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Aerial view with the site outlined in red. 
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1.0 Introduction 

The purpose of this Design and Access Statement is to support the Planning Application by 
Allanwater Homes (Ltd) for 69 new homes at the former Milesmark Roads Depot, 3 Carnock Road, 
Dunfermline, Fife. 
 
It demonstrates that a well informed, integrated and creative solution is proposed for the site, in 
accordance with Fife Council’s current design guidance. The document considers the development 
constraints and opportunities, urban design and landscape concept and principals, and summarises 
technical aspects such as drainage and environmental considerations. 

1.1 Purpose of Study 

Project Team: 
 
The following team has been appointed by Allanwater to prepare the planning submission for 
consideration by the Planning Authority: 
 
Architect      Bracewell Stirling Consulting 
Engineer      CRA Consulting Engineers 
Landscape Architect    DWA Landscape Architects 
Acoustic Consultant    Robin Mackenzie Partnership 
Ecology Consultant    Acorna Ecology 
Arboricultural Consultant   Donald Rodger Associates 
Transport Consultant    Systra 
Air Quality Assessment   Airshed 

1.2 Project Team 

Aerial view over the site from the south, showing previous commercial premises to the east and west, both of which have now been demolished to make way for new homes 
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2.0 Site Details 

2.1 Site location & history 

Dunfermline is a town steeped in history. A former Royal Burgh Town and the favoured seat of 
Scot’s kings for over three centuries, Dunfermline was a centre of medieval pilgrimage and the 
burial place of eighteen royals, including seven kings, the last of which was Robert the Bruce. The 
Union of the Crowns in 1603 ended the town’s royal connections, and only a handful of early 
buildings including the Abbey, the Palace and Abbot House survived a great fire in 1624. The 
subsequent decline lasted until the early 18th century, when the town became a centre for linen 
production. The linen industry flourished until power looms made handweavers redundant by the 
mid 19th Century. 
 
In 1909, creation of Scotland’s only Royal Navy Dockyard at nearby Rosyth gave Dunfermline a 
boost, however this coincided with closure of many of the town’s surrounding coalfields. The town 
then suffered further decline following the First World War, one which continued through much of 
the 20th century.  Today however, improved communications and new employment opportunities 
have rejuvenated Dunfermline once again and led to significant growth. Multinational businesses 
such as Sky and Amazon have become large employers within the area, whilst many other residents 
travel into Edinburgh for work. 
 
Today, Dunfermline has much to offer. It is currently has a growing population of over 56,000. The 
majority of shops and retail services are still concentrated in the town centre, around a pleasant 

Dunfermline town historic map from 1823 (site off map area to north-west) Historic map from 1952 with site highlighted 

pedestrianised High Street. Pitencrieff Park covers 31 hectares immediately to the west of the 
Town Centre, the Abbey is one of the best examples of Scots-Norman monastic architecture, and 
the Carnegie Library and Gallery has recently won architectural awards. The town boasts two 
theatres, and is home to a number of sports facilities. Dunfermline has four secondary schools and 
fourteen primary schools, and further education is provided by Fife College. 
 
The application site is located approximately 3 kilometres west of Dunfermline Centre, in an area 
which has been subject to recent residential development and continues to develop, with new 
homes currently being constructed by the Applicant adjacent to the site. 
 
Historical maps confirm previous quarrying and mining history on the site. It is currently vacant and 
is owned by Fife Council, having most recently been used as a transport depot. 
 

Historic map from 1823 with site highlighted 
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2.0 Site Details 

The application site is currently owned by Fife Council and was most recently used as a transport 
depot. The site area is 2.78 Ha. 
 
To the north, the site is bounded by the A907 Carnock Road, running between Dunfermline and 
Alloa. This road is one of the main routes into and out of Dunfermline. The current boundary 
treatment along this edge consists of a 2m high chainlink fence, with barbed wire on top. A 
secondary fence line exist behind much of this fence and consist of timber boarded fencing with 
vertical slats of varying height. A variety of tall unmaintained trees and untended vegetation also 
exist along this edge. Towards the north end of this boundary is the existing vehicle entrance, with 
substantial metal gates across the road and footpath. Beyond this a low stone wall with stone copes 
is found between the pavement and chainlink fence. An existing gas governor is located just within 
the site boundary. 
 
Along the full length of the southern boundary lies the Dunfermline to Alloa cyclepath (National 
Cycle Route no.764), also designated core footpath no.597. on the course of the old Dunfermline to 
Alloa railway line. An established mature tree belt of around 12m depth exists between the site 
boundary and the cyclepath itself, and the boundary is demarcated by a chain link fence. 

2.2 Site Description & Boundaries 

6. Gate onto cycle / core path at south east corner 2. Existing site entrance from Carnock Road 4. Stone wall and fence along western boundary 

The western edge of the site is bounded by Targate Road, a dead end road which terminates at a 
bridge over the cycle path at the south west corner of the site. The boundary here is demarcated 
with a random / coursed stone wall of varying height, retaining a level change of around 1 metre. 
This stone wall has a chainlink and barbed wire fence above. New homes are recently been 
constructed on what was previously the site of a commercial retail warehouse immediately to the 
west of Targate Road. This new development is accessed from Targate Road. 
 
The eastern boundary is less clearly defined and follows the line of a former railway line along part 
of it’s length. Initially running north-east away from Carnock Road, a chainlink fence is located 
approximately 18 metres from the actual site boundary, which is at the bottom of a steeply sloping 
bank down to the boundary. The banking along with the strip of ground which once was the course 
of the railway line is currently given over to unstructured and unmaintained trees and scrub 
vegetation, which permanently overshadow adjacent existing homes. 
 
Further south on this edge, the site boundary turns to run directly south to the cyclepath. This short 
boundary abuts land which is currently being developed for new homes, having previously been part 
of a garage and storage yard. In the extreme south east corner of the site is a gated vehicle access. 

3. Southern boundary to national cycle route 1. Large trees and fence on northern boundary 5 . Level change and existing trees along eastern boundary 
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2.0 Site Details 

2.3 Site Topography & Existing Buildings 

Topographical survey indicating viewpoints 11. Existing buildings on within site 

Site topography generally follows a relatively gently slope up from the east side to the west side of 
the site, with a level change along the northern boundary of just over 7 metres. Both the highest 
and lowest points on the site are found along this edge, from 105.67m to the east rising to 12.97m 
in the western corner. 
 
A similar slope existing along the southern boundary, although the historical railway embankment 
immediately beyond the southern boundary means that the land drops away by around 3m along 
this edge. This bank consists of established woodland planting along it’s complete length. 
 
The site is almost totally level along the western boundary, albeit the existing stone wall is a 
retaining wall along it’s entire length. The site is approximately 1 metre lower that the grass verge 
to Targate Road. 
 
The eastern boundary is also relatively level along it’s length, however the site rises immediately 
within the site along the line of the former railway embankment. There is a further level change 
along the other (west) side of the railway line course. The overall level difference varies by is in 
the order of 4 metres from the neighbouring land along this boundary to the top of the 
embankment. 
 
Level changes elsewhere within the site a far less pronounced, although some localised works to 
create areas of hard standing and buildings with the site result in steep slope of up to 1.5 metres 
towards the eastern side of the site. 

There are no buildings within the site of any architectural merit whatsoever. These consist of a 
rendered masonry building adjacent to the main entrance, with a series of temporary cabins 
behind, and a range of industrial storage and vehicle garages further into the site. None are worthy 
of retention. 

7. Retaining wall along western edge 

10. Existing gas governor 

9. Existing buildings viewed from main entrance 

8. Large trees overshadow existing homes 
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3.0 Planning 

Fife Council adopted the current Local Development Plan (FIFEplan) in September 2017. Within this 
document, the application site is shown as being located within the Settlement Boundary of 
Dunfermline.  
 
Two adjacent sites (DUN 020 and DUN 033), previously given over to non-residential uses, are now 
allocated for housing with the LDP. DUN 020 immediately to the east of the site has already been  
granted Planning Permission and is currently under construction. DUN 033 is currently being 
marketed and “the preferred use for the site is housing”. It should also be noted that the land 
directly to the west of the application site, granted full Planning Permission for residential 
development in 2015 and recently completed, was also previously a large retail warehouse. As such, 
it is clear that an area already established as predominantly residential, is set to continue and grow 
as such. 
 
To the north and north west of the site are three sites (DN 040, DUN 041 and DUN 042) zoned for 
housing. This area is extensive and will eventually accommodate over 900 new houses, a new 
primary school and a new link road (DUN 067) between the western edge of Dunfermline and 
Halbeath. The latter will result in a substantial decrease in traffic along Carnock Road. 
 
The application site is however currently allocated as a Safeguarded Employment Area. 
 
During pre-application stage, several key Policies were highlighted by Fife council which require to 
be addressed. These are set out below. 
 
FIFEplan Policy 1 - Development Principles: 
 
Policy 1 states that: “Development proposals will be supported if they conform to relevant 
Development Plan policies and proposals, and address their individual and cumulative impacts. 
Such development proposals must meet one of the points in Part A and conform to all applicable 
requirements in Parts B and C. 

3.1 Local Plan & Development Policy 

Part A: 
 
1. The principle of the development will be supported if it is either: 

a) Within a defined settlement boundary and compliant with the policies for the location; 
or 

b) In a location where the proposed use is supported by the Local Development Plan. 
 

2. If the Proposal does not meet either of the criteria under 1, above, the principle of   
 development may be supported if the development is for: 

a) Housing on a site which is not allocated in this plan but which accords with the 
provisions of Policy 2: Homes.” 

 
FIFEplan Policy 2 - Homes: 
 
This Policy states that: “Housing developments will be supported to meet the strategic housing 
land requirements and provide a continuous 5-year effective housing land supply; 
 
1. On sites allocated for housing in this Plan; or 
2. On other sites provided the proposal is compliant with the policies for the location. 
 
Where a shortfall in the 5 year effective housing land supply is shown to exist within the relevant 
Housing Market area, housing proposals within this Housing Market area will be supported subject 
to satisfying each of the following criteria: 
 
1. The development is capable of delivering completions in the next 5 years; 
2. The development would not have adverse impacts which would outweigh the benefits of 

addressing any shortfall when assessed against the wider policies of the plan; 
3. The development would complement and not undermine the strategy of the plan; and 
4. Infrastructure constraints can be addressed.” 

Local plan extract showing the application site (shaded lilac) and surrounding area 
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3.0 Planning 

In addition, and of relevance to this proposal, Policy 2 states that: “All housing proposals must… 
include provision for appropriate screening and separation distances to safeguard future 
residential amenity and the continued operation of lawful neighbouring uses in cases where there 
is potential for disturbance.” 
 
The policy goes on to state that: “The strategic housing land requirement in this plan is set out in 
the FIFEplan strategy and is based on the approved TAYplan and SESplan Strategic Development 
Plans and their respective housing nee and demand assessments (HNDA). Planning authorities 
should identify a generous supply of land for each housing market area within the plan area to 
support the achievement of the housing land requirement across all tenures, maintaining at least a 
5 year supply of effective housing land at all times. The levels of housing proposed through this 
plan are shown in figure 2.3.” 
 
Figure 2.3A sets out the housing market land requirement and supply by Housing Market Area from 
2009 to 2026. The site lies within the Dunfermline and West Fife Housing Market Area where there 
is a shortfall of some 4799 units. Figure 2.3B sets out the housing land requirements and supply by 
Housing Market Area between 2016 to 2026, where a shortfall of 4,800 units is noted. 
 
Since the publication and adoption of FIFEplan, SESplan2 has indicated that there may no longer be 
a shortfall in the 5 year effective housing land supply in Fife, including the Dunfermline and West 
Fife Housing Market Area, however SESplan 2 was recently rejected by Scottish Ministers on 
transport grounds. As a result, Fife Council Planning Service’s position with regard to housing land 
supply and requirements and/or shortfall is under consideration. 
 
FIFEplan Policy 5  - Employment Land and Property: 
 
Under Policy 5: “All existing employment area, and those allocated in this Plan, identified on the 
Proposals Map, will be safeguarded for employment use. Proposals for changes of use from 
employment land will only be considered if: 
1. It is demonstrated that the existing building or site cannot be reused or redeveloped for 

employment uses, based on prevailing market conditions which will be determined at the 
date of the application; and 

2. It will not create a shortfall in the 7 year supply of employment land in settlements with a 
population of 5,000 or more. 

 
Policy 5 notes that: “in circumstances where a development would result in a net loss in 
employment land, and there is an overriding justification for that development which is supported 
by Policy 1 Part A2 (Development Principles), developers will be required to replace the existing 
land in an appropriate location to meet the existing and future employment and business needs. As 
defined by Fife Council”. In justifying the loss of employment land, applicants will be expected to 
demonstrate measures taken to seek the prior implementation of the employments allocation, 
including a minimum of 12 months marketing of the site through direct and internet methods and 
consultation with Fife Council and other key agencies, and they will be expected to provide 
evidence of infrastructural or other constraints which has restricted the implementation of the use 
and which will not be overcome in the short or medium term.” 
 
This policy goes on to note that: “The loss of employment land can be compensated with a 
commuted sum payment” and that “the sum should be equivalent to the replacement value of the 
gross area lost, calculated at serviced land value at the time of decision”. 
 
Affordable Housing (Policy 2): 
 
Fife Council Affordable Housing Supplementary Planning Guidance and FIFEplan Policy 2 require 
affordable housing to be provided or contributions made where open market housing developments 
of 20 houses or more are proposed in urban settings, in accordance with figure 2.1. The site lies 
within Dunfermline Housing Market Area, which attracts an Affordable Housing Contribution of 25%. 

3.1 Local Plan & Development Policy 
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National Design Guidance and Best Practice: 
 
Scottish Planning Policy (SPP, 2010) sets out Scottish government policy advice which the Council 
has to have regard to when determining this application. In addition, Scottish Government has set 
its design agenda for new residential development. The following key publications emphasise the 
importance placed on creating places of lasting quality, which are attractive locations to live in and 
use. 
 
Designing Places (2008) identifies six key qualities of successful places: 
 
 Identity 
 Safe and pleasant spaces 
 Ease of movement 
 A sense of welcome 
 Adaptability 
 Good use of resources 
 
Designing Streets (2010) re-prioritises the design of streets from the car to the person: 
 
 Street design must consider place before movement. 
 Street design guidance can be a material consideration in determining planning applications 

and appeals. 
 Street design should meet the six qualities of successful places, as set out in Designing Places. 
 Street design should be based on balanced decision-making and must adopt a multidisciplinary 

collaborative approach. 
 Street design should run planning permission and Road Construction Consent (RCC) processes 

in parallel. 
 
Creating Places Guidance (2013) sets out the comprehensive value good deign can deliver and 
provides design guidance on: 
 

 The value of architecture and place. 
 Consolidation and ambition. 
 A strategy for architecture and place. 
 Resources, communication and monitoring. 
 
Further detail on design is found in the following Scottish Government Planning Advice Notes: 
 
PAN 44 Fitting new housing development into the Landscape sets out approaches which should help 
to relate housing layout more sensitively to the landscape. 
 
PAN 65 Planning and Open Space provides advice on the role of the planning system in protecting 
and enhancing existing open spaces and providing high quality new spaces. 
 
PAN 67: Housing Quality sets out how high quality housing can be secured through the design and 
planning process and includes an urban design toolkit. 
 
PAN 68: Design Statements focuses on advice regarding the structure and consistency of approach 
to ensure that Design Statements are used more effectively to create places of lasting quality. 
 

PAN 75: Planning for Transport aims to create greater awareness of how linkages between planning 
and transport can be managed. It highlights the roles of different bodies and professions in the 
process and points to other sources of information. 
 
PAN 77: Designing Safer Places aims to ensure that new development can be located and designed 
in such a way that helps to discourage antisocial and criminal behaviour. 
 
PAN 78: Inclusive Design focuses on the need for new developments to accord with the Disability 
Discrimination Act (DDA) 2005 and to provide accessible environments. 
 
PAN 83: Master planning which aims to promote the use of master planning to create better 
places, achieve more effective master planning and more consistency in the presentation of master 
plans, encouraging good practice through a range of exemplar case studies. 
 
The proposals have sought to apply this guidance and comply with policy set out in SPP, Designing 
Places and Designing Streets. This is demonstrated in following chapters this Statement. 

3.0 Planning 

3.2 Planning Guidance 

Designing Places and Designing Streets documents 
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Allanwater Homes first submitted a Proposal of Application Notice in July 2016 (ref: 16/02555/
PAN). This followed unsuccessful attempts by Fife Council, in conjunction with DM Hall Chartered 
Surveyors, to market the site as an ongoing industrial depot or commercial development site, and 
discussions between Fife Council officials and Allanwater Homes, at which the merits of the council 
vacating the site were discussed. As adjacent sites to both the east and west of the site had already 
been successfully changed from commercial to residential use, and further emerging housing sites 
identified within the then emerging Local Development Plan, the benefits of this approach were 
apparent.  
 
A public exhibition was held in the Baldridgeburn Community Centre from 29th August to 1st 
September 2016, and a drop in session took place on 2nd September 2016, when the proposals could 
be discussed with the design team. As a result of this, six written responses from members of the 
public were received, with points raised including: 
 
 Strip of woodland between site and cycle route to remain a wildlife corridor. 
 Puffin crossing required on Carnock Road. 
 Concerns over private driveways onto Carnock Road. 
 Request that large trees to Carnock Road are removed to alleviate current overshadowing. 
 Concerns over flooding. 
 
A Planning Pre-Application for residential development of approximately 70-80 houses with 
associated infrastructure and landscaping for the site was submitted in 2018 (ref. 18/03587/
PREAPP) instigating formal internal consultations within Fife Council, and a written response was 
received in July 2019. This raised a number of key Policy issues, along with site specific advice and 
general processing requirements. These points are addressed within following sections of this 
document. 
 
As some time had elapsed since the original consultation, a further public exhibition and 
Community Council consultation was arranged. The former took place between April 22nd and 25th 
2019, with a drop in session being held on the 26th April. On this occasion 3 public comments were 
received, covering: 
 
 Concerns regarding schools capacity. 
 Concerns regarding large trees to Carnock Road which currently overshadow existing homes. 
 
The consultation with Milesmark Community Council took place at Baldridge Community Centre on 
28th May 2019, where comments received included the following: 
 
 Concerns regard access from private driveways onto Carnock Road. 
 Concerns regarding congestion on, and access to and from Carnock Road. 
 Suggested pavement upgrade along Carnock road. 
 Queries regarding the proposed new school on nearby site. 
 Questions regarding energy and solar panels. 
 Questions regarding levels and building heights. 
 Concerns regarding overshadowing from existing and proposed new trees. 
 
A separate Pre Application Consultation (PAC) report is submitted in support of this application. 

3.0 Planning 

3.3 Pre-application Consultation 

Local Planning Policy Guidance: 
 
Fife Council’s “Making Fife’s Places” Supplementary Guidance document (2018) encapsulated Fife 
Council’s expectations for the design of development within Fife, and forms the basis of FIFEplan 
Policy 14, Built and Historic Environment. It relates the core principles of good design as these 
specifically relate to the local context of Fife. It explains the role of good design in creating 
successful places where people will want to live, work and play through an integrated approach to 
buildings, spaces and movement.  
 
The Council will look for evidence to demonstrate that the six qualities of successful places have 
been taken account of and that the proposals meet the following six qualities: 
 
 Distinctive; 
 Welcoming; 
 Adaptable; 
 Resource efficient; 
 Safe and pleasant; and 
 Easy to move around and beyond. 

Creating Places and Making Fife’s Places documents 

3.2 Planning Guidance 
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 Proposed change of use would result in a loss of employment land: 
 
Response: FIFEplan Policy 5 confirms that change of use may be considered if it is demonstrated 
that the building or site cannot be reused or redeveloped for employment uses, and it will not 
create a shortfall in the 7 year supply of employment land. 
 
Fife Council have declared the site surplus to current operational requirements and, through DM 
Hall, attempted unsuccessfully to market the site for employment or industrial use. By closing the 
current depot, Fife Council have effectively accepted that the site’s current status is “vacant” and 
that employment land is now a previous use. There should be no requirement for the applicant to 
replace lost employment land, as the site currently has no employment or business function. In it’s 
current condition, development of the site will not result in a net loss of employment land, as this 
loss has already taken place. 
 
 Affordable Housing: 
 
Response: Fife Council’s Housing Supplementary Planning Guidance and FIFEplan would require 
that 25% of the total units are made available as affordable housing. However, as discussed 
previously with Fife Council Housing Services, an overprovision of affordable units is being delivered 
on the applicant’s previous site on Carnock Road, and as such, no affordable units are proposed 
here. 
 
Furthermore the site is a heavily contaminated vacant and derelict brownfield site, and as such is 
covered by the exemptions as set within the Affordable Housing Supplementary Guidance. 
 
A separate Planning Supporting Statement which further details the justification against these 
policies has been prepared by the applicant and is submitted in support of the Planning Application. 
The following sections include further responses to design and other issues raised within the Pre-
Application response, Community Council presentation, and public comments. 

3.0 Planning 

 

Public Exhibition display boards    

3.3 Pre-application Consultation 

3.4 Pre-application & Policy Response 
The pre-application response from Fife Council dated July 2019 raised several key issues on which 
the viability of the site and the current Planning Application depends. The applicant’s responses to 
these points are as follows: 
 
 The site is allocated as a Safegaurded Employment Area within the FIFEplan LDP: 
 
Response: FIFEplan Policy 2 states that residential development will be supported in order to meet 
strategic housing land requirements and provide a continuous 5 year effective housing supply on 
sites not currently allocated for housing, where a shortfall in the 5 year effective housing land 
supply is shown to exist within the relevant Housing Market Area, provided the following criteria are 
satisfied: 
 
 The development is capable of delivering completions in the next 5 years; 
 The development would not have adverse impacts which would outweigh the benefits of 

addressing any shortfall when assessed against the wider policies of the plan; 
 The development would complement and not undermine the strategy of the plan; and 
 Infrastructure constraints can be addressed. 
 The proposals include provision for appropriate screening or separation distances to safeguard 

future residential amenity and the continued operation of lawful neighbouring uses in cases 
where there is potential for disturbance. 

 
It is clear that all of the above criteria can be met. The strategic housing requirement as set out in 
FIFEplan confirms that there is there is a substantial shortfall of units. Whilst the proposed 20116 
SESplan suggests that there may no longer be a shortfall, this document has been rejected by 
Scottish Ministers. Until such times as it is amended and/or adopted, it’s findings cannot supersede 
that of the current FIFEplan and it must be assumed that there is a considerable housing shortfall 
within the Dunfermline and West Fife HMA. 
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4.0 Site Appraisal 

4.1 Local Character & Identity 

Most historic buildings in Dunfermline are found within the central Conservation Area, the boundary 
of which is around 1.5 kilometre from the site. Dunfermline Abbey dates from 1128 and is 
acknowledged as the finest surviving example of Scots Norman Architecture. Numerous other 
historic buildings are located in the centre, such as the 15th Century Abbott’s House, and the 
Carnegie Library, the first of many buildings to be funded by Scottish philanthropist Andrew 
Carnegie. A substantial part of the Conservation Area is occupied by Pittencrieff Park, known locally 
as “The Glen” which has recently been recently restored and renovated along with Pittencrieff 
House, now a museum, as its centerpiece. Dunfermline High Street is pleasant and pedestrianized, 
and home to a number of other buildings of historic interest. 
 
The local character around the application site owes more to 20th Century development than to 
historical influences. Originally Milesmark and Rumbling Well were small villages and remained so 
until a variety of houses and flats were built along Carnock Road during the 20th century. As 
housing continued to be built these villages became part of neighbouring Dunfermline, and the 
resulting character is a wide range of house types and sizes. Milesmark Primary School is the 
nearest Listed Building. Whilst there are a few retail and business premises in the area, the 
character is overwhelmingly residential in nature. To the south of the site, on the other side of the 
cycle path lies open fields over which are a number of disused mineshafts and quarries. 

Pittencrieff House Pittencrieff Park 

0                  0.5km 

Application site 

Dunfermline Abbey 

Pittencrieff Park 

Carnegie Library 

Abbott House Pittencrieff House 

Conservation Area 

Abbott House 

Milesmark Primary School High Street 

Dunfermline Abbey 

High Street from Pittencrieff Park 
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4.0 Site Appraisal 

4.1 Local Character & Identity 

High Street and City Chambers 

High Street and Market Cross 

Milesmark Primary School, Carnock Road 

A907 at Rumblingwell 

Housing on Carnock Road, west of the site Housing at Parkneuk Road, Rumbingwell Nearby housing at Blackburn Avenue 

Nearby housing at the Castings 

New housing on adjacent site 
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4.0 Site Appraisal 

The site is constrained on all sides by the parameters noted in section 2.2. Carnock Road runs the 
full length of the northern boundary and Targate Road runs the full length of the western boundary. 
An established woodland tree belt runs between the site boundary and the public cycle path along 
the entire southern edge. A significant level change just beyond the site boundary also exists along 
this edge. Along the eastern boundary, the site perimeter is also well defined with existing 
properties and consented housing development on adjacent land. 
 
The main constraints within the site affect three of the site boundaries. Halfway along the northern 
boundary is an existing gas governor, around which is a 10 metre exclusion zone. From here, a gas 
mains runs eastwards along the northern boundary before turning south-east, across the site, and 
turning south to cross the southern boundary close to the south-east corner. Existing water mains 
and sewers are located within the site along part of the northern boundary, and a Scottish Water 
wayleave exists along this zone as well as along the length of the western boundary. In addition to 
respecting the required stand off distances, coordinating proposed new and existing services to 
involve unnecessary requires particular attention. 
 
Towards the south eastern corner of the site an existing mineshaft and exclusion zone are located. 
Other constraints are the site levels around the eastern side of the site, where a steep embankment 
exists as a result of the previous railway line, and along the western boundary, where the existing 
stone wall is retaining with a level change of up to 1 metre. 
 
There are a number of apparently established trees across the site, however these are 
unmaintained and none are worthy of retention. 
 
The overriding opportunity which the current application presents is to enhance the Carnock Road 
edge. Historically this site has presented an unappealing and unkept frontage, and the new 
treatment along the edge will be of key importance. The existing site entrance is grim and 
unfriendly, and the opportunity to create a welcome arrival space will be taken. As the sites 
immediately to the east and west, both previously commercial, are currently being developed for 
new homes, the opportunity exist to form a coherent residential street frontage for the first time. 
Once the new link road (DUN 067) between the western edge of Dunfermline and Halbeath is 
completed, the character of Carnock Road will change significantly. 
 
Improving site permeability also presents a key opportunity, and connections to the existing public 
cycle / footpath will be created. Removal of existing large trees and sensitive landscaping will also 
benefit existing neighbouring homes. 

4.2 Constraints & Opportunities 

Existing woodland to cycle route Opportunity to improve connections Opportunity to enhance Carnock Road edge Existing overshadowing 
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4.0 Site Appraisal 

There are no long range views into or out of the site. However the short range aspect to and from 
Carnock Road has already been noted and provides a major opportunity for improvement. Site 
development will need to respect views along the existing cycle path, and to this end, views into or 
out of the site from the southern edge will not form part of the proposals. The change in levels and 
water services wayleave along the western edge, and existing properties to the east will mean that 
creating meaningful views into and out of the site will also not be desirable or practical.  
 
Many of the new homes will therefore have their main aspect to within the site, over new public 
open space, new landscaping, and new circulation routes through the site. 

4.5 Local amenities 

The site is well placed to take advantage of the surrounding local amenities. There are several local 
shops and take-aways in nearby Rumblingwell, including a small Scotmid supermarket. The nearest 
large supermarket is Tesco to the north-west of the centre, just 1.5 miles from the site. As already 
noted, the town centre has a wide selection of retail outlets, plus numerous café’s, bars and 
restaurants. Dunfermline town centre also has an impressive selection of entertainment and leisure 
facilities, all within easy access of the application site. The Carnegie Hall, Alhambra Theatre and 
the Carnegie Library and Gallery provide cultural entertainment, and the Carnegie Leisure Centre 
includes swimming pool, gyms and a fitness classes. 
 
The site is within 350 metres of Baldridge Burn where public open space and the nearest children’s 
play area can be found. Within the town centre, Pitencrieff Park and Dunfermline Park are both 
impressive public facilities. 
 
Dunfermline is well served by fourteen primary schools and four secondary schools. Milesmark 
Primary School is currently closest to the site, although the current LDP includes proposals for a 
new primary school as part of the allocated residential development north of the application site. 
Queen Anne High School is the closest secondary school. Further education is provided by Fife 
College, providing courses for over 10,000 students annually. 

4.3 Movement & Connections 

0                  0.5km 

Application site 

Rumblingwell 

Carnegie Library 

Carnegie Leisure Centre 

Queen Anne High School 

Milesmark Primary School 

High St. 

Baldridge Play Area Tesco 

Pittencrieff Park Alhambra Theatre 

Carnegie Hall 

Dunfermline Park 

4.4 Views 

The site is well served by the existing road network. As already noted, Carnock Road is currently 
the main vehicle route into and out of Dunfermline from the west. When the proposed new link 
road is complete, this will reduce traffic on Carnock Road and further improve connections, whilst 
substantially reducing traffic past the site. Separate cycle / pedestrian connections are served by 
the Dunfermline to Alloa cyclepath (National Cycle Route no.764). This route is also designated core 
footpath no.597 by Fife Council. Together, the established network or roads, footpaths and cycle 
route give easy access to the nearby primary school, community centre and other local facilities, as 
well as the town centre which is just 3 kilometres miles away. 
 
The site is well served by existing bus routes, with bus stops on Carnock Road directly opposite the 
site (eastbound services) and about 100m away (westbound services) with local buses every 30 
minutes during week daytime, and easy connections from Dunfermline central bus station. 
 
As already noted, enhanced pedestrian and cycle route connects are a key opportunity presented by 
the current proposals. The site layout has been designed in accordance with Making Fife’s Places 
Supplementary Guidance and Fife Council Transportation Development Guidelines. 
 
A transport assessment has been undertaken and is submitted in support of this application. 
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4.0 Site Appraisal 

4.5 Local amenities 

Rumblingwell Scotmid Milesmark Primary School 

Dunfermline High Street 
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Carnegie Library and Gallery Carnegie Leisure Centre 
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5.0 Design 
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5.0 Design 

The design has been developed in accordance with the design principles set out within recent 
Scottish Government planning guidance such as Designing Places, Designing Streets and Creating 
Places. People and communities are at the heart of all of these Policy Statements. Successful 
places can unlock opportunities, build vibrant communities and contribute to a flourishing 
economy. Policy and Planning advice requires that: 
 
 Land and resources are used efficiently,  
 A range of housing type and tenure are available,  
 The design of new developments reflects and enhances the character of the local area; and 
 New neighbourhoods provide inclusive, secure and attractive places for people to live. 
 
Key design objectives are to provide a clear hierarchy of attractive streets and spaces that are 
clearly defined and relate to the local architectural surroundings, creating a safe, pleasant and 
distinctive neighbourhoods in which it is easy for people to find their way around. 

5.1 Design Guidance 

The site provides excellent opportunities to create a vibrant new neighbourhood, and key principles 
of the current proposals are to: 
 
 Create a positive frontage onto Carnock Road 
 Create key frontage onto new landscaped open space and key nodes within the development. 
 Enhance movement along Carnock Road, and through the site. 
 Improve connectivity and enhance pedestrian and cycle links through the site. 
 Create a positive new access from Carnock Road into the new development. 
 Enhance and develop the emerging residential feel along this part of Carnock Road. 
 Create distinctive streets, nodes and open spaces, which provide a safe and attractive 

environment in which to live. 
 
The proposals will meet the requirements and aspirations of the Kingdom Park Masterplan, the 
phase 1 Development Brief and Making Fife’s Places Planning Policy guidance, as required under 
condition 2(h) of Planning Approval 10/01774/EIA as set out below: 
 
DESIGN GUIDANCE: 
The 6 qualities of successful placemaking will be met in the following ways: 
 Distinctive character zones will be created throughout the new neighbourhood with use of 

contrasting landscaping, boundary treatment and building materials, and the introduction of 
nodes which will feature enhanced materials and distinctive planting features. 

 The development will be welcoming, with a positive frontages, alternative access points and 
routes through the site, and a positive new access from Carnock Road. The layout will 
encourage permeability and natural surveillance throughout. 

 A variety of house types and sizes will be provided, ensuring the layout is adaptable to future 
settlement growth and changes. 

 Compliance with Fife Council’s “Low Carbon Fife” guidelines will ensure a development which 
is resource efficient. Retaining the existing stone wall on the western boundary and existing 
services also ensures resource efficiency. 

 A safe and pleasant environment will be created by forming pedestrian priority nodes, use of 
shared surfaces and a separate cycle path, promoting natural surveillance, and promoting 
access to and from public open space. New homes will respond to their individual settings to 
ensure a series of meaningful character areas are created. 

 The neighbourhood will be easy to move around and beyond, with movement through the 
site being encouraged and alternative access points enhancing permeability. 

5.2 Design response 



20 

 

Milesmark, Dunfermline : Design & Access Statement 

5.0 Design 

The design strategy of the landscape proposals is to work with the existing constraints and 
opportunities within the site to create a new green environment which responds to the new 
residential use of the site. 
 
A new frontage to Carnock Road to the north will be formed and will be lined with railings and 
evergreen hedges, with feature walls at the entrance to the site. 
 
Three large areas of open space will be distributed around the site and provide opportunities for 
residents to use the immediate environment for amenity and recreational activities.  SUDs 
attenuation will be incorporated into these spaces in a low-key fashion using underground storage 
and surface swales to subtly direct and attenuate excess water whilst being integrated into the 
layout of the site. 
 
The woodland belt to the south will be protected and the existing boundary wall to the north west 
retained. New belts of planting and trees introduced across the development will enhance existing 
tree cover and connectivity between the green corridor to the south and through the site via the 
open spaces. 
 
Public Open Space will exceed the requirements set out in FIFEplan Policy 3, Infrastructure and 
Services, and Making Fife’s Places Supplementary Guidance. Open space in excess of 60m2 per 
house will be provided. 

5.3 Landscape Strategy 

Section 3.4 responds to the three key factors arising from Fife Council’s pre-application response 
dated July 2019, namely: 
 
 The site is allocated as a Safegaurded Employment Area within the FIFEplan LDP; 
 Proposed change of use would result in a loss of employment land; and, 
 Affordable Housing. 
 
In addition, a separate Planning Supporting Statement has been prepared by the applicant, and is 
submitted in support of the Planning Application. 
 
A number of the other site specific comments contained within the pre-application response have 
been addressed as follows: 
 
 Existing stone walls to Carnock Road cannot be retained as it has been agreed that the 

pavement along this length of road will be widened to provide a 3.0 metre wide cycle / 
footpath which will link up with a cycle / footpath through the site and on to the existing 
National Cycle Route. 

 Existing stone walls along the length of Targate road will be retained and made good where 
required. 

 Where existing stone walls are removed, this will be undertaken carefully, stone set aside and 
the best of it will be used for entrance feature / public art walls either side of the new 
entrance. 

 It is accepted that the existing trees within the site are not worthy of retention, however 
careful attention has been paid to the landscaping along the length of Carnock Road in order 
to mitigate their removal. To the eastern side, a row of smaller new trees will acknowledge 
the existing trees to be removed whilst ensuring the current overshadowing to existing 
residents property no longer occurs, and provides a visual barriers around the gas governor. 
The existing woodland planting along the south side of the site will, however provide a strong 
backdrop to the new neighbourhood. 

 To the western end of the Carnock Road frontage, an alternative but strong boundary 
treatment is proposed, with low metal railings and hedges. All of these new homes will 
include in-curtilage turning facilities which will mean reversing out onto Carnock Road will not 
be required. 

 Due to the level difference to the eastern side of the site, where the existing railway 
embankment, existing wayleaves and service requirements result in a necessary level change, 
houses have been re-orientated to pull them back from the boundary, and only low planting 
will be used, in order to minimise the impact on existing homes. 

 Corner turners and active gables will be utilised in key locations to ensure maximum natural 
surveillance and visual interest. 

 A 3.0 metre wide cycle / footpath has been included running from the north-west corner of 
the site, along Carnock Road, into and through the site, to link up with the NCR cycleway on 
the southern boundary. 

 In curtilage and off street visitor parking will be in accordance with Fife Council’s Transport 
Development Guidelines. 

 
Natural Heritage, noise and air quality requirements have all been addressed through separate 
reports which have are submitted in support of the Planning Application. Biodiversity Enhancement 
is covered in greater depth within Landscape strategy and Landscape Proposals sections 5.3 and 
5.8. Site contamination will be addressed in accordance with a Phase II Geo-environmental and 
Geotechnical Interpretive Report, also submitted with the Application. 
 
A separate Energy Statement of Intention and Sustainability Statement are also submitted as 
required. 

5.2 Design response 
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5.0 Design 

5.4 Proposed Site Layout 
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5.0 Design 

5.5 Character Zones 

The proposed layout will provide a four distinctive character zones: 
 
 CARNOCK ROAD EDGE: Plots 1-10 all provide positive frontage onto Carnock Road. The 

building line will be set far enough back so as to provide these homes with visual privacy, 
allow cars to turn within the curtilage, and accommodate the existing water wayleave. Metal 
fence and hedge boundary treatment will provide a soft yet formal edge and acknowledges 
the existing previously unmaintained plantlife which requires to be removed. 

 
 NEIGHBOURHOOD ENTRANCE: New and distinctive stone walls are proposed either side of the 

main entrance to the development using stone salvaged from existing stone walls to be 
removed, and will incorporate public art in the form of corten steel panels. These panels will 
make reference to Dunfermline’s heritage, with details to be agreed with the Planning Officer 
in due course. The 3m pedestrian / cycleway will turn into the side with a short avenue verge 
on the other side of the road. 

 
 GREEN COURTYARD: The western half of the site interior is centred around an informal area 

of landscaped open space, aspects onto which all of the houses will benefit. A shared surface 
secondary road will connect 2 shared surface nodes and the whole area will benefit from a 
backdrop of mature trees which are located along the southern boundary. 

 

 SECONDARY LANE AND COURTYARD: The eastern half of the site will consist of a shared 
surface lane leading terminating at a courtyard where different massing will be created with 
terraced house types and cottage flats. The 3 metre pedestrian cycleway will pass through 
this courtyard and connect to the NCR beyond, benefitting from through traffic The area will 
also benefit from a backdrop of mature trees to the south. 

 
Other key characteristics will be utilised throughout: 
 
 POSITIVE FRONTAGE: houses will front onto street, lanes and courtyards to provide natural 

surveillance. 
 CORNER TURNERS: Corner turner house types will provide dual frontage where appropriate. 
 STREETS: Secondary streets and lanes will consist of changes of surface treatment, speed 

tables and road narrowing. Along with raised junction nodes in contrasting materials, this will 
define pedestrian focused streets and encourage slower vehicle speeds. 

 MATERIALS: Materials will be carefully chosen to help differentiate and define key character 
zones and streetscapes as appropriate.  

 BOUNDARY TREATMENT: Enhanced boundary treatment will be used to define key streetscapes 
and nodes as appropriate. 

 

Positive frontage 

Paths through open space 

Existing trees provide green backdrop 

Natural surveillance 
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5.0 Design 

5.5 Character Zones 
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5.0 Design 

5.5 Character Zones 
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5.0 Design 

5.5 Character Zones 
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5.0 Design 

The architecture and form of the new neighbourhood will reflect the buildings and tradition of the 
surrounding area. Dwellings will be simple in form with pitched roofs and traditional fenestration. 
Primary elevations will address streets providing positive frontage, with dual aspect corner turners 
used in many appropriate locations. Frontage will also be provided to public open space. Detailing 
will be kept simple and traditional. 
 
The proposed palette of materials will allow colours and finishes to be chosen which will enhance 
and define the character zones, nodes and key building as described in previous sections, but will 
also ensure that the new neighbourhood reads as a complete and coherent place. 

5.6 Architecture and materials 5.7 Design Proposals 
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5.0 Design 

5.8 Landscape Proposals 

Tree cover is specified throughout the development with larger trees in areas of open space to give 
scale and smaller more decorative trees within garden spaces.  Where possible fastigiate trees have 
been incorporated to main routes to increase impact of height whilst limiting canopy spread and 
potential intrusion close to buildings.   

Hedge planting has been proposed throughout the site as a means to enhancing the connectivity of 
the green spaces and also to create soft boundaries between public and private spaces.  Mixed 
native hedging has been proposed for public open spaces, and Photinia ‘Red Robin’ and Escallonia 
evergreen hedging in private spaces to create definition between these types of areas. 

Shrubs within gardens have been selected to promote colour and amenity value and wherever 
possible to encourage invertebrates – particularly bees.  This helps to promote biodiversity goals 
and has a wider impact on the environment beyond the site. 

In areas of boundary or structural planting a mix of Dogwood species (Cornus) have been proposed 
to provide a continuous block of substantial planting but at a more appropriate scale within the 
residential setting than woodland or hedgerow species.  These should provide an attractive feature 
in both summer and winter. 
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5.0 Design 

5.9 Inclusive Design 
The development will be in accordance with PAN 78 on inclusive design and the current building 
regulations. This will apply to the buildings and public realm, and will include all footpaths, open 
space and access to the public transport network and local facilities, as well as full level access to 
and within all new homes. 
 

5.12 Sustainability 
The application site is within the existing Dunfermline settlement boundary, and as such is close by 
a variety of local amenities and public transport network. Existing habitat along the southern 
boundaries will be retained and/or enhanced, and new landscaping will balance the loss of existing 
poorly maintained trees and planting within the site. A separate Ecologists report has been 
submitted in support of the application. 
 
The existing green network will be enhanced, with improved pedestrian and cycle connections 
through the site and beyond. The development will utilise existing utilities and drainage 
infrastructure, and will incorporate sustainable urban drainage to minimise surface water run-off. 
Existing services and wayleaves will be retained to avoid unnecessary excavation. The proposed site 
levels have been established to minimise the need to remove spoil off site. 
 
The new homes will be constructed in accordance with the latest Building Regulations with 
increased insulation to the fabric of each dwelling and renewable energies incorporated. Building 
materials will be from local or sustainable sources. Other efficiency measures will be explored, to 
ensure sustainable construction methods such as timber frame and offsite construction where 
viable. 
 
An Extended Phase 1 Habitat Survey is submitted in support of the Planning Application. 

5.11 Drainage & SUDs 
A separate Flood Risk Assessment has been carried out and is submitted in support of this 
application. 
 
Full outline and detailed drainage proposals for the application site are included with the 
application. Drainage SUDs attenuation will be incorporated within 2 of the 3 pub,ic open spaces, 
with the use of modular underground storage cells and surface swales ensuring a low key approach 
to subtly direct and attenuate excess water whilst being integrated into the layout of the site. 
 
A separate Drainage Strategy has also been prepared and is submitted in support of the Planning 
Application. 

5.13 Refuse & recycling 
Refuse and recycling facilities will be in accordance with Fife Council guidance. Hardstanding will 
be provided within the curtilage of each new dwelling, and it will be the responsibility of the 
householders to present bins at the kerbside on collection days. 

Access to the site is as noted elsewhere with the main access onto Carnock Road with additional 
pedestrian and cycle access points. The street pattern will demonstrate a clear hierarchy with local 
road narrowing, nodes and shared surfaces all helping to create a pedestrian focused environment.  
 
The pavement along part of Carnock Road will be widened to create a 3m wide footpath/cycleway. 
This 3m wide route then turns through the site and joins the existing National Cycle Route (NCR 
no.764). Further pedestrian access will be formed at the east end of the Carnock Road frontage, 
and the result will be a new neighbourhood which integrates with and enhances existing routes. 
 
A separate Transport Assessment is submitted in support of the application as requested within the 
pre-application consultation response. 

5.10 Transport & access 

As noted elsewhere, salvaged stone from the existing low perimeter walls to be removed from the 
Carnock Road frontage will be reused to form feature walls either side of the new entrance. The 
design of these feature walls will be developed in conjunction with Fife Council, however it is 
envisaged that these could include a seating area overlooking the adjacent public open space and/
or corten steel panels making reference to Dunfermline’s heritage. 

5.14 Public Art 
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6.0 Conclusion 

This Design and Access Statement has been prepared to illustrate the design concept and principles 
behind the proposals submitted with the application and should be read in conjunction with the 
drawings and supporting material submitted. 
 
The application to which this statement relates represents a unique opportunity to tie the existing 
and recently consented new homes together to form one unified cohesive neighbourhood, 
rejuvenating a currently unused and unmarketable commercial site on contaminated brownfield 
land, and vastly improving the local environment.  
  

The layout will deliver a new neighbourhood which will be traditional, legible, permeable and 
attractive. The site is well located to take advantage of existing facilities and will integrate with 
the surroundings and recent and ongoing development to the east and west. The design and form of 
the new neighbourhood will be informed by the local character, and the use of materials and 
arrangement of new homes will ensure that a pleasant, safe and stimulating place to live is 
realised. 
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