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1.00

INTRODUCTION

1.00

1.01

Fife Council and Kingdom Housing Association are working in partnership to deliver the
redevelopment and regeneration of Fraser Avenue and one block of flats in Gray Place,
Inverkeithing.

1.02

This Development Brief has been prepared by partners involved in the regeneration and
redevelopment process to give:
 Clear guidance in respect of the aspirations and vision of the partners involved in the
project
 Key issues and factors to be addressed in the site’s redevelopment
 A clear and strategic framework for the planning and design of the site’s
redevelopment on a phased approach

2.00

AIMS AND OBJECTIVES

2.01

Project Aim
To create a development of high quality, distinctiveness and local identity, which is
sustainable, meets housing needs, delivers quality and recognizes aspirations, affordability
and value for money.

2.02

Objectives
 Facilitate a high quality, mixed tenure development of housing
 Co-ordinate a phased redevelopment of the individual sites
 Promote a coherent overall development within the constraints of the retained area
 Promote high quality standards of planning and urban design; create a modern and
attractive place to live
 Provide a safe, secure and pleasant environment; reduce the incidence of anti-social
behavior
 Create a development which is sustainable and efficient
 Promote the involvement of tenants and residents in the design and decision making
process
 Provide housing which is accessible and adaptable by observing Barrier Free and
Housing for Varying Needs principles
 Meet the needs of the area in terms of housing need
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3.00

PROJECT HISTORY

3.01

Fraser Avenue is a residential street predominately made up of 3-storey common access
flats that are available for rent from Fife Council.
Fraser Avenue is currently classed in the 15% most deprived areas of Scotland. However
the area retains a strong sense of community and benefits from being close to Inverkeithing
town centre and its busy high street as well as close links to the local Primary School and
High School. It also has the advantage of being on a southern slope with beautiful views
over the Firth of Forth and the Forth Rail Bridge.
Fraser Avenue has suffered from voids and low demand/high turnover over many years and
the area containing Fraser Avenue and the now redeveloped Barr Crescent was designated
an ‘Estate Action Area’ by Fife Council in February 2004.

3.02

In August 2011 Fife Council agreed that the only realistic option for the future of the street
was the full demolition and complete redevelopment of Fraser Avenue/one block on Gray
Place for low rise housing of mixed tenure.
Fife Council appointed Kingdom Housing Association on 13th March 2015 to be the RSL
Delivery Partner for the regeneration project following a competitive procurement process.
Kingdom Housing Association will build and manage the new housing developed post
demolition.

3.03

The principle issues regarding the built environment at Fraser Avenue are:
 Poor quality building stock
 Ambiguous definition public space and private space with no sense of ownership
 No private front doors or front gardens on to the street
 No definition of “fronts and back” to the buildings
 Extensive areas of undefined public open space so it feels municipal and
institutionalized
 A long, “canyon” like street which is unconnected with adjacent streets. One primary
way in and out puts off passing visitors and isolates Fraser Avenue from the
surrounding areas
 The alleyways to the back yard areas are not overlooked and do not feel safe
 There is no recognisable “heart” to the community beyond the limited parade of shops
 The physical issues facilitate anti-social behaviour and do very little to encourage and
cultivate positive social interaction.

3.04

Regeneration Partnership Group Structure
A cross-organisational group structure has been set up to oversee the redevelopment.
The overarching group is the Project Implementation Board which includes representatives
of Fife Council, Kingdom and Local Members.
The Project Implementation Board is supported by four sub-groups as follows: Community
Projects Group, Communication and Community Engagement Group, Development Group
and Housing Group.
A diagrammatic representation of the project specific groups established for Fraser Avenue
and how they link with the existing South East Inverkeithing Neighbourhood Partnership
Structure and community groups is contained in Appendix A.
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4.00

DEMOLITION

4.01

Demolition Phase Plan
A Working Group was established to identify the most efficient way to demolish the existing
buildings and build the replacement housing. A Demolition Phase Plan was produced which
identifies demolition in four phases with the flatted blocks in Phase 4 being used as
temporary decant accommodation for tenants who wish to remain in the redeveloped area
while their current flats are being demolished. The Demolition Plan was updated in April
2016 to include 146-168 (evens) Fraser Avenue in the second phase of demolition.

Demolition Phases by postal address included as Appendix B. Fife Council is leading on the
demolition including procurement and appointment of the Demolition Contractor/s. Kingdom
is responsible for the procurement of the new build contract and onward management of the
completed units.

6

5.00

TIMESCALES

5.01

The following timescales have been identified for the project:
Phase 1 Decanting

September 2015 to March 2016

Phase 1 Demolition

July 2016 to September 2016

Phase 1 New Build Contract

Late 2016 to Early 2018

Phase 2 Demolition

Early 2018 – Summer 2018

Phase 2 New Build

2018/19

Phase 3 Demolition

2018/19

Phase 3 New Build

2019/20

Phase 4 Demolition

2019/20

Phase 4 New Build

2020/21

Old Cricket

TBC

6.00

FUNDING

6.01

All project partners will play a role in obtaining the finances required for the project.
The principle sources of finance are expected through Fife Council funding, Scottish
Government Affordable Housing Supply Programme and Kingdom Housing Association
private finance.
Applications for top up funding to support the main project works costs and wider community
benefits will be progressed. Potential sources of further finance include Scottish Government
Regeneration Capital Grant Fund, funding for public arts projects, Fife Environment Trust,
Scottish Water Funding, European Union/Fife Council funding for Employability and Training
Projects, Challenge Funding among others.

6.02

The regeneration has been identified as a priority project and the affordable housing in
Phases 1-4 have been assigned funding through Fife’s Strategic Housing Investment Plan
(SHIP) and associated Strategic Local Programme Agreement process, 2015/16-2019/20.
The Funding will be subject to:
 The availability for funding for affordable housing in Fife
 Development submissions satisfying the Scottish Government and Fife Council that
proposals represent value for money overall and in terms of the levels of subsidy
required.
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7.00

SITE DESCRIPTION

7.01

Topography
Fraser Avenue sits on a south facing slope running from a high point in the north at Hillend
Road and grading south to a low point meeting Preston Crescent. The difference in levels
between the top and bottom of the Avenue (crossroad) is approximately 16.6 metres. From
the bottom of the Avenue (crossroad) to Old Cricked, there is a further fall of just less than 1
metre.

7.02

Orientation
The sloping topography of the site affords the opportunity to maximize the benefits of the
orientation to hardness the southern aspect for the new private houses and gardens and the
public green space on the site. It also provides the potential to connect to visual features in
the wider context, especially views south to the Forth of Forth and Forth Bridges. Surface
water drainage will be designed to work with the existing falls across the site to tie in with
existing drainage provision.

7.03

Items of Interest
There are no listed buildings, scheduled ancient monuments or tree preservation orders on
site.
It should be noted that adjacent to immediate east of the “Market Garden” area of the site is a
former World War II Radio station, incorporating two “Pillboxes” and the remains of the
former Radio Station building. However, these structures do not extend onto the proposed
development site and their setting is not protected.

7.04

Immediate Context
Caldwells Court is the recent redevelopment of the former Barr Crescent which provides a
mixture of family homes and cottage flats in a cul-de-sac arrangement. The new housing
was developed by Kingdom and completed in June 2010.
Housing on Spencerfield Road to the east of the site is arranged in short terraces which form
the structure for pockets of green space. Front and back gardens are well defined, creating a
level of clarity between public and private spaces.
Spittalfield Road sits to the west of the site and is made up of semi detached houses and 4 in
a block flats. All of the units have their own private green space and many have a private
driveway.

Spencerfield Road, Inverkeithing

Caldwells Court, Inverkeithing
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8.00

DEVELOPMENT BOUNDARY

8.01

The development boundary presented during the PAN consultation period and as shown
below consists of three sections:
 Fraser Avenue Estate Action Area
 Old Cricket
 Fife Housing Association Car Park

8.02

Fraser Avenue Estate Action Area
The extents of the Fraser Avenue Estate Action
Area (less the now redeveloped Barr Crescent)
form the main section of the site. It contains:
 16 blocks of flats. In total there are 39
common stairs each containing 6 flats (234
units). 6 of the properties are used as retail
units, 1 flat is used as a community flat.
 2 x semi detached houses (2 units)
All properties are located on Fraser Avenue with the exception of one block which is located
on Gray Place (2-12 (evens only) Gray Place). Following the demolition of 2-12 Gray Place
(evens), two properties will remain on Gray Place (14 and 16 Gray Place).
The social problems associated with Fraser Avenue are exacerbated by the poor quality of
the building stock and the ambiguous definition of public and private space which negates
any sense of ownership for the residents. The layout of the development also contributes to
anti-social behavior and fosters a feeling of insecurity. For example, the narrow, unobserved
pedestrian links and undefined, uncared for public space are poorly lit and badly planned.

8.03

The north of the site bounds Hillend Road and features open space with mature trees in
addition to the semi detached houses, access to Gray Place and flatted accommodation.
There is a bowling club to the north west of boundary of the development.

8.04

The east boundary is adjacent to residential accommodation on Spencerfield Road. Within
the eastern part of the site is open space in the ownership of Fife Council that contains:
 Two blocks of lock up garages containing 5 and 13 units. As of December 2015 the
occupancy rate was 38%.
 A park for younger children (circa 1970) that is in poor condition and requiring
investment.
 Additional areas of green space that provide little useable space.
The west part of the site mainly consists of an area of car parking associated with the Fraser
Avenue properties. Beyond the western boundary is residential accommodation on
Spittalfield Road. Some properties on Spittalfield Road have rear gates which exit into this
area of car parking.

Garages in the Fraser Avenue Area
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8.05

At the south of the site, the final two blocks of flats are separated by a crossroads that
connects Fraser Avenue with Spencerfield Road and Spittalfield Road, although the route to
Spittalfield is currently blocked up. Beyond the final two blocks of flats there are:
 Areas of car parking associated with the flats; the eastern side contains a number of
broken down vehicles.
 Vehicle access to the Old Cricket.
 Two private dwellings at the bottom of the Avenue
 Road junction with Preston Crescent.

8.06

Old Cricket
Old Cricket is located to the south of Fraser Avenue. Its main use is a garage site operated
by Fife Council.
We are proposing the inclusion of Old Cricket because:
 Its use for garage plots has decreased over the years and the area is now under used.
The remaining garages are poorly maintained.
 Aside from access, the area would become completely unused if the few remaining
garage tenants decided to end their lease agreements.
 The area is prone to fly-tipping requiring remedial work by the Council.
 It is adjacent to a major redevelopment project. As part of the development
considerations, it is sensible to consider its current use and potential long term future
use should it be included or excluded from the major regeneration project.
 We believe that its inclusion in the redevelopment project boundary will provide this
area with a permanent long term use.
 It will contribute additional land on which we can deliver much needed affordable
housing. The additional affordable housing units will help facilitate the redevelopment
of Fraser Avenue and meet wider housing needs in Inverkeithing.

8.07

Old Cricket also includes the following private properties:
 The Ala-mo. A private residential property that has been subject to long running,
incomplete improvement work. The property is 6 bedrooms in size. Fife Council has
entered negotiations with the private owner to purchase this property.
 The Market Garden. A private garden area at the foot of the Old Cricket that is
enclosed by a 2m high corrugated iron fence. Within the market garden there are a
number of sheds of different size, construction and condition containing a significant
amount of paraphernalia. This is viewed as a potential purchase in the longer term.

Old Cricket Area
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8.08

Fife Housing Association Land
At the north east of the site, Fife Housing Association own an area of land between Fraser
Avenue and Spencerfield Road. The area contains 5 lock up units, all of which are currently
being rented and hard standing providing parking for around 30 vehicles. The area is
approximately 3,175m2 and is in poor condition and requiring investment. The access to the
space is via Spencerfield Road. There is no onward connection for vehicles to Fraser
Avenue.

8.09

We are proposing the inclusion of the Fife Housing Association car park because:
 The area is a large, unattractive area of hardstanding.
 It is adjacent to a major redevelopment project. As part of the development
considerations, it is sensible to consider its current use and potential long term future
use should it be included or excluded from the major regeneration project.
 We believe that its inclusion in the redevelopment project boundary will provide this
area with a permanent long term use.
 Development of this area as part of the project will incorporate the area within a street
layout designed to meet modern standards including Secured by Design Accreditation.
 It will integrate the redeveloped area with Spencerfield Road through pedestrian and
vehicle links between the new street and Spencerfield Road.
 It will remove smaller pockets of useless / purposeless common space contained in the
area.
 An equivalent level of car parking provision can be provided but in a more structured
way freeing up land that can contribute to other uses.
 It will contribute additional land on which we can deliver much needed affordable
housing. The additional affordable housing units will help facilitate the redevelopment
of Fraser Avenue and meet wider housing needs in Inverkeithing.
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9.00

VEHICLE AND PEDESTRIAN CONNECTIONS

9.01

The site takes its vehicular access points from Hillend Road and Preston Crescent.
 Hillend Road is a busy local road which provides a link between Inverkeithing town
centre and the A921 to Dalgety Bay. Inverkeithing Primary School and High School
are located on Hillend Road around 300m away from the Fraser Avenue entrance.
 Preston Crescent is a relatively narrow road, predominantly used by local residents.
The Ballast Bank Leisure Centre and playing fields are located on Preston Crescent.
This creates additional traffic when events are held.

9.02

Fraser Avenue has the following vehicle links to its neighbouring streets:
 To Spittalfield Road, via Gray Place, at the north of the Avenue.
 There is a blocked up road connection between Spittalfield Road and Fraser Avenue at
the south of the Avenue. If open, this connection would allow Spittalfield Road, Fraser
Avenue and Spencerfield Road to meet at a crossroad.
 To Spencerfield Road at the south of the Avenue.

9.03

At the community consultation events the current road layout at Fraser Avenue has been
often described as a canyon-like wind tunnel and a race track.
The road is serviced by two bus routes subsidized by Fife Council.

9.04

A key objective for the project is to:
 Introduce greater variety in the road layout working within the confines of the space
available.
 Create a safer place for pedestrians and cyclists by slowing down traffic.
 Maintain the existing bus routes.

9.05

In addition to the above further pedestrian access is currently available to the east and west
via a number of pedestrian routes, namely:
 From the west, one access point located at the centre of the Avenue, to Spittalfield
Road.
 From the east, nine pedestrian access points from Spencerfield Road towards Fraser
Avenue.
The pedestrian routes include narrow alleys which often have blind corners and feel generally
unsafe.

9.06

A key objective for the project is to enhance the existing access points that need to be
maintained by ensuring:
 That each entrance is well overlooked and opens out into a wide space which is safe
for pedestrians.
 They are well woven with new routes across the site to create cohesion with the
surrounding neighbourhood.
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10.00

POLICY FRAMEWORK

10.01

The proposal will be assessed against national and local planning policy and guidance,
namely:
 Scottish Planning Policy (2010)
 Creating Places: A Policy Statement on Architecture and Place in Scotland (2013)
 Scottish Planning Policy 3: Planning for Housing (Revised 2008)
 Fife Structure Plan 2006-2026 (May 2009)
 FIFEplan Local Development Plan
 Dunfermline and West Fife Local Plan (November 2012)
 Creating a Better Fife: The Fife Urban Design Guide (March 2005)

10.02

Consideration should also be made to A Stronger Future for Fife: Fife’s Community Plan
(Revised edition 2007). Further national and local planning policy and guidance may apply,
including supplementary planning guidance and planning advice notes.

10.03

SPP3: Planning for Housing (Revised 2008) places considerable emphasis on creating
attractive residential developments. It states that development briefs should be drawn up for
sensitive or significant sites, guiding developers in matters of density, layout, building heights
and materials.

10.04

Developers should aim to produce schemes which enrich the built environment. They should
pay careful attention to siting, density, scale, massing, proportions, materials, landscape
setting and access arrangements. Developers should consider landscape as part of the
design and layout from the outset of the development process.

10.05

Planning advice notes should also be considered and inform the development proposals for
the site, including:
 Planning Advice Note 1/2011: Planning and Noise (2011) sets out the developer’s role
in preventing and limiting the adverse effects of noise.
 Planning Advice Notes 67: Housing Quality (2003) underpins good design in new
housing developments.
 Planning Advice Note 68: Design Statements (2003) explains what a design statement
is, how it is useful, when it is required and how it should be prepared and presented.
 Planning Advice Note 76: New Residential Streets (2005) promotes better quality, more
attractive and safe residential environments.
 Planning Advice Note 78: Inclusive Design (2006) looks at how to improve the design
of places so that they can be used by everyone – regardless of age, gender or
disability
 Planning Advice Note 83: Masterplanning (2008) covers the masterplanning process
from beginning to end

10.06

National planning policy and guidance can be accessed via the Scottish Government’s
website www.scotland.gov.uk/topics/planning. The Fife development plan documents and
guidance are available at www.fifedirect.org.uk.
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10.07

The development proposals for the site will be required to comply with the following
development plan policies:

10.08

Fife Structure Plan (2006 – 2026)
 Policy S2

Retail Development

 Policy BL1

Rehabilitation and Re-use of Brownfield Land

 Policy H3

Phasing of Residential Development

 Policy H4

Provision of Housing Development

 Policy H6

Density

 Policy T1

Transport and Development

Fife Council Planning Guidance
 Daylight and Sunlight
 Garden Ground
 Making Fife’s Places Planning Policy Guidance (August 2015)
This list is not exhaustive and other development plan policies apply.
10.09

One of the Government’s key objectives for the planning of new housing is to secure quality,
sustainable places where people choose to live. To achieve this, more emphasis needs to be
placed on the design and on the need to encourage higher standards. Designing for
community safety is a central part of this.

10.10

In line with Scottish Government advice, developers are asked to give careful consideration
to community safety issues. Best practice in designing out opportunities including “Secured
By Design” and Planning Advice Note 77, “Designing Safer Streets” should be reflected.
Further details of Designing in Community Safety can be found at the
www.securedbydesign.com website and further advice can also be sought from:
Stuart Ward
National Architectural Liaison Support and Development Office
Police Scotland
Tel: 01592 418461
Email: architectural.liaison@scotland.pnn.police.uk
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11.00

GROUND CONDITIONS

11.01

A pre-demolition site investigation report has been prepared by Scott Bennett Associates
(Group 1) Ltd and is reported on under report dated January 2016. In summary the report
notes the following however it is assumed that the reader has access to the full report, thus
allowing detailed consideration of all matters:
 The site investigation studies noted made ground across the entire site and were
observed to be of variable composition. These soils were encountered between
ground level and 0.8m with proven thicknesses of between 0.3m and 2.7m, although at
most locations made ground is in the order of up to 1m thick. Possible made ground
was also encountered within CP01 comprising firm consistency dark brown sandy
slightly gravelly clay encountered at 2.7m and proven to 4.3mbgl.
 The natural soils underlying the made ground materials were predominated by
cohesive soils of firm to stiff consistency brown sandy slightly gravelly CLAY with
cobbles and some coal fragments encountered at depths of between 0.3m to 3.6m and
with proven thicknesses of up to 3.2m. A localised band of soft consistency cohesive
soils was noted within HP04 and HP16 at depths of between 1.0m to 1.2m and of 1.0m
to 1.3m thick. Granular soils were much less pervasive than the cohesive materials
and were noted to be interlaminated through the cohesive soils. These materials
generally comprised brown silty gravelly fine to medium SAND with occasional pockets
of clay encountered between 0.2m and 0.9m with thicknesses of between 0.3m to
0.7m. Localised medium dense to very dense brown locally very clayey fine to coarse
SAND and GRAVEL encountered between 0.95m and 3.3m within HP04, HP05, HP07
and HP08 in the south of the site.
 The majority of boreholes terminated on obstructions noted as ‘possible bedrock’ at
depths of between 1.8m to 4.3m. No penetration of the ‘possible bedrock’ was
achieved which is consistent with the likely hard nature of the dolerite bedrock in the
area. The geological maps note that drift is thin and rock was noted to outcrop to the
south east of the site during the walkover. As such, the obstructions noted as ‘possible
bedrock’ can reasonably be assumed as representative of the depth to bedrock across
the site.
 A perched water table appears to exist at material interfaces and will require
appropriate consideration and management during the works.
 Based on the descriptions and in situ testing the made ground materials would not be
considered suitable for accepting foundation loadings in an unimproved condition.
These materials are however generally less than, or in the order of, 1.0m across the
majority of the site and likely to be penetrated at the majority of locations at
‘conventional’ (1.0m) foundation depths.
 Suitably competent natural materials (firm to stiff clays, medium dense to dense sands
or possible bedrock) appeared to be present at depths suitable for traditional shallow
foundations in parts of the site (i.e. up to roughly 1.0m), with the majority of the site
having identified suitable foundation horizons within 2.0m of current site levels which
could be achieved by deepened foundations such as trench fill. In CP01 deep made
ground/possible made ground was recorded to 4.3m and as such deep foundations
and/or ground improvement would likely be required in this area of the site.
 Suitably competent natural materials (firm to stiff clays, medium dense to dense sands
or possible bedrock) appeared to be present at depths suitable for traditional shallow
foundations in parts of the site (i.e. up to roughly 1.0m), with the majority of the site
having identified suitable foundation horizons within 2.0m of current site levels which
could be achieved by deepened foundations such as trench fill. In CP01 deep made
ground/possible made ground was recorded to 4.3m and as such deep foundations
and/or ground improvement would likely be required in this area of the site.
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11.02



The site investigations have identified elevated concentrations of PAHs and
associated aromatic hydrocarbons (TPH Aromatic C16-C21) in four locations (HP03,
HP12, HP13 and CP05) across the site associated with burnt shale, ash and tarmac in
made ground. In addition trace levels of asbestos were recorded at one location
(CP05). On review of the sample data and made ground strata/horizons the
contamination identified appears to be limited to the top 0.5m to 1.0m of soils at the
locations assessed for the pre-demolition investigations. Preliminary remedial options
to address these pollutant linkages given the shallow depth encountered are
considered to be either source removal or the provision of a capping layer for the
identified areas. Where the exceedances lie beneath the footprint of proposed
buildings/hardcover no remedial action will be required as this provides a suitable
barrier. These recommendations will require review on completion of post demolition
investigations and are subject to acceptance by Fife Council.



Based on the results obtained and risk assessment carried out, and in recognition of
the nature of the materials encountered at the site, ground gas protection measures
are considered necessary in the area of HP11 (CS2), with the remainder of the site
based on the pre-demolition investigations being CS1. The scope of gas preclusion
measures for CS2 will be dependent on the property design (e.g. type of floor slab) in
accordance with BS8485:2015. However it is envisaged that gas protection measures
will likely include a gas resistance membrane and passive venting layer. No radon
protective measures are necessary in the construction of new dwellings or extensions.



UKWIR compliance testing will be required upon finalisation of the proposed water
main route.



Mining instability constraints are not considered to affect the site.

It should be noted that a post demolition investigation should be carried out to assess the
conditions in areas previously inaccessible.
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12.00

SERVICES

12.01

Utilities
All utilities exist generally within Fraser Avenue and service the existing Fraser Avenue flatted
blocks via:
 Electricity – one connection per stairwell, direct from Fraser Avenue
 Gas – One connection per block or 2 blocks, direct from Fraser Avenue and thereafter
routing to the rear of the blocks through back garden areas.
 Water – various connection numbers per block.
 BT – serviced from the rear with no main routes shown in Fraser Avenue
 Street Lighting – full cable routing unknown however plans shows its existence in
Fraser Avenue, connection points are unclear from the plans.

12.02

It should be noted that not every flatted block complies fully with above summary and the
reader is directed to the existing utility records for detailed scrutiny and clarification on routing
of main service runs and connection runs / locations.
Due to the phased nature of both the demolition and new build projects it will be necessary
for all properties to remain with utility proviso at all times during the works. It is therefore
proposed that Fife Council, within the demolition contract, will carry out service
disconnections (as demolitions proceed) at the location where the respective blocks are
connected to the main infrastructure line only. All main line services (forming looped
networks) will remain in place with diversions, phased as necessary, being within the new
build project.

12.03

The contractor is to be responsible for:
 Obtaining quotations for utility provision to the new dwellings, acceptance of same and
liaising with utility providers at all times.
 Obtaining diversion quotations for all services, acceptance of same and liaising with
utility providers at all times.
 Ensuring proposed diversion routes, new utility routes and programming of same take
full cognisance of the requirement to ensure all existing properties remain serviced at
all times and accommodate the necessary regeneration phasing programme / strategy.

12.04

It should also be noted that Fife Council believe Fraser Avenue to be a concrete road with
HRA overlay construction. Service track repairs / connections etc. will require to be carried
out accordingly.
Drainage

12.05

An existing combined sewer exists within Fraser Avenue with a culverted water course
existing at the southern end of the site, within Spencerfield Road. Scottish Water have
advised a fully separate system should be provided for the new development proposal and
have agreed, in principle, to the following strategy.
 Phase 1 - design and construct separate sewer system with surface water treated in
accordance with SUDS requirements and fully attenuated prior to temporary
connection back to the combined system.
 Phase 2 - design and construct separate sewer system with surface water treated in
accordance with SUDS requirements and fully attenuated prior to temporary
connection back to the combined system. At this stage the temporary phase 1
connection will be moved further downstream and re-connected with phase 2 back
into the combined system.
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 Phase 3 - design and construct separate sewer system with surface water treated in
accordance with SUDS requirements and fully attenuated prior to temporary
connection back to the combined system. At this stage the temporary phase 1 and 2
connection will be moved further downstream and re-connected with phase 3 back
into the combined system.
 Phase 4 - design and construct separate sewer system with surface water treated in
accordance with SUDS requirements and fully attenuated prior to connection , along
with the phase 1, 2 and 3 surface water, into the existing surface water culvert
adjacent the site. At this stage the entire development will then be drained on
separate system with foul to the existing combined sewer and surface water to the
culvert.
12.06

As previous it should also be noted that Fife Council believe Fraser Avenue to be a
concrete road with HRA overlay construction. Drainage track repairs / connections etc. will
require to be carried out accordingly.
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13.00

MASTERPLAN

13.01

This Development Brief provides a clear and strategic framework for the planning and design
of the site’s redevelopment on a phased approach. This section provides feedback on the
conclusions identified during the masterplan process that should be incorporated into plans
for the redeveloped area.

13.02

Community Consultation
This Brief has been produced following a series of masterplan and community consultation
events. This includes:
 Masterplan events held by 7N Architects in December 2014, February 2015 and in
March 2015.
 A series of events held in September 2015 as part of the PAN consultation period.
 Newsletters issued to over 1,000 local residents and organisations.
Further details are provided in the Fraser Avenue & Old Cricket Pre-Application Consultation
Report (12/11/15) produced by 7N Architects and as contained in Appendix C.
The above events informed the production of the site layout submitted to Fife Council as part
of the Planning Permission in Principle (PPP) Application on 13 November 2015. The revised
and final layout submitted to the Planners as part of the PPP application is included in
Appendix D.
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13.03

Layout Principles
The site layout reflects the following principles:
 Realigned Fraser Avenue to create two new main streets connected by a central
square or ‘village green’. It was felt that this street pattern offered the opportunity to
give the area a new, positive identity and give the area a fresh start.
 New short terraces of houses and parking courtyards formed to foster a greater sense
of community through more intimate connections.
 A preference for houses and gardens organized ‘front-to-back’ to provide more privacy
and south or south-east facing gardens in as many instances as possible.
 Mixture of individual houses and flats, each with their own private entrance and clearly
defined private gardens.
 Inclusion of SUDS retention basin.
 Area of car parking retained to the north east of the site where the existing
Spencerfield Road car park area is located.
 Existing pedestrian walkways overlooked.

13.04

Community Facility
76 Fraser Avenue is currently used as a Community Flat from which a number of local groups
operate from the Community Flat.
Requests have been made for the development proposals to include a community flat or
facility.
There are issues related to the capital cost of provision, the funding, the ongoing
management, maintenance, revenue viability / revenue responsibilities and insurance
obligations amongst other issues.
The potential inclusion of a community flat or facility has been discussed by the Project
Implementation Board. The Board has concluded that at this stage we cannot commit to
providing a community flat or facility within the new development due to the issues set out
above. Support will be offered to the community to assist the investigation of alternative
options.

13.05

Village Green
The masterplan area includes formation of a new ‘village green’ at the heart of the
regenerated area with provision made for a new play park.
The development of the play park and/or other use for the village green will be subject to
further community consultation and should take into account other local facilities including the
recently expanded provision at Ballast Bank Leisure Centre.
It is intended that this area should incorporate high quality landscaping as well as play
equipment to ensure that it becomes a positive asset to the area and is enjoyed and utilized
by residents on a regular basis.
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13.06

Shops
There are 6 retail units on Fraser Avenue located in the middle of the street. Of the 6 retail
units, only 3 are currently in operation. These provide a chip shop, convenience store and
baker.

The subject of shops was much discussed during the community consultation stages.
A petition with over 650 names was submitted to Fife Council to support retention of the
shops in the redeveloped street.
13.07

During the consultation period reasons have been presented to support the shops being
located at both the top of the street and at the middle. Following a review of all comments
and considerations it has been decided to locate the shops at the top of the Avenue/at Hillend
Road. The location at the top of the Avenue is proposed because:
 The new units will be located at the top of the street, forming a new community cluster
with shared parking.
 The shops will remain accessible to residents on Spittalfield, Spencerfield, the
redeveloped Fraser Avenue while also increasing their accessibility to residents to the
north and west of Hillend Road.
 The location is supported by the shops owners.
 Traffic from school pupils at lunchtime will be restricted to the main road.
 The zone of public realm to the front of the shops onto Hillend Road is maximised to
assist with safety.

13.08

Fife Council’s preference is for the existing shop owners to relocate to the new shop units.
This outcome is subject to negotiations between Fife Council and the individual shop owners.
Fife Council Estates will be the lead on liaison with the shop owners.

13.09

The Detailed Application for the shops will be separate from the planning application for the
Phase 1 new build. Design services will be provided by the Fraser Avenue Design Team. It
is anticipated that designs will be finalised in consultation with the shop owners.
The current development assumption is that construction of the shop units will be project
managed by Kingdom on behalf of Fife Council.
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14.00

DEVELOPMENT PRINCIPLES

14.01

The Project Implementation Board is responsible for ensuring the Development Group deliver
development proposals that meet the requirements set out in this section.

14.02

Overall, the Council is seeking a high quality, sustainable development to fulfill its aims and
objectives for the site. Development must meet the Council’s strategic design principles set
out in Creating a Better Fife: The Fife Urban Design Guide. These are:
 Creating places of character and identity;
 Creating high quality new development;
 Creating safe and pleasant public spaces and;
 Creating places that are easy to move around in.

14.03

As part of the future planning application process a design statement will be developed which
covers the design principles to be implemented across all phases. This should cover the
items included in this section.

14.04

Cross sections and 3D modelling/artist’s impressions should accompany each development
proposal and planning application.

14.05

Design General
Contemporary design solutions and careful incorporation of interpretation of local materials
are strongly encouraged, providing a sound basis for achieving buildings or their time and
quality, whilst creating development relevant to its location.
The continuing popularity of the Caldwells Court development should also be noted.

14.06

Creating Interest and Identity
 Differing heights at corners and node points such as pedestrian and vehicle access
points incorporated to provide the opportunity to create a more visually interesting
roofscape.)
 Gateway/feature buildings used to demarcate the vehicular/pedestrian access into the
site and at the ends of vistas or views into the site.
 Development should create a strong, active street frontage.

14.07

Materials
Within the context of the setting, the importance of this site and its location close to
Inverkeithing two centre, promotes the use of materials which have longevity and low
maintenance. The use and detailing of contemporary materials achieving these aims shall be
encouraged.
The availability of materials should also be considered as part of the selection process.

14.08

Colours
Proposed colours will also be considered on their merits and should similarly be appropriate
to the character of the local townscape.
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14.09

Creating Safe and Pleasant Public Spaces

14.10

Open Space
The development(s) should make appropriate provision for those using wheelchairs or with
mobility problems in accordance with current building regulations. If ramps are required, they
must be considered as an integral part of the design.
Open space requirements and play areas/equipment provision should be discussed with and
agreed by Fife Council Parks Development and Countryside.
For all new housing developments, the Local Plan sets out the requirements for garden
ground quantity, quality and usability (policy BE4), open space (policy BE5), and play areas
and play equipment (policy BE6).

14.11

Landscaping
Where the built environment meets the countryside, care is required to create an attractive,
soft edge. Any proposal should consider how development relates to this existing planting
scheme and where appropriate existing planting should be retained and reinforced/upgraded
with appropriate species.
The site benefits from mature landscaping. As well as the Local Plan’s policies on
development design and quality, proposals should pay regard to policies COU13, COU15 and
COU16 on trees, woodland and hedgerows.

14.12

Boundaries
Careful consideration should be given to boundaries around the site and those of visual and
amenity value should be retained.
Boundaries which are conterminous with public footpaths should receive a quality treatment.

14.13

Creating Places that are Easy to Move Around In
The layout and construction of all road, footways and footpaths and also the provision of offstreet parking shall be in accordance with the Fife Council Transportation Development
Guidelines.
The nature of future maintenance, adoption and responsibilities for services such as open
space and common parking areas should be addressed. Elements such as bin and bike
storage should be an integral part of the design.
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15.00

HOUSING NEEDS/REQUIREMENTS

15.01

Local Context
The Fife Housing Need & Demand Assessment (HNDA) (2014) continues to identify a
significant shortage of all types of housing including affordable housing across Fife including
in the Dunfermline Housing Market Area (which includes Inverkeithing). At Fife level the
HNDA estimates a requirement for 594 affordable units per annum between 2012 and 2032.
Over 5 years this equates to 2,970 affordable units.
Indicative estimates of housing need at Local Housing Strategy area level (based on number
of households) have been produced which for the Dunfermline & Coast LHS area (where
Inverkeithing sits) show the following:
Indicative Housing Need in Dunfermline & Coast LHS area (average annualised & 5 year)

Affordable
Social Rent

Below Market Rent

Totals

LHS Area

Annual
need

5 year
need

Annual
need

5 year
need

Annual
need

5 year
need

Dunfernline
& Coast

112

559

27

135

139

694

81%

19%

100%

Within Inverkeithing there is a lower level of social rented provision in the area, compared to
Fife as a whole and there is a large requirement for particular needs housing suggesting a
mismatch between needs and available housing.
Despite the shortage of affordable housing in the area, Fraser Avenue has suffered from low
demand/high turnover for many years.
15.02

Proposed Phasing for New Builds
Following the consultation events undertaken in 2015 to identify the preferred layout of the
development, the estimated total density is as follows:

15.03

Phase 1

53 residential and 3 retail

Phase 2

48

Phase 3

47

Phase 4

20

Old Cricket

21

Total

189

The most important aspect of this development, however, is not absolute numbers, but to
achieve an integrated urban design solution within the context of the setting.

24

15.04

Accommodation for Existing Tenants on Fraser Avenue/Gray Place
Fife Council took the decision to stop allocating the existing flats in October 2014. Since
then, residents living in the street have been given the option to either:
 Take up alternative accommodation outwith Fraser Avenue
 Remain on the Avenue and become tenants of KHA
Those wishing to remain on the Avenue may need to be decanted to facilitate the demolition
programme. The decants required to facilitate the first phase of demolition commenced in
late 2015.
The current estimated number of existing tenants who want to stay on the Avenue is around
100 households.
It is expected that nearly all properties in Phase 1 will be offered to existing Fraser residents.
Re-housing the remaining tenants will be a priority for subsequent phases.

15.05

Tenure Mix
It is proposed a mix of tenures will be provided on the site, indicative proportions being based
on the following, however a 5 - 10% variation may be acceptable: Affordable Rented – 80-90%
 Mid Market Rent / Market Rent - 5-15%
 Housing for Sale including Low Cost Home Ownership– 0-10%

15.06

House Types
The housing mix for the initial phases will be set on the basis of the housing needs for
returning tenants.
In later phases a mix of house types will be considered, including 2-storey family housing,
single storey special needs provision, 2-storey cottage flats and if appropriate some 3-storey
houses.
The mix for later phases will be based on local housing need and market demand as
applicable.

15.07

Tenants Choice
It is the intention for returning tenants to be offered the opportunity to select some of the
fixtures and fittings for their new homes. The list of Tenants Choice items has not been
finalised and this will be done in conjunction with the residents and contractor/s when
appointed. Choices offered on past developments include:
 Colour and style of front door
 Kitchen doors, worktops and handles
 Wall colour
 Taps
 Ground floor layout
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15.08

Associated Sites
As part of the RSL Delivery Partner selection process, Fife Council requested that Kingdom
explore development potential on further sites located in Inverkeithing that had potential to
contribute to the redevelopment process. The sites were:
 The Roods
 Manse Road
 Spencerfield Road (to the east of football pitch)
As of December 2015, Manse Road is being progressed with a estimated development
potential of 14-17 units. Manse Road will indirectly benefit the Fraser Avenue regeneration
by creating new affordable homes that can be offered to Inverkeithing residents as transfers.
The emphasis for transfers will be for Inverkeithing residents outwith Fraser Avenue who are
currently living in properties that do not match their housing need, i.e. underoccupancy. The
existing properties made available as a result of the transfers will/may be used for rehousing
households on Fraser Avenue that do not want to live on the redeveloped street.
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16.00

SUSTAINABILITY

16.01

Fife Council is committed to the concept of sustainability. The aim is to improve the quality of
life and environment in Fife by providing for individuals and community needs, whilst ensuring
the availability of natural resources now and in the future.

16.02

The inclusion of sustainable and innovative features is a key priority for Kingdom’s
development work. All properties developed are highly energy-efficient and it has pioneered
the use of new modern methods of construction, renewables and other innovative features.
Kingdom requires the development proposals and outcomes at Fraser Avenue to contribute
to this precedent of innovation and high energy efficiency performance. All contractors and
consultants involved in the new build projects will be required to contribute to this objective.

16.03

All units should be constructed to meet or exceed the sustainability standards required by the
applicable version of Kingdom’s Design Standards. The Design Standards take a broad view
of sustainable development covering the following key factors that contribute to our social,
economic and environmental responsibilities:
 Building Sustainable Communities
 Buildings, Planning and Land Use
 Managing the Environment and Resources
 Health
 A Sustainable Economy
 Housing
 Social Equity and Opportunity
 Transport
 Learning Organisations
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17.00

COMMUNITY BENEFITS

17.01

A Community Benefits and Sustainability Strategy has been produced to support partnership
activities that can be delivered through the redevelopment project, which provide sustainable
benefits to tenants, residents and the local Fraser Avenue community.
 The Community Benefits and Sustainability Strategy is included in Appendix E. The
Strategy priorities the following Community Benefits:
 Employment and Skills
 Supporting resident and community projects across a range of themes including
welfare reform, financial inclusion, digital inclusion and health/wellbeing
 Environmental
 Education initiatives including the primary school, secondary school and local colleges
 Community Art

17.02

A Community Benefits and Sustainability Action Plan will be produced by the Community
Project Group to accompany to the Strategy. The Action Plan will be presented to the Project
Implementation Board for approval.

18.00

PLACE NAMING

18.01

For all major new developments, Fife Council seeks to work with all stakeholders to name the
development and to provide a theme for streets etc. within the development. In general,
naming should reflect the history and/or geography of the site and/or settlement in order to
provide links with and understanding of the past and/or the surroundings.

18.02

The approach to selecting the street names will be discussed by the Project Implementation
Board. It is anticipated the eventual themes/names to be used at Fraser Avenue will be the
subject of community consultation.

19.00

COMMUNITY ENGAGEMENT

19.01

A project objective is to promote the involvement of tenants and residents in the design and
decision making process. As detailed in Section 12.2 series of events was undertaken in
2015 as part of the masterplan consultation.

19.02

It is a requirement that consultation with tenants and the wider community will continue
throughout the regeneration process, requiring contributions from all partners at various
times. This may require involvement in/contributions to:
 The Communication and Community Engagement Group, one of the four sub-groups
established as part of the Regeneration Partnership Group Structure
 Working with the local tenants group, the Inverkeithing Community Initiative
 The dedicated Fraser Avenue page on Kingdom’s website
http://www.kingdomhousing.org.uk/development/home/fraser-avenue-regeneration/
 A quarterly newsletter on the regeneration project issued to tenants, neighbouring
residents, within the Inverkeithing community and to interested organisations and
individuals.
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20.00

CONTACTS
Fife Council Housing Service
David Robertson
Team Manager
Affordable Housing Programme & Regeneration
Housing Services
Fife Council
Bankhead
Glenrothes
Telephone no: 08451 55 55 55 (followed by extension 444556)
E-mail: david.robertson@fife.gov.uk
Kingdom Housing Association
Bill Banks/Scott Kirkpatrick
Development Department
Kingdom Housing Association
Saltire Centre
Pentland Court
Glenrothes
KY6 2DA
Telephone no: 01592 631661
E-mail: b.banks@kingdomhousing.org.uk / s.kirkpatrick@kingdomhousing.org.uk
Project Architect - 7N Architects
Robin Livingstone
7N Architects
7 Randolph Place
Edinburgh EH3 7TE
Telephone no: 0131 220 5541
Email: robinlivingstone@7Narchitects.com
Project Engineer and Principal Designer – Scott Bennett Associates
Craig Stevenson
Scott Bennett Associates (Group 1) Limited
No. 19 South Castle Drive
Carnegie Campus
Dunfermline
KY11 8PD
Telephone: 01383 627537
Email: c.stevenson@sbascotland.com
Employers Agent – Langmuir and Hay
Monty Langmuir
Langmuir & Hay
Chartered Quantity Surveyors & Construction Consultants
60 Kelvingrove Street
Glasgow
G3 7SA
Telephone: 0141 3326266
Email: monty.langmuir@langmuirandhay.com
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APPENDIX A
FRASER AVENUE GROUP STRUCTURE
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APPENDIX B
EXISTING POSTAL ADDRESS BY DEMOLITION PHASE
UPDATED APRIL 2016

Block
Block A
Block B
Block C
Block D
Block E
Block F
Block G
Block H
Block I
Block J
Block K
Block L
Block M
Block N
Block O
Block P
Block Q

House/Flat Number
1, 3
2-12 (evens only)
5-51 (odds only)
53-87 (odds only)
89-111 (odds only)
113-147 (odds only)
149-183 (odds only)
185-195 (odds only)
242-264 (evens only)
206-240 (evens only)
170-204 (evens only)
146-168 (evens only)
110-144 (evens only)
86-108 (evens only)
38-84 (evens only)
14-36 (evens only)
2-12 (evens only)

Demolition Phase 1
Demolition Phase 2
Demolition Phase 3
Demolition Phase 4
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Street
Fraser Avenue
Gray Place
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue
Fraser Avenue

Number of
Properties in
Block
2
6
24
18
12
18
18
6
12
18
18
12
18
12
24
12
6

APPENDIX C
PRE-APPLICATION CONSULTATION REPORT (12 NOVEMBER 2015)

See separate document
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APPENDIX D
SITE LAYOUT SUBMITTED FOR PLANNING IN PRINCIPLE APPROVAL (APRIL 2016)

33

APPENDIX E
COMMUNITY BENEFITS AND SUSTAINABILITY STRATEGY

See separate document
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