning system has an 
important role to play in supporting the delivery 
of homes which meet our future needs.

Consistent with this, Scotland’s Population 
Strategy reflects the need for planning to identify 
the amount of land required for future homes 
and to enable more balanced demographic 
change including sustainable rural development.

Health policies, including Scotland’s diet 
and healthy weight delivery plan reflect 
the importance of places which provide 
opportunities for exercise and access to healthy 
food. Our strategy for tackling social isolation 
and loneliness also recognises the importance 
of providing quality, accessible and welcoming 
places for everyone through placemaking and 
regeneration.
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Part 1 – National Spatial Strategy

National spatial strategy
Scotland’s future places will have homes and 
neighbourhoods that are healthier, affordable 
and vibrant places to live.

We have an opportunity to significantly improve 
our places, address longstanding inequality and 
eliminate discrimination, helping to transform our 
country for the better. 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.

We will plan our future places in a way that 
improves local living, so that we live in 
communities that are inclusive, empowered, 
resilient, safe and provides opportunites for 
learning. Quality homes will be better served 
by local facilities and services by applying 
the principles of local living to development 
proposals. The concept of 20 minute 
neighbourhoods will help to support this, 
particularly in more urban areas. In rural areas 
the approach to local living will be shaped by 
local context.

Planning must also enable the delivery of good 
quality, affordable homes by allocating enough 
land in the right locations to meet current and 
future needs and aspirations.

Recognising the need for liveable places to be 
consistent with our ambition for net zero and 
nature recovery, we will promote compact urban 
growth. Higher density development which will 
help to sustain public transport and support 
local living. Virtual connectivity and continued 
investment in active travel links will also be 
important.

We want to make better use of our spaces to 
support physical activity, relaxation and play, 
to bring people together and to celebrate our 
culture, diversity and heritage. Buildings and 
other physical assets can also support activities 
based on intangible cultural assets such as 
Gaelic language.

We will improve green infrastructure to bring 
nature into our towns and cities, connecting 
people with nature, building resilience and 
helping our biodiversity to recover and flourish. 
We will ensure we work towards a stronger 
infection-resilient society through adaptations to 
our buidlings and the spaces around them.

Our strategy is to value, enhance, conserve 
and celebrate our places and to build better 
communities for future generations. A stronger 
commitment to placemaking, through a design-
led approach and a focus on quality, will ensure 
every new development improves the experience 
of our places.

Underpinning this, everyone must have 
an opportunity to help shape their local 
neighbourhoods. We will continue to work to 
broaden involvement in the planning system as a 
whole.
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National developments
Six national developments support the delivery of 
liveable places:

•	 Central Scotland Green Network restores 
nature at scale and acts as an exemplar 
of green infrastructure in placemaking 
that provides benefits for communities 
and supports a wellbeing economy. This 
will provide multiple benefits for health, 
biodiversity, and will help us to mitigate 
and adapt to climate change. Action should 
continue to focus on areas where community 
wellbeing and resilience would benefit most.

•	 National Walking, Cycling and Wheeling 
Network strengthens and extends a national 
active travel network to reduce emissions 
from transport, focusing on areas where 
improvements to accessibility are most 
needed.

•	 Edinburgh Waterfront creates a high quality, 
mixed use, locally liveable place, contributing 
to the sustainable future development of 
Scotland’s capital city.

•	 Dundee Waterfront delivers a high 
quality, mixed use, locally liveable place 
demonstrating resilient waterfront regeneration 
which anticipates and responds to climate 
impacts.

•	 Stranraer Gateway acts as a hub for 
surrounding communities. Regeneration will 
help create a high quality, mixed use, locally 
liveable place, optimising the area as a 
national and international gateway.

•	 A Digital Fibre Network enhances the 
connectivity of communities and help to 
facilitate more sustainable ways of living 
including in rural and island communities.
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Part 1 – National Spatial Strategy

CROSS-CUTTING OUTCOME AND POLICY LINKS:
A FAIR AND INCLUSIVE PLANNING SYSTEM
Our strategy and policies support development that helps to eliminate discrimination and 
promote equality.

We expect everyone involved in planning to take steps to ensure that a wide range of people 
are involved in shaping their future places. Planning authorities are required to respect, protect 
and fulfil human rights in accordance with the Human Rights Act 1998. As per the Equality Act 
2010, the Public Sector Equality duty is applicable and Equality Impact Assessments, Fairer 
Scotland Duty Assessments and where applicable Island Communities Impact Assessments are 
required for LDPs. The UN Convention of the Rights of the Child also means that young people 
must be encouraged to play an active role in planning.

Throughout the planning system, opportunities are available to engage in development 
planning and decisions about future development. Such engagement, undertaken in line with 
statutory requirements, should be early, collaborative, meaningful and proportionate. Support or 
concern expressed on matters material to planning must be given careful consideration in the 
determination of development proposals.

Our places can only work for everyone if the views of all users are properly understood, but 
experience shows that some people can find it more challenging to engage with planning.

There are opportunities to involve a wider range of people in the planning system. It is essential, 
and a statutory requirement, that people with protected characteristics, including disability, 
race, age, sex and sexual orientation, and including people from a range of socio-economic 
backgrounds, are given particular support to express their views on plans and decisions, with 
consultations designed to meet the communication needs of people.

The spatial strategy as a whole is clear that our future development must support a just 
transition, and it highlights opportunities for development and regeneration that are designed 
to tackle social, economic and health inequalities. Policy 14, focusing on the six qualities of 
successful places recognises that diversity is an integral part of placemaking. Children and 
young people will have an important contribution to make, given the long-term impacts of 
planning for future generations. Women, as well as disabled people and their representatives, 
can ensure that barriers and challenges of the design of our living and working environments 
are tackled effectively. We have also provided clear support for development that will help to 
ensure human rights are maintained, for example: Policy 16 on quality homes which addresses 
the need for accommodation for Gypsy/Travellers and Travelling Showpeople yards, as well 
as homes for older people and disabled people; and Policy 21 which supports and facilitates 
spaces and opportunities for play, recreation and sport in our natural and built environments for 
children and people for all ages.

Our impact assessment has demonstrated that there is potential for significant benefits from 
more sustainable, liveable and productive places which will be delivered by these and other 
policies. We recognise that delivery will also depend on fair and inclusive engagement with 
people, and we will therefore continue to promote best practice and innovation, including in 
guidance on effective community engagement.
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CROSS-CUTTING OUTCOME AND POLICY LINKS:

HOMES THAT MEET OUR DIVERSE NEEDS

Our strategy and policies support development that helps to meet the housing needs of people 
living in Scotland including, in particular, the housing needs of older people and disabled 
people.

The spatial strategy has taken into account future population and household projections, and 
highlights areas where there will be particular challenges arising from an ageing population. 
Spatial principles, including local living and just transition, will also help to ensure that the needs 
of all people are reflected in our future places.

Policy 16 supports the delivery of high quality, sustainable homes that meet the needs of 
people throughout their lives. In particular, it supports proposals for new homes that improve 
affordability and choice by being adaptable to changing and diverse needs, and which 
address identified gaps in provision. This could include: accessible, adaptable and wheelchair 
accessible homes; homes that meet the needs of older people; a range of size of homes; and 
other specialist groups.

The majority of older people want to remain in their home as they age, preferring mainstream 
housing, and so accessible and adaptable homes can allow people to continue to live 
independently. The close alignment of planning and housing delivery at the local level, through 
LDPs and Local Housing Strategies, will help to deliver the right type and mix of homes in the 
right locations. In addition Housing to 2040 sets out a commitment to Scottish Accessible Home 
Standard in 2025/26.

Development that provides homes to meet the needs of older people and disabled people will 
be further promoted by LDPs. Evidence reports will explain the action taken to support and 
promote the construction and/ or adaptation of homes to meet their needs. Spatial strategies will 
take into account housing needs and the availability of land for new homes, including for older 
people and disabled people through the Accessible Home Standard, wheelchair housing targets 
and the consideration of accessibility in design of the wider development and local amenity. The 
planning authority must also keep their plan under review, and monitor any changes in this.

Placemaking and choices about the location of development will also help to meet the needs of 
older people and disabled people. Policy 14 supports development that is consistent with the 
six qualities of successful places, including health and wellbeing, and safe and pleasant places 
for people to meet. Policy 15 supports development that is consistent with the principles of local 
living and 20 minute neighbourhoods, helping to ensure our homes and wider neighbourhoods 
meet all of our needs. As part of this, it recognises that affordable housing options, ability to 
age in place and housing diversity are an integral part of more liveable places. Policy 13 is also 
clear that the views of disabled people must be sought when seeking to reduce reliance on the 
car including by managing car parking provision.
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Productive places
The economic performance of different parts of 
Scotland varies considerably, with challenges 
and opportunities for different places and 
sectors. At present, some communities are 
particularly affected by high rates of poverty, one 
in five people of working age is economically 
inactive, and there is significant scope to 
improve our productivity and the scale and rate 
of business development.

The unprecedented challenge of the pandemic 
has created difficult conditions for some sectors 
including hospitality, tourism, and culture. The 
cost crisis and our exit from the European Union 
have combined with this to exacerbate labour 
shortages particularly in our more remote, rural 
and island communities. World-wide supply 
chain issues have generated severe challenges, 
including for the construction sector.

Scotland’s National Strategy for Economic 
Transformation aims to make Scotland a 
successful place with opportunities for everyone, 
in every region of Scotland, to share in our 
economic prosperity. It tackles the challenges 
of structural inequality, the transition to net 
zero, and achieving a green recovery from the 
pandemic. It also supports entrepreneurship and 
aims to play to the strengths and assets of each 
part of Scotland to build community wealth.

Building community wealth should be founded 
on an assessment of local assets in partnership 
with communities. It also involves better co-
ordinated state investment at national, regional 
and local levels to strengthen of Scotland’s 
indigenous business base and create 
sustainable fair work opportunities. Opportunities 
will flow from more land and assets being placed 
in the hands of communities or under their 
guiding influence.

Our city centres are socially and culturally 
important, supporting our productivity and 
stimulating innovation and investment. The 
pandemic has generated severe impacts and 
longer term challenges for these places. The 
City Centre Recovery Taskforce has developed 
a shared vision for their future with support from 
the City Centre Recovery Fund for recovery and 
repurposing. Through playing their part in the 
delivery of the National Strategy for Economic 
Transformation, Scotland’s cities have a 
nationally significant opportunity to contribute to 
Scotland’s economic recovery and to achieve a 
wellbeing economy.

The Town Centre Action Plan Review and our 
subsequent response recognises the critical 
importance of planning with and for communities 
sets a new vision for town centres, and reaffirms 
our commitment to the Town Centre First 
Principle. It recognises the critical importance of 
planning in diversifying the offer within our city 
and town centres, to help them thrive, improve 
their resilience and anticipate continuing societal, 
environmental and economic change. The Place 
Based Investment Programme supports our 
commitment to town centre action, places, local 
living and community wealth building.
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National spatial strategy
Our future places will attract new investment, 
build business confidence, stimulate GDP, 
export growth and entrepreneurship, and 
facilitate future ways of working.

Planning will play a key role in creating a 
globally competitive, entrepreneurial, inclusive 
and sustainable economy, with thriving and 
innovative businesses, quality jobs and fair work 
for everyone.

We will actively encourage investment where it 
is needed most by rebalancing development. 
This will play to the economic strengths 
and opportunities of each part of Scotland. 
Significant investment opportunities include 
strategic sites which were previously a focus for 
industrial activity but which have experienced 
decline. These locations will play a significant 
role in our transition to net zero as they are 
served by strategic infrastructure, well located 
on or close to developed coasts, and could 
provide added benefits for communities that are 
in greatest need. They also include areas that 
have been overlooked historically, but which are 
now strategically located for extensive renewable 
energy generation.

Planning can enable diversification of city, town 
and commercial centres, to better manage their 
role and respond to ongoing changes to the 
way we shop and access services. The way we 
work is changing, and we will need to be flexible 
to facilitate future business and employment 
that benefits communities and improves places. 
Digital connectivity will play a crucial role in 
supporting sustainable work in the future.

The way we plan our places can contribute to 
our short term recovery, as well as longer term 
restructuring to tackle long standing inequalities. 
Our strategy is to build a wellbeing economy 
that benefits everyone, and every place, in 
Scotland. We want the planning system to create 
a society that is thriving across economic, social 
and environmental dimensions, and that delivers 
prosperity for all.

Scotland’s national and international connectivity 
for people and freight will remain important, 
for the economic, social and cultural benefits it 
delivers and for supporting wider Government 
ambitions on trade, tourism, and business 
development. Airports, ports and rail links 
will provide vital connections within Scotland 
and beyond which will be crucial to building 
on a sustainable recovery whilst helping to 
decarbonise transport through low and zero 
emissions technologies. Looking ahead, there 
will also be opportunities to build on inclusive 
growth within communities and support 
economic transformation through Green 
Freeports in Scotland.

Rural revitalisation, achieved by distributing 
development, investment and infrastructure 
strategically and by actively enabling rural 
development in particular, will play an important 
role in this. Key sectors including energy and 
food and drink focus on natural resources and 
provide signficant employment in rural parts 
of Scotland. These sectors also depend on 
supporting services and access to markets 
and there is significant potential for associated 
investment to develop a sustainable supply 
chain. Digital connectivity will also be critical to 
their continued succes.

Urban areas are a focus for investment in the 
built environment and many of our industries and 
businesses are located in and around our cities. 
These areas will also be more attractive to future 
investors and their employees if they are greener 
and healthier places to live.



	 National Planning Framework 4 – Revised Draft

17

Part 1 – National Spatial Strategy

National developments
Six national developments support the delivery of 
productive places:

•	 Clyde Mission brings together substantial 
public and private investment to remediate 
and regenerate brownfield land along 
the River Clyde for economic, social and 
environmental uses.

•	 Aberdeen Harbour facilitates completion of 
the South Harbour and access to it as well as 
a more mixed use waterfront for Aberdeen on 
areas of the harbour that will not in future be 
required for port uses. This will contribute to 
international and national connectivity, freight 
and the renewable energy sector.

•	 Industrial Green Transition Zones support 
transformation of key sites including by 
putting in place the infrastructure needed to 
commercialise carbon capture and storage 
and decarbonise industry. Innovation will 
provide green jobs, reduce emissions 
and help Scotland lead the way on new 
technologies.

•	 Hunterston Strategic Asset supports re‑use 
the port and wider site, engaging in new 
technologies and creating opportunities from 
nuclear decommissioning to make best use 
of existing infrastructure and provide local 
benefits.

•	 Chapelcross Power Station Redevelopment 
involves the reuse of a key site to provide 
a range of economic opportunities for local 
communities. Energy produced will help to 
reduce heating and transport emissions within 
the wider region.

•	 High Speed Rail ensures connectivity with 
the United Kingdom (UK) and beyond, 
reduce long distance transport emissions and 
optimise the benefits more widely.
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CROSS-CUTTING OUTCOME AND POLICY LINKS:
RURAL REVITALISATION
Our strategy and policies support development that helps to retain and increase the population 
of rural areas of Scotland.

The spatial strategy reflects a wide range of proposals for development in rural areas, supported 
by national developments that recognise the potential and need to expand key sectors including 
renewable energy, sustainable transport and green infrastructure.

Policy 17 promotes the development of rural homes, to ensure the needs of communities are 
met in a sustainable way. Similarly, Policy 29 encourages development that will contribute 
to rural economies and communities. Development proposals that contribute to the viability, 
sustainability and diversity of rural businesses are supported while ensuring planning policies 
take into consideration local characteristics. Both policies support development in previously 
inhabited areas in a way that is guided by LDPs. Greater constraint will be applied in areas 
of pressure whilst in rural areas with fragile communities, a more enabling approach has 
been taken to support communities to be sustainable and thrive. LDPs are required to set 
out an appropriate approach to development in areas of pressure and decline informed by 
an understanding of population change and settlement characteristics and how these have 
changed over time as well as an understanding of the local circumstances including housing 
and travel.

Many policies will also play an important role in supporting rural communities and population 
growth. Some focus on supporting sustainable development in key sectors for rural areas 
such as Policy 30 on tourism, which aims to ensure community, environmental and business 
considerations are fully taken into account. Policy 32 encourages sustainable aquaculture, whilst 
Policy 10 supports development in coastal areas that takes into account future vulnerability 
to climate change. Policy 11 supports opportunities for renewable energy development whilst 
Policy 24 will support the delivery of digital infrastructure to support investment and population 
growth in rural areas.

Care has been taken to ensure policies reflect the specific needs and constraints of rural areas. 
Policy 13 ensures that in assessing the transport impacts of development, the area’s needs and 
characteristics are taken into account. Policy 15 aims to promote local living in broad terms, 
including through 20 minute neighbourhoods where practical, recognising varying settlement 
patterns and the particular characteristics and challenges of different areas in applying these 
principles in practice. Policy 28 also recognises the importance of retail facilities for rural 
communities and economies.

Alongside this, recognising that environmental quality is a key asset for rural areas, Policies 3, 4, 
5 and 6 ensure that natural assets are protected and enhanced.
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CROSS-CUTTING OUTCOME AND POLICY LINKS:

LIFELONG HEALTH AND WELLBEING

Our strategy and policies support development that helps to improve health and wellbeing. 
The spatial strategy as a whole recognises that there are significant health inequalities in 
Scotland that future development can help to address. The spatial principles aim to ensure that 
future development is directed to sustainable locations, recognising that the role of planning in 
supporting development in places which would benefit most from regeneration and investment.

The natural environment is fundamental to our health and wellbeing from the benefits we get 
from being in nature to the design and delivery of blue and green infrastructure. Policies 1, 3, 
4, 5 and 6 manage the effects of development on biodiversity and on natural places. Policy 20 
supports development that will provide good quality, accessible greenspaces and nature 
networks and Policy 21 supports development that will provide opportunities for sport and 
play. Active travel is encouraged by Policy 13 with walking and cycling providing wider health 
benefits.

Policy 23 helps to protect health and wellbeing, including by ensuring that air and noise 
pollution are taken into account, and by planning and managing development to take hazards 
into account. Policy 22 ensures that future flood risk is not exacerbated by development, 
and facilitates the delivery of sustainable flood risk management solutions. Policy 10 
manages development to reflect future vulnerability of coastal areas. Policy 9 encourages the 
redevelopment of brownfield land, helping to reduce the impact of vacant and derelict sites on 
communities.

Housing plays a critical role in supporting our health and wellbeing. Policy 16 enables the 
delivery of well planned, good quality, affordable, safe and warm homes. Alongside this, Policy 
13 supports development that provides, or is accessible by active travel and Policy 15 ensures 
people have access to facilities from their homes, including healthcare facilities. Development is 
also required to take into account the capacity and any additional needs for community services 
and facilities, as part of the infrastructure first approach set out in Policy 18.

Policy 14 applies the six qualities of successful places to development proposals, including 
health and wellbeing. As part of this it prioritises key aspects including women’s safety and 
suicide risk and aims to ensure development does not undermine the amenity of our existing 
homes and places. Climate related mental and physical health effects will be addressed by 
the strategy as a whole and in particular by Policies 1 and 2 by ensuring future development 
minimises emissions and is built to reflect the future risks of climate change. Health and 
wellbeing will also be supported by development that helps us to transition to net zero, as 
reflected in Policy 11 on renewable energy, Policy 12 on zero waste, and Policy 19 on heat and 
cooling. Wider policies relating to economic development will have a further positive effect on 
overall health and wellbeing by supporting employment and investment in our places in a fair 
and sustainable way.
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Regional Spatial Priorities
North and West Coast and Islands
This part of Scotland will be at the forefront of 
our efforts to reach net zero emissions by 2045. 
It is a diverse area, from Shetland and Orkney 
in the north, to the Outer and Inner Hebrides 
and the coastal areas of Highland and Argyll 
and Bute. As one of the most renewable energy 
rich localities in Europe with significant natural 
resources, there is a real opportunity for this 
area to support our shared national outcomes.

Key centres where lifeline links provide access to 
the islands include Lerwick, Kirkwall, Stromness, 
Stornoway, Wick and Thurso, Ullapool, Mallaig 
and Oban, whilst Tarbert, Lochgilphead and 
Campbeltown are important hubs to the south 
of the area. These centres provide important 
services to their wider hinterlands. Local 
projects are ongoing, including the regeneration 
of Stromness, the Stornoway Deep Water 
Port development, the linked Islands Growth 
Deal Outer Hebrides Energy Hub project in 
Stornoway, and the Islands Growth Deal Knab 
Redevelopment project in Shetland.

The area has an exceptional environment with 
coastal and island landscapes that are an 
important part of our national identity. It is rich 
in biodiversity, sustaining many internationally 
significant ecological sites, including the United 
Nations Educational, Scientific and Cultural 
Organization (UNESCO) Global Geoparks in 
the North West Highlands and Shetland, and 
Wester Ross UNESCO Biosphere Reserve and 
species including some of the best remaining 
temperate rainforest sites in Europe. It has a 
rich history, language and distinctive cultural 
heritage including the St Kilda and the Heart of 
Neolithic Orkney UNESCO World Heritage Sites. 
These key assets require careful management to 
ensure they continue to benefit communities.

There will be significant climate challenges 
for this part of Scotland. Island and coastal 
ecosystems, and the communities they support, 
are naturally more vulnerable to the effects of 
climate change, sea level rise and extreme 
events. Of particular concern are the impacts 
on vulnerable low-lying coastal zones and 

infrastructure, with potentially wide-ranging 
effects from biodiversity loss to coastal erosion, 
flooding and landslips. If we do not take action 
to plan and build resilience, communities could 
suffer disproportionately from the impacts of 
climate change.

A climate and nature conscious approach to 
development of this area can help to tackle 
wider challenges. The Carbon Neutral Islands 
project will support six islands (Hoy, Islay, 
Great Cumbrae, Raasay, Barra and Yell) to 
become carbon neutral by 2040. This will act 
as a catalyst for further climate action across all 
Scottish islands to make more attractive, resilient 
and sustainable communities in the long-term.

The relatively high levels of community land 
ownership, particularly in the Outer Hebrides, 
and strong ties with the land and sea reflect this 
area’s strong sense of place and local resilience. 
Scotland’s National Islands Plan aims to grow 
the population and economy, improve transport 
and housing, and ensure island communities 
are served by the facilities, jobs, education and 
services they need to flourish. Environmental 
wellbeing, clean and affordable energy, strong 
communities, culture and identity are also 
priorities.

Around 94 of Scotland’s 900 islands are 
permanently inhabited. The size and composition 
of each population has changed over the years 
and continues to do so. Whilst most recent 
estimates indicate population growth across the 
majority of local authority areas with islands, 
population change within each area is more 
complex, with areas of growth and depopulation 
varying between islands and coastal 
communities, and across different strata of the 
population. An ageing population in some parts 
of the area will mean that we need to do more to 
reverse past patterns of population decline and 
sustain local facilities and services that support 
rural and dispersed communities.

Public service provision, transport, energy 
consumption, fuel poverty, child poverty and 
housing, including its affordability, will continue 
to be significant challenges. Employment varies 
across the area, and can tend to rely on the 
public sector, tourism and lower wage sectors, 
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limiting the scope and choice of skilled jobs in 
some locations. It can be difficult to attract and 
retain a local workforce to support some jobs, 
underlining the importance of building skills and 
promoting fair work principles to support future 
investment. Language skills are also important 
in many areas where Gaelic is used by the 
community.

Challenges from the end of free movement 
and changing markets, and the agriculture and 
fishing industries, will need support to ensure 
long-term sustainability, but there are also 
substantial economic opportunities presented 
by developments in sectors such as renewable 
energy generation.

Priorities
Alongside Scotland’s marine planning authorities, 
we will work with the area’s exceptional assets 
and natural resources to build a more resilient 
future for island and coastal communities. By 
guiding RSS and LDPs in this area, our strategy 
aims to:

•	 Maximise the benefits of renewable 
energy whilst enhancing blue and green 
infrastructure, decarbonising transport and 
building resilient connections.

•	 Support coastal and island communities to 
become carbon neutral, thus contributing 
to net-zero commitments and reducing fuel 
poverty.

•	 Seize the opportunities to grow the blue and 
green economy, recognising the world-class 
environmental assets that require careful 
management and opportunities to develop 
skills and diversify employment.

The following national developments will support 
delivery of the spatial strategy for this area:

•	 Energy Innovation Development on the Islands 

•	 Pumped Hydro Storage

•	 Strategic Renewable Electricity Generation 
and Transmission Infrastructure

•	 Circular Economy Material Management 
Facilities

•	 National Walking, Cycling and Wheeling 
Network

•	 Digital Fibre Network

Further detail about the priorities for this area is 
contained in Annex C. Further details of national 
developments are contained in Annex B.
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North
The Highlands of Scotland, Moray, mainland 
Argyll, northern parts of rural Stirling and 
Perthshire are world renowned for their stunning 
landscapes, rich biodiversity and cultural 
heritage.

Settlement patterns vary, from dispersed or low 
density crofting townships, to key centres such 
as Inverness, Ullapool, Dingwall, Grantown-on-
Spey, Aviemore, Elgin, Pitlochry and Aberfeldy. 
Cairngorms National Park is a national asset 
with internationally significant habitats and 
landscapes and there is currently a proposal 
to make the Flow Country a UNESCO World 
Heritage Site. The northern part of the Loch 
Lomond and The Trossachs National Park also 
extends into this area.

Emissions here are partly offset by the climate 
sequestration from land use and forestry so 
that the area acts as a net carbon sink overall. 
There are few sources of significant industrial 
emissions. Climate change risks include 
changing levels of rainfall, increased storm 
events, temperature rise, flood risk, rising 
sea levels and associated erosion. Tailored 
measures will be required to assist communities 
in adapting to climate change and transitioning 
to net zero.

This rural heartland is much more than a 
place of beauty and isolation. Many thriving 
communities live here, and they depend on 
local jobs and learning to support their quality 
of life. Some communities have experienced 
outmigration, particularly the loss of younger 
people, especially outwith Inverness. Further 
population decline is a future risk, particularly 
for the west and north. People often depend 
on the car and more limited access to services 
creates disadvantage, despite the quality of life 
and good health that many living here enjoy. An 
ageing population will put pressures on some 
services.

Parts of the area have recently experienced 
an accelerated increase in house prices. The 
pandemic has reinforced long standing issues 
of affordability and a more mobile remote 
workforce has been attracted to the area, adding 
increased pressure. Without intervention, access 
to affordable homes, jobs and services that 
enable local people, including young people, 
to stay in their communities could become 
more challenging. Fuel and transport poverty 
is a particular challenge towards the north and 
west and there are significant areas which do 
not currently benefit from good quality digital 
connectivity.

The area’s environmental quality, culture, 
language, landscape and wildlife sustain key 
economic sectors including tourism, food and 
drink, distilling and clean energy. Extensive 
areas of woodland and peatland act as a carbon 
sink, contributing significantly to our national 
sustainability. The area has a strong economy 
with growing income and low unemployment 
overall, but there remain pockets of deprivation 
both in urban areas and in more remote areas 
where there is a need for alternatives to low 
skilled and low paid jobs.
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Priorities
This part of Scotland can continue to make 
a strong contribution towards meeting our 
ambition for a net zero and nature positive 
country by demonstrating how natural assets 
can be managed and used to secure a more 
sustainable future. By guiding RSS and LDPs in 
this area, our strategy aims to:

•	 Protect environmental assets and stimulate 
investment in natural and engineered solutions 
to climate change and nature restoration, 
whilst decarbonising transport and building 
resilient connections.

•	 Maintain and help to grow the population 
by taking a positive approach to rural 
development that strengthens networks of 
communities.

•	 Support local economic development by 
making sustainable use of the areas’ world-
class environmental assets to innovate and 
lead greener growth.

The following national developments will also 
support delivery of the spatial strategy for this 
area:

•	 Pumped Hydro Storage

•	 Strategic Renewable Electricity Generation 
and Transmission Infrastructure

•	 Circular Economy Material Management 
Facilities

•	 National Walking, Cycling and Wheeling 
Network

•	 Digital Fibre Network

Further detail about the priorities for this area is 
contained in Annex C. Further details of national 
developments are contained in Annex B.
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North East
The north east is a centre for the skills and 
expertise we will need to meet our climate 
change commitments. This area will evolve, 
through a just transition, to move industry and 
business away from the oil and gas sector 
towards a cleaner, greener future. Rich in natural 
assets, this area, along with the wider Moray 
and Cromarty Firths, has built on its oil and 
gas experience to pioneer new technologies. 
This makes it a uniquely investable proposition 
that could benefit Scotland as a whole. We can 
build on the area’s experience to find innovative 
solutions to climate change.

Emissions generated from this area arise mainly 
from transport, industrial and commercial activity 
and domestic properties, with land use and 
forestry providing carbon sequestration. Car 
ownership is particularly high in Aberdeenshire. 
Significant parts of the coast will be vulnerable to 
future climate impacts.

This area is amongst the most prosperous parts 
of Scotland, but has experienced significant 
economic challenges in recent years and has 
pockets of deprivation. The area comprises a 
mix of rural and urban communities, with the city 
of Aberdeen and a surrounding network of towns 
including Huntly, Fraserburgh, Peterhead, Ellon, 
Inverurie and Stonehaven, and significant rural 
areas including countryside around Aberdeen 
city. Whilst parts of the area have experienced 
population decline, several settlements around 
Aberdeen have grown. Links from Aberdeenshire 
to communities in Moray, Angus and Tayside are 
also important.

Affordability and choice of homes is acute 
across the area, especially within Aberdeen. 
The growing proportion of retirees in 
Aberdeenshire presents a further challenge to 
housing and service delivery. There are lower 
levels of educational attainment and limited 
access to services for communities along the 
Aberdeenshire and Moray coast. Many of these 
places will benefit from further regeneration that 
builds on their identity and natural assets.

The excellent quality of the built environment, 
natural assets and cultural heritage already 
contribute to health and wellbeing in the area 

and can form the basis of a transition to net 
zero. Some of our highest quality productive 
agricultural land is concentrated here, together 
with other land-based industries, and the 
economy benefits from a strong fishing industry, 
alongside its globally significant energy sector. 
The dominance of these sectors, together with 
wider changes including from the pandemic, 
European Union (EU) Exit and global markets, 
means that economic diversification and 
repurposing of buildings and infrastructure will 
be key priorities.

Priorities
This part of Scotland will play a crucial role in 
achieving Just Transition to net zero. By guiding 
RSS and LDPs in this area, our strategy aims to:

•	 Plan infrastructure and investment to support 
the transition from oil and gas to net zero 
whilst protecting and enhancing blue and 
green infrastructure and decarbonising 
connectivity.

•	 Focus on continued regeneration through 
the principles of local living and 20 minute 
neighbourhoods to sustain the skilled 
workforce and improve local liveability.

•	 Support continued economic diversification 
and innovation.

The following national developments will also 
support delivery of the spatial strategy for this 
area:

•	 Pumped Hydro Storage

•	 Strategic Renewable Electricity Generation 
and Transmission Infrastructure

•	 Circular Economy Material Management 
Facilities

•	 Urban Mass/Rapid Transit Networks

•	 National Walking, Cycling and Wheeling 
Network

•	 Digital Fibre Network

•	 Aberdeen Harbour

•	 Industrial Green Transition Zones

Further detail about the priorities for this area is 
contained in Annex C. Further details of national 
developments are contained in Annex B.
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Central
We will only meet our climate change 
commitments if we make significant changes to 
the densely populated central belt of Scotland. 
Our urban communities will play a critical role in 
reducing the emissions generated by the way 
we live our lives.

This area includes the Glasgow, Edinburgh, 
Stirling, Dundee and Perth city regions as well as 
networks of towns and smaller settlements, and 
more rural surroundings.

Many of our largest emitters of greenhouse 
gas emissions are located in this area, 
including Grangemouth where industrial 
activity is concentrated, providing high value 
manufacturing and employment, and playing 
a key role in our resilience. Other key sources 
include industrial, manufacturing and waste 
management sites and facilities. Overall 
emissions from domestic properties and 
transport are high as a result of the area’s 
population density and the scale of daily 
movement within and between city regions. The 
growing risk of flooding could have significant 
impacts in the future, as many key settlements 
and economic assets are located on the Clyde, 
Forth and Tay estuaries.

We need to work together to decarbonise 
buildings and transport and tackle congestion, 
make more efficient use of existing land and 
buildings, generate renewable energy and 
establish supporting electricity and heat 
networks and create more inclusive, greener and 
sustainable places that will stand the test of time. 
By weaving blue and green infrastructure across 
our urban fabric we can ensure that nature 
and the outdoors are accessible to everyone, 
supporting lifelong health and wellbeing and 
creating places that are more resilient to 
flooding.

There are significant social and economic 
differences across the area – at a broad scale 
there are relatively high concentrations of poor 
health, child poverty, economic disadvantage 
and population decline in parts of the Glasgow 
city region contrasting with strong demand 

and expected population growth in parts of 
the Edinburgh city region. The broad pattern is 
repeated for children living in poverty, who are 
more likely to live in the Glasgow city region. 
Across the area as a whole, however, there are 
localised areas of high and low deprivation.

As a nation we have a particular obligation to 
do more to tackle the concentration of poor 
health outcomes in west central Scotland. Action 
is needed to reduce inequality and improve 
health and wellbeing so that everyone is able 
to thrive. Better places can do more to support 
lifelong health and wellbeing by providing 
warm homes that are connected to services. 
Access to quality greenspace and nature-based 
solutions can help to mitigate health inequalities 
and improve physical and mental health, by 
providing opportunities for play, socialising, 
relaxation and physical activity. Developing 
our communities to promote local living and 
20 minute neighbourhoods can help reduce 
inequalities in health. The frequency of urban car 
use can be reduced by improving local liveability 
and improved access to facilities, helping to 
reduce emissions and air pollution. Access to 
health and social care facilities will need to be 
built into our future places and can benefit from 
continuing investment in digital infrastructure and 
innovation.

Household projections show there will be a 
continuing demand for more homes across the 
most urban parts of Scotland. There has been a 
strong market, high levels of housebuilding and 
pressure on infrastructure in some ‘hot spots’ 
including the Edinburgh city region, Stirling and 
Falkirk, and Perth. In contrast, despite good 
connections and infrastructure capacity, it can 
be more challenging to encourage the market 
to deliver new homes particularly in parts of the 
west where unemployment is also higher.

There are also inequalities across each of 
the city regions, with local concentrations of 
economic deprivation and many former coalfield 
communities. Overall, economic performance is 
higher in Edinburgh and Glasgow and lower in 
surrounding areas including Inverclyde, Ayrshire, 
along parts of the Clyde Coast and Lanarkshire.
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The diverse business base reflects nationally 
important sectors including financial services, 
business administration, life sciences, 
distribution and transport, retail and commercial, 
and manufacturing and production. City centres 
are experiencing significant challenges, caused 
or accelerated by the pandemic, but each 
retain a strong character and distinctive identity, 
offering opportunities for new business, homes, 
and services. Similar issues apply to the towns 
across this area.

A wellbeing economy goes beyond strategic 
investment sites to link more closely with 
the wellbeing of communities and their local 
environments. It will be critical to recognise 
the importance of anchor institutions who can 
support local investment in our places and 
natural and historic assets, provide education, 
employment and other services, and act as 
community hubs. Significant investment in our 
health and social care, justice and learning 
estates will continue to provide important 
sources of employment and income for smaller 
scale local businesses.

Around the area’s settlements there are many 
high quality environments, from World Heritage 
Sites, historic burghs and conservation areas 
to protected biodiversity sites of international 
importance, ancient woodlands and areas of 
high landscape quality, including the coastline, 
country and national parks, and canals. This 
brings opportunities for outdoor recreation within 
a short distance of the majority of Scotland’s 
population.

The coast is an integral part of the area’s 
identity, combining natural and cultural heritage 
and acting as a focus for investment and 
regeneration. We have made progress in 
restoring and reusing areas that were historically 
a focus for heavy industry and mining, leaving 
a legacy of disused sites and areas blighted 
by dereliction. Key sites for further investment 
include urban waterfronts and former industrial 
sites where existing infrastructure can be 
reused to support the transition to a low carbon 
economy.

Priorities
A coherent strategy that focuses on climate 
change and responds to the challenges of the 
pandemic will drive forward change to tackle 
inequalities and build a new, greener, future for 
this part of the country. By guiding RSS and 
LDPs in this area, our strategy aims to:
•	 Provide net zero energy solutions including 

extended heat networks and improved energy 
efficiency, together with urban greening and 
improved low carbon transport.

•	 Pioneer low carbon, resilient urban living 
by rolling out networks of 20 minute 
neighbourhoods, future proofing city and 
town centres, accelerating urban greening, 
investing in net zero homes, and managing 
development on the edge of settlements.

•	 Target economic investment and build 
community wealth to overcome disadvantage 
and support a greener wellbeing economy.

The following national developments will also 
support delivery of the spatial strategy for this 
area:

•	 Pumped Hydro Storage

•	 Strategic Renewable Electricity Generation 
and Transmission Infrastructure

•	 Circular Economy Material Management 
Facilities

•	 Urban Sustainable, Blue and Green Drainage 
Solutions

•	 Urban Mass/Rapid Transit Networks

•	 Central Scotland Green Network

•	 National Walking, Cycling and Wheeling 
Network

•	 Edinburgh Waterfront

•	 Dundee Waterfront

•	 Digital Fibre Network

•	 Clyde Mission

•	 Industrial Green Transition Zones

•	 Hunterston Strategic Asset

•	 High Speed Rail

Further detail about the priorities for this area is 
contained in Annex C. Further details of national 
developments are contained in Annex B.
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South
The South of Scotland is strategically important 
with a strong sense of identity centred on 
networks of towns and villages, supported 
by distinctive landscapes and coasts. This 
is a place with a rich cultural heritage and 
exceptional environmental assets and natural 
resources, such as the Galloway and Southern 
Ayrshire UNESCO Biosphere and Galloway 
Forest Dark Sky Park. This area is ambitious for 
positive change in the coming years, and the 
immediate work to recover from the pandemic 
will form the basis of a longer term plan to 
respond to the challenges of climate change 
and support nature restoration and recovery.

Settlements across this area provide services 
to the surrounding rural communities. Towns 
are well placed to be models of sustainable 
living, with many undergoing regeneration. 
Larger settlements include Dumfries, Stranraer, 
Galashiels, Hawick, with a network of towns 
and villages throughout Dumfries and Galloway 
and the Scottish Borders. The area extends 
northwards to include Ayrshire towns such as 
Ayr, Girvan, Dalmellington and Cumnock in the 
west, as well as towards the southern rural parts 
of East Lothian in the east and parts of South 
Lanarkshire including Biggar and Moffat. Beyond 
the towns there are many small settlements and 
rural homes, farms and smallholdings.

Cross border relationships are important in 
this area, together with strategic transport 
connections to England, Northern Ireland and 
Ireland.

Emissions in this area are moderate, with 
transport and industry emissions being partly 
offset by land use. The area has significant areas 
of woodland and peatland which act as a carbon 
sink and form the basis for future investment 
opportunities. The few sites that are significant 
sources of greenhouse gas emissions include 
industrial and commercial activities, including 
some food and drink processing facilities. 
Coastal erosion and flood risk is expected to be 
a significant challenge in the future, particularly 
where there is a risk of impacts on key transport 
corridors or settlements.

Working with communities to find new ways 
of rural living that are consistent with climate 
change will be a challenge for this part of 
Scotland, given the relatively high levels of 
dependence on the car, limited public transport, 
housing affordability challenges and the 
dispersed population.

Despite having high levels of wellbeing and 
quality of life, population decline is projected to 
continue in some regions to the west of the area, 
with fewer younger people and more retired 
people living in the area in the future. Economic 
diversification will help to address dependence 
on low wage and public sector employment.

Priorities
Our strategy aims to ensure that this part of 
Scotland fulfils its potential. There is significant 
potential for the area to develop and increase 
recognition of it as a place to live, work and 
visit. By guiding RSS and LDPs in this area, our 
strategy aims to:

•	 Protect environmental assets and stimulate 
investment in natural and engineered solutions 
to climate change and nature restoration, 
whilst decarbonising transport and building 
resilient physical and digital connections.

•	 Increase the population by improving local 
liveability, creating a low carbon network 
of towns and supporting sustainable rural 
development.

•	 Support local economic development whilst 
making sustainable use of the area’s world-
class environmental assets to innovate and 
lead greener growth.
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The following national developments will also 
support delivery of the spatial strategy for this 
area:

•	 Pumped Hydro Storage

•	 Strategic Renewable Electricity Generation 
and Transmission Infrastructure

•	 Circular Economy Material Management 
Facilities

•	 National Walking, Cycling and Wheeling 
Network

•	 Stranraer Gateway

•	 Digital Fibre Network

•	 Clyde Mission

•	 Chapelcross Power Station Redevelopment

•	 High Speed Rail

Further detail about the priorities for this area is 
contained in Annex C. Further details of national 
developments are contained in Annex B.
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Sustainable Places

Tackling the climate and nature crises

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
development that addresses the global 
climate emergency and nature crisis. 

Policy Outcomes:
•	 Zero carbon, nature positive places.

Local Development Plans:
LDPs must address the global climate emergency 
and nature crisis by ensuring the spatial strategy 
will reduce emissions and adapt to current and 
future risks of climate change by promoting 
nature recovery and restoration in the area.

Policy 1
When considering all development proposals 
significant weight will be given to the global 
climate and nature crises.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
All other policies. 

Part 2 – 
National Planning Policy
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Climate mitigation and adaptation

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
development that minimises emissions and 
adapts to the current and future impacts of 
climate change.

Policy Outcomes:
•	 Emissions from development are 

minimised; and

•	 Our places are more resilient to climate 
change impacts.

Local Development Plans:
The LDP spatial strategy should be designed 
to reduce, minimise or avoid greenhouse gas 
emissions. The six spatial principles should 
form the basis of the spatial strategy, helping to 
guide development to, and create, sustainable 
locations. The strategy should be informed by an 
understanding of the impacts of the proposals 
on greenhouse gas emissions.

LDPs should support adaptation to the current 
and future impacts of climate change by taking 
into account climate risks, guiding development 
away from vulnerable areas, and enabling 
places to adapt to those risks.	

Policy 2
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 impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
All other policies. 
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Biodiversity

Policy Principles

Policy Intent:
To protect biodiversity, reverse biodiversity 
loss, deliver positive effects from 
development and strengthen nature 
networks.

Policy Outcomes:
•	 Biodiversity is enhanced and 

better connected including through 
strengthened nature networks and nature-
based solutions.

Local Development Plans:
LDPs should protect, conserve, restore and 
enhance biodiversity in line with the mitigation 
hierarchy. They should also promote nature 
recovery and nature restoration across the 
development plan area, including by: facilitating 
the creation of nature networks and strengthening 
connections between them to support improved 
ecological connectivity; restoring degraded 
habitats or creating new habitats; and 
incorporating measures to increase biodiversity, 
including populations of priority species.

Policy 3
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.
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Policy impact:
	Just Transition

	Conserving and recycling assets

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Natural places

Soils

Forestry, woodland and trees

Green belts

Coastal development

Energy

Design, quality and place

Blue and green infrastructure

Flood risk and water management
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Natural places

Policy Principles

Policy Intent:
To protect, restore and enhance natural 
assets making best use of nature-based 
solutions.

Policy Outcomes:
•	 Natural places are protected and restored. 

•	 Natural assets are managed in a 
sustainable way that maintains and grows 
their essential benefits and services.

Local Development Plans:
LDPs will identify and protect locally, regionally, 
nationally and internationally important natural 
assets, on land and along coasts. The spatial 
strategy should safeguard them and take 
into account the objectives and level of 
their protected status in allocating land for 
development. Spatial strategies should also 
better connect nature rich areas by establishing 
and growing nature networks to help protect and 
restore the biodiversity, ecosystems and natural 
processes in their area.

Policy 4
a)	Development proposals which by virtue 

of type, location or scale will have an 
unacceptable impact on the natural 
environment, will not be supported.

b)	Development proposals that are likely to have 
a significant effect on an existing or proposed 
European site (Special Area of Conservation 
or Special Protection Areas) and are not 
directly connected with or necessary to their 
conservation management are required to be 
subject to an “appropriate assessment” of the 
implications for the conservation objectives.

c)	Development proposals that will affect a 
National Park, National Scenic Area, Site of 
Special Scientific Interest or a National Nature 
Reserve will only be supported where:

i.	 The objectives of designation and the 
overall integrity of the areas will not be 
compromised; or

ii.	 Any significant adverse effects on the 
qualities for which the area has been 
designated are clearly outweighed by 
social, environmental or economic benefits 
of national importance.

All Ramsar sites are also European sites and/
or Sites of Special Scientific Interest and 
are extended protection under the relevant 
statutory regimes.

d)	Development proposals that affect a site 
designated as a local nature conservation 
site or landscape area in the LDP will only be 
supported where:
i.	 Development will not have significant 

adverse effects on the integrity of the 
area or the qualities for which it has been 
identified; or

ii.	 Any significant adverse effects on the 
integrity of the area are clearly outweighed 
by social, environmental or economic 
benefits of at least local importance.

e)	The precautionary principle will be applied 
in accordance with relevant legislation and 
Scottish Government guidance.

f)	 Development proposals that are likely to have 
an adverse effect on species protected by 
legislation will only be supported where the 
proposal meets the relevant statutory tests. If 
there is reasonable evidence to suggest that 
a protected species is present on a site or 
may be affected by a proposed development, 
steps must be taken to establish its presence. 
The level of protection required by legislation 
must be factored into the planning and design 
of development, and potential impacts must 
be fully considered prior to the determination 
of any application.
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g)	Development proposals in areas identified 
as wild land in the Nature Scot Wild Land 
Areas map will only be supported where the 
proposal:

i.	 will support meeting renewable energy 
targets; or,

ii.	 is for small scale development directly 
linked to a rural business or croft, or is 
required to support a fragile community in 
a rural area.

All such proposals must be accompanied by 
a wild land impact assessment which sets 
out how design, siting, or other mitigation 
measures have been and will be used to 
minimise significant impacts on the qualities of 
the wild land, as well as any management and 
monitoring arrangements where appropriate. 
Buffer zones around wild land will not be 
applied, and effects of development outwith 
wild land areas will not be a significant 
consideration.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Soils

Forestry, woodland and trees

Historic assets and places

Green belts

Coastal development

Energy

Design, quality and place

Blue and green infrastructure

Play, recreation and sport

Flood risk and water management

Rural development

Tourism
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Soils

Policy Principles

Policy Intent:
To protect carbon-rich soils, restore 
peatlands and minimise disturbance to soils 
from development. 

Policy Outcomes:
•	 Valued soils are protected and restored.

•	 Soils, including carbon-rich soils, are 
sequestering and storing carbon.

•	 Soils are healthy and provide essential 
ecosystem services for nature, people 
and our economy.

Local Development Plans:
LDPs should protect locally, regionally, nationally 
and internationally valued soils, including land of 
lesser quality that is culturally or locally important 
for primary use.

Policy 5
a)	Development proposals will only be supported 

if they are designed and constructed:
i.	 In accordance with the mitigation hierarchy 

by first avoiding and then minimising 
the amount of disturbance to soils on 
undeveloped land; and

ii.	 In a manner that protects soil from damage 
including from compaction and erosion, 
and that minimises soil sealing.

b)	Development proposals on prime agricultural 
land, or land of lesser quality that is culturally 
or locally important for primary use, as 
identified by the LDP, will only be supported 
where it is for:
i.	 Essential infrastructure and there is a 

specific locational need and no other 
suitable site;

ii.	 Small-scale development directly linked 
to a rural business, farm or croft or for 
essential workers for the rural business to 
be able to live onsite;

iii.	The development of production and 
processing facilities associated with the 
land produce where no other local site is 
suitable;

iv.	The generation of energy from renewable 
sources or the extraction of minerals and 
there is secure provision for restoration; 
and

In all of the above exceptions, the layout and 
design of the proposal minimises the amount 
of protected land that is required.

c)	Development proposals on peatland, carbon-
rich soils and priority peatland habitat will only 
be supported for:
i.	 Essential infrastructure and there is a 

specific locational need and no other 
suitable site;

ii.	 The generation of energy from renewable 
sources that optimises the contribution 
of the area to greenhouse gas emissions 
reductions targets;

iii.	Small-scale development directly linked to 
a rural business, farm or croft;

iv.	Supporting a fragile community in a rural or 
island area; or

v.	Restoration of peatland habitats.

d)	Where development on peatland, carbon-rich 
soils or priority peatland habitat is proposed, 
a detailed site specific assessment will be 
required to identify:
i.	 the baseline depth, habitat condition, 

quality and stability of carbon rich soils;
ii.	 the likely effects of the development on 

peatland, including on soil disturbance; 
and

iii.	the likely net effects of the development on 
climate emissions and loss of carbon.
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This assessment should inform careful 
project design and ensure, in accordance 
with relevant guidance and the mitigation 
hierarchy, that adverse impacts are first 
avoided and then minimised through 
best practice. A peat management plan 
will be required to demonstrate that this 
approach has been followed, alongside 
other appropriate plans required for restoring 
and/ or enhancing the site into a functioning 
peatland system capable of achieving carbon 
sequestration.

e)	Development proposals for new commercial 
peat extraction, including extensions to 
existing sites, will only be supported where:
i.	 the extracted peat is supporting the 

Scottish whisky industry;
ii.	 there is no reasonable substitute;
iii.	the area of extraction is the minimum 

necessary and the proposal retains an 
in-situ residual depth of part of at least 
1 metre across the whole site, including 
drainage features;

iv.	the time period for extraction is the 
minimum necessary; and

v.	there is an agreed comprehensive site 
restoration plan which will progressively 
restore, over a reasonable timescale, the 
area of extraction to a functioning peatland 
system capable of achieving carbon 
sequestration.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Natural places

Forestry, woodland and trees

Historic assets and places

Energy

Blue and green infrastructure

Rural development
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Forestry, woodland and trees

Policy Principles

Policy Intent:
To protect and expand forests, woodland 
and trees. 

Policy Outcomes:
•	 Existing woodlands and trees are 

protected, and cover is expanded. 

•	 Woodland and trees on development sites 
are sustainably managed.

Local Development Plans:
LDPs should identify and protect existing 
woodland and the potential for its enhancement 
or expansion to avoid habitat fragmentation and 
improve ecological connectivity, helping to support 
and expand nature networks. The spatial strategy 
should identify and set out proposals for forestry, 
woodlands and trees in the area, including their 
development, protection and enhancement, 
resilience to climate change, and the expansion of 
a range of types to provide multiple benefits. This 
will be supported and informed by an up to date 
Forestry and Woodland Strategy.

Policy 6
a)	Development proposals that enhance, expand 

and improve woodland and tree cover will be 
supported.

b)	Development proposals will not be supported 
where they will result in:
i.	 Any loss of ancient woodlands, ancient and 

veteran trees, or adverse impact on their 
ecological condition;

ii.	 Adverse impacts on native woodlands, 
hedgerows and individual trees of 
high biodiversity value, or identified for 
protection in the Forestry and Woodland 
Strategy;

iii.	Fragmenting or severing woodland 
habitats, unless appropriate mitigation 
measures are identified and implemented 
in line with the mitigation hierarchy;

iv.	Conflict with Restocking Direction, 
Remedial Notice or Registered Notice to 
Comply issued by Scottish Forestry.

c)	Development proposals involving woodland 
removal will only be supported where they 
will achieve significant and clearly defined 
additional public benefits in accordance 
with relevant Scottish Government policy 
on woodland removal. Where woodland is 
removed, compensatory planting will most 
likely be expected to be delivered.

d)	Development proposals on sites which include 
an area of existing woodland or land identified 
in the Forestry and Woodland Strategy as 
being suitable for woodland creation will only 
be supported where the enhancement and 
improvement of woodlands and the planting 
of new trees on the site (in accordance with 
the Forestry and Woodland Strategy) are 
integrated into the design.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Natural places

Soils

Historic assets and places

Green belts

Energy

Design, quality and place

Local Living and 20 minute neighbourhoods

Heat and cooling

Blue and green infrastructure

Play, recreation and sport

Flood risk and water management

Health and safety

Tourism
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Historic assets and places

Policy Principles

Policy Intent:
To protect and enhance historic environment 
assets and places, and to enable positive 
change as a catalyst for the regeneration of 
places. 

Policy Outcomes:
•	 The historic environment is valued, 

protected, and enhanced, supporting the 
transition to net zero and ensuring assets 
are resilient to current and future impacts 
of climate change.

•	 Redundant or neglected historic buildings 
are brought back into sustainable and 
productive uses.

•	 Recognise the social, environmental 
and economic value of the historic 
environment, to our economy and cultural 
identity.

Local Development Plans:
LDPs, including through their spatial strategies, 
should support the sustainable management of 
the historic environment. They should identify, 
protect and enhance valued historic assets and 
places.

Policy 7
a)	Development proposals with a potentially 

significant impact on historic assets or places 
will be accompanied by an assessment which 
is based on an understanding of the cultural 
significance of the historic asset and/or place. 
The assessment should identify the likely 
visual or physical impact of any proposals 
for change, including cumulative effects and 
provide a sound basis for managing the 
impacts of change.

	 Proposals should also be informed by national 
policy and guidance on managing change in 
the historic environment, and information held 
within Historic Environment Records.

b)	Development proposals for the demolition 
of listed buildings will not be supported 
unless it has been demonstrated that there 
are exceptional circumstances and that 
all reasonable efforts have been made to 
retain, reuse and/or adapt the listed building. 
Considerations include whether the:
i.	 building is no longer of special interest;
ii.	 building is incapable of physical repair 

and re-use as verified through a detailed 
structural condition survey report;

iii.	repair of the building is not economically 
viable and there has been adequate 
marketing for existing and/or new uses at a 
price reflecting its location and condition for 
a reasonable period to attract interest from 
potential restoring purchasers; or

iv.	demolition of the building is essential to 
delivering significant benefits to economic 
growth or the wider community.

c)	Development proposals for the reuse, 
alteration or extension of a listed building will 
only be supported where they will preserve 
its character, special architectural or historic 
interest and setting. Development proposals 
affecting the setting of a listed building 
should preserve its character, and its special 
architectural or historic interest.

d)	Development proposals in or affecting 
conservation areas will only be supported 
where the character and appearance of the 
conservation area and its setting is preserved 
or enhanced. Relevant considerations include 
the:
i.	 architectural and historic character of the 

area;
ii.	 existing density, built form and layout; and
iii.	context and siting, quality of design and 

suitable materials.

e)	Development proposals in conservation areas 
will ensure that existing natural and built 
features which contribute to the character 
of the conservation area and its setting, 
including structures, boundary walls, railings, 
trees and hedges, are retained.
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f)	 Demolition of buildings in a conservation 
area which make a positive contribution to its 
character will only be supported where it has 
been demonstrated that:
i.	 reasonable efforts have been made to 

retain, repair and reuse the building;
ii.	 the building is of little townscape value;
iii.	the structural condition of the building 

prevents its retention at a reasonable cost; 
or

iv.	the form or location of the building makes 
its reuse extremely difficult.

g)	Where demolition within a conservation area 
is to be followed by redevelopment, consent 
to demolish will only be supported when an 
acceptable design, layout and materials are 
being used for the replacement development.

h)	Development proposals affecting scheduled 
monuments will only be supported where:
i.	 direct impacts on the scheduled monument 

are avoided;
ii.	 significant adverse impacts on the integrity 

of the setting of a scheduled monument are 
avoided; or

iii.	exceptional circumstances have been 
demonstrated to justify the impact on a 
scheduled monument and its setting and 
impacts on the monument or its setting 
have been minimised.

i)	 Development proposals affecting nationally 
important Gardens and Designed Landscapes 
will be supported where they protect, preserve 
or enhance their cultural significance, 
character and integrity and where proposals 
will not significantly impact on important views 
to, from and within the site, or its setting.

j)	 Development proposals affecting nationally 
important Historic Battlefields will only 
be supported where they protect and, 
where appropriate, enhance their cultural 
significance, key landscape characteristics, 
physical remains and special qualities.

k)	Development proposals at the coast edge or 
that extend offshore will only be supported 
where proposals do not significantly hinder 
the preservation objectives of Historic Marine 
Protected Areas.

l)	 Development proposals affecting a World 
Heritage Site or its setting will only be 
supported where their Outstanding Universal 
Value is protected and preserved.

m)	Development proposals which sensitively 
repair, enhance and bring historic buildings, 
as identified as being at risk locally or on the 
national Buildings at Risk Register, back into 
beneficial use will be supported.

n)	Enabling development for historic environment 
assets or places that would otherwise be 
unacceptable in planning terms, will only be 
supported when it has been demonstrated 
that the enabling development proposed is:
i.	 essential to secure the future of an historic 

environment asset or place which is at risk 
of serious deterioration or loss; and

ii.	 the minimum necessary to secure the 
restoration, adaptation and long-term future 
of the historic environment asset or place.

	 The beneficial outcomes for the historic 
environment asset or place should be secured 
early in the phasing of the development, and 
will be ensured through the use of conditions 
and/or legal agreements.

o)	Non-designated historic environment assets, 
places and their setting should be protected 
and preserved in situ wherever feasible. 
Where there is potential for non-designated 
buried archaeological remains to exist below 
a site, developers will provide an evaluation 
of the archaeological resource at an early 
stage so that planning authorities can assess 
impacts. Historic buildings may also have 
archaeological significance which is not 
understood and may require assessment.
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	 Where impacts cannot be avoided they 
should be minimised. Where it has been 
demonstrated that avoidance or retention is 
not possible, excavation, recording, analysis, 
archiving, publication and activities to provide 
public benefit may be required through the 
use of conditions or legal/planning obligations.

	 When new archaeological discoveries are 
made during the course of development 
works, they must be reported to the planning 
authority to enable agreement on appropriate 
inspection, recording and mitigation measures.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Natural places

Forestry, woodland and trees

Green belts

Brownfield, vacant and derelict land and 
empty buildings

Coastal development

Energy

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Quality homes

Rural homes

Blue and green infrastructure

Flood risk and water management

Digital infrastructure

Community wealth building

City, town, local and commercial centres

Rural development

Tourism

Culture and creativity
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Green belts

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
compact urban growth and use the land 
around our towns and cities sustainably. 

Policy Outcomes:
•	 Development is directed to the right 

locations, urban density is increased and 
unsustainable growth is prevented.

•	 The character, landscape, natural setting 
and identity of settlements is protected 
and enhanced.

•	 Nature networks are supported and 
land is managed to help tackle climate 
change. 

Local Development Plans:
LDPs should consider using green belts, to 
support their spatial strategy as a settlement 
management tool to restrict development around 
towns and cities.

Green belts will not be necessary for most 
settlements but may be zoned around 
settlements where there is a significant danger of 
unsustainable growth in car-based commuting or 
suburbanisation of the countryside.

Green belts should be identified or reviewed 
as part of the preparation of LDPs. Boundary 
changes may be made to accommodate 
planned growth, or to extend, or alter the area 
covered as green belt. Detailed green belt 
boundaries should be based on evidence and 
should be clearly identified in plans.

Policy 8
a)	Development proposals within a green 

belt designated within the LDP will only be 
supported if:
i)	 they are for:

•	 development associated with agriculture, 
woodland creation, forestry and existing 
woodland (including community 
woodlands);

•	 residential accommodation required and 
designed for a key worker in a primary 
industry within the immediate vicinity of 
their place of employment where the 
presence of a worker is essential to the 
operation of the enterprise, or retired 
workers where there is no suitable 
alternative accommodation available;

•	 horticulture, including market gardening 
and directly connected retailing, as well 
as community growing;

•	 outdoor recreation, play and sport 
or leisure and tourism uses; and 
developments that provide opportunities 
for access to the open countryside 
(including routes for active travel and 
core paths);

•	 flood risk management (such as 
development of blue and green 
infrastructure within a “drainage 
catchment” to manage/mitigate flood risk 
and/or drainage issues);

•	 essential infrastructure or new cemetery 
provision;

•	 minerals operations and renewable 
energy developments;

•	 intensification of established uses, 
including extensions to an existing 
building where that is ancillary to the 
main use;

•	 the reuse, rehabilitation and conversion 
of historic environment assets; or

•	 one-for-one replacements of existing 
permanent homes.

and
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ii)	 the following requirements are met:
•	 reasons are provided as to why a green 

belt location is essential and why it 
cannot be located on an alternative site 
outwith the green belt;

•	 the purpose of the green belt at that 
location is not undermined;

•	 the proposal is compatible with the 
surrounding established countryside and 
landscape character;

•	 the proposal has been designed to 
ensure it is of an appropriate scale, 
massing and external appearance, 
and uses materials that minimise visual 
impact on the green belt as far as 
possible; and

•	 there will be no significant long-term 
impacts on the environmental quality of 
the green belt.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Natural places

Forestry, woodland and trees

Historic assets and places

Brownfield, vacant and derelict land and 
empty buildings

Energy

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Quality homes

Rural homes

Blue and green infrastructure

Play, recreation and sport

Flood risk and water management

Digital infrastructure

Business and industry

Rural development

Retail

Tourism

Minerals
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Brownfield, vacant and derelict land 
and empty buildings

Policy Principles

Policy Intent:
To encourage, promote and facilitate the 
reuse of brownfield, vacant and derelict land 
and empty buildings, and to help reduce the 
need for greenfield development. 

Policy Outcomes:
•	 Development is directed to the right 

locations, maximising the use of existing 
assets and minimising additional land 
take. 

•	 The contribution of brownfield land 
to nature recovery is recognised and 
opportunities for use as productive 
greenspace are realised where 
appropriate.

•	 Derelict buildings and spaces are 
regenerated to improve wellbeing and 
transform our places.

Local Development Plans:
LDPs should set out opportunities for the 
sustainable reuse of brownfield land including 
vacant and derelict land and empty buildings. 

Policy 9
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 impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Historic assets and places

Zero waste

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Quality homes

Rural homes

Blue and green infrastructure

Play, recreation and sport

Health and safety

Business and industry

City, town, local and commercial centres

Rural development

Culture and creativity



Part 2 – National Planning Policy 

	 National Planning Framework 4 – Revised Draft

51

Coastal development

Policy Principles

Policy Intent:
To protect coastal communities and assets 
and support resilience to the impacts of 
climate change.

Policy Outcomes:
•	 Coastal areas develop sustainably and 

adapt to climate change.

Local Development Plans:
LDP spatial strategies should consider how 
to adapt coastlines to the impacts of climate 
change. This should recognise that rising 
sea levels and more extreme weather events 
resulting from climate change will potentially 
have a significant impact on coastal and 
islands areas, and take a precautionary 
approach to flood risk including by inundation. 
Spatial strategies should reflect the diversity of 
coastal areas and opportunities to use nature-
based solutions to improve the resilience of 
coastal communities and assets. LDP spatial 
strategies should identify areas of developed 
and undeveloped coast and should align with 
national, sectoral and regional marine plans.

Policy 10
a)	Development proposals in developed coastal 

areas will only be supported where the 
proposal:
i.	 does not result in the need for further 

coastal protection measures taking into 
account future sea level change; or 
increase the risk to people of coastal 
flooding or coastal erosion, including 
through the loss of natural coastal defences 
including dune systems; and

ii.	 is anticipated to be supportable in the long-
term, taking into account projected climate 
change.

b)	Development proposals in undeveloped 
coastal areas will only be supported where 
they:
i.	 are necessary to support the blue 

economy, net zero emissions or to 
contribute to the economy or wellbeing 
of communities whose livelihood depend 
on marine or coastal activities, or is for 
essential infrastructure, where there is 
a specific locational need and no other 
suitable site;

ii.	 do not result in the need for further coastal 
protection measures taking into account 
future sea level change; or increase the 
risk to people of coastal flooding or coastal 
erosion, including through the loss of 
natural coastal defences including dune 
systems; and

iii.	are anticipated to be supportable in the 
long-term, taking into account projected 
climate change; or

iv.	are designed to have a very short lifespan.

c)	Development proposals for coastal defence 
measures will be supported if:
i.	 they are consistent with relevant coastal or 

marine plans;
ii.	 nature-based solutions are utilised and 

allow for managed future coastal change 
wherever practical; and

iii.	any in-perpetuity hard defense measures 
can be demonstrated to be necessary to 
protect essential assets.

d)	Where a design statement is submitted with 
any planning application that may impact 
on the coast it will take into account, as 
appropriate, long-term coastal vulnerability 
and resilience.
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Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Natural places

Energy

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Blue and green infrastructure

Play, recreation and sport

Flood risk and water management

Rural development

Tourism

Aquaculture
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Energy

Policy Principles

Policy Intent:
To encourage, promote and facilitate all 
forms of renewable energy development 
onshore and offshore. This includes energy 
generation, storage, new and replacement 
transmission and distribution infrastructure 
and emerging low-carbon and zero 
emissions technologies including hydrogen 
and carbon capture utilisation and storage 
(CCUS).

Policy Outcomes:
•	 Expansion of renewable, low-carbon and 

zero emissions technologies.

Local Development Plans:
LDPs should seek to realise their area’s full 
potential for electricity and heat from renewable, 
low carbon and zero emission sources by 
identifying a range of opportunities for energy 
development.

Policy 11
a)	Development proposals for all forms of 

renewable, low-carbon and zero emissions 
technologies will be supported. These include:
i.	 wind farms including repowering, 

extending, expanding and extending the 
life of existing wind farms;

ii.	 enabling works, such as grid transmission 
and distribution infrastructure;

iii.	 energy storage, such as battery storage 
and pumped storage hydro;

iv.	small scale renewable energy generation 
technology;

v.	 solar arrays;
vi.	proposals associated with negative 

emissions technologies and carbon 
capture; and

vii.	proposals including co-location of these 
technologies.

b)	Development proposals for wind farms in 
National Parks and National Scenic Areas will 
not be supported.

c)	Development proposals will only be supported 
where they maximise net economic impact, 
including local and community socio-economic 
benefits such as employment, associated 
business and supply chain opportunities.

d)	Development proposals that impact on 
international or national designations will be 
assessed in relation to Policy 4.

e)	In addition, project design and mitigation will 
demonstrate how the following impacts are 
addressed:
i.	 impacts on communities and individual 

dwellings, including, residential amenity, 
visual impact, noise and shadow flicker;

ii.	 significant landscape and visual impacts, 
recognising that such impacts are to be 
expected for some forms of renewable 
energy. Where impacts are localised and/
or appropriate design mitigation has been 
applied, they will generally be considered 
to be acceptable;

iii.	 public access, including impact on long 
distance walking and cycling routes and 
scenic routes;

iv.	 impacts on aviation and defence interests 
including seismological recording;

v.	 impacts on telecommunications and 
broadcasting installations, particularly 
ensuring that transmission links are not 
compromised;

vi.	 impacts on road traffic and on adjacent 
trunk roads, including during construction;

vii.	 impacts on historic environment;
viii.	effects on hydrology, the water 

environment and flood risk;
ix.	 biodiversity including impacts on birds;
x.	 impacts on trees, woods and forests;
xi.	 proposals for the decommissioning 

of developments, including ancillary 
infrastructure, and site restoration; 

xii.	 the quality of site restoration plans 
including the measures in place to 
safeguard or guarantee availability of 
finances to effectively implement those 
plans; and

xiii.	cumulative impacts.
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	 In considering these impacts, significant 
weight will be placed on the contribution of 
the proposal to renewable energy generation 
targets and on greenhouse gas emissions 
reduction targets.

	 Grid capacity should not constrain renewable 
energy development. It is for developers to 
agree connections to the grid with the relevant 
network operator. In the case of proposals 
for grid infrastructure, consideration should 
be given to underground connections where 
possible.

f)	 Consents for development proposals may be 
time-limited. Areas identified for wind farms 
are, however, expected to be suitable for use 
in perpetuity.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Rebalanced development

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Natural places

Forestry, woodland and trees

Soils

Historic assets and places

Green belts

Infrastructure first

Heat and cooling

Community wealth building
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Zero waste

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
development that is consistent with the 
waste hierarchy.

Policy Outcomes:
•	 The reduction and reuse of materials in 

construction is prioritised. 

•	 Infrastructure for zero waste and to 
develop Scotland’s circular economy is 
delivered in appropriate locations.

Local Development Plans:
LDPs should identify appropriate locations for 
new waste management infrastructure to support 
the circular economy and meet identified needs 
in a way that moves waste as high up the waste 
hierarchy as possible.

Policy 12
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.
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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 impact:
	Just Transition

	Conserving and recycling assets

	Compact urban growth

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Brownfield, vacant and derelict land and 
empty buildings

Energy

Infrastructure first

Heat and cooling

Community wealth building

Minerals
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Sustainable transport

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
developments that prioritise walking, 
wheeling, cycling and public transport for 
everyday travel and reduce the need to 
travel unsustainably. 

Policy Outcomes:
•	 Investment in transport infrastructure 

supports connectivity and reflects place-
based approaches and local living.

•	 More, better, safer and more 
inclusive active and sustainable travel 
opportunities. 

•	 Developments are in locations which 
support sustainable travel.

Local Development Plans:
LDPs should prioritise locations for future 
development that can be accessed by 
sustainable modes. The spatial strategy should 
reflect the sustainable travel hierarchy and 
sustainable investment hierarchy by making best 
use of existing infrastructure and services.

LDPs should promote a place-based approach 
to consider how to reduce car-dominance. 
This could include low traffic schemes, shared 
transport options, designing–in speed controls, 
bus/cycle priority, pedestrianisation and 
minimising space dedicated to car parking. 
Consideration should be given to the type, mix 
and use of development; local living and 20 
minute neighbourhoods; car ownership levels; 
the accessibility of proposals and allocations 
by sustainable modes; and the accessibility for 
users of all abilities.

LDPs should be informed by an appropriate 
and effective transport appraisal undertaken in 
line with relevant transport appraisal guidance. 
Plans should be informed by evidence of the 
area’s transport infrastructure capacity, and an 
appraisal of the spatial strategy on the transport 
network. This should identify any potential 
cumulative transport impacts and deliverable 

mitigation proposed to inform the plan’s 
infrastructure first approach. Where there is likely 
to be an impact on the trunk road or rail network, 
early engagement with Transport Scotland is 
required.

Policy 13
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;
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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 impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Quality homes

Rural homes

Blue and green infrastructure

Business and industry

City, town, local and commercial centres

Retail

Rural development

Tourism
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Liveable Places

Design, quality and place

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
well designed development that makes 
successful places by taking a design-led 
approach and applying the Place Principle. 

Policy Outcomes:
•	 Quality places, spaces and environments.

•	 Places that consistently deliver healthy, 
pleasant, distinctive, connected, 
sustainable and adaptable qualities.

Local Development Plans:
LDPs should be place-based and created in 
line with the Place Principle. The spatial strategy 
should be underpinned by the six qualities of 
successful places. LDPs should provide clear 
expectations for design, quality and place taking 
account of the local context, characteristics 
and connectivity of the area. They should also 
identify where more detailed design guidance 
is expected, for example, by way of design 
frameworks, briefs, masterplans and design 
codes.

Planning authorities should use the Place 
Standard tool in the preparation of LDPs and 
design guidance to engage with communities 
and other stakeholders. They should also 
where relevant promote its use in early design 
discussions on planning applications.

Policy 14
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.
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Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
All other policies.
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Local Living and 20 minute 
neighbourhoods

Policy Principles

Policy Intent:
To encourage, promote and facilitate the 
application of the Place Principle and create 
connected and compact neighbourhoods 
where people can meet the majority of their 
daily needs within a reasonable distance of 
their home, preferably by walking, wheeling or 
cycling or using sustainable transport options.

Policy Outcomes:
•	 Places are planned to improve local living 

in a way that reflects local circumstances.
•	 A network of high-quality, accessible, 

mixed-use neighbourhoods which support 
health and wellbeing, reduce inequalities 
and are resilient to the effects of climate 
change. 

•	 New and existing communities are planned 
together with homes and the key local 
infrastructure including schools, community 
centres, local shops, greenspaces, health 
and social care, digital and sustainable 
transport links. 

Local Development Plans:
LDPs should support local living, including 
20 minute neighbourhoods within settlements, 
through the spatial strategy, associated site 
briefs and masterplans. The approach should 
take into account the local context, consider 
the varying settlement patterns and reflect the 
particular characteristics and challenges faced 
by each place. Communities and businesses will 
have an important role to play in informing this, 
helping to strengthen local living through their 
engagement with the planning system.

Policy 15
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:
•	 sustainable modes of transport including 

local public transport and safe, high quality 
walking, wheeling and cycling networks;

•	 employment;
•	 shopping;
•	 health and social care facilities;
•	 childcare, schools and lifelong learning 

opportunities;
•	 playgrounds and informal play 

opportunities, parks, green streets and 
spaces, community gardens, opportunities 
for food growth and allotments, sport and 
recreation facilities;

•	 publicly accessible toilets;
•	 affordable and accessible housing options, 

ability to age in place and housing 
diversity.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Sustainable transport

Design, quality and place

Infrastructure first

Quality homes

Blue and green infrastructure

Play, recreation and sport

Community wealth building

City, town, local and commercial centres

Retail
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Quality homes

Policy Principles

Policy Intent:
To encourage, promote and facilitate the 
delivery of more high quality, affordable and 
sustainable homes, in the right locations, 
providing choice across tenures that meet 
the diverse housing needs of people and 
communities across Scotland.

Policy Outcomes:
•	 Good quality homes are at the heart 

of great places and contribute to 
strengthening the health and wellbeing of 
communities.

•	 Provision of land in the right locations to 
accommodate future need and demand 
for new homes, supported by the 
appropriate infrastructure.

•	 More energy efficient, net zero emissions 
homes, supporting a greener, fairer and 
more inclusive wellbeing economy and 
community wealth building, tackling both 
fuel and child poverty.

Local Development Plans:
LDPs are expected to identify a Local Housing 
Land Requirement for the area they cover. This 
is to meet the duty for a housing target and 
to represent how much land is required. To 
promote an ambitious and plan-led approach, 
the Local Housing Land Requirement is 
expected to exceed the 10 year Minimum All-
Tenure Housing Land Requirement (MATHLR) 
set out in Annex E.

Deliverable land should be allocated to meet 
the 10 year Local Housing Land Requirement in 
locations that create quality places for people to 
live. Areas that may be suitable for new homes 
beyond 10 years are also to be identified. The 
location of where new homes are allocated 
should be consistent with local living including, 
where relevant, 20 minute neighbourhoods and 
an infrastructure first approach. In rural and 
island areas, authorities are encouraged to 
set out tailored approaches to housing which 

reflect locally specific market circumstances and 
delivery approaches. Diverse needs and delivery 
models should be taken into account across 
all areas, as well as allocating land to ensure 
provision of accommodation for Gypsy/Travellers 
and Travelling Showpeople where need is 
identified.

The LDP delivery programme is expected to 
establish a deliverable housing land pipeline 
for the Local Housing Land Requirement. 
The purpose of the pipeline is to provide a 
transparent view of the phasing of housing 
allocations so that interventions, including 
infrastructure, that enable delivery can be 
planned: it is not to stage permissions. 
Representing when land will be brought forward, 
phasing is expected across the short (1-3 years), 
medium (4-6 years) and long-term (7-10 years). 
Where sites earlier in the deliverable housing 
land pipeline are not delivering as programmed, 
and alternative delivery mechanisms identified 
in the delivery programme are not practical, 
measures should be considered to enable earlier 
delivery of long-term deliverable sites (7-10 
years) or areas identified for new homes beyond 
10 years. De-allocations should be considered 
where sites are no longer deliverable. The 
annual Housing Land Audit will monitor the 
delivery of housing land to inform the pipeline 
and the actions to be taken in the delivery 
programme.

Policy 16
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.
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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:

·	 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

·	 the proposal is consistent with policy on 
rural homes; or

·	 the proposal is for smaller scale 
opportunities within an existing 
settlement boundary; or

·	 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.
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Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Green belts

Brownfield, vacant and derelict land and 
empty buildings

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Heat and cooling

Blue and green infrastructure

Play, recreation and sport

Rural homes

Health and safety

City, town, local and commercial centres



Part 2 – National Planning Policy 

	 National Planning Framework 4 – Revised Draft

65

Rural homes

Policy Principles

Policy Intent:
To encourage, promote and facilitate the 
delivery of more high quality, affordable 
and sustainable rural homes in the right 
locations.

Policy Outcomes:
•	 Improved choice of homes across tenures 

so that identified local needs of people 
and communities in rural and island areas 
are met.

•	 Homes are provided that support 
sustainable rural communities and are 
linked with service provision.

•	 The distinctive character, sense of place 
and natural and cultural assets of rural 
areas are safeguarded and enhanced.

Local Development Plans:
LDPs should be informed by an understanding 
of population change over time, locally specific 
needs and market circumstances in rural and 
island areas.

LDPs should set out tailored approaches to rural 
housing and where relevant include proposals 
for future population growth – including 
provision for small-scale housing such as 
crofts and woodland crofts and the appropriate 
resettlement of previously inhabited areas. 
The Scottish Government’s 6 fold Urban Rural 
Classification 2020 should be used to identify 
remote rural areas. Plans should reflect locally 
appropriate delivery approaches. Previously 
inhabited areas that are suitable for resettlement 
should be identified in the spatial strategy.

Policy 17
a)	Development proposals for new homes in 

rural areas will be supported where the 
development is suitably scaled, sited and 
designed to be in keeping with the character 
of the area and the development:
i.	 is on a site allocated for housing within 

the LDP;
ii.	 reuses brownfield land where a return to 

a natural state has not or will not happen 
without intervention;

iii.	 reuses a redundant or unused building;
iv.	 is an appropriate use of a historic 

environment asset or is appropriate 
enabling development to secure the 
future of historic environment assets;

v.	 is demonstrated to be necessary to 
support the sustainable management of a 
viable rural business or croft, and there is 
an essential need for a worker (including 
those taking majority control of a farm 
business) to live permanently at or near 
their place of work;

vi.	 is for a single home for the retirement 
succession of a viable farm holding;

vii.	 is for the subdivision of an existing 
residential dwelling; the scale of which 
is in keeping with the character and 
infrastructure provision in the area; or

viii.	reinstates a former dwelling house or is 
a one-for-one replacement of an existing 
permanent house.

b)	Development proposals for new homes in 
rural areas will consider how the development 
will contribute towards local living and take 
into account identified local housing needs 
(including affordable housing), economic 
considerations and the transport needs of 
the development as appropriate for the rural 
location.

c)	Development proposals for new homes in 
remote rural areas will be supported where 
the proposal:
i.	 supports and sustains existing fragile 

communities;
ii.	 supports identified local housing outcomes; 

and
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iii.	is suitable in terms of location, access, and 
environmental impact.

d)	Development proposals for new homes 
that support the resettlement of previously 
inhabited areas will be supported where the 
proposal:
i.	 is in an area identified in the LDP as 

suitable for resettlement;
ii.	 is designed to a high standard;
iii.	responds to its rural location; and
iv.	is designed to minimise greenhouse gas 

emissions as far as possible.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Natural places

Historic assets and places

Green belts

Brownfield, vacant and derelict land and 
empty buildings

Coastal development

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Quality homes

City, town, local and commercial centres

Rural development

Tourism
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Infrastructure first

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
an infrastructure first approach to land 
use planning, which puts infrastructure 
considerations at the heart of placemaking.

Policy Outcomes:
•	 Infrastructure considerations are integral 

to development planning and decision 
making and potential impacts on 
infrastructure and infrastructure needs 
are understood early in the development 
planning process as part of an evidenced 
based approach.

•	 Existing infrastructure assets are used 
sustainably, prioritising low-carbon 
solutions.

•	 Infrastructure requirements, and their 
planned delivery to meet the needs of 
communities, are clear.

Local Development Plans:
LDPs and delivery programmes should be 
based on an integrated infrastructure first 
approach. Plans should:

•	 be informed by evidence on infrastructure 
capacity, condition, needs and deliverability 
within the plan area, including cross boundary 
infrastructure;

•	 set out the infrastructure requirements to 
deliver the spatial strategy, informed by the 
evidence base, identifying the infrastructure 
priorities, and where, how, when and by 
whom they will be delivered; and

•	 indicate the type, level (or method of 
calculation) and location of the financial 
or in-kind contributions, and the types of 
development from which they will be required.

Plans should align with relevant national, regional 
and local infrastructure plans and policies 
and take account of the Scottish Government 
infrastructure investment hierarchy and 
sustainable travel and investment hierarchies in 
developing the spatial strategy. Consistent early 
engagement and collaboration between relevant 
stakeholders will better inform decisions on land 
use and investment.

Policy 18
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
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Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Brownfield, vacant and derelict land and 
empty buildings

Energy

Zero waste

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Heat and cooling

Quality homes

Rural homes

Blue and green infrastructure

Play, recreation and sport

Flood risk and water management

Health and safety

Digital infrastructure

Business and industry

City, town, local and commercial centres

Rural development
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Heating and cooling

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
development that supports decarbonised 
solutions to heat and cooling demand 
and ensure adaptation to more extreme 
temperatures. 

Policy Outcomes:
•	 Development is connected to expanded 

heat networks which use and store heat 
from low or zero emission sources.

•	 Buildings and places are adapted to 
more extreme temperatures.

Local Development Plans:
LDPs should take into account the area’s Local 
Heat & Energy Efficiency Strategy (LHEES). The 
spatial strategy should take into account areas of 
heat network potential and any designated Heat 
Network Zones (HNZ).

Policy 19
a)	Development proposals within or adjacent to 

a Heat Network Zone identified in a LDP will 
only be supported where they are designed 
and constructed to connect to the existing 
heat network.

b)	Proposals for retrofitting a connection to a 
heat network will be supported.

c)	Where a heat network is planned but not 
yet in place, development proposals will 
only be supported where they are designed 
and constructed to allow for cost-effective 
connection at a later date.

d)	National and major developments that will 
generate waste or surplus heat and which 
are located in areas of heat demand, will be 
supported providing wider considerations, 
including residential amenity, are not 
adversely impacted. A Heat and Power Plan 
should demonstrate how energy recovered 
from the development will be used to produce 
electricity and heat.

e)	Development proposals for energy 
infrastructure will be supported where they:
i.	 repurpose former fossil fuel infrastructure 

for the production or handling of low 
carbon energy;

ii.	 are within or adjacent to a Heat Network 
Zone; and

iii.	can be cost-effectively linked to an existing 
or planned heat network.

f)	 Development proposals for buildings that will 
be occupied by people will be supported 
where they are designed to promote 
sustainable temperature management, for 
example by prioritising natural or passive 
solutions such as siting, orientation, and 
materials.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Rebalanced development

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Energy

Zero waste

Infrastructure first

Blue and green infrastructure

Business and industry
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Blue and green infrastructure

Policy Principles

Policy Intent:
To protect and enhance blue and green 
infrastructure and their networks.

Policy Outcomes:
•	 Blue and green infrastructure are 

an integral part of early design and 
development processes; are designed to 
deliver multiple functions including climate 
mitigation, nature restoration, biodiversity 
enhancement, flood prevention and water 
management.

•	 Communities benefit from accessible, 
high quality blue, green and civic spaces.

Local Development Plans:
LDPs should be informed by relevant, up-to-
date audits and/or strategies, covering the 
multiple functions and benefits of blue and 
green infrastructure. The spatial strategy should 
identify and protect blue and green infrastructure 
assets and networks; enhance and expand 
existing provision including new blue and/or 
green infrastructure. This may include retrofitting. 
Priorities for connectivity to other blue and/or 
green infrastructure assets, including to address 
cross-boundary needs and opportunities, should 
also be identified.

LDPs should encourage the permanent or 
temporary use of unused or under-used land as 
green infrastructure. Where this is temporary, this 
should not prevent future development potential 
from being realised.

LDPs should safeguard access rights and 
core paths, including active travel routes, and 
encourage new and enhanced opportunities for 
access linked to wider networks.

Policy 20
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.
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Policy impact:
	Just Transition

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Natural places

Soils

Forestry, woodland and trees

Historic assets and places

Green belts

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Heat and cooling

Quality homes

Play, recreation and sport

Flood risk and water management

Health and safety

City, town, local and commercial centres

Rural development
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Play, recreation and sport

Policy Principles

Policy Intent:
To encourage, promote and facilitate spaces 
and opportunities for play, recreation and 
sport.

Policy Outcomes:
•	 Natural and built environments are 

improved, with more equitable access to 
opportunities for play and recreation.

•	 Physical and mental health are improved 
through provision of, and access to, 
outdoor recreation, play and sport 
facilities.

Local Development Plans:
LDPs should identify sites for sports, play 
and outdoor recreation for people of all ages. 
This should be based on an understanding 
of the needs and demand in the community 
and informed by the planning authority’s Play 
Sufficiency Assessment and Open Space 
Strategy. These spaces can be incorporated 
as part of enhancing and expanding blue and 
green infrastructure, taking account of relevant 
agencies’ plans or policy frameworks, such as 
flood risk and/or water management plans. New 
provisions should be well-designed, high quality, 
accessible and inclusive.

Policy 21
a)	Development proposals which result in the 

loss of outdoor sports facilities will only be 
supported where the proposal:
i.	 is ancillary to the principal use of the site 

as an outdoor sports facility; or
ii.	 involves only a minor part of the facility and 

would not affect its use; or
iii.	meets a requirement to replace the facility 

which would be lost, either by a new 
facility or by upgrading an existing facility 
to provide a better quality facility. The 
location will be convenient for users and 
the overall playing capacity of the area will 
be maintained; or

iv.	can demonstrate that there is a clear 
excess of provision to meet current and 
anticipated demand in the area, and 
that the site would be developed without 
detriment to the overall quality of provision.

	 This should be informed by the local 
authority’s Open Space Strategy and/or Play 
Sufficiency Assessment and in consultation 
with sportscotland where appropriate.

b)	Development proposals that result in the 
quantitative and/or qualitative loss of children’s 
outdoor play provision, will only be supported 
where it can be demonstrated that there is no 
ongoing or future demand or the existing play 
provision will be replaced by a newly created, 
or improved existing asset, that is better 
quality or more appropriate.

	 This should be informed by the planning 
authority’s Play Sufficiency Assessment.

c)	Development proposals for temporary or 
informal play space on unused or underused 
land will be supported.

d)	Development proposals likely to be occupied 
or used by children and young people will 
be supported where they incorporate well-
designed, good quality provision for play, 
recreation, and relaxation that is proportionate 
to the scale and nature of the development 
and existing provision in the area.

e)	Development proposals that include new 
streets and public realm should be inclusive 
and enable children and young people to play 
and move around safely and independently, 
maximising opportunities for informal and 
incidental play in the neighbourhood.

f)	 New, replacement or improved play provision 
will, as far as possible and as appropriate:
i.	 provide stimulating environments;
ii.	 provide a range of play experiences 

including opportunities to connect with 
nature;

iii.	 be inclusive;
iv.	 be suitable for different ages of children 

and young people;
v.	 be easily and safely accessible by 

children and young people independently, 
including those with a disability;
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vi.	 incorporate trees and/or other forms of 
greenery;

vii.	 form an integral part of the surrounding 
neighbourhood;

viii.	be well overlooked for passive 
surveillance;

ix.	 be linked directly to other open spaces 
and play areas.

g)	Development proposals that include new or 
enhanced play or sport facilities 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.

Policy impact:
	Just Transition

	Compact urban growth

	Local living

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Natural places

Forestry, woodland and trees

Historic assets and places

Green belts

Brownfield, vacant and derelict land and 
empty buildings

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Quality homes

Rural homes

Blue and green infrastructure

Flood risk and water management

Health and safety

City, town, local and commercial centres

Culture and creativity
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Flood risk and water management 

Policy Principles

Policy Intent:
To strengthen resilience to flood risk by 
promoting avoidance as a first principle and 
reducing the vulnerability of existing and 
future development to flooding.

Policy Outcomes:
•	 Places are resilient to current and future 

flood risk.

•	 Water resources are used efficiently and 
sustainably.

•	 Wider use of natural flood risk 
management benefits people and nature.

Local Development Plans:
LDPs should strengthen community resilience 
to the current and future impacts of climate 
change, by avoiding development in areas at 
flood risk as a first principle. Resilience should 
also be supported by managing the need to 
bring previously used sites in built up areas into 
positive use; planning for adaptation measures; 
and identifying opportunities to implement 
improvements to the water environment through 
natural flood risk management and blue green 
infrastructure.

Plans should take into account the probability 
of flooding from all sources and make use of 
relevant flood risk and river basin management 
plans for the area. A precautionary approach 
should be taken, regarding the calculated 
probability of flooding as a best estimate, not 
a precise forecast. For areas where climate 
change is likely to result in increased flood 
exposure that becomes unmanageable, 
consideration should be given to alternative 
sustainable land use.

Policy 22
a)	Development proposals at risk of flooding or 

in a flood risk area will only be supported if 
they are for:
i.	 essential infrastructure where the location is 

required for operational reasons;
ii.	 water compatible uses;
iii.	redevelopment of an existing building or 

site for an equal or less vulnerable use; or.
iv.	redevelopment of previously used sites in 

built up areas where the LDP has identified 
a need to bring these into positive use and 
where proposals demonstrate that long-
term safety and resilience can be secured 
in accordance with relevant SEPA advice.

	 The protection offered by an existing formal 
flood protection scheme or one under 
construction can be taken into account when 
determining flood risk.

	 In such cases, it will be demonstrated by the 
applicant that:
•	 all risks of flooding are understood and 

addressed;
•	 there is no reduction in floodplain capacity, 

increased risk for others, or a need for 
future flood protection schemes;

•	 the development remains safe and 
operational during floods;

•	 flood resistant and resilient materials and 
construction methods are used; and

•	 future adaptations can be made to 
accommodate the effects of climate 
change.

	 Additionally, for development proposals 
meeting criteria part iv), where flood risk is 
managed at the site rather than avoided these 
will also require:
•	 the first occupied/utilised floor, and the 

underside of the development if relevant, to 
be above the flood risk level and have an 
additional allowance for freeboard; and

•	 that the proposal does not create an island 
of development and that safe access/
egress can be achieved.
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b)	Small scale extensions and alterations to 
existing buildings will only be supported 
where they will not significantly increase flood 
risk.

c)	Development proposals will:
i.	 not increase the risk of surface water 

flooding to others, or itself be at risk.
ii.	manage all rain and surface water through 

sustainable urban drainage systems 
(SUDS), which should form part of and 
integrate with proposed and existing blue-
green infrastructure. All proposals should 
presume no surface water connection to 
the combined sewer;

iii.	seek to minimise the area of impermeable 
surface.

d)	Development proposals will be supported if 
they can be connected to the public water 
mains. If connection is not feasible, the 
applicant will need to demonstrate that water 
for drinking water purposes will be sourced 
from a sustainable water source that is 
resilient to periods of water scarcity.

e)	Development proposals which create, expand 
or enhance opportunities for natural flood 
risk management, including blue and green 
infrastructure, will be supported.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Biodiversity

Green belts

Coastal development

Design, quality and place

Infrastructure first

Quality homes

Blue and green infrastructure

Health and safety

Business and industry
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Health and safety 

Policy Principles

Policy Intent:
To protect people and places from 
environmental harm, mitigate risks arising 
from safety hazards and encourage, 
promote and facilitate development that 
improves health and wellbeing.

Policy Outcomes:
•	 Health is improved and health inequalities 

are reduced.

•	 Safe places protect human health and the 
environment.

•	 A planned approach supports health 
infrastructure delivery.

Local Development Plans:
LDP spatial strategies should seek to tackle 
health inequalities particularly in places which 
are experiencing the most disadvantage. 
They should identify the health and social 
care services and infrastructure needed in 
the area, including potential for co-location of 
complementary services, in partnership with 
Health Boards and Health and Social Care 
Partnerships.

LDPs should create healthier places for example 
through opportunities for exercise, healthier 
lifestyles, land for community food growing 
and allotments, and awareness of locations of 
concern for suicide.

Spatial strategies should maintain appropriate 
distances between sites with hazardous 
substances and areas where the public are likely 
to be present and areas of particular natural 
sensitivity or interest.

Policy 23
a)	Development proposals that will have 

positive effects on health will be supported. 
This could include, for example, proposals 
that incorporate opportunities for exercise, 
community food growing or allotments.

b)	Development proposals which are likely to 
have a significant adverse effect on health 
will not be supported. A Health Impact 
Assessment may be required.

c)	Development proposals for health and social 
care facilities and infrastructure will be 
supported.

d)	Development proposals that are likely to have 
significant adverse effects on air quality will 
not be supported. Development proposals will 
consider opportunities to improve air quality 
and reduce exposure to poor air quality. An air 
quality assessment may be required where the 
nature of the proposal or the air quality in the 
location suggest significant effects are likely.

e)	Development proposals that are likely to 
raise unacceptable noise issues will not be 
supported. The agent of change principle 
applies to noise sensitive development. A 
Noise Impact Assessment may be required 
where the nature of the proposal or its location 
suggests that significant effects are likely.

f)	 Development proposals will be designed to 
take into account suicide risk.

g)	Development proposals within the vicinity of a 
major accident hazard site or major accident 
hazard pipeline (because of the presence of 
toxic, highly reactive, explosive or inflammable 
substances) will consider the associated risks 
and potential impacts of the proposal and the 
major accident hazard site/pipeline of being 
located in proximity to one another.

h)	Applications for hazardous substances 
consent will consider the likely potential 
impacts on surrounding populations and the 
environment.

i)	 Any advice from Health and Safety Executive, 
the Office of Nuclear Regulation or the 
Scottish Environment Protection Agency that 
planning permission or hazardous substances 
consent should be refused, or conditions to 
be attached to a grant of consent, should not 
be overridden by the decision maker without 
the most careful consideration.

j)	 Similar considerations apply in respect of 
development proposals either for or near 
licensed explosive sites (including military 
explosive storage sites).
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Policy impact:
	Just Transition

	Local living

	Compact urban growth

	Rebalanced development

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Forestry, woodland and trees

Energy

Zero waste

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Heat and cooling

Quality homes

Blue and green infrastructure

Play, recreation and sport

Flood risk and water management

Digital infrastructure

Business and industry

City, town, local and commercial centres

Retail

Culture and creativity

Aquaculture

Minerals
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Digital infrastructure

Policy Principles

Policy Intent:
To encourage, promote and facilitate the roll-
out of digital infrastructure across Scotland 
to unlock the potential of all our places and 
the economy.

Policy Outcomes:
•	 Appropriate, universal and future proofed 

digital infrastructure across the country.

•	 Local living is supported and the need to 
travel is reduced.

Local Development Plans:
LDPs should support the delivery of digital 
infrastructure, including fixed line and mobile 
connectivity, particularly in areas with gaps in 
connectivity and barriers to digital access.

Policy 24
a)	Development proposals that incorporate 

appropriate, universal, and future-proofed 
digital infrastructure will be supported.

b)	Development proposals that deliver new 
digital services or provide technological 
improvements, particularly in areas with no or 
low connectivity capacity, will be supported.

c)	Development proposals that are aligned 
with and support the delivery of local or 
national programmes for the roll-out of digital 
infrastructure will be supported.

d)	Development proposals that deliver new 
connectivity will be supported where there are 
benefits of this connectivity for communities 
and the local economy.

e)	Development proposals for digital 
infrastructure will only be supported where:

i.	 the visual and amenity impacts of the 
proposed development have been 
minimised through careful siting, design, 
height, materials and, landscaping, taking 
into account cumulative impacts and 
relevant technical constraints;

ii.	 it has been demonstrated that, before 
erecting a new ground based mast, the 
possibility of erecting antennas on an 
existing building, mast or other structure, 
replacing an existing mast and/or site 
sharing has been explored; and

iii.	there is no physical obstruction to 
aerodrome operations, technical sites, or 
existing transmitter/receiver facilities.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Natural places

Green belts

Zero waste

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Health and safety

Community wealth building

Business and industry

City, town, local and commercial centres

Rural development
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Productive Places

Community wealth building

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
a new strategic approach to economic 
development that also provides a practical 
model for building a wellbeing economy at 
local, regional and national levels.

Policy Outcomes:
•	 local economic development that focuses 

on community and place benefits as a 
central and primary consideration – to 
support local employment and supply 
chains.

•	 support community ownership and 
management of buildings and land.

Local Development Plans:
LDPs should be aligned with any strategy 
for community wealth building for the area. 
Spatial strategies should address community 
wealth building priorities; identify community 
assets; set out opportunities to tackle economic 
disadvantage and inequality; and seek to 
provide benefits for local communities.

Policy 25 
a)	Development proposals which contribute 

to local or regional community wealth 
building strategies and are consistent with 
local economic priorities will be supported. 
This could include for example improving 
community resilience and reducing inequalities; 
increasing spending within communities; 
ensuring the use of local supply chains 
and services; local job creation; supporting 
community led proposals, including creation 
of new local firms and enabling community led 
ownership of buildings and assets.

b)	Development proposals linked to community 
ownership and management of land will be 
supported.

Policy impact:
	Just Transition

	Rebalanced development

	Rural revitalisation

Key policy connections:
Brownfield, vacant and derelict land and 
empty buildings

Local Living and 20 minute neighbourhoods

Business and industry
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Business and industry

Policy Principles

Policy Intent:
To encourage, promote and facilitate business 
and industry uses and to enable alternative 
ways of working such as home working, live-
work units and micro-businesses.

Policy Outcomes:
•	 Recovery within the business and industry 

sector is sustainable and inclusive.

•	 Investment in the business and industrial 
sector contributes to community wealth 
building.

Local Development Plans:
LDPs should allocate sufficient land for business 
and industry, taking into account business and 
industry land audits, in particular ensuring that 
there is a suitable range of sites that meet current 
market demand, location, size and quality in 
terms of accessibility and services. This allocation 
should take account of local economic strategies 
and support broader objectives of delivering a 
low carbon and net zero economic recovery, and 
a fairer and more inclusive wellbeing economy.

Policy 26 
a)	Development proposals for business and 

industry uses on sites allocated for those uses 
in the LDP will be supported.

b)	Development proposals for home working, 
live-work units and micro-businesses will 
be supported where it is demonstrated 
that the scale and nature of the proposed 
business and building will be compatible 
with the surrounding area and there will be 
no unacceptable impacts on amenity or 
neighbouring uses.

c)	Development proposals for business and 
industry uses will be supported where they 
are compatible with the primary business 
function of the area. Other employment 
uses will be supported where they will not 
prejudice the primary function of the area and 
are compatible with the business/industrial 
character of the area.

d)	Development proposals for business, general 
industrial and storage and distribution uses 
outwith areas identified for those uses in the 
LDP will only be supported where:
i.	 It is demonstrated that there are no 

suitable alternatives allocated in the LDP 
or identified in the employment land audit; 
and

ii.	 The nature and scale of the activity will be 
compatible with the surrounding area.

e)	Development proposals for business and 
industry will take into account:
i.	 Impact on surrounding residential amenity; 

sensitive uses and the natural and historic 
environment;

ii.	 The need for appropriate site restoration at 
the end of a period of commercial use.

f)	 Major developments for manufacturing 
or industry will be accompanied by a 
decarbonisation strategy to demonstrate how 
greenhouse gas emissions from the process 
are appropriately abated. The strategy may 
include carbon capture and storage.

Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Health and safety

Digital infrastructure

Community wealth building

City, town, local and commercial centres

Rural development
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City, town, local and commercial 
centres

Policy Principles

Policy Intent:
To encourage, promote and facilitate 
development in our city and town centres, 
recognising they are a national asset. This 
will be achieved by applying the Town 
Centre First approach to help centres 
adapt positively to long-term economic, 
environmental and societal changes, and by 
encouraging town centre living.

Policy Outcomes:
•	 Centres are vibrant, healthy, creative, 

enterprising, accessible and resilient 
places for people to live, learn, work, 
enjoy and visit.

•	 Development is directed to the most 
sustainable locations that are accessible 
by a range of sustainable transport 
modes and provide communities with 
easy access to the goods, services and 
recreational opportunities they need.

Local Development Plans:
LDPs should support sustainable futures for 
city, town and local centres, in particular 
opportunities to enhance city and town centres. 
They should, where relevant, also support 
proposals for improving the sustainability of 
existing commercial centres where appropriate.

LDPs should identify a network of centres 
that reflect the principles of 20 minute 
neighbourhoods and the town centre vision.

LDPs should be informed by evidence on where 
clustering of non-retail uses may be adversely 
impacting on the wellbeing of communities. They 
should also consider, and if appropriate, identify 
any areas where drive-through facilities may 
be acceptable where they would not negatively 
impact on the principles of local living or 
sustainable travel.

LDPs should provide a proportion of their 
Local Housing Land Requirements in city and 
town centres and be proactive in identifying 
opportunities to support residential development.

Policy 27 
a)	Development proposals that enhance and 

improve the vitality and viability of city, town 
and local centres, including proposals that 
increase the mix of uses, will be supported.

b)	Development proposals will be consistent 
with the town centre first approach. Proposals 
for uses which will generate significant 
footfall, including commercial, leisure, offices, 
community, sport and cultural facilities, public 
buildings such as libraries, education and 
healthcare facilities, and public spaces:

i.	 will be supported in existing city, town and 
local centres, and

ii.	 will not be supported outwith those centres 
unless a town centre first assessment 
demonstrates that:

•	 all centre and edge of centre options 
have been sequentially assessed and 
discounted as unsuitable or unavailable;

•	 the scale of development cannot 
reasonably be altered or reduced in 
scale to allow it to be accommodated in 
a centre; and

•	 the impacts on existing centres have 
been thoroughly assessed and there will 
be no significant adverse effect on the 
vitality and viability of the centres.
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Town Centre First Assessment
For development proposals which are out 
of city/town centre and which will generate 
significant footfall a Town Centre First 
Assessment will be provided. Applicants 
should agree the data required with the 
planning authority before undertaking the 
assessment, and should present information 
on areas of dispute in a succinct and 
comparable form.

The town centre first assessment should:
–	identify the potential relationship of the 

proposed development with the network of 
centres identified in the LDP;

–	demonstrate the potential economic impact 
of the development and any possible 
displacement effects, including the net 
impact on jobs; and

–	consider supply chains and whether local 
suppliers and workers will be a viable 
option; and

–	the environmental impact of transporting 
goods and of staff and visitors travelling to 
the location.

The town centre first assessment should 
be applied flexibly and realistically for 
community, education, health and social 
care and sport and leisure facilities so 
that they are easily accessible to the 
communities they are intended to serve.

c)	Development proposals for non-retail uses 
will not be supported if further provision of 
these services will undermine the character 
and amenity of the area or the health and 
wellbeing of communities, particularly in 
disadvantaged areas. These uses include:
i.	 Hot food takeaways, including permanently 

sited vans;
ii.	 Betting offices; and
iii.	High interest money lending premises.

d)	Drive-through developments will only be 
supported where they are specifically 
supported in the LDP.

Town centre living
e)	Development proposals for residential 

development within city/town centres will be 
supported, including:
i.	 New build residential development.
ii.	 The re-use of a vacant building within city/

town centres where it can be demonstrated 
that the existing use is no longer viable 
and the proposed change of use adds to 
viability and vitality of the area.

iii.	The conversion, or reuse of vacant upper 
floors of properties within city/town centres 
for residential.

f)	 Development proposals for residential use at 
ground floor level within city/town centres will 
only be supported where the proposal will:
i.	 retain an attractive and appropriate 

frontage;
ii.	 not adversely affect the vitality and viability 

of a shopping area or the wider centre; and
iii.	not result in an undesirable concentration 

of uses, or ‘dead frontages’.

g)	Development proposals for city or town centre 
living will take into account the residential 
amenity of the proposal. This must be 
clearly demonstrated where the proposed 
development is in the same built structure as:
i.	 a hot food premises, live music venue, 

amusement arcade/centre, casino or 
licensed premises (with the exception of 
hotels, restaurants, cafés or off licences); 
and/or

ii.	 there is a common or shared access with 
licenced premises or other use likely to be 
detrimental to residential amenity.
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Policy impact:
	Just Transition

	Conserving and recycling assets

	Local living

	Compact urban growth

	Rebalanced development

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Historic assets and places

Brownfield, vacant and derelict land and 
empty buildings

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Infrastructure first

Quality homes

Blue and green infrastructure

Play, recreation and sport

Health and safety

Community wealth building

Business and industry

Retail

Rural development

Tourism

Culture and creativity
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Retail
Policy Principles

Policy Intent:
To encourage, promote and facilitate retail 
investment to the most sustainable locations 
that are most accessible by a range of 
sustainable transport modes.

Policy Outcomes:
•	 Retail development and the location of 

shops support vibrant city, town and local 
centres.

•	 Communities can access the shops 
and goods they need by a range of 
sustainable transport modes including on 
foot, by bike, and by public transport, as 
part of local living.

Local Development Plans:
LDPs should consider where there may be a 
need for further retail provision, this may be:

•	 where a retail study identifies deficiencies in 
retail provision in terms of quality and quantity 
in an area; or

•	 when allocating sites for housing or the 
creation of new communities, in terms of 
the need for neighbourhood shopping, and 
supporting local living.

LDPs should identify areas where proposals for 
healthy food and drink outlets can be supported.

Policy 28 
a)	Development proposals for retail (including 

expansions and changes of use) will be 
consistent with the town centre first principle. 
This means that new retail proposals:
i.	 will be supported in existing city, town and 

local centres, and
ii.	 will be supported in edge-of-centre areas 

or in commercial centres if they are 
allocated as sites suitable for new retail 
development in the LDP.

iii.	will not be supported in out of centre 
locations (other than those meeting policy 
28(c) or 28(d)).

b)	Development proposals for retail that are 
consistent with the sequential approach (set 
out in a) and click-and-collect locker pick up 
points, will be supported where the proposed 
development:
i.	 is of an appropriate scale for the location;
ii.	 will have an acceptable impact on the 

character and amenity of the area; and
iii.	is located to best channel footfall and 

activity, to benefit the place as a whole.

c)	Proposals for new small scale neighbourhood 
retail development will be supported where 
the proposed development:
i.	 contributes to local living, including where 

relevant 20 minute neighbourhoods and/or
ii.	 can be demonstrated to contribute to 

the health and wellbeing of the local 
community.

d)	In island and rural areas, development 
proposals for shops ancillary to other uses 
such as farm shops, craft shops and shops 
linked to petrol/service/charging stations will 
be supported where:
i.	 it will serve local needs, support local living 

and local jobs;
ii.	 the potential impact on nearby town and 

commercial centres or village/local shops is 
acceptable;

iii.	it will provide a service throughout the year; 
and

iv.	the likely impacts of traffic generation and 
access and parking arrangements are 
acceptable.
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Policy impact:
	Local living

	Compact urban growth

	Rural revitalisation

Key policy connections:
Tackling the climate and nature crises

Climate mitigation and adaptation

Sustainable transport

Design, quality and place

Local Living and 20 minute neighbourhoods

Health and safety

City, town, local and commercial centres

Rural development
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Rural development 

Policy Principles

Policy Intent:
To encourage rural economic activity, 
innovation and diversification whilst ensuring 
that the distinctive character of the rural 
area and the service function of small towns, 
natural assets and cultural heritage are 
safeguarded and enhanced.

Policy Outcomes:
•	 Rural places are vibrant and sustainable 

and rural communities and businesses are 
supported.

•	 A balanced and sustainable rural population.

Local Development Plans:
LDPs should identify the characteristics of 
rural areas within the plan area, including the 
existing pattern of development, pressures, 
environmental assets, community priorities 
and economic needs of each area. The spatial 
strategy should set out an appropriate approach 
to development in rural areas which reflects 
the identified characteristics. The Scottish 
Government’s 6 fold Urban Rural Classification 
2020 should be used to identify remote rural 
areas. Spatial strategies should support the 
sustainability and prosperity of rural communities 
and economies. Previously inhabited areas 
which are suitable for resettlement should be 
identified in the spatial strategy.

Policy 29
a)	Development proposals that contribute to the 

viability, sustainability and diversity of rural 
communities and local rural economy will be 
supported, including:
i.	 farms, crofts, woodland crofts or other 

land use businesses, where use of good 
quality land for development is minimised 
and business viability is not adversely 
affected;

ii.	 diversification of existing businesses;
iii.	 production and processing facilities for 

local produce and materials, for example 
sawmills, or local food production;

iv.	 essential community services;
v.	 essential infrastructure;
vi.	 reuse of a redundant or unused building;
vii.	 appropriate use of a historic environment 

asset or is appropriate enabling 
development to secure the future of 
historic environment assets;

viii.	reuse of brownfield land where a return to 
a natural state has not or will not happen 
without intervention;

ix.	 small scale developments that support 
new ways of working such as remote 
working, homeworking and community 
hubs; or

x.	 improvement or restoration of the natural 
environment.

b)	Development proposals in rural areas should 
be suitably scaled, sited and designed 
to be in keeping with the character of the 
area. They should also consider how the 
development will contribute towards local 
living and take into account the transport 
needs of the development as appropriate for 
the rural location.

c)	Development proposals in remote rural areas, 
where new development can often help to 
sustain fragile communities, will be supported 
where the proposal:
i.	 will support local employment;
ii.	 supports and sustains existing 

communities, for example through provision 
of digital infrastructure; and

iii.	is suitable in terms of location, access, 
siting, design and environmental impact.

d)	Development proposals that support the 
resettlement of previously inhabited areas will 
be supported where the proposal:

i.	 is in an area identified in the LDP as 
suitable for resettlement;

ii.	 is designed to a high standard;

iii.	responds to their rural location; and

iv.	is designed to minimise greenhouse gas 
emissions as far as possible.
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