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Kirkstyle Farm, Kemnay
Option 1
1. Introduction
This statement has been prepared on behalf of CHAP Group (Aberdeen) Ltd in support of a bid for a
rezoning of a site located within the settlement boundary on Victoria Terrace (B993), Kemnay, for a
residential development. In support of this bid a layout has been provided to demonstrate how the
development would be designed to respond to the site context. It should be noted that three options
have been submitted for development around Kirkstyle Farm on the B993 and these should be reviewed
in connection with each other.
The following documents have been attached as appendices for ease of reference:
•
•
•

Indicative Layout (Appendix 1)
Option 2 Supporting Statement (Appendix 2)
Option 3 Supporting Statement (Appendix 3)

Figure 1: Site Location

This site is located within the settlement boundary of Kemnay to the north of Victoria Terrace.
Kemnay is a popular and attractive town in the Garioch area of Aberdeenshire. The town has an
estimated population of 3,918 (2016 NRS estimate). Kemnay benefits from a range of services and
amenities which are generally found in and around the town centre. Kemnay also provides two primary
schools and an academy. As well as serving Kemany, the academy also serves the wider rural area and
the nearby settlements of Kintore and Blackburn. Kemnay does have areas of local employment , which
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are largely focussed in the town centre and to the north of the settlement where Kemnay Quarry is also
located.
The site is approximately 3.8ha and is located to the east of the town adjacent to a recent residential
development of 54 homes, and fronting the B993, the main road into the town centre from the east. To
the south of Victoria Terrace is agricultural land. The site is currently allocated as BUS2 and this is to be
safeguarded for business uses.
The site was originally identified as future development opportunity within the Aberdeenshire Local Plan
2006. Planning permission was granted for the land to the west (APP/2003/1626) for a combined
residential and commercial development. A new separate consent was issued for the resdidental
element (APP/2007/2474) and a subsequent application for the approved combined development
proposing the partial purification of the conditions to create an access and provide surface water
drainage on this site was approved and implemented (APP/2010/2772).

2. Proposed Development
The proposal is for the reallocation of the site for residential use to accommodate around 65 homes.
The proposals are indicative at this stage, but it is envisaged that the development would comprise a
mix of one, two, three and four bedroom homes and provide a mix of terraced, semi-detached and
detached properties to meet a range of local market demands and needs. In accordance with
Aberdeenshire Council policy the development will include affordable housing (25%) and open space
will be incorporated within the proposals, 40% of the total site area.
The development will have a vehicular access onto the B993 and pedestrian connections to the west to
the existing residential development. Three areas of open space are shown indicatively that would
provide areas for recreation that are accessible to the residents and benefit from natural surveillance.
The site is within private ownership with an option agreement with CHAP for the purchase subject to
planning permission. A residential development can be delivered on this site within the early years of the
next Local Development Plan period should the site be allocated.

Figure 2: Photo of Existing Access
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3. Strategic Development Plan
The Aberdeen City and Shire Strategic Development Plan (2014) (SDP) set a clear direction for the future
development of the North East, which recognised the importance of improving links and connections,
adding to the already enviable quality of life and providing the opportunities for high-quality sustainable
growth. The delivery of employment and jobs forms an important part of the SDP’s vision and it seeks to
make sure the area has enough people, homes and jobs to support the level of services and facilities
needed to maintain and improve the quality of life. The spatial strategy for development in the region is
based on Strategic Growth Areas (SGAs) and the strategy is to focus development in places where there
are clear opportunities to encourage people to use public transport.
Kemnay is located outwith the SGAs and forms part of the local growth and diversification area. Within
these locations “the level of growth in individual settlements should relate to local needs.”
Housing allowances are made for local growth within the SDP, but employment land is just to be made
available to meet local needs.
The SDP acknowledges that there is demand for housing in the countryside, but seeks to ensure that
new housing is focussed on existing settlements, particularly those that are well served by public
transport.
The Strategic Development Plan focuses new employment land developments within the SGAs and only
makes strategic allowances and targets for these locations.
The SDP identifies employment allowances for the Huntly to Blackburn corridor of 42Ha to be identified
up to 2026 and 28Ha of Strategic Reserve employment land from 2027 to 2035. Settlements along this
corridor include Blackburn, Kintore, Inverurie and Huntly which are established business and
employment locations. The considerable availability of allocated employment land along the Huntly to
Blackburn corridor will have a significant bearing on the demand for employment land in Kemnay. The
SDP Main Issues Report (2018) does not seek to change the approach to the growth corridors and
maintains the Aberdeen to Huntly corridor approach. The SDP Main Issues Report also recognises that
there is a very generous supply of employment land and only suggests further deferring the release of
‘strategic reserve’ land.

4. Prospects of the Site Being Developed for Employment Uses and Strategic employment land
requirement
In the development of this site, ALDP Policy B1 requires that the development does not prejudice the
strategic employment land supply. Kemnay does not form part of the SGAs and employment land within
the settlement does not contribute towards the strategic supply of land. The expectation is that housing
and employment allocations are made in relation to local needs. It is therefore essential that it is
ascertained what the local demand for employment land is likely to be in Kemnay.
Aberdeen City and Aberdeenshire undertake an audit of employment land, which identifies the amount
of land that is available within the area for future employment uses. The figures from the Employment
Land Audit are used by the Council as the basis for calculating the need for additional employment
supply. Table 1 identifies the allocations and existing business locations within Kemnay and the available
land between the Employment Land Audit in 2012 and 2017. This shows that there has been no take up
of employment land within Kemnay over a five year period despite there being no overarching
development constraints.
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5. Preferred Location for Employment Land in Kemnay
It is clear that demand for employment land in Kemnay continues to be subdued. Notwithstanding this
there are other existing business land allocations at the northern edge of Kemnay at BUS3 and BUS1 as
identified in figure 4. These sites are adjacent to the
Kemnay Quarry and existing employment developments.
When considering the land uses that already exist to the
north of Kemnay, it is clear that the most appropriate
location for business development is around the town’s
northern boundary. This will ensure that development
occurs in the most suitable locations which are compatible
with the surrounding area. Based on the trends of the
development of employment land in Kemnay, there is a
more than adequate provision of allocated business land
to the north of Kemnay, which is more than sufficient to
meet any local demand that may arise. However, the lack
of employment/business development activity in Kemnay
in previous years strongly indicates that there would still
be an overprovision of business land to meet future
demand during the Local Development Plan period, which
would still provide sufficient flexibility in the availability of
business land.
Figure 4: Local Development Plan Extract

6. Benefit of Residential Development
Kemnay has an estimated population of 3,981 people and falls within the second tier of larger
settlements that have a population of between 3,000 and 4,000 people. The Strategic Development Plan
seeks to identify housing allocations for settlements not situated in a strategic growth area, such as
Kemnay, to ensure that the local growth needs are met. Kemnay is a popular location benefitting from a
range of local services and amenities including primary and secondary schooling. It is essential that
there is an adequate supply of allocated housing land in Kemnay to meet demand and to help maintain
and enhance the existing service provision in the town.
Previous housing land audits demonstrate that housing completions in Kemnay have remained steady
between 2012 and 2017. 2016 is the only exception to this trend, however, this was due to a delay
between the completion of Deveron Homes’ development to the north of Fyfe Park and the
commencement of Barratt Homes’ development to the east of Greystone Road. The 2017 and draft 2018
Housing Land Audits indicate that Kemnay will have in excess of 30 housing completions in 2017 and
2018, which will then reduce to 10 housing completions in 2019 and 2020. There are no housing
completions anticipated after 2020 which is solely due to a lack of allocated housing land in Kemnay
despite it being clear that there is continued demand for housing in the town. Without an adequate
supply of housing land in Kemnay, demand for the existing houses will increase which could force
people out of the area due to a lack of suitable housing stock and possibly lead to pressure on the
affordability of housing in the town.
The proposed development of 65 homes (including 25% affordable housing) will assist in meeting the
local growth requirements of Kemnay and if allocated will would provide a supply consistent with
previous housing completions in the settlement.
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The 2018 Strategic Development Plan Main Issues Report is seeking to identify smaller sites that have no
overarching development constraints so that housing can be delivered timeously within the plan period.
The proposed development fits these criteria and is the logical location for new housing in Kemnay. The
site benefits from a recently constructed access and SUDS pond, and the principle of development
already accepted. The site is therefore well placed to deliver much needed housing within the plan
period and would ensure that there is a continued supply of land for new housing within Kemnay.

7. Assessment of Development Proposals
7.1 Design and Amenity
Policy B1 of the current Local Development Plan requires that any alternative development respects the
character of the area and is compatible with nearby uses. The neighbouring site is residential and
agricultural land surrounds the site to the north and east. Consequently, the proposed residential
development would not have any conflict with the surrounding land uses and will respect the character
of the area.
7.2 Natural and Historic Environment
The site does not currently provide a valuable wildlife habitat. Further, there are no environmental
designations either of a natural heritage or built heritage nature on the site or within close proximity to
the site. The site is already allocated for development and as such the principle of development in this
area has been firmly established.
7.3 Flooding and Drainage
There are no areas identified to be at risk of flooding on the site. The development will incorporate a
sufficient SUDS scheme to ensure that there will be no increase in the risk of flooding at the site our
surrounding areas as a result of the development.
7.4 Landscape
The majority of the settlement of Kemnay is located within the Bennachie Special Landscape Area. This is
centred on Bennachie, but the area boundary does extend out just to cover the B993 and this site lies
within the boundary. The extent of the designation is in response to the views over the surrounding
lowlands from Bennachie. Bennachie can be seen in the background to Kemnay, but development on
the edge of the settlement will not alter the character of the views from Bennachie in any way. This is a
site which is already allocated for employment development and the principle of development in this
area is therefore firmly established.
The site is well contained within the within the existing urban environment and is located at the entrance
to the town from the B993. It is important that any development at the site is well designed with a
sympathetic landscaping scheme to create an attractive gateway to the settlement. A residential
development is more suitable to achieve this given the character of Kemnay, in comparison to a
commercial development for Class 4, 5 or 6 uses.
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7.5 Education
The site is within the zone for Alehousewells Primary School and Kemnay Academy. The 2017 school roll
forecasts estimate that there is to be a falling roll in the primary school and at 2022 the capacity is
anticipated to be at 71%. Within a report to Education and Children’s Services Committee on 1st February
2017 a revised capacity for the school was agreed, increasing the capacity by 47 pupils. The
development will support this school and the school roll forecasts confirm that there is sufficient
capacity to accommodate further housing development. Kemnay Academy is currently noted as over
capacity within the School Roll Forecasts. However, additional capacity is currently available through the
use of ‘non-linked classrooms’ and has a working capacity of 1,000 pupils.
The A96 corridor, including Blackburn, Kintore, and Inverurie, surrounding rural areas and Kemnay are
served by Inverurie Academy and Kemnay Academy. Works are now programmed to commence in April
2018 on a new Inverurie Academy Campus for completion March 2020. This will provide an increased
capacity of 1,227 pupils and will support the ongoing expansion of the area. This capacity will be taken
up by the projected growth in the forecast for the catchment based on current plans. This will not
provide capacity for the growth planned for Kintore, which is zoned to Kemnay Academy.
The current Action Programme for the delivery of the Local Development Plan identifies that there is a
school estate review being considered within Garioch. A report to the Garioch Area Committee in
January 2018 advised that an options appraisal for the capacity constraints at Kemnay Academy is being
undertaken. This will be essential to ensure that this corridor can meet the strategic targets for growth.
Kintore has a large planned settlement expansion which includes a site identified for a new secondary
school. The delivery of a new secondary school will add further capacity in the area and will ease the
pressure on existing secondary schools such as Kemnay Academy.
As a settlement with dedicated primary and secondary schools, Kemnay is a logical location for
additional residential development. There are already major allocations in Kintore and Inverurie, and
there are uncertainties surrounding any further new housing allocations in Inverurie until the strategic
road network has been upgraded by the dualling of the A96 and other potential road improvements still
to be designed. Kemnay, whilst not providing housing to meet the strategic targets can assist in part to
the provision of the strategic infrastructure that this area requires to grow, namely a new secondary
school.
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7.6 Transportation
Kemnay is a town that benefits from a range of local shops, services and facilities and it is clear to see
why this is a desirable location. The image below shows the distances from the centre point of the site to
the surrounding area highlighting how well connected this site is and the opportunity to encourage
sustainable modes of travel. There are operating bus services from Kemnay to the nearby settlements of
Inverurie, Blackburn and Kintore as well as a direct bus service from Kemnay to Aberdeen. Rail services
are presently available at nearby Inverurie and rail services will be enhanced following the completion of
a new station at Kintore.

Figure 5: Walking Distances

Figure 5 shows the services and facilities that are available within walking distance of the site. This plan
demonstrates that the site is well connected to existing services in Kemnay thus reducing the need to
travel by car. In addition, there excellent bus services operating in Kemnay and along Victoria Terrace.
7.7 Open Space
Kemnay benefits from a range of different types of open space including formal sports areas and
informal recreation, including a number of walking routes around Fetternear Estate and The Place of
Origin. The development would enhance the existing provision of local open space and a minimum of
40% of the development will be retained as public open space in line with the Council’s prevailing policy.
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7.8 Affordable Housing
The Housing Need and Demand Assessment identified housing need across all towns and villages in
Aberdeenshire. The SDP Main Issues Report recognises that to meet the levels of need there will be a
need for fully affordable development sites in Aberdeenshire. Within the Strategic Housing Investment
Plan Kemnay is identified as a medium priority settlement (second level after the high priority
settlements). Therefore, it will be important that there does remain a supply of housing to ensure that
demand does not further exacerbate affordability constraints and development with a proportion of
affordable housing can assist in meeting backlog housing needs. The development will assist in the
provision of new affordable housing in Kemnay with affordable housing making up 25% of the overall
housing proposed.

8. Conclusion
This bid has been submitted to the Council with a request that the site is reallocated in the next Local
Development Plan from business use to residential use.
The Strategic Development Plan seeks to ensure that there is an adequate supply of employment land
to meet local needs in settlements located outwith the SGAs, such as Kemnay. Taking cognisance of the
historic development of employment and business land in Kemnay, it has been demonstrated that
demand is and has been subdued. Demand for employment land is greater along the A96 strategic
growth area at the established commercial estates in Kintore, Blackburn and Inverurie. It is therefore
more appropriate if business land is allocated in these settlements rather than towns such as Kemnay
where there is evident lack of demand with any business/employment development at the site almost
certainly being commercially unviable. Notwithstanding this, there remains 4.3ha of allocated business
land to the north of Kemnay at BUS1 and BUS3, which is the most appropriate location for
business/employment development in the town and is more than large enough to meet future demand
during the local development plan period.
In contrast to the subdued demand for employment land, there is an identifiable need for future
housing in Kemnay. This is evidenced by the steady number of housing completions which has only
been limited due to constraints in land supply and delays to housing development. The supply of
housing land in Kemnay is due to run out by 2020 which will lead to a shortfall in supply unless new
housing allocations are identified. There will continue to be a need and demand for new housing in
Kemnay and additional allocations will be necessary over the next plan period to ensure that this need is
met.
The site is allocated in the current Local Development Plan for development and it is not considered that
there are any environmental or any other overarching development constraints that will inhibit the
delivery of the proposed development. The applicant is committed to the delivery of housing at the site
and is confident that it would provide an opportunity to enhance the entrance to the settlement from
the east along the B993.
It is requested that the Council provide support to this proposal to ensure a continued supply of housing
within Kemnay is maintained over next Local Development Plan period.
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