GR064

GR064

GR064



CONTENTS
1

Introduction
Scope and Content
Planning Context
Site Location and Description

2

Assessment
Site Context
Site Opportunities and Constraints
Landscape and Visual Appraisal

3

Development Parameters
Concept Masterplan
Land Use, Amount and Scale
Access and Movement
Landscape and Open Space

4

Climate Change

5

Implementation
Phasing
Conclusion

4



1.0 INTRODUCTION
Scope & Content
1.1 This Masterplan Report has
been prepared and submitted
by Barton Willmore, on behalf
of Stewart Milne Homes (SMH),
to propose the allocation
of Broadshade, Westhill for
residential development through
Aberdeenshire Council’s Local
Development Plan (LDP) 2021 Call
for Sites (CfS) consultation. This
representation should be read in
conjunction with its associated CfS
form.
1.2 SMH control an area of land
at Broadshade North which is
submitted as suitable for residential
development in the context of
maintaining a 5-year effective
supply of land for housing.
1.3 The site has been subject to
a detailed landscape and visual
appraisal in accordance with
recognised best practice and
policy and is considered suitable to
accommodate built development,
incorporating existing landscape
features and landscape mitigation
measures, where required.

1.4 Barton Willmore have prepared
this Masterplan Report including
a Concept Masterplan, which
accompanies the Call for Sites
Response Form, in support of
the identification of their site for
residential development. The site
and conceptual proposals are
the result of an iterative process
which commenced with a careful
assessment of the opportunities
and constraints of the wider area
and which take cognisance of
the detailed landscape and visual
appraisal of the site.
1.5 The concept masterplan
provides an indication as to the
potential location and form of
development within the site and
also how this would integrate with
the settlement of Westhill.
1.6 The allocation of the site for
residential development would
assist the council in meeting
future housing requirements in an
area where there is strong market
demand, without compromising
areas important for their qualities in
respect of landscape, the natural
and built environment.

1.7 The site will continue the
delivery of housing at Broadshade,
which has a proven track record
of delivery, and an additional
phase will allow for the continued
contribution towards the availability
of new housing in Westhill, to meet
local needs and demands.
1.8 Barton Willmore would welcome
an opportunity to discuss these
proposals with Aberdeenshire
Council and would wish to
be informed of the Council’s
consideration of this site. We would
also wish to be informed of the
continuing progress of the Local
Development Plan.



Planning Context
1.9 The existing development plan
for the site comprises the approved
Aberdeen City and Shire Strategic
Development Plan (SDP) (2014)
and the adopted Aberdeenshire
LDP (2017). Within the SDP, Westhill
is identified as being located
within the Local Growth and
Diversification Area (LGDA) within
which development ‘should relate
to local needs’. The forthcoming
SDP Main Issues Report (MIR) was
reported to the SDP Authority in
February 2018 and seeks opinions
on whether Westhill should form
part of a western strategic corridor.

the south, Westhill Golf Course
to the east and rural residential
development on the northern
boundary. Furthermore, the
site is served by a regular bus
service which runs along the site’s
southern boundary, and links the
development with employment
and leisure opportunities
throughout Westhill and Aberdeen
City Centre. It is therefore submitted
that the development site forms an
appropriate extension to existing
residential development, is easily
accessible and is well connected
to local services and facilities.

1.10 The 2017 LDP identifies land

1.13 A Landscape and Visual

at Broadshade as Site OP1 for
residential development. This
allocated land of the second
phase of development at
Broadshade has since been built
out. These previous phases of
development demonstrates the
successful track record that SMH
have in delivering high quality
homes in Westhill – a priority
location within the Aberdeen
Housing Market Area.

Appraisal (LVA) has been
undertaken to inform this
submission which demonstrates
that, by limiting the development to
the 175m AOD contour line and by
creating an appropriate balance
between open space and built
form, the site could satisfactorily
accommodate new development
without giving rise to any significant
adverse landscape impact.
Panoramic views out across the
landscape from the SAM would be
retained and structural planting
throughout the site would ensure
there are no adverse impacts on
the skyline.

1.11 The site has been promoted

through the previous LDP
process and considered through
examination. A key conclusion of
the Reporter’s comments through
the LDP examination was the
perceived prominence of the site,
potential impact on the Berryhill
Scheduled Ancient Monument
(SAM) and the distance of the site
from existing services.
1.12 Given that the first two phases

of the Broadshade development
have been built out, the site now
lies adjacent to development to

1.14 Within the 2017 Report of

Examination, reference is made to
the finding of the updated Westhill
Capacity Study (WCS), which
identifies the site as being ‘less
suitable’ for development due to
significant constraints. However,
the WCS update was undertaken
in 2014 and the constraints being
referred to included the presence
of a pipeline, which has since

been re-routed. Furthermore,
the WCS update was prepared
in advance of much of the first
phases of Broadshade being built
out and therefore the surrounding
context of the site has changed
significantly.
1.15 Westhill is a key location within

the Aberdeen Housing Market
Area and is a centre of excellence
in the subsea industry. Significant
employment development is
located to the south of the town
and along the A944 to Aberdeen
City Centre. In line with national
policy, residential development
is to be delivered in sustainable
locations, close to employment
opportunities. As the 2017 LDP
housing allocations have been
built out, further housing sites are
needed to be allocated through
this forthcoming LDP to support
the continued success of this key
settlement throughout the lifetime
of the emerging LDP.
1.16 The land at Broadshade

represents a logical and
sustainable extension to Westhill,
which could accommodate a
range of high quality housing,
with good access to a range
of employment opportunities
and services. This submission
demonstrates how the site can be
effectively delivered to ensure that
there is no adverse impacts on the
landscape setting or Berryhill SAM.
The site is effective, free of absolute
constraints to development and
can be delivered in the early
stages of the forthcoming LDP
period.
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2.0 ASSESSMENT
Site Context
2.1 There are a range of facilities
within the adjoining Westhill suburb.
The range of facilities is described
below.

Retail
2.2 Westhill has a wide range of
retail facilities, both in the town
centre, less than 2 kilometres east
of the site, and at Arnhall Business
Park adjacent to the A944. There
are three hotels, five supermarkets,
a number of bars, restaurants,
takeaway food shops, and several
other locally run shops.

Health
2.3 There is one Medical Centre
located within Arnhall Business Park
which includes a Dental Practice.
A second Dental Practice can
be found on Old Skene Road,
less than 600 metres from the
proposed development. A further
two dental practices can be
found within Westhill, one at the
shopping centre and another at
Abercrombie Court.

Education
2.4 There are three primary schools

in Westhill; Westhill Primary School,
Crombie Primary School and Elrick
Primary School, as well as Westhill
Academy, the secondary school.
These schools are between 1 to 2
kilometres from the site and can
be accessed through safe walking
and cycling routes.

2.5 The site lies mainly within the
catchment of Crombie Primary
School, however, a portion is also
located within the catchment for
Skene Primary School, less than 2
kilometres west of the site.
2.6 Both primary schools and
Westhill Academy are operating
below capacity.

Employment
2.7 Westhill Business Park and
Arnhall Business Park are significant
employment areas and are
located less than 2 kilometres south
east of the site.
2.8 Both business parks have grown
in recent years and are important
in retaining Westhill as a global
centre for subsea excellence.
2.9 Prime Four Business Park is
located less than 5 kilometres
east of the site and Aberdeen
city centre is approximately 12
kilometres east of the site.

Leisure and Recreation
2.10 There are a wide range of

leisure and recreation facilities in
Westhill, including a swimming pool,
golf course, various parks, football
fields and a leisure centre.
2.11 A multi-purpose playing field is

located just over 1 kilometre south
of the site.

Public Transport
2.12 At present there are four

bus services which run through
Westhill connecting the town with
Aberdeen, Kingswells, Dunecht,
Alford, Inverurie, Oldmeldrum and
Dyce Airport.
2.13 The main bus service between

Aberdeen and Westhill (service
no.X17) has a 15 minute frequency.
The X17 bus route begins from
a bus stop located less than
30 metres south of the site, on
Broadshade Avenue. In addition,
service no.220 runs along Old
Skene Road, less than 500 metres
south of the site, passing at a
frequency of every hour.
2.14 There is a 1,000 space Park &

Ride facility approximately 3 miles
east of the site at Kingswells, from
which fast and frequent services
operate to and across the city
centre via established bus priority
routes.



Site Boundary

Main Roads/Streets

Community Hall

Existing Development

Bus Route and Stops

Place of Worship

Business/Industrial Use

Existing Core Path *

Leisure Centre

Town Centre

Proposed Core Path *

Swimming Pool

Primary School

Local Shops

Police Station

Secondary School

Supermarket

GP Surgery

Open Space

Hotel

Dentist

source: * Aberdeenshire Council, Core Paths Plan: Consultation Draft Map 43 Westhill
Figure 3: Accessibility and Facilities Plan
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Site Opportunities and Constraints
2.15 A review has been made

of the site opportunities and
constraints based on initial
surveys and a review of published
information. There are a number of
factors which have influenced the
location and form of development
and these are outlined below.

Topography

adjacent cyclepath links with the
dedicated cycle way to Aberdeen
city centre.

Vegetation
2.20 There is very little tree planting/

vegetation on the site, aside from
a scattering of trees to the west,
adjacent to the farm dwellings of
Shalshiach.

2.16 The landform within the

site generally falls from north to
south. Land close to the northern
boundary of the site is around
180 metres AOD and falls close to
155 metres AOD on the southern
boundary.

Access and Circulation

Ecology
2.21 The site is currently used for

agricultural purposes. There are
no areas of known ecological
significance within the site. There
is an opportunity, through the
creation of new habitats, to
enhance the site’s biodiversity.

Hydrology

Heritage

2.27 The Westhill Capacity Study

2.22 There are no known areas of

was updated in 2014. The purpose
of this document is to inform the
Development Plan.

2.17 The site is crossed by the

access track to Sunnybrae House
and Berryhill in the north, as well
as the new road in the southern
area which crosses east west
from Broadshade Phase 1 to the
Hill of Keir road. There is a small
track in the north west area of the
site which leads off of the farm
dwellings adjacent to the site
boundary.
2.18 This track is identified as

Core Path 418.02 within the
Aberdeenshire Core Paths Plan.
It is proposed to extend this Core
Path north toward the Hill of Keir,
connecting it with the wider path
network.
2.19 A new footpath/cycleway

has been established along the
northern side of Old Skene Road
which provides links to Westhill town
centre to the east and Kirkton of
Skene to the west. The site is within
a 10 minute cycle of the whole
of the Westhill settlement and the

site. Development on this space
will be in line with LDP Polcy P4:
Hazardous and Potentially Polluting
Developments and Contaminated
Land and HSE Land Use Planning
Advice. It is worth noting that
the position of the pipeline
has not been identified as a
constraint through the previous
LDP Examination. This is the same
pipeline that traverses Broadshade
Phase 2 and thus it is not a
constraint to development.

archaeological significance within
the site, however, the stone walls/
dykes which enclose some of the
fields are locally distinctive.
2.23 A Scheduled Ancient

Monument (SAM) Berryhill: an iron
age enclosure located on the Hill
of Keir, sits approximately 260 metres
north of the site. No development
is proposed to take place within
300m of the SAM.

Buildings
2.24 The immediate surroundings

are characterised by residential
development to the south of the
site, which consists of Broadshade
Phase 1 and 2, and the Westhill
Golf Course located to the east.

Pipeline
2.25 A pipeline with a 6 metre

standoff crosses the south of the

2.26 There are no watercourses

within the site.

Summary of Westhill Capacity
Study

2.28 Broadshade is identified as

part of Area 9 in the capacity study.
The assessment finds that the site
is broadly free from constraints
to development. The proposed
development avoids the ridgeline
to the north which was identified as
visually sensitive.
2.29 While the site achieves lower

scores relative to its accessibility
to employment and infrastructure
on the western edge of Westhill,
its scores well in relation to its
response to urban grain, where
it is considered to feel part of the
town and adjacent to residential
areas on its recently expanded
north western boundary. The site
is considered as effectively ‘infill
development’.
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Landscape and Visual Appraisal
2.30 Figure 5 illustrates the

2.32 Key principles identified

2.33 Berryhill SAM is located on

development potential of the
site, with reference to important
landscape features and visual
characteristics. This divides the
opportunities and constraints
for development (in landscape
and visual terms) in the following
manner:

in the landscape and visual
opportunities and constraints
mapping that have informed the
masterplan development include:

the Hill of Keir, approximately 260
metres to the north of the site
and 40 metres above the highest
point of the site. In response to
the location of the Berryhill SAM,
development would not be
located within 300 metres of the
SAM and will not extend above
the 175m AOD contour line, with
development set beyond and
below the existing built form at
Berryhill and Sunnybrae House.
Therefore, panoramic views out
across the landscape from the
SAM would be retained, with
a slight foreshortening of the
existing settlement edge to the
south. Views to the south would
continue to comprise of expansive
elevated views of the surrounding
landscape, over Westhill, contained
by the Grampian Mountains in the
distance.

•

•

•

Areas of high landscape/visual
constraint: suitable for open
space and/or mitigation.
Areas of moderate landscape/
visual constraint: suitable for
development that includes
retention and reinforcement of
existing landscape framework
to create a sympathetic
development edge and
respond to local landscape
and townscape character.
Areas of low landscape/
visual constraint: suitable for
higher density development
that retains and enhances the
existing landscape framework,
where possible.

2.31 The Concept Masterplan, and

associated landscape strategy that
has informed the context and basis
for the proposed layout, has also
been developed in accordance
with the principles set out in
Planning Advice Note PAN 44:
Fitting New Housing Development
into the Landscape.

•

To retain, protect and enhance
existing landscape features
including woodland, tree belts
and traditional field boundaries,
wherever possible;

•

To contain the proposed built
development areas within the
local landform and areas of
retained and new strategic
planting, to reinforce and
strengthen the landscape
framework of the site and new
settlement edges;

•

To provide sufficient open
space and links with the wider
green network; and,

•

To provide an appropriate
setting to the proposed built
development to create a
distinctive sense of place
through the quality of the
urban design and landscape
design and visual appeal.

2.34 There are opportunities to

provide functional green open
space that links into, and extends,
the existing Green Network both
within Westhill, and the countryside
beyond and the associated
structural planting would ensure
that there would be no adverse
effects on the skyline, and would
further enhance the habitat
network and reinforce the local
landscape pattern.
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3.0 DEVELOPMENT
PARAMETERS
Concept Masterplan
3.1 The development of a concept

masterplan for the site is as a
result of an assessment of access,
topography, boundary conditions,
built and landscape context and
applying a cohesive and coherent
approach to the structure. The
masterplan is both responsive to the
conditions present but also creates
an appropriate design approach
which creates a development of its
own character.
3.2 The proposed development will

continue the delivery of housing at
Broadshade.
3.3 Green corridors run east west

along the northern and southern
boundaries, as well as north south
green corridors which extend from
green networks within the existing
development to the south of the
site. Development parcels follow
existing field boundaries/stone

dykes, wherever possible. Vehicular
access will be taken from the south
and west of the site and pedestrian
connections will be created
throughout the development
to increase permeability and
sustainable links to the established
core path network.
3.4 It is considered that approximately

250 high quality homes can be
accommodated on the site. A
range of house types and tenures
will be orientated to best address the
site topography, to front key open
spaces and integrate effectively with
the existing built form.The design
approach adopted for this concept
masterplan ensures that a high
quality residential development will be
created that will deliver an attractive
and robust western edge to Westhill
and integrate successfully with the
surrounding urban area.
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Access and Movement
3.11 The access and movement

Access

strategy for the site has been
developed in line with current
national guidance and wider
planning and design guidance
such as that set out in Designing
Streets. A summary of the key
design principles is set out here.

3.12 Four vehicular access points

are proposed; one at the local
road to the west and three to the
south, the main access leading on
to Keirhill Road. The main vehicular
access includes for pedestrian
footways.

Pedestrians and Cyclists
3.13 The development proposal will

deliver footpaths throughout the
site, at locations where pedestrians
are able to enter and exit the site,
as well as at the vehicle entrance
points.
3.14 The masterplan will provide

a high degree of permeability for
pedestrians and cyclists, as well
as direct links to the bus stops on
Berryhill Circle.

Street Hierarchy
3.15 The street hierarchy is arranged

to create a series of different
spaces. The hierarchy comprises:
•

Primary Street;

•

Secondary Street;

•

Lane; and.

•

Private Drive.
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Landscape and Open Space
Open Space

Landscape Principles

3.16 The development parameters

3.19 The proposed development

has allocated approximately 12ha
of land to formal and informal
open space and landscape
buffer, exceeding the open space
requirement generated by this
scale of development.

will provide an attractive, robust
and legible landscape setting
to the proposed built form. This
will include a range of native,
locally appropriate tree species, as
well as wildflower grassland and
ornamental shrubs. Key landscape
principles relating to this, include:

3.17 The provision of play space

can be delivered on the site.
•

Retain and enhance, where
possible, existing trees, scrub
and hedgerows;

•

To provide an attractive and
locally characteristic landscape
setting to the proposed built
form;

•

Provide a cohesive open space
framework that links with, and
extends, the existing open
space provision and provides
recreational opportunities; and,

•

To provide ecological amenity
enhancement through the
introduction of new tree
planting, hedgerows and
meadow areas linked to the
reinforcement of existing
landscape features, wherever
possible.

Trees
3.18 Where possible, all existing

trees will be retained on site. The
exception to this may be where
vehicle and pedestrian access is
proposed.
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4.0 CLIMATE CHANGE
4.1 This section describes the
measures incorporated into
the development to ensure
mitigation through reducing CO2
emissions and conserving water
and adaptation to the predicted
changes to the climate and
extreme weather events.
4.2 The measures are a

fundamental part of an approach
which, in itself, is focussed on
creating a balance of homes and
facilities near jobs and excellent
public transport connections. These
elements of the scheme are fully
integrated into the development
in a way which enhances the
appeal of the scheme and its
distinctiveness. The measures are
briefly described below.

Drainage
4.3 The issue of drainage, including
the provision for storm water in
extreme weather events, has been
considered in the development
of the masterplan. Measures to
be included within the design
approach are set out below:

•

Reduce the amount of non
permeable surfaces and
thereby run-off, specifically on
road areas and maximise the
space devoted to gardens.

•

Use of permeable paving
where appropriate.

•

A Sustainable Urban Drainage
system (SUDs) which
incorporates the existing
watercourses and provides a
network of new ditches, swales,
wetlands and ponds.

Ecology

4.4 The SUDs is designed to form
a highly positive element in the
landscape of the development
creating focal points and positive
elements in the public realm.

4.8 The strategy for the
development includes the
following measures to protect,
enhance and extend biodiversity:

Energy Efficiency

•

New habitats will be created,
including wetlands and ponds,
as an integrated part of the
measurements of SUDS areas;

•

The landscape treatment of
open spaces and parts of the
public realm will encourage
wildlife through careful
selection of plant species and
management regime; and,

•

Measures to encourage wildlife
will be extended to private
space and buildings.

4.5 New shelter belts, incorporating

retained vegetation, will create
a series of landscape cells. In
addition, buildings can be
orientated to reinforce the shelter
created by the structure planting.
These measures will help create the
appropriate conditions for energy
efficiency.
4.6 The buildings will conform to the
guidelines, current at the time of
construction, on energy efficiency
and insulation. Use will be made
of new construction and building
material technologies to improve
the energy efficiency of buildings.
With the southerly aspect there are
opportunities for passive solar gain.

Transport and Movement
4.7 The emphasis is on promoting
sustainable transport modes
offering choice for a wide range of
journeys. The modes which can
significantly reduce car journeys
are:

•

Walking and cycling along
safe streets and a network of
dedicated paths which link with
adjoining neighbourhoods and
countryside.

•

Linking the neighbourhood with
the wider settlement.
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