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FPRB Reference: 25/426

	Review Decision Notice



Decision by Fife Planning Review Body (the FPRB)

· Site Address: Laburnum Bank, Links Place, Elie Leven
· Application for review by Mr Eric Beard against the decision by an appointed officer of Fife Council
· Application 25/02681/FULL for Full Planning Permission for Erection of boundary gates and formation of new vehicular access and hardstanding
· Application Drawings:
01 - Location Plan, 02 - Proposed Block Plan, 03 - Proposed Site Plan, 04 - Elevations existing and proposed, 05 - Design 
· No Site Inspection took place.

Date of Decision Notice:  15th September 2026


Decision

The FPRB reverses the determination reviewed by them and approved Planning Permission subject to the condition(s) and reason(s) outlined below in section 4.0.

1.0 	Preliminary
        
1.1 	This Notice constitutes the formal decision notice of the Local Review Body as required by the Town and Country Planning (Schemes of Delegation and Local Review Procedure) (Scotland) Regulations 2013.
        
1.2 	The above application for Planning Permission was considered by the Fife Planning Review Body (FPRB) at its meeting on 31 August 2026.  The Review Body was attended by Councillors David Barratt (Convener), Jane Ann Liston, Altany Craik, Lynn Mowatt and Gordon Pryde.

2.0 	Proposal    

2.1 	The application site relates to an existing pedestrian access which serves a traditional dwellinghouse located within Elie and Earlsferry Conservation Area and Elie and Earlsferry settlement boundary, as designated in the adopted FIFEplan (2017).  The dwellinghouse is located off Fountain Road and is not listed.  It is enclosed to the rear by a high natural stone boundary wall which includes a pedestrian access off Links Place.  Links Place is a narrow road with limited on-street parking.  Many residents within the immediate area park on the street as several of the surrounding dwellings have no provision for in-curtilage parking whilst other dwellings are served by independent vehicular accesses to Links Place. 

2.2 	The appeal proposal seeks permission for the erection of boundary gates and the formation of a new vehicular access and hardstanding.



2.3 	The relevant planning history for the appeal site is as follows: 
· 05/02340/EFULL - Alter and extend dwellinghouse (including roof terrace) - permitted no conditions - 27.10.2005. 
· 13/00235/FULL - Erection of outbuilding (removal of existing) - permitted with conditions - 04.03.2013. 
· 17/03124/FULL - Formation of vehicular access and hardstanding - refused - 08.01.2018.

3.0 	Reasoning    

3.1 	Firstly, the FPRB then assessed the road and pedestrian safety considerations of the appeal proposal against Policies 13 of NPF4 and Policies 1 and 3 of FIFEplan.  They found that: 
· The FPRB considered matters relating to vehicles entering/exiting the site, pedestrian safety and parking requirements. 
· With respect to road safety, the FPRB noted previous concerns raised in relation to the historic ‘2017 refusal’ and that the appellant sought to respond to these within the current appeal proposal.  They also acknowledged that the speed limit on Links Place had been reduced to 20mph. 
· Turning to visibility splays, they noted that the proposal failed to meet the recommended splays, largely relating to the presence of the existing stone piers on either side of the vehicular entrance.  However, they placed significant weight on the benefits attributed to the inclusion of a turning area (not included in the previous ‘2017 refusal’).  They contended that this would allow for vehicles to exit in a forward direction at slower speed, affording future users an opportunity to observe any pedestrians using the footpath or any oncoming vehicles.  They agreed that this would reduce potential road and pedestrian safety risks and support a relaxation to the visibility splay guidelines. 
· They also acknowledged that prevailing character of the area contained a series of vehicular crossings to Link Place, some with reduced visibility splays and some requiring vehicles to reverse directly onto Links Place (i.e. directly adjacent to the site).  Cumulatively, the FPRB therefore agreed that approving the proposal should not result in any significant adverse road or pedestrian safety concerns.
· Regarding parking, the FPRB noted that the existing property contained no 
off-street car parking provision and that the applicant currently parked on Links Place.  They noted concerns from the Community Council around the loss of 
on-street parking but suggested that the proposal would result in the loss of one parking space whilst providing two additional off-street parking spaces.  As such, the FPRB considered that the proposal would be acceptable given that it would result in a net increase of one car parking space within the immediate area. 
· The FPRB supported the installation of electric vehicle charging within the site and were encouraged that this could play a part in reducing the applicant’s carbon emissions.  They placed weight on the benefits associated with this design component. 
· With respect to pedestrian safety, whilst some concerns were noted, the FPRB agreed that vehicular access to/from the site would create a form of development typically expected by pedestrians.  They noted the adjacent access but resolved that one additional vehicular access onto Links Place in this location would not result in unacceptable pedestrian safety risk. 
· Overall, it was concluded by the FPRB that, given the inclusion of a turning area allowing vehicles to enter and exit in a forward direction, flexibility could be applied to visibility spays.  As such, they agreed that the proposal would not give rise to any significant adverse road or pedestrian safety concerns.  They therefore determined that the appeal proposal would be acceptable and would accord with NPF4 Policy 13 and Policies 1, 3 and 10 of FIFEplan with respect to road safety. 
· The FPRB therefore overturned the Appointed Officer’s reason for refusal relating to road safety and agreed that it should not be a reason to refuse the appeal. 

3.2 	The FPRB concurred with the Appointed Officer’s position in relation to the other planning considerations that did not form part of the original refusal reasons.  They contended that these matters did not have any material impact in changing their position on this application.

3.5	Overall, the FPRB concluded that despite failing to meet the visibility splay guidelines, the inclusion of a turning area would allow for vehicles to enter/exit in a forward direction and would not give rise to any significant detrimental road and pedestrian safety impacts.  It was therefore determined that the proposal would be acceptable when assessed against the relevant Development Plan provisions, complying with NPF4 Policy 13 and FIFEplan Policies 1 and 3.  The FPRB not consider there to be any other matters for consideration or any material considerations which would outweigh the Development Plan position.  The FPRB therefore decided that planning permission should be granted, overturning the Appointed Officer’s decision.

4.0	Decision  
  
4.1	The FPRB reverses (approves) the determination reviewed by them and grants planning permission subject to the following conditions and reason(s):   

1. The development to which this permission relates must be commenced no later than three years from the date of this permission.   
 
Reason: In order to comply with the provisions of Section 58 of the Town and Country Planning (Scotland) Act 1997, as amended by Section 32 of The Planning (Scotland) Act 2019.   

2. BEFORE ANY WORK STARTS ON SITE, details of the specification and colour of the proposed external finishes (stained hardwood) shall be submitted for approval in writing by this Planning Authority.  

Reason: In the interests of visual amenity; to ensure that the external finishing materials are appropriate to the character of the area. 


								…………………………………………….. 
								Proper Officer







NOTICE TO ACCOMPANY REFUSAL ETC.
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997

Notification to be sent to applicant on refusal of planning permission or 
on the grant of permission subject to conditions

NOTICE TO ACCOMPANY REFUSAL ETC.
TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997

Notification to be sent to applicant on determination by the planning authority of an application following a review conducted under section 43A(8).

1.	If the applicant is aggrieved by the decision of the planning authority -

	(a)	to refuse permission for the proposed development;
(b)	to refuse approval, consent or agreement required by a condition imposed on a grant of planning permission; or
(c)	to grant permission or approval, consent or agreement subject to conditions,

the applicant may question the validity of that decision by making an application to the Court of Session.  An application to the Court of Session must be made within 6 weeks of the date of the decision.

2.	If permission to develop land is refused or granted subject to conditions and the owner of the land claims that the land has become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of reasonably beneficial use by the carrying out of any development which has been or would be permitted, the owner of the land may serve on the planning authority a purchase notice requiring the purchase of the owner of the land’s interest in the land in accordance with Part V of the Town and Country Planning (Scotland) Act 1997.



image1.jpeg




