Appendix Kincardine and Mearns
1

In the delivery of the Local Development Plan (LDP2016) we are conscious that any proposal
for new development within towns and villages is likely to be a local “main issues” even if it
does not have the far reaching consequences of the 19 main issues reproduced in the bulk
of the Main Issues Report. In addition we feel it appropriate to provide some information on
the status of existing allocated sites in settlements so that communities can see exactly what
stage development promoted by the LDP2012 might be at.

2

We have also engaged with Community Councils over what should be the “settlement
objectives”. These are brief statements that try to capture what land use planning should try
to deliver for individual settlements, whether supporting local services or providing
opportunity for a specific item of strategic infrastructure such as a relief road. They represent
a justification for any new allocations and guide development management decisions on the
merits of development proposals. We have reproduced the settlement objectives from the
Local Development Plan 2012 in this appendix, as modified by the advice we have received
from Community Councils.

3

The settlement analysis also identifies “protected land”. This is land that was protected from
future development because it has a specific value to the community.

4

Finally the analysis provides an evaluation of the development proposals that have been
made to us for inclusion in the new plan. These are referred to as “officers’ preference” sites
and “other options”. In the light of our conclusions on Main Issue 12 “land supply and
distribution” there are no sites in Kincardine and Mearns that we would recommend are
included in the new plan. However this view may not prevail and so it is important that we
have views from the local community about the relative desirability of new sites proposed.
The Officers preference sites represent those sites that we would commend to you, should
additional development land be required.

5

We would welcome any comments you might wish to make on the settlement objectives,
protected land, and potential new sites that should be included in LDP2016.

Key
Officer’s preference
Other options not preferred by officers
Recommended for inclusion in the Plan
Protected land
R

Reserved land

H

Housing sites allocated in the Aberdeenshire LDP 2012

E

Employment sites allocated in the Aberdeenshire LDP 2012

BUS

Existing BUSiness sites

EH

Existing Housing sites

SR

Strategic Reserve employment sites
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Arbuthnott
Key Planning Objectives for the settlement:

•

Preserve the amenity of the settlement

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.

Kincardine and Mearns 3

Auchenblae
Key Planning Objectives for the settlement:

•
•

Meet local needs for housing in the village
Provide employment land to improve the local community and reduce
commuting

Reference

Proposal

Overview

EH1

Allocated for 10 houses

Full
Planning
Permission
APP/2008/0319 for 15 houses on this
site is currently pending subject to the
conclusion of the Section 75 legal
agreement.

H1

Allocated for up to 5 houses

Development unlikely to begin on this
site until EH1 progresses.

M1

Allocated for up to 70 houses,
with 35 delivered after 2016, and
1ha of employment land

HLA database advises the site is to
come forward once EH1 and H1
developed.

Conclusion
There are no proposed changes to this settlement.
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Catterline
Key Planning Objectives for the settlement:

•

Preserve the amenity of the settlement

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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Cookney
Key Planning Objectives for the settlement:

•

Preserve the amenity of the settlement

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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Drumlithie
Drumlithie is a former weaving village located along the valley of the Drumlithie Burn,
known locally as “Skite”. The village retains its historical core and there are a good
number of Category B and C Listed Buildings ranging from weaver’s cottages to the
Drumlithie Steeple built to house a bell which was used to mark the working hours of
the weavers. The historic street pattern remains intact while recent housing
developments have been built to the northeast and south of the village. Services
include a school, community run shop, hotel, public hall and sports facilities. The
original village consists mainly of single storey cottages built with either the local
sandstone or rendered. Later housing schemes have introduced more house types.

The Planning Objectives for the settlement are to:
•

Sustain existing services.

•

Provide opportunity for local employment.

•

Meet local housing needs.

Current Infrastructure:
•

Glenbervie Primary School is forecast to have capacity in 2016.

•

Drumlithie Waste Water Treatment Works currently has capacity.

•

Drumlithie currently has water treatment capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

M1

Allocated for 30 houses
over two phases and
0.5ha of employment
land.

No master plan, development framework or
planning application has been received to date.

Development Bid sites
The following site has some potential for development and may be considered
an officer’s preference
Reference

Proposal

Overview

KM040

17 Residential units.

There are no constraints to developing the site
and the site is possible. Development would
expand the village in the same direction as
recently allocated development. The site would
be prominent, but if sensitively designed and
sited would have minimal impact.

Other options which officers have not preferred.
Reference

Proposal

Overview

KM015

8 Residential units.

The site is protected as ‘P1’ in the LDP. The site
is to the rear of existing development, and
adjacent to a community woodland area. The
site sits in a hollow, and from a site visit appears
to be a damp site and so in terms of climate, we
would have concerns. There is no over-riding
reason to develop this site which has been
protected to conserve the woodland and setting
of the village.

KM039

25 Residential units.

The site has no significant constraints.
Development on this site would expand the
village to the north outwith its currents confines
and beyond an area of mature protected trees
but it is a possible site. The site itself is south
facing and could be an appropriate site for
development in terms of climate. The site is in
close proximity to the school.
There could be transportation issues as the site
is accessed via a narrow single track road and a
new bridge would be required. A roadside well
might also be affected should the road be
widened. Additional capacity for foul drainage
would be required. On balance not acceptable.

KM041

17 Residential units.

There are no significant constraints to
developing the site. However the site would
have an adverse landscape impact, and break
the skyline. The site would adversely affect the
setting of the village.
A previous application for 38 units on the site
(APP/2006/4307) was refused, and dismissed
on appeal (P/PPA/110/706) in 2008.
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Conclusion
Recent developments in Drumlithie have contributed to the sustainability of the
village to the extent that the community retains, unlike settlements of a similar size,
its village pub. As part of a previous allocation, a new build community shop has
been opened. Whilst there is no strategic need for further housing allocations, in
terms of infrastructure, a modest expansion to the village is possible. In order to
maintain the levels of service it may have been appropriate to allow a small allocation
in Drumlithie on Site KM040 for 17 housing units should development sites be
needed.
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Drumoak
The village is located on the south facing slope of the north bank of the River Dee,
with the majority of the settlement found to the north of the A93 Aberdeen to Braemar
road. The village has no real historical content, having mostly been built over the past
fifty years. The original Victorian buildings were clustered around Park Station on the
Aberdeen to Ballater railway line or at Park itself, 250 metres to the west. The house
types to the north of the A93 range from of former council housing to standard high
volume house building. Accordingly there is no consistent use of house styles or
materials in the village. The continual use of cul-de-sacs has meant that connectivity
in the village is lacking. The village is reasonably well served, with a hairdressers,
pub, shop, bowling green and church.

The Planning Objectives for the settlement are to:
•

Meet local need for housing.

•

Support local services.

•

Provide land for the construction of a replacement primary school.

Current Infrastructure:
•

Drumoak Primary School is forecast to be over capacity by.

•

Drumoak Waste Water Treatment Works currently has limited capacity.
Additional land allocations will require further capacity to be provided.

•

Drumoak currently has water treatment capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 35
houses over 2 phases.

15 houses proposed for delivery in first phase
and 20 in the second. Full planning permission
being granted.

Development Bid sites
The following site has some potential for development and may be considered
an officer’s preference
Reference

Proposal

Overview

KM063

15 – 20 Residential units at
site H1 (land left over).

While the site is adjacent to proposed school,
there is some distance to other services. Bid site
forms part of site H1 in ALP which is allocated for
35 houses (there is a current application for 33
houses outstanding). Site is possible to develop
technically. Site has possibly become available
due to the higher density of housing on the
remaining allocated site.

Other options which officers have not preferred.
Reference

Proposal

Overview

KM034

Mixed use development.
Erection of 1500 residential
units.

Remote from Drumoak. Effectively creating new
settlement in remote area not served by public
transport. No water supply/foul drainage. Need
for education. Issues over construction of bridge
over River Dee. Have already committed to new
town at Elsick, therefore no need for additional
new settlement. Possible impact on River Dee
Special Area of Conservation (SAC).

KM060

200 Residential units.

While adjacent to the settlement, there are no
linkages to existing houses although a route may
be possible beside the school. While tree belt
along western boundary and across middle of
site will provide setting and screening, the
section of the site to north will be visually
dominant. Capacity issues relating to education
and foul drainage.

KM061

200 Residential units and
1.2 ha of business land.

Site is well screened and accessible from village
and services. Core path crosses site to Deeside
Railway therefore there is opportunity to enhance
footpath network. Ongoing issues over education
capacity and foul water drainage. However
proximity to River Dee SAC a potential
constraint.

KM062

200 Residential units, retail,
pub
restaurant
and
community park

Infrastructure issues in relation to education and
waste water. Should be possible to integrate site
into village however due to slope the site will be
prominent.

KM075

50 Residential units.

Site can be accessed but two will be required..
Opportunity to enhance protected area could be
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seen to be a benefit. While the site is south
facing, proximity of trees may cause
overshadowing and lead to conflict with new
home owners seeking their removal for either
more light or TV signal. Issues over education
and waste water treatment capacity. However
the majority of the site is within a protected zone
in LDP.
KM101

Residential

Site can be accessed but two will be required.
Opportunity to enhance protected area could be
seen to be a benefit. While the site is south
facing, proximity of trees may cause
overshadowing and lead to conflict with new
home owners seeking their removal for either
more light or TV signal. Issues over education
and waste water treatment capacity. However
the majority of the site is within a protected zone
in LDP.

Conclusion
Drumoak currently has one site allocated for housing, accommodating 35 units on
site H1. A planning application for 33 units on the site is currently under
consideration.
There have been a number of allocations in the last two plans which will continue to
support the currently fairly high level of services for a village of this size. While it may
be possible to allocate more houses there are issues with the capacity of Banchory
Academy which is likely to reach capacity during the second phase of the LDP.
There is no actual need to allocate any additional housing units in Drumoak on
account of the current substantial existing allocations which satisfy the proposed
Strategic Development Plan, however, Site KM063 allows an opportunity for a small
scale development on land already considered acceptable if it is considered
neccessary.
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Edzell Woods
Edzell Woods was a new settlement built to service the Edzell Airbase, which ceased
operation in 1996. It is located on flat agricultural land with the Grampian mountains
to the north. The settlement is not obvious as it is screened by airbase buildings and
trees.
The settlement consists of 1½ story semi-detached modern houses, set in suburban
style. They are white/cream in colour and set back from the road, with ample green
space areas between buildings.

The Planning Objectives for the settlement are to:
•

Meet need for local housing

•

Re-use of previously developed sites.

•

Provide employment land opportunities

•

Resolve issues associated with the existing foul water drainage.

Current Infrastructure:
•

Edzell Waste Water Treatment works has limited capacity.

•

There is water treatment capacity from Whitehillocks Water Treatment Plant.

•

Edzell Primary School is located to the north of the village, outwith
Aberdeenshire.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

M1

Allocated for 300 houses.

Planning Permission in Principle has been
approved for 300 residential units and 100 Ha of
employment land. However, the Draft Housing
Land Audit 2013 has identified the site as
constrained on the site.

Development Bid sites
There are no officer’s preferences
Other options which officers have not preferred.
Reference

Proposal

Overview

KM017

Mixed Use (1000 units,
commercial, community and
local retail).

The site is partially constrained by flood risk,
woodland and a hazardous site. However, the
majority of the site is free from constraints. There
are also significant infrastructure constraints to
overcome as have been highlighted by the
agent.
Planning permission in principle has been
approved for 300 residential units, industry (100
hectares) and open space by the Kincardine and
Mearns Area Committee, but awaits a S75. The
site is currently identified as constrained in the
2013 Housing Land Audit, but the agent has
advised that the intention is to build 30 units per
year from 2014.
The build out rate would mean that there is
sufficient land allocated for the next 10 years,
and there is no need at this stage to review this
allocation.
The site was previously subject to examination
and it was concluded that ‘I consider that the
1100 house development in Edzell Woods which
is suggested at the main issues report stage
would be excessive in relation to the scale of the
settlement and the limited services available. It
would also create a counter attraction that might
threaten the success if the housing strategy of
the plan which seeks to concentrate
development at nearby Laurencekirk in order to
resolve the towns severe infrastructure
constraints’.

Conclusion
There are currently sufficient development sites within Edzell Woods as well as
housing and employment allocations across Aberdeenshire that satisfy the Strategic
Development Plan’s requirements.
Therfore there is no further requirement to allocate additional housing or employment
land in Edzell Woods.
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Elsick (Chapelton)
Key Planning Objectives for the settlement:
•

Preserve the amenity of the village

•

Provide opportunity for employment

•

Provide retail opportunities

•

Meet the demand for housing within the strategic growth area

•

Provide open space which will enhance opportunities for informal recreation

•

Provide improvements to the public transport network through the site

•

Provide both primary and secondary education

Reference

Proposal

Overview

M1

Allocated for up to 4045 houses, 11.5
hectares of employment land land
will be suitable for high quality
businesses
or
company
headquarters, 5.5 hectares of land
within the site is identified as
strategic reserve and a halting site
for gypsy/travellers is required within
the employment land.

Planning Permission in Principle
granted for the majority of the
scheme
and
Full
Planning
Permission for 800 houses both
granted subject to Section 75
agreement.
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Conclusion
There are no proposed changes to this settlement.
The process of developing Elsick as a new town is ongoing. Work is continuing on
the planning process and planning permission for the 4045 units is expected to be
granted in Autumn 2013. It is recognised that the creation of a new town is a long
term commitment by not only the developer, but also the planning authority. In order
to maintain the critical mass required to ensure the delivery of services associated
with a service centre it is accepted that further allocations will be required within the
M1 site boundary. As the town grows and services are provided it is expected that
the short term pressures on nearby infrastructure will be reduced. While there is no
requirement for additional housing allocations at the current time it is expected that
future allocations will be necessary in support of Chapelton remaining the focus for
delivering the spatial strategy in the corridor.
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Fettercairn
Fettercairn is located northwest of Laurencekirk on the B966 from Edzell. It is set
within undulating farmland at the foot of Cairn ’O Mount on the edge of the Grampian
hills in the Howe of The Mearns. The settlement enjoys views to the north of the
Grampian Mountains, and to the South of flat agricultural land. Five roads intersect in
the village, and probably due to these good links the village historically developed as
a market town. Although there is little open space within the village, its historic core
is covered by a conservation area designation. The Royal arch and cross are key
focal points. The area has a small mixture of services including a post office, small
clothes shop, public hall and a Primary School. The main employer in the village is
Fettercairn Distillery, which was founded in 1842.

The Planning Objectives for the settlement are to:
•

Meet local need for housing.

•

Sustain existing services.

Current Infrastructure:
•

Fettercairn has limited Waste Water Treatment capacity.

•

Fettercairn has water treatment capacity from the Whitehillocks Water
Treatment plant.

•

Laurencekirk Primary School is forecast to have capacity in 2016.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for 30 houses.

No master plan, development framework or
planning application has been received to date.

Development Bid sites
The following sites have some potential for development and may be
considered to be officer’s preference.
Reference

Proposal

Overview

KM064

30
Residential
Fettercairn.

KM105

Cemetery extension
Fettercairn.

units,

at

The site is slightly constrained to the north by flood
risk and would require a Flood risk Assessment.
Otherwise it is well connected to the settlement
with good access to the primary school and village
centre. The majority of the site is allocated as H1
in the LDP, and the small extension northwards
allows for secondary access onto Gladstone
Gardens.
The site is adjacent to the existing cemetery, and is
in an accessible location, adjacent to Fettercairn.
A small scale development, it is likely to have little
impact on the surrounding area. The loss of Prime
Agricultural Land is considered to be acceptable in
order to accommodate an essential community
facility. There may be potential issues over the
water table and potential impact on private water
supplies in vicinity, although the proposed
extension is further away than existing.

There are no other options.
Conclusion
Fettercairn currently has one housing allocation totalling 30 residential units. Whilst
this has yet to be progressed for site H1, bid KM064 proposes extending this site
northwards, which would allow secondary access into Gladstone Gardens. This bid
proposes no increase in housing numbers and would be a logical extension to site
H1, although it encroaches further into an area identified at flood risk.
Bid KM105 proposes an extension to the existing cemetery, which would deliver an
essential community facility. As such, the loss of a small area of prime agricultural
land is considered acceptable. Potential impacts on water supply could be
considered at the planning application stage.
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Findon
Key Planning Objectives for the settlement:

•

Preserve the amenity of the settlement

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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Fordoun
Fordoun is located within the Howe of the Mearns in an area of flat agricultural land.
The settlement historically grew around the railway station and the adjacent
Aberdeen to Dundee road, limiting the opportunities for expansion to the south,
especially since the construction of the duel carriageway. Accordingly, the majority of
new development has been concentrated to the north of the railway line. The primary
school however is annexed from the village by the A90. While the Victorian village
adjacent to the railway is built with sandstone, the remainder of the more recent
properties are a mix of house styles and materials. While the village is screened by
the railway line to the south, the open landscape to the north west means that the
village is prominent in the landscape. Landscaping required as a result of the recently
built housing will, in time, screen the developments. The village is served by a hotel,
an employment site and tennis courts/football pitch.

The Planning Objectives for the settlement are to:
•

Sustain existing local services.

•

Meet local need for housing.

Current Infrastructure:
•

Fordoun has water treatment capacity from the Whitehillocks water treatment
plant.

•

There is currently insufficient capacity in the Laurencekirk waste water
treatment works. Additional land allocations will require further capacity to be
provided.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for
15 houses.

No master plan, development framework or planning
application has been received to date.

Development Bid sites
Associated with discussion on Main issue 16 the following site is
recommended for inclusion in the Plan:
KM032

Employment
use, at
Fordoun
Airfield.

The site is constrained by a pipeline consultation zone, and
partially by flood risk. However, the majority of the site has
permission for storage / offices / warehouses / buildings.
Fordoun Airfield has developed on an ad hoc basis as a result
of companies expanding. There are parts of the airfield which
offer land suitable for storage. While there are various
companies operating out of the site most of these uses are
either storage, sawmill, or pipe storage related.
There is an application pending for an extension to existing
pipeyard, installation of lighting, formation of bunding and
access road to the south west of the site.
This bid seeks formalisation of the site for industrial use. As an
existing industrial site it would be logical to identify this as a
‘BUS’ site.
The ‘BUS’ designation would be limited to the extent of
previously granted planning permissions on the site.

Other options which officers have not preferred.
Reference

Proposal

Overview

KM002

Employment
Uses
at
Fordoun
Airfield.

The site is partially constrained by a pipeline corridor.
Although it is acknowledged that some uses can be
accommodated on this part of the site, there are alternative
sites.
This site is a Greenfield site betwixt existing sawmills and a
storage operation. A large scale employment site
incorporating business, storage and offices would be best
located adjacent to an existing settlement. There are also
concerns that this could prejudice employment land
allocations at Laurencekirk, where we would prefer to see
this scale of employment development coming forward.
This site was previously subject to examination and it was
concluded that “(the allocation) would result in a substantial
over allocation in this part of the strategic growth area, and
might make it more difficult to progress the allocated site at
Laurenckirk, which has other advantages.”
In light of the above the site is not deemed desirable.

KM019

40 residential
units.

The site is constrained by a pipeline corridor.
The site is possible (except for the pipeline constraint), but
would need careful design to integrate it with the village
(additional open space would be required to the NE).
This site was previously subject to examination and it was
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concluded that “The development of this site for housing and
employment purposes would involve a substantial
westwards expansion of the village, even if restricted to 40
houses to take account of the pipeline corridor.
KM020

Storage use.

KM083

60 residential
units.

In light of the above the site would not be deemed desirable.
The site is constrained by a pipeline consultation zone. It is
located in the countryside, and is not associated with any
settlements and is therefore an unsustainable location.
Part of site (to south east) constrained by pipeline corridor.
The site is not well connected to the settlement and would
be an exposed location. It is not desirable to have a
settlement segregated by a dual carriageway trunk road.
The proposal would also see significant development to the
east of the A90 splitting the community and would therefore
not be in the interests of proper planning and sustainable
development.
This site was put forward and examined under the current
ALDP which stated “There is no direct vehicle access to the
village, though there is a pedestrian subway. Any new
development at (the site K81) would accentuate this
separation, and would effectively create a parallel settlement
on the east side of the A90”
Sufficient development would therefore be required to create
a new village, which would result in infrastructure constraints
(primary school capacity, A90 junction upgrade / grade
separation).
In light of the above the site is not deemed desirable.

Conclusion
There are currently sufficient development sites within Fordoun, as well as housing
and employment allocations across Aberdeenshire to satisfy the Strategic
Development Plan’s requirements.
Current housing allocations in Fordoun meet the settlement’s needs with H1
identified in the Draft Housing Land Audit 2013 considered deliverable.
In terms of employment, there is an existing site to the north of Fordoun, the former
Fordoun Airfield. It has developed over the years and now has several business
operating from the location including sawmill / pallet companies and a Pipeyard.
Several planning applications have been granted over the years and as such it
appears appropriate to identify the site as a ‘BUS’ site.
The ‘BUS’ designation will however be limited to the extent of previously granted
planning permissions on the site.
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Gourdon
Gourdon is one of the Kincardine fishing ports located between Cove and Montrose.
The village consists of the original settlement which extends along a raised beach
and the natural harbour and later extensions built on the higher ground beyond. The
original village generally retains its character, with single and 1 ½ storey houses
facing the sea as opposed to being at right angles as exists to the north of
Aberdeenshire. Most properties in the old part are built with sandstone or rendered
walls. The 20th century houses on the top of the brae consist of a mix of house types
from 1930-50s local authority housing to more recent volume house building adjacent
to the A92.
The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Sustain existing services.

•

Provide opportunity for employment.

Current Infrastructure:
•

Gourdon School is forecast to have limited capacity in 2016.

•

Gourdon has limited waste water treatment capacity from the Nether Knox
Waste Water Treatment plant.

•

Gourdon has water treatment capacity from the Whitehillocks water treatment
plant.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for 35 houses.

No master plan, development framework or planning
application has been received to date.

E1

Allocated
employment land.

No master plan, development framework or planning
application has been received to date.

for

Development Bid sites
The following site has some potential for development and may be considered
an officer’s preference.
Reference Proposal

Overview

KM106

The site has no constraints and is a logical location
for a cemetery extension.

Cemetery extension.

Other options which officers have not preferred.
Reference Proposal

Overview

KM078

There is no additional need for development
allocations in Gourdon. There are significant other
allocations in the area including allocation H1 in
Gourdon and H2 in Iverbervie, to the North, these
have a combined allocation of 235 houses. The
development of this site for large scale housing (120
houses) would further coalescence between the two
settlements.

120 residential units.

Conclusion
There are currently sufficient development sites within Gourdon and the surrounding
area, as well as housing and employment allocations across Aberdeenshire to satisfy
the Strategic Development Plan’s requirements.
Gourdon currently has 2 existing allocations. H1 is identified for 35 dwellings with 25
in the first phase, and E1 allocated for employment land.
The proximity of Inverbervie to the north raises real concerns of coalescence
between the settlements. KM106 is a proposal for a cemetery extension this is a
logical extension to the existing cemetery.
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Inverbervie
Inverbervie is the main coastal town south of Stonehaven, owing its importance not
to fishing but flax spinning after the town’s modest original harbour silted up in 1830.
By 1900 the industry employed 500 to 600 workers leading to the town’s preeminence in the area. The 19th Century town grew along the main axis of the town
which runs along King Street with the High Street and Market Square at right angles.
Typical of the area, the majority of the old town is build with sandstone. There are a
number of listed buildings in the town, reflecting the historical importance of the
settlement. Due to the Inverbervie to Montrose branch line there was little
development along the coast, the former sidings now a car park for a coastal walk
along the former railway. Recent developments surround the town to the south and
west, the only direction development is possible. As a small town and service centre,
there are a range of shops, hotels, a caravan site, business land and primary
education.

The Planning Objectives for the settlement are to:
•

Sustain and attract local services.

•

Improve traffic flow through the town.

•

Meet local housing needs.

Current Infrastructure:
•

Bervie Primary School is forecast to be at capacity by 2018.

•

Nether Knox Waste Water Treatment Works currently has limited capacity.
Additional land allocations will require further capacity to be provided.

•

Inverbervie has water treatment capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

30 residential units.

Under construction.

H2

200 residential units.

No master plan, development framework or
planning application has been received to
date.

First section of distributor road
from A92 to Townhead.

Development Bid sites
There are no officer’s preference.
Other options which officers have not preferred.
Reference Proposal

Overview

KM077

120 residential units.

The site has no significant constraints, but there are
concerns about the scale of development and
landscape impact.
The site would result in coalescence with Gourdon.
The site was previously subject to examination and
it was concluded that development on this site
would seriously erode the separation between the
two communities and is an ‘important buffer’

KM003

30 residential units.

The site would ‘round off the settlement’, however
there are likely to be school capacity issues, and
potentially roads issues with access from Townhead
Drive. If infrastructure issues can be overcome, the
site may provide appropriate extension to the
settlement.

KM054

32 residential units.

The site has no constraints, but is likely to have a
negative landscape impact and is segregated from
the settlement.

Conclusion
Inverbervie currently has two existing housing allocations totalling 230 dwellings with
130 units in the first phase and 100 units in the second. This provides a sufficient and
effective supply of housing land.
Bervie Primary School is projected to be at capacity by 2017 and it is expected that
the second phase of housing may well lead to capacity issues. While there is
sufficient capacity for the water supply, the foul drainage system can only
accommodate a further 10 units.
It is important to maintain the separation distance between Inverbervie and Gourdon
to prevent coalescence therefore future development should be concentrated to the
west of the town. On account of the current substantial existing allocations which
satisfy the Strategic Development Plan’s housing requirements along with the likely
school capacity issues, it is unlikely that any further allocations are required in
Inverbervie between 2016 and 2021.
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Johnshaven
Key Planning Objectives for the settlement:

•

Preserve the amenity of the settlement

•

Sustain local services

Reference

Proposal

Overview

EH1

Allocated for up to 67 houses

Full Planning Permission granted in
July 2010 (APP/2008/1004) for a 5
year period. No recent communication
has been received from agent.
Limited interest from developers –
some marketability issues. Steep
sloping site. Previous developer now
has no contractual interest. This site
has reverted back to the landowner.

Conclusion
There are no proposed changes to this settlement.
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Kirkton of Durris
Kirkton of Durris is a located adjacent to the Burn of Sheeoch where it joins the River
Dee. Part of the settlement is linked by a steep sided, wooded valley to Durris Kirk.
The setttlement consists of a small cluster of buildings at a crossroads on the South
Deeside Road, the parish kirk, manse and grave yard located down towards the
River Dee and a public hall, a former school and a number of dwellings in an
elevated position to the south of the main road. The character has not changed over
the years, the most recent houses mainly being built in a Victorian manner. The
quality of the built environment is fairly high with the majority of the original buildings
being listed. The wooded valley has been protected in the Local Development Plan to
conserve the setting of the settlement.

The Planning Objectives for the settlement are to:
•

Preserve the setting and amenity of the settlement.

Current Infrastructure:
•

Banchory Academy is forecast to be at capacity by 2016.

•

Kirkton of Durris has water treatment capacity.

•

There is no foul drainage facilities in the area.
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Existing development allocations to be carried forward
There are no existing allocations to be carried forward.

Development Bid sites
Associated with discussion on Main issue 16 the following site is
recommended for inclusion in the Plan:
KM057

Ongoing
mineral
extraction.

Site of existing approval for sand and gravel extraction. Minor
extension to safeguarded area at western boundary. Planning
Permission would be required for this extension.
The site is immediately adjacent to the River Dee LNCS and
SAC, and parts are affected by flooding.
Existing quarry which would benefit from additional
safeguarding. Any quarry extension would be dealt with under
a planning application.

Other options which officers have not preferred
Reference Proposal
KM059

32
residential
units.

Overview
While the site is on South Deeside Road and therefore
accessible by public transport (limited), the hall and church
are characteristic of the local area serving a scattered rural
community. The school is some distance from the site. It is
considered that the site is remote with no foul drainage and
very limited services.

In light of the above the site is not deemed desirable.

Conclusion
Kirkton of Durris is a historical cluster of properties associated with Durris Kirk and
the Mill of Durris. The settlement is in a fairly remote location and served by a
scattering of services. While there is public transport available, this is limited and
reliance in the car would be likely. Therefore it is not considered that an allocation in
the vicinity would be sustainable.
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Kirkton of Maryculter
Kirkton of Maryculter is a village in the Lower Deeside with the River Dee separating
it from the town of Peterculter, and the B979 road runs through Maryculter. At the
edge of the village of Maryculter is a public forest land, known as the Oldman Wood,
through which flows the Crynoch Burn.

The Planning Objectives for the settlement are to:
•

Meet local housing needs including need for affordable housing.

Current Infrastructure:
•

Kirkton of Maryculter is served by Cults Academy which is forecast to have
limited capacity in 2016 and Cults Primary School which will be over capacity.

•

Kirkton of Maryculter Waste Water Treatment Works has limited capacity.

•

Kirkton of Maryculter has Water Treatment capacity from the Invercannie
water treatment plant.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for 6
residential units.

Planning Permission in Principle is pending subject to
the conclusion of the Section 75 agreement. Delivery
of 6 units likely to be in 2015.

Development Bid sites
There are no officer’s preferences.
Other options which officers have not preferred
Reference

Proposal

Overview

KM070

4 residential units.

Whilst the site proposes is a modest extension to
settlement, it is within the Greenbelt and there is no
identified need for additional houses.
This site is not an officer’s preference.

Conclusion
There are currently sufficient development sites within Kirkton of Maryculter and the
surrounding area, as well as housing and employment allocations across
Aberdeenshire to satisfy the Strategic Development Plan’s requirements.
Kirkton of Maryculter currently has one existing allocations, H1, which is identified for
6 dwellings. The proposed bid KM070 is in effect an extension to the H1 site however
it is within the greenbelt and there is no identified need for additional houses within
the settlement.
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Laurencekirk
Laurencekirk, the largest town in the Howe of the Mearns, is located on the wide
fertile plain which separates the Grampian foothills to the northwest and Hill of
Garvock to the southeast. Originally clustered around a crossroads towards the
northeast of the settlement, the town was extended as a planned village in a grid
pattern along the length of the Aberdeen to Dundee road and railway line. The 19th
Century town has mainly sandstone or rendered walls and is categorised by the
buildings fronting the street. Later developments to the north, over the railway and to
the south are typical of late 20th century housing developments with little
consideration of the historic core of the grid pattern. Laurencekirk was by-passed by
the A90 duel carriageway in 1985, however the railway station was reopened in 2009
having been closed in 1967. The town has a number of services, including banks,
shops, hotels, industry, newly built primary and secondary schools and parks/sports
facilities. The surrounding area is one of the main farming areas in Scotland due to
the large expanse of prime agricultural land.

The Planning Objectives for the settlement are to:
•

Meet the demand for new housing in the strategic growth area.

•

Sustain existing services.

•

Provide opportunity for employment.

•

Relieve town centre congestion through provision of a distributor road.

Current Infrastructure:
•

Laurencekirk waste water treatment works has limited capacity.

•

Laurencekirk has water treatment capacity from the Whitehillocks water
Treatment Plant.

•

Laurencekirk PS is projected to be over capacity by 2016.
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Existing development allocations to be carried forward
Reference Proposal

Overview

EH1

Allocated for 210
houses.

Full planning permission for 150 houses and 60 houses is
currently in place on the EH1 site.

EH2

Allocated
houses.

10

No master plan, development framework or planning
application has been received to date.

M1

Allocated for 885
houses
in
2
phases. Phase 1
485 houses.

No master plan, development framework or planning
application has been received to date.

for

Development Bid sites
The following sites have some potential for development and may be
considered to be officer’s preference.
Reference Proposal

Overview

KM008

9 residential units
at
Westburnside
Park.

KM066

100
residential
units
at
Laurencekirk , west
of Fordoun Road.

The site is located on the southern gateway to the
settlement, currently in use as a paddock. It would be
appropriate for small scale development. Design would be
key, and impact on adjacent properties would be a key
consideration.
The site has good access to the rail station and bus
services (albeit the topography does mean this is up hill).
The site would fit with the existing settlement, and would
have minimal visual impact.
There are existing allocations for 1105 houses which has
yet to come forward therefore there is no need for the site
at present. However, if a site was required, this site could
be a suitable option.

Other options which officers have not preferred
Reference Proposal

Overview

KM005

200
mixed
residential
development
at
East
Blackiemuir
Park.

The north western part of the site is partially constrained,
and the area of woodland would need to be protected.
Otherwise the site is well connected to the settlement with
good access to the rail station.

KM006

40 residential units
at Beattie Lodge
Park.

KM007

30 residential units
at Cairney Wood
Park.

The site is partially constrained by a pipeline. The north
west part of the site would be possible subject to
infrastructure.
The site is bound by development on two sides, but is
unlikely to have any significant landscape impacts.
The site is constrained by a pipeline consultation zone.
The site would affect the setting of the settlement,
Dvelopment on this site would take the settlement up to
the by-pass where it would be highly visible. It is desirable
to leave a buffer between the settlement and the A90.

KM009

9 residential units
Backsetlements

The strategy for Laurencekirk is to direct development to a
major allocation at M1 to the north of the settlement.
There is a wider aspiration to have a link road to the north
of the settlement, and this site could be developed in the
future as part of the link road.

The majority of the site is not constrained and is possible,
but access could constrain the site (single track access).
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Park.

The site is also adjacent to the railway line, which could
prevent development on part of the site. The site is
located further from existing services than other sites.

KM010

20 residential units
at Sub Station
Park.

KM011

90 residential units
at Cameron Park.

The site has no constraints and is a possible site.
The site is possible, but access could constrain the site
(single track access). Part of the site is adjacent to an
electricity substation. The site is located further from
existing services than other sites.
The site is partially constrained by a pipeline and ancient
woodland designation, but the north west part of the site
would be possible subject to infrastructure. It would not be
desirable to develop up to the A90, and a buffer would be
required. While the site is conveniently located for access
to the primary school, and bus stops it is not well related
to the existing settlement.

KM014

12 residential units
at Mill of Thornton
Woods.

The site is constrained by woodland and pipeline corridor.
The site is 2km from Laurencekirk, and is in an
unsustainable location.

KM035

Western by pass
road.

The first section of a distributor road has been identified
as a requirement for the development of site M1. While it
is an aspiration to have a distributor road which would
take heavy traffic from the centre of the village, it is
unlikely to be delivered without being associated with
development. It is therefore premature to identify this route
on the settlement statement, but the desire for a distributor
road should remain a settlement objective.

KM104

Redevelopment of
former
Mearns
Academy Site.

Much of the site is classified as prime agricultural land.
The site is infill development within the settlement
boundary and as such is a brownfield development and
can be dealt with under current policy.

Conclusion
Laurencekirk currently has three housing allocations totalling 1105 units. The majority
of these allocations are located on site M1 (885 units and 11 ha of employment land).
While no planning application has been received to date, the M1 site is being
progressed. Planning Permission has been granted for 210 units on site EH1.
according to the Draft Housing Land Audit 2013, Site EH2 (10 units) is constrained
and the site’s deliverability is questioned. Nevertheless, it is considered that there is
currently a sufficient and effective supply of housing land in Laurencekirk.
Development was concentrated in Laurencekirk in order to create the critical mass to
provide sufficient developer contributions towards much needed local infrastructure
and to reflect the position of Laurencekirk as the main service centre in South
Aberdeenshire. The aim of improving the access to the A90 and the construction of a
distributor road is ongoing while Mearns Academy is currently under construction
with a completion date of June 2014. The provision of the improved traffic network
will likely lead to future development along the length of the new road. While there is
no requirement at present, Sites KM005 and KM066 are well located and may
provide suitable options in the future. There is also uncertainty regarding
deliverability of site EH2.
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Luthermuir
Key Planning Objectives for the settlement:
•

Sustain existing services and provide opportunity for new services

•

Meet local need for housing

Reference

Proposal

Overview

EH1

Allocated for up to 25 houses

No
master
plan,
development
framework or planning application
has been received to date.

M1

Allocated for up to 25 houses, small
scale retail and employment uses

No
master
plan,
development
framework or planning application
has been received to date.

M2

Allocated for up to 25 houses, small
scale retail and employment uses
after 2016

No
master
plan,
development
framework or planning application
has been received to date.

Conclusion
There are no proposed changes to this settlement.
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Marykirk
Marykirk is a small village of some architectural merit located on higher ground on
the east bank of the River North Esk. The surrounding area is one of the main
farming areas in Scotland due to the large expanse of prime agricultural land in the
vicinity. The original village would have been positioned to the east of the road facing
the flood plain. The quality of the built environment is such that almost the entire east
side of the village along the roadside is listed, twelve buildings in total (including the
church, Merkat Cross). The majority of listed buildings are a mix of single storey
cottages and two storey houses built with sandstone or wet dash rendered walls.
Later development has included a ribbon development along the west side of the
road, local authority housing to the east and recently built housing to the northwest.
There is a hotel and a public hall in the village. The flood plain is protected in the LDP
in addition to the mature trees around and to the east of the church.

The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Sustain existing services and provide opportunity for new services.

Current Infrastructure:
•

Marykirk School is forecast to be at over capacity in 2016.

•

Marykirk Waste Water Treatment Plant has limited capacity.

•

Marykirk has water treatment capacity from the Whitehillocks water treatment
plant.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 19 houses.

No master plan, development framework or
planning application has been received to date.

M1

Allocated for a proposed
mixed use of 30 houses in 2
phases. Phase 1 is for 15
houses.

Planning application pending.

Development Bid sites
There are no officers preference.
Other options which officers have not preferred.
Reference

Proposal

Overview

KM036

Mixed use development
including 49 residential units

Site is adjacent to a scheduled monument, and
flood risk has been identified to the south of the
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KM084

and retail use at Marymill,
Marykirk.

site.

70 residential units at West
Park, Marykirk.

There are potential infrastructure issues, and the
site would significantly expand the settlement.
There is also no capacity in the primary school.

There is an existing allocation in Marykirk and no
capacity in the primary school.

Conclusion
Marykirk currently has 2 existing housing allocations (EH1 and M1) totalling 49
dwellings both have been identified in the Draft Housing Land Audit 2013 as
deliverable.
On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements along with the current school capacity
issues, it is unlikely that any further allocations are required in Marykirk between
2016 and 2021. There has been significant development in recent years and the
primary school is currently at capacity.
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Marywell
Marywell is a settlement to the East of the A90, and to the west of the local
Stonehaven Road. To the east of Stonehaven Road is a large area of flat land, with
the sea in the distance. The settlement is well screened by the undulating landscape
and trees. There is no obvious cultural tie, and the village has grown up as a
residential area due to its close proximity with Aberdeen and transport links through
the A90.
There is a significant level of small pre-fabricated units and mobile homes.
The development is dense, with little open space, except that surrounding the
settlement.
The Planning Objectives for the settlement are to:
•

Provision of employment land.

Current Infrastructure:
•

Nigg Waste Water Treatment Works has capacity.

•

Marywell has water treatment capacity from the Invercannie Water Treatment
Plant.

Existing development allocations to be carried forward
Reference Proposal

Overview

EH1

The site is currently under construction.

Allocated for 120 houses.

Kincardine and Mearns 46

Development Bid sites
There are no officer’s preference.
Other options which officers have not preferred.
Reference Proposal

Overview

KM013

5ha of Industrial
(class 5).

land

KM046

Industrial development.

The site is within the ‘BUS’ designation, and
therefore the principle of employment development
on the site has been established. Any issues
regarding transportation etc should be considered
as part of a planning application.
The site is highly prominent, and there is an
abundance of employment land adjacent to the site.
Across Aberdeenshire there are sufficient
allocations to satisfy the Strategic Development
Plan’s requirements meaning there is no additional
employment land required.
The site was previously subject to examination and
it was concluded that ‘The settlement statement for
Marywell proposes that a corridor of land on the
east side of the A90 at this point is protected as a
landscape buffer, which further limits the amount of
developable land at the site. In addition, it is
possible that the Findon junction may need to be
remodelled in the future to cater for development in
the area which might encroach on land at the (site).’
It also states ‘There is (no) shortage of employment
land in the vicinity which would require the
allocation of a further site affected by the constraints
outlined above.’
There is a planning application for industrial unit
pending.

KM081

25 residential units.

The site is located to the north of the settlement and
is separated from the centre by an existing
allocation site EH1. It is undesirable to further
growth to this settlement, which has no services, in
this linear pattern. The development is also likely to
result in higher car dependency.

Conclusion
There are currently sufficient development sites within Marywell as well as housing
and employment allocations across Aberdeenshire to satisfy the Strategic
Development Plan’s requirements.
There is one existing housing allocation totalling 120 dwellings (EH1) as well as a
large area of land identified as a BUS site to safeguard employment and no further
allocations are required. Whilst there are no officer’s preferences, KM013 is
proposed within the BUS site and as such can be dealt with through a planning
application.
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Muchalls
Muchalls is located on a cliff top position to the North of Doonie Point and
immediately inland of the Aberdeen to Stonehaven railway line. While its coastal
position meant it was a fishing community, no formal harbour area was constructed.
Nevertheless, planned rows of fishing cottages was built in the early 19th Century to
the north of the village with an inn and railway station to the south of the settlement.
The two clusters of buildings were subsequently linked by Marine Terrace. There are
more recent developments to the west, built circa 1970s and the south in the grounds
of the former Inn which was fire damaged and subsequently demolished.
Muchalls has conservation area status however much of the cottages have had
inappropriate extensions and been upgraded with poor materials.
Bridge of Muchalls is a small cluster of houses grouped along the valley of the Burn
of Muchalls approximately one kilometre south of Muchalls, Historically there was a
school in the settlement, however, no services currently exist. The settlement has
grown along both banks of the burn with no one building style emerging.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the village

Current Infrastructure:
•

Nigg Waste Water Treatment Works has capacity.

•

Portlethen Academy is forecast to be over capacity in 2016. Newtonhill
Primary School has capacity.
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Existing development allocations to be carried forward
There are no existing allocations to be carried forward.
Development Bid sites
There are no officer’s preferences.
Other options which officers have not preferred.
Reference

Proposal

Overview

KM018

7 Residential Units.

The site is not preferred due to its isolated location,
remote from services and employment land. The site
would also be visually prominent, promoting
disjointed development in the countryside.

KM103

30 Residential Units.

Allocation of the site is likely to have limited impact
on existing services given there are very few in
Muchalls, and it is not desirable to increase traffic
using the junction onto the A90.
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Conclusion
On account of substantial existing allocations which satisfy the proposed Strategic
Development Plan, it is unlikely any further allocations are required in Muchalls.
Muchalls and Bridge of Muchalls are small settlements with little in the way of
services. While there is a bistro in Muchalls it is assumed that it serves the wider
area and its accessibility to the A90 and position between Portlethen and
Stonehaven has ensured its continuing viability. Accordingly there is no requirement
to allocate housing in these two related settlements. While there is capacity at
Newtonhill Primary School, there are issues with Portlethen Academy.

Kincardine and Mearns 50

Newtonhill
Newtonhill lies adjacent to the A90, between Portlethen and Stonehaven, about ten
miles South of Aberdeen. It is located on agricultural land sloping from the peak of
Newtonhill in the West, east down towards the cliffs of Whiteland Head. The
surrounding countryside consists of undulating farmland with the Sea to the East.
The settlement is relatively well served by community facilities, it has a primary
school, a small retail outlet along with two public houses.
The settlement mainly comprises 1 ½ story semi-detached and detached houses,
although there is an historic core with vernacular properties. Since the initial oil boom
of the 1970s, a range of typical house types from the intervening periods have been
built resulting in a mix of materials and colours. The settlement has a relatively high
density of houses which are situated in close proximity to one another.

The Planning Objectives for the settlement are to:
•

Meet local needs for housing in the village.

•

Provide employment land to improve the local economy and reduce
commuting.

Current Infrastructure:
•

Newtonhill School is forecast to have capacity in 2016.

•

There is no waste water treatment works in Newtonhill. Nigg Waste Water
Treatment Works has capacity.

•

Newtonhill has water treatment capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

35 residential units.

The site is currently under construction.

H1

70 residential units.

50 houses are allocated in the first phase and 20 in
the second phase.
The ownership of this site is split between owners
and the larger southern section of the site is
currently subject to a preliminary masterplan which
incorporates some of the bid site KM067.

E1

Allocated for employment.

No master plan, development framework or
planning application has been received to date.

SR1

Reserved for strategic
reserve employment land.

No master plan, development framework or
planning application has been received to date.
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Development Bid sites
The following site has some potential for development and may be considered
an officer’s preference.
Reference

Proposal

Overview

KM111

Playing fields adjacent to
P3.

The site is partially constrained by a Local Nature
Conservation Site designation. However, playing
fields may be able to be accommodated within the
site without affecting this designation.

Other options which officers have not preferred.
Reference Proposal

Overview

KM067

The site is partially constrained by flood risk to the
south. There is also a hill within the southeast
section of the site.

200 residential units at
Newtonhill South.

Site H1 just to the north of this bid site has been
allocated in the Local Development Plan for 70
houses, in order to facilitate a link road between
Park Place and Cairnhill Drive. This bid site
proposes the link road connecting to Cairnhill Road
further south.
The site is distant from existing services (over 400m
to primary school and shops), but not significantly
greater than existing development.
The landscape impact and potential for coalescence
with Muchalls is an issue.
However, if additional development assists which
link the vehicular access were provided there may
be some merit in a much smaller scale
development.
This site could be partially considered as an officers
preference subject to an agreed master plan and a
reduced scale of development.
KM027

Residential
and
light
industrial at Newtonhill
Farmhouse.

Re-use of existing buildings on the site could be
appropriate (and would be supported under the
relevant policies). However, it is not desirable to
intensify substandard accesses onto the trunk road,
and it is unlikely that the scale of development could
provide junction upgrade. The site is not well related
to the settlement, and should not come forward as
incremental
development.
However,
redevelopment of existing buildings may be an option
under rural development policies (subject to
meeting all other policies).

KM025

0.6ha
of
commercial
development at Flyover
Site.

The site is within the settlement boundary of
Newtonhill and could come forward as infill
development, subject to conformity with relevant
policies (in particular layout siting and design)
However, there may be transportation issues in
terms of accessing the site, and getting pedestrian
connectivity.
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KM001

2 residential units at
Cammachmore site.

Potential issues include
sustainability of site.

visual

impact

and

The site is not preferred, as it is a highly visible site,
which is segregated from the rest of
Cammachmore, and would appear ad hoc
development in the greenbelt.
KM045

Single residential unit at
Dunlukin.

The site is located within the greenbelt, is remote
from any services and facilities.
Allocation of a single unit is not desirable and
should be considered under the relevant existing
polices.

KM047

100 residential units at
East Commachmore.

There would be difficulties in connecting the site
with Newtonhill. There are likely to be transportation
issues in terms of accessing the site from the A90,
and getting vehicular connection to Newtonhill.
Development of the site could result in coalescence
between Newtonhill and north to Portlethen. It is not
desirable to promote housing developments remote
from services, with no access to employment land.
Site was previously subject to examination and it
was concluded that “The scale of the development
would threaten the separate identity of the hamlet of
Cammachmore to the north, which would become
obsorbed into Newtonhill, and would reduce the gap
between Newtonhill and Portlethen (to be
safeguarded as green belt).

KM096

Single residential unit at
Old
School
House
Cammachmore.

The site currently lies within the greenbelt and
outside the Newtonhill settlement boundary, and
would not therefore deemed desirable.
Allocation of a single unit is not desirable and
should be considered under the relevant existing
polices.

KM097

100 residential units at
Cammachmore.

Part of the site is constrained by flood risk.
Development of the site could result in coalescence
between Newtonhill and Cammachmore, and also
Elsick. It is not desirable to promote housing
developments remote from services, with no access
to employment land.
Site was previously subject to examination and it
was concluded that “The scale of the development
would threaten the separate identity of the hamlet of
Cammachmore to the north, which would become
absorbed into Newtonhill, and would reduce the gap
between Newtonhill and Portlethen (to be
safeguarded as green belt).

Conclusion
There are currently sufficient development sites within Newtonhill as well as housing
and employment allocations across Aberdeenshire to satisfy the Strategic
Development Plan’s requirements.
Current housing allocations in Newtonhill meet the settlement’s needs with EH1and
H1 both identified in the Draft Housing Land Audit 2013 considered deliverable.
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Similarly E1 was identified as marketable and therefore deliverable in the 2012
Employment Land Audit. SR1 is also identified as a strategic reserve of employment
land beyond phase 2.
The bid for playing fields adjacent to P3 (KM111) is constrained by LNCS designation
however the provision of playing pitches in this location would be beneficial to the
settlement. It may be possible to locate the proposed pitches adjacent the train tracks
assuming a suitably sized buffer can be provided to the costal edge which satisfies
the LNCS designation.
KM067 is located on the southern edge of the settlement and north of Muchalls. It
has recently been included as part of a proposed masterplan of H1. The site has
been identified as partly constrained by flooding and if developed to the level
identified within the bid (200 houses) would clearly raise concerns in relation to
coalescence with Muchalls to the south. The site may however provide an
opportunity to facilitate a new link road between Park Place and Cairnhill Drive. In
light of this a much smaller development may be desirable if it provides additional
infrastructure for the settlement.
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Park
Key Planning Objectives for the settlement:

•

Meet local housing need

•

Support local services

Reference

Proposal

Overview

H1

Allocated for up to 6 houses

A planning application was expected
2013/2014
following
marketing.
Marketing has not yet commenced
and therefore there may be some
minor movement in this date. Delivery
was previously indicated between
2015 and 2017 and this is still
expected to remain the case.

Conclusion
There are no proposed changes in this settlement.
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Portlethen
Portlethen is located on gently sloping farmland about five miles south of Aberdeen.
The settlement is set within the boundaries of the A90 and the Aberdeen railway line,
with the exception of the Badentoy Industrial Park to the West of the A90. Land east
of the railway line is within the coastal zone, limiting development in this area.
There is a mix of semi-detached, detached, single story and 1 ½ story houses. The
layout is suburban, with meandering roads and cul-de-sacs with houses set back
from the road, but sited close together.
Portlethen has good provision of services, albeit they are scattered throughout the
settlement with three different retail centres. The settlement is effectively a suburban
development and it requires a centre and focal point to be established.

The Planning Objectives for the settlement are to:
•

Provide opportunity for employment.

•

Build flood resilience.

Current Infrastructure:
•

Portlethen schools have limited capacity with Portlethen Academy forecast to
have limited capacity by 2016 and Portlethen primary is forecast to be
significantly over capacity by 2016.

•

New primary school is to be built at Hillside. It is not yet known if both existing
schools will be kept open. The situation is to be monitored.

Existing development allocations to be carried forward
Reference

Proposal

Overview

E1

Allocated
employment land.

for

No master plan, development framework or
planning application has been received to date.

E2

Allocated as an area of
search
for
waste
facilities.

No master plan, development framework or
planning application has been received to date.
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Development Bid Sites
There are no officer’s preferences.
Other options which officers have not preferred.
Reference

Proposal

Overview

KM065

Mixed Use development
1550 residential units,
employment,
retail),
Schoolhill Phase 2.

There is currently no need for this scale of
development in the Portlethen to Stonehaven
Strategic Growth Area. The site was previously
subject to examination and it was concluded that
“The site comprises an extensive, level area of
‘plateau’ to the west of the A90. Its development
for housing and other use would extend the built
up area approximately 1km northwards and
0.75km westwards from its current limits. In the
largely featureless landscape, the development
would appear as more unchecked urban sprawl.
So close to the site boundary the green belt in
this area is crucial to preserve the separate
identity of towns and villages’.
However, part of the site, to the southern corner
adjacent to existing development could be
developed for 130 houses to meet a shortfall in
this SGA, subject to the establishment of a
neighbourhood
centre
(as
part
of
a
masterplanning process).

KM056

Residential
Commercial
Development.

or

Whilst the site is identified as having no
constraints, it lacks good connectivity to services,
shops and would elongate the settlement to the
north west as it lies outwith the settlement
boundary.
Its remoteness from the town centre makes the
site undesirable for residential development and
the significant level of employment land in the
vicinity excludes the need for additional
commercial/employment land.

KM074

2.3 hectares Commercial
Development.

The site is identified as having no constraints but
again lacks good connectivity to the existing
settlement as it lies outwith the settlement
boundary.
Its remoteness from the town centre makes the
site undesirable for residential development and
the significant level of employment land in the
vicinity excludes the need for additional
commercial/employment land.

KM069

Offices, health club, retail
and food retail (approx
3.3 hectares).

The site is constrained in that it lies on land
identified in the ALDP to protect and conserve
the golf course.’
It is not clear that additional discount retail is
required in Portlethen and it is also not desirable
to extend the town centre further to the west of
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the dual carriageway.
The proposal would not be well integrated with
the rest of the town, and would likely encourage
vehicular access rather than pedestrian.
KM071

200 residential dwelling
houses.

The site is undesirable due its location, and
could result in potential landscape impacts.
It is not desirable to promote incremental
development in locations not connected to
existing settlements with no access to services
and public transport.

KM072

Commercial
Development
hectares).

The site is constrained by a hazardous zone
designation (although this may not remain in
operation).

(7

There is no need for employment development in
this location.
There is a large area of
employment land designated to the north, and
employment land at ‘Axcess Business Park’.
KM073

18 residential units.

The site has no constraints.
The site does not have good connectivity to
services or shops and would elongate the
settlement. Its remoteness from the town centre
makes the site undesirable for residential
development.

KM088

160 residential units.

There are issues in developing to the south of
the settlement given the distance to existing
services, and issues of coalescence with
Newtonhill.
The site was previously subject to examination
and it was concluded that ‘the development is
apposed by the community council which is
concerned about the outward spread of
Portlethen, and it would narrow the gap between
Portlethen and Newtonhill.’

KM093

15.5 hectares of storage
and distribution.

The site has no constraints.
The site is possible, however there is no need for
this scale of additional employment land which
could result in coalescence / sprawl which is
undesirable.
This site was part of a large previous bid site for
the current LDP. The reporter noted ‘additional
land is not required as 105ha of employment
land has been allocated in the strategic growth
area from Huntly to Laurencekirk, meeting the
structure plan requirements.

KM094

Lorry Park.

AECOM were commissioned to undertake a
study into lorry parking in the north east “North
East Scotland Lorry Parking Study 2011”, which
has identified there is a deficiency in lorry
parking, particularly to the south of Aberdeen.
While the site is possible, a transport
assessment would be required and a site with
direct access to the trunk road would be
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preferable and the scale of development
proposed on the size of site is questionable.

Conclusion
There are currently sufficient development sites within Portlethen as well as housing
and employment allocations across Aberdeenshire to satisfy the Strategic
Development Plan’s requirements.
Current employment allocations in Portlethen meet the settlement’s needs and both
E1 and E2 sites are identified as marketable and therefore deliverable in the 2012
Employment Land Audit. In addition there are school capacity issues with Portlethen
Academy forecast to have limited capacity by 2016 and Portlethen primary is forecast
to be significantly over capacity by 2016. A new primary school is to be built at
Hillside. It is not yet known if both existing schools will be kept open. The situation is
to be monitored.
If further allocations are required in the future KM065 could be considered as a
preferred site for mixed use development. A small portion of this overall site has been
identified as a possible alternative to meet any shortfall in housing supply in the
Strategic Growth Area. The southern corner of the site adjacent to existing
development could be developed for 130 houses. This would be subject to the
establishment of a neighbourhood centre (as part of a masterplanning process).
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Portlethen Village
Key Planning Objectives for the settlement:

•

Preserve the amenity of the settlement

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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Roadside of Kinneff
Kinneff is a roadside hamlet located along the A92.
The row of houses along the A92 are predominantly traditional, they vary from single
story to 1½ story cottages and are slightly set back from the road with boundary
walls. There is a mix of red sandstone and white wet dash with black/dark grey slate
roofs. There is a development of semi-detached council houses with some single
story set beside 1½ story houses. The most recent development is of large light
brown/sand colour villas with large open gardens. In general there is a simple design
style with few architectural features.

The Planning Objectives for the settlement are to:
•

Sustain the Primary School and attract new services.

•

Meet local housing needs.

Current Infrastructure:
•

Roadside of Kinneff School is forecast to have capacity in 2016.

•

Roadside of Kinneff has waste water treatment works capacity.

•

Roadside of Kinnedd has water treatment capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

M1

30 houses.

No master plan, development framework or
planning application has been received to date.
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Development Bid sites
There are no officer’s preference.
Other options which officers have not preferred.
Reference

Proposal

Overview

KM082a

Mixed
Use
(70
dwellings, employment,
retail)

There are two sites, one to the east of Kinneff, one
to the west. Both sites are free from constraints.

KM082b

Both sites would have landscape impact.
Site a (to the east of the settlement) has the
advantage of being within walking distance of the
primary school. However, the Reporter dismissed
the site at the examination of the ALDP 2012 as it
‘is poorly related to the existing settlement’, and
has an undesirable access.
There is no need to allocate additional land in
Roadside of Kinneff, site M1 is appropriate.
It is not desirable to locate this scale of
development in the countryside with no services.
This site is not an officer’s preference.

Conclusion
There are currently sufficient development sites within Roadside of Kinneff as well as
housing and employment allocations across Aberdeenshire to satisfy the Strategic
Development Plan’s requirements.
Current allocations in Roadside of Kinneff meet the settlement’s needs with
M1identified in the Draft Housing Land Audit 2013 as deliverable.
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St Cyrus / Lochside
St Cyrus is an 18th Century village, formerly known as Egglesgrieg, meaning the
Church of Grig. It is set on undulating agricultural land with Woodstone Hill to the
North and Hill of Morphie to the West, sloping down the dunes and St Cyrus Sands.
This coastal area to the South West is a National Nature Reserve. Historic influences
on the town are farming, mining, salmon fishing and weaving.
The A92 road forms the main street through the settlement, and it would also have
had a railway line and station until the 1960’s. The traditional development
incorporates red sandstone and the Parish Church on Beach Road is a key focal
point, with a tall spire highly visible, and a war memorial to the front. The settlement
is relatively well served by amenities. with a village shop, cafeteria, petrol
station/garage and a hotel There is a large recreational area with all weather sports
pitch and pavilion to the North West.

The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Sustain existing services and provide opportunity for new services.

•

Provide opportunity for employment.

Current Infrastructure:
•

St Cyrus Primary School is forecast to have limited capacity by 2016.

•

St Syrus has water treatment capacity from the Whitehillocks water treatment
plant.

•

Nether Knox has limited Waste Water Treatment capacity.

Existing development allocations to be carried forward
Reference Proposal

Overview

EH1

Allocated for 30 houses.

Full planning permission has been granted for 17
houses in 2013.

M1

Allocated for 125 houses
with 25% of the site for
employment and retail
uses.

A masterplan is being prepared for the site.
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Development Bid sites
The following site has some potential for development and may be considered
an officer’s preference.
Reference Proposal
KM113

Cemetery
Cyrus.

Overview
Extension,

St

This proposal is for a cemetery extension on prime
agricultural land. The site is adjacent to the
existing cemetery, would provide an essential
community facility and is in an accessible location,
adjacent to the settlement. The marginal loss of
prime agricultural land is deemed acceptable.

Other options which officers have not preferred.
Reference Proposal

Overview

KM012

The site is located north of the A92 on the
northeast periphery of the settlement and would
relate well physically, but the design of the
housing estate at Invergarry Park means it would
not connect well into the settlement. Its poor
connectivity to the existing settlement constrains
this site. Options to provide better linkages to the
site would make it more desirable. Access off the
A92 and/or a footpath along the A92 could
improve connectivity of the site to St Cyrus, but
this is not proposed.

19 residential units at
Ecclesgreig Gardens, St
Cyrus.
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Conclusion
St Cyrus currently has 2 existing housing allocations totalling 140 dwellings - one of
which (EH1) is carried over from the previous Aberdeenshire Local Plan. This
provides a sufficient supply of housing land capable of becoming effective. Planning
permission has been granted for site EH1 and a masterplan is currently being
prepared for site M1.
On account of the current substantial existing allocations which satisfy local need, it
is unlikely that any further housing allocations are required in St Cyrus. However,
should further development be required, site KM012 could be a possible option if
there are better pedestrian links.
KM113 proposes an extension to the existing cemetery, which would deliver an
essential community facility. As such, the loss of a small area of prime agricultural
land is considered acceptable.
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Stonehaven
Stonehaven is the former capital of Kincardineshire and the largest town in south
Aberdeenshire with a population of over 10,000. The town is located within the
natural bowl of Stonehaven Bay, between the two rocky outcrops of Dowie Point and
Garren Point. Like a smaller version of Aberdeen, two rivers flow through the town,
Carron Water and Cowie Water, with the Carron flowing into the harbour to the south
of the bay. The original settlement grew up beside the harbour with later 19th Century
development in a grid pattern around the bay and north towards the railway line. In
the period following the start of the oil boom during the 1970’s, Stonehaven has
extended beyond the railway line into relatively flat agricultural land. Since 1984 the
town has been enclosed by the A90 dual carriageway which has limited the
extension of the town.
As well as being the major service centre in South Aberdeenshire, the town is also a
popular tourist destination. Tourist facilities include an open air swimming pool,
caravan park, parks, beach and amusements. There are a full range of retail and
banking facilities as well as hotels, pubs and eating establishments. There is a
business park to the north of the town beyond the railway line.
Due to the coastal location and the two rivers, the town has experienced significant
flooding in recent years.

The Planning Objectives for the settlement are to:
•

Enhance the settlement’s role as a sub-regional service centre.

•

Provide employment opportunity.

•

Meet the demand for housing within the strategic growth area particularly
affordable housing.

•

Maintain retail opportunities.

•

Maintain and improve transport links.

•

Maintain and enhance tourist accommodation.

•

Build flood resilience.

Current Infrastructure:
•

An extension will be required at Mackie Academy. While there is capacity at
Arduthie and Mill of Forest Schools, Dunnottar Primary School is significantly
over capacity.

•

Nigg Waste Water Treatment Works currently has significant capacity.

•

Invercannie Water Treatment Works has significant capacity available.
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Existing development allocations to be carried forward
Reference Proposal

Overview

H1

Allocated for up to 110
houses in the first phase.

Planning permission granted (2013) for 109
residential units.

H2

Allocated for up to 205
houses with 75 in the first
phase. The development is
required to enable the redevelopment of Ury House

No master plan, development framework or
planning application has been received to date.

H3

Allocated for up to 25 houses
in the first phase. The
development is required to
enable the re-development of
Ury House

Application submitted for 23 residential units
decision pending.

H4

Allocated for up to 50 houses
with 20 in the first phase.

No master plan, development framework or
planning application has been received to date.

CC1

Allocated for a small scale
retail development.

No master plan, development framework or
planning application has been received to date.

E1

Allocated
land.

for

employment

No master plan, development framework or
planning application has been received to date.

E2

Allocated
land.

for

employment

Application
submitted
for
erection
of
Supermarket, Petrol Station and Associated
Works, decision pending.

Development Bid sites
The following sites have some potential for development and may be
considered to be officer’s preferences.
Reference

Proposal

Overview

KM021

Mixed use development for
1500 houses, 60,000 sq ft
superstore and business
land.

The site has good connectivity to road network,
and public transport as a new bridge is being
proposed. The proposal would create new
facilities (including supermarket and primary
school) and has good existing access from the
A90 at the Glaslaw junction.
While the site is segregated from the settlement,
the site has visual connectivity, as the trunk
road sits below an embankment there is visual
no severance between the site and the
settlement. There may be issues over
secondary education and requirement for a new
bridge.

KM022

Mixed use development for
700 houses, 60,000 sq ft
superstore and business
land.

The site has no major constraints. The site is
possible, although disconnected from the
settlement. It has good connectivity to road
network, and public transport. The proposal
would
create
new
facilities
(including
supermarket and primary school). The site has
good existing access from the A90 at the
Glaslaw junction.
While the site is segregated from the settlement,
the site has visual connectivity, as the trunk
road sits below an embankment there is visual
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no severance between the site and the
settlement. There may be issues over
secondary education. and when the new bridge
is required.

Other options which officers have not preferred.
Reference Proposal

Overview

KM037

5 residential units.

Approximately half the site is constrained by
flood risk. The site has been identified as
potential flood storage in the “Stonehaven River
Carron Flood Alleviation Study Report 2012”.
While part of the site is possible, it is not very
well connected to Stonehaven. The site has
potential adverse impacts on cultural heritage,
flood risk and has poor exposure.

KM024

Mixed use 245 residential
units and 11,625 sqm
employment.

The site has no constraints but is disconnected
from the town by the A90 and the Aberdeen
Western Peripheral Route. The site would be
segregated by the Aberdeen Western
Peripheral Route, and would not propose
sufficient level of development to create critical
mass to provide services. The site would have
an adverse landscape impact.

KM023a
and b

Erection of 4,500 sq m food
store

There are no undevelopable constraints on
either site a) or b). Whilst possible, the sites are
not well connected to the settlement, nor are
well served by public transport. The impact of
the AWPR may alter this, but would segregate
the sites further from the existing settlement.

KM043

Supermarket,
Residential,

The site is possible for development, however
there are a number of key issues in terms of
landscape impact, access to existing services
and primary school provision. The site does not
promote a significant level of mixed used
development, but housing adjoined to the
existing town, and due to the topography, the
site is not particularly well related.

KM051

Employment use.

The site is constrained by a pipeline corridor
(inner zone).
Part of the site is the waste recycling depot, and
another the Mackie Academy Rugby Football
Club. A portion of the site is allocated as E1 in
the current plan. In total about 3 hectares of the
site would result in a new allocation.
Depending on Employment use, the site is
possible. However the site is remote from the
town.

KM068

24 -30 residential units.

The site, while adjacent to the settlement
boundary and allocation H1, is remote from
services and facilities. There is a burn and
valley between the site and H1, the road access
to the settlement is single track with no paths.
The site is in a fairly prominent location, sitting

Mixed

Use,
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KM080

300 residential units
retail (Supermarket).

and

KM085

230 residential units and
tourism (hotel & golf club
house).

KM087

500 residential units.

KM086

80 residential units and
leisure facilities (golf course,
hotel, and lodges)

KM090

69 affordable housing units
Retail (2500sqm) and hotel.

just below the A90. The density is not
appropriate for the site location in an Strategic
Growth Area.
There may be access constraints as the site is
served by a single track road.
The site has no undevelopable constraints.
However, the site would have a significant
landscape impact on the setting of the town,
and setting of the Black Hill monument. The site
is not well connected to existing services and
there are also possible transportation issues.
Part of the site has planning permission in
principle for 230 dwellings as enabling
development approved on 1/12/11. A Matters
Specified in Conditions application has been
submitted for the smaller of the sites. While the
sites are effective and should be retained as
existing housing land, the bid has greatly
increased the boundaries of the site. The
previous two sites measured 30ha in total. This
bid is for 122ha and if allocated may lead to
housing located some distance from the town. It
is not considered that 230 houses spread
throughout the estate provide a sustainable
pattern of development.
Part of the site has an outline approval for 230
houses to enable the redevelopment of Ury
House. This bid has recalculated the
development
required
to
enable
the
redevelopment of the house to 500 houses. The
requirement for an addition 270 dwelling houses
would need to be demonstrated, and the
suitability of 500 houses would depend entirely
on the location and whether a mixed use
neighbourhood could be created adjacent to
Stonehaven. This is a very large site proposed
for 500 houses with no indication of housing
locations.
It is considered that the proposal could be
considered
under
the
current
policy
Supplementary
Guidance
Enabling
Development 1.
Outline planning permission has been granted
for a golf course (but on a different site to this
proposal). There are no prior approvals on the
land at Slicewells Wood. This part of the site is
undesirable due to ancient woodland /
woodland, landscape impact and lack of
connectivity to Stonehaven. The slight
relocation of the golf course around the Cowie
Water is not likely to cause concern. A
masterplan would be required.
The site is constrained by pipelines and partially
by ancient woodland. The proposed 69
affordable housing units in conjunction with
previous consent. The site is disconnected from
the settlement by the A90 and has relatively
poor transport connectivity (unless new link road
to Netherley Road). A supermarket in this
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location does not have good accessibility, and is
not well connected to Stonehaven. The
development would need to come forward as
part of a mixed use urban expansion to
Stonehaven, and should be masterplanned.
Potential
transportation
impacts
of
a
supermarket may be an issue.
KM092

7.5ha of Commercial / retail /
employment / business.

KM095

Retail
(4180sqm
supermarket), Loop Road

KM098

Mixed Use 500 residential
units, supermarket, primary
school, playing fields).

The site is constrained by pipeline corridor.
While some development is possible on a
pipeline corridor under PADHI guidelines, there
are alternatives and therefore this site should
not be preferred. The site would elongate the
settlement and the site is on a steeply sloping
site.
The site has no ‘undevelopable’ constraints but
would result in loss of prime agricultural land.
The site is poorly connected to Stonehaven, and
is not within walking distance of any existing
facilities. May be issues over Transportation.
The site has previously been dismissed on
appeal.
The site has no significant constraints but is not
well connected to the settlement, and the
access from Stonehaven is a twisty steep road.
Due to the topography, the site is not easily
walkable to the town centre. While the site when
viewed from the north has minimal impact on
the coastal setting, the site is visible and is fairly
exposed. The site does not relate particularly
well to the existing settlement and there are also
possible transportation impacts.

Conclusion
Stonehaven currently has four allocated sites for housing, totalling 390 units. The
majority of these allocations concern the enabling of Ury House (230 units). Planning
Permission in Principle has been granted for both sites. The remaining sites are
effective and it is considered that there is currently a sufficient and effective supply of
housing land in Stonehaven.
The combination of the aim not to expand the town into the prominent landscape
beyond the A90 overlooking the town and the desire to concentrate development at
Elsick has limited the allocations to Stonehaven to a fairly modest level. There are
also constraints with educational provision. There will be capacity issues at Mackie
Academy due to the current allocations and a re-zoning exercise will be required to
take advantage of the available capacity at two of the three primary schools. Flooding
has become an even bigger issue within the town and additional flood resilience may
be required.
There remains an issue with the provision of a supermarket in the town. The
Aberdeenshire Review of Retail Requirements carried out in 2008 identified that
there was a requirement for a supermarket but that an edge of town location would
be detrimental to the existing town centre which not only served the local community
but provided a range of independent shopping for the tourist trade. Site CC1 was
allocated for a small scale retail development which was not only well related to the
station but within walking distance of nearby housing. The only available sites large
enough to accommodate a supermarket to stem the leakage of spending from
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Portlethen and Garthdee are poorly related and unlikely to promote sustainable
travel.
On account of the current allocations which satisfy the Strategic Development Plan’s
housing requirements, the current school capacity issues plus the aim of promoting
Elsick as a sustainable new town, it is unlikely that any further allocations for
residential use are required for the period 2016 and 2021. It is considered that Site
CC1 offers the best opportunity for retail in the town. While the site has not yet come
forwards it may be because of the uncertainty over the other supermarket bids.
Should there be a desire for a supermarket in the town, the shared site KM021 and
KM022 offers the best opportunity. The site, while annexed from the town by the A90,
has a number of benefits. A new bridge over the A90 will allow relatively easy access
to the railway station, bus routes, Spurryhillock Industrial Estate and the town centre.
There is also capacity at the Glaslaw junction for traffic onto the A90. It is accepted
that the site may be considered to be visually dominant, however as the dual
carriageway is located below an embankment between the site and the town and not
visible. the extension of the town will not appear disjointed from the main settlement.
It is not desirable to locate a supermarket in isolation adjacent to a town by-pass.
This would likely increase dependency on the car and be detrimental to the viability
of the existing town centre. The additional residential units would allow localised
footfall to the supermarket while the increase in population would increase the people
using the town centre. It should be noted that a residential expansion of the scale
required to accommodate the supermarket would result in the need for either a super
sized Mackie Academy or a new school.
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Woodlands of Durris
Woodlands of Durris is a small settlement south of the River Dee approximately three
kilometres west of Netherley. It is one of a number of small scattered settlements
within Durris Forrest. It is identified within the current Local Development Plan (LDP)
as a village settlement and served by Durris primary school.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the village.

•

Sustain local services.

Current Infrastructure:
•

Durris has limited Waste Water Treatment capacity.

•

Durris has water treatment capacity from the Invercannie water treatment
plant.

•

Durris Primary School is forecast to have significant capacity in 2016.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 20 houses.

Planning Permission
granted on the site.

in

Principle

has

been

Development Bid sites
There are no officer’s preference.
Other options which officers have not preferred.
Reference Proposal
KM030

Residential
No
numbers specified

Overview
unit

While being served by a limited bus service, the site
is remote from any services. There are also
concerns over the impact on the settings of B Listed
Durris House and Home Farm of Durris. The site is
also sensitive as it lies within the policies of Durris
House. There are four TPOs within the clearing.
The site is within the vicinity of the River Dee
Special Area of Conservation. The site is wooded
with long established forestry of plantation origin.
Development of the site is likely to have an adverse
landscape impact and result in the loss of habitat
and woodland.
The site is remote from services and as such is in
an unsustainable location which would increase car
dependency.

KM042

7 Residential Units

While similar to other adjacent sites, the location is
remote from services and likely to increase
dependency on cars. While no details have been
provided it is likely that any development will result
in a loss of woodland. Similarly a loss of biodiversity
can be expected.
Woodlands of Durris is already identified under the
LDP as an identified village for Organic Growth.
Development can therefore take place subject to
policy without additional allocations.

KM058

30 residential units.

While the development is well related to existing
settlement it has access to limited services and
transport links.
EH1 which is identified as deliverable currently has
an allocation for 20 units.
The site was previously subject to examination and
it was considered that “Woodlands of Durris is
identified in supplementary guidance as a
settlement where small scale development may be
allowed on unallocated sites adjacent to the
settlement.”
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Conclusion
Woodlands of Durris currently has one housing allocation totalling 20 residential units
which has recently had Planning Permission in Principle Granted.
This settlement is identified in Appendix 1 of Supplementary Guidance Rural
Development 1 for organic growth, meaning that development can take place within
the settlement subject to the conditions set out in the ALDP without the need for
allocations.
Services within the settlement are limited and public transport is very limited meaning
any additional developments will be heavily car dependant.
With the existing allocation within the settlement and the opportunity for organic
growth available, there is no requirement for additional allocations within Woodlands
of Durris.
There are currently also sufficient housing and employment allocations across
Aberdeenshire to satisfy the Strategic Development Plan’s requirements.
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Kincardine and Mearns Landward sites
Craigfern House, Cammachmore

Bid

Grid Reference

Proposal

Overview

KM026

389654, 795753

Residential
development

The proposal seeks to have the site
identified for residential use, suggesting that
it could be incorporated into the boundary of
Elsick to ‘square-off’ the site. The framework
and masterplan for Elsick has been
approved by the K&M Area Committee, and
does not include this site. The site is
between the boundary of the future
development (i.e. post 2023), and could be
considered at a later date.
The landowner should liase with the Elsick
Development Company if they wish to
include this site in future phases. This site is
not an officer’s preference.
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Crynoch Lodge, Lairhillock

Bid

Grid Reference

Proposal

Overview

KM099

385552, 795460

70 houses and 5
commercial
units.

The site is remote from services and the
nature of the development is out of scale
with the surrounding area. The adjacent
school serves the wider rural community
and was not intended to provide education
for a settlement such as this. The current
rural policy is likely to result in a number of
small scale developments within the
school’s catchment which should maintain
the school roll.
The development is out of scale with the
rural area and remote from services.
Promoting development such as this will
encourage private car use and is therefore
unsustainable.
This site is not an officer’s preference.

KM079

385589, 795110

Residential
Development (27
dwellings )

The site is not related to any settlement or
services. The school provides educational
provision for the rural community and may
find itself under strain from the existing
rural development policies in any case.
This site would involve a significant new
development in the countryside remote
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from any service centre. New housing
should be adjoining existing settlements,
particularly those well served by public
transport.
The development is out of scale with the
rural area and remote from services.
Promoting development such as this will
encourage private car use and is therefore
unsustainable.
This site is not an officer’s preference.
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Invercrynoch, Netherley.

Bid

Grid Reference

Proposal

Overview

KM050

386169, 797142

Residential
development (3
dwellings)

The proposed site is very large to
accommodate only 5 houses. This will result
in large plots which are out of character with
the surrounding area.
The site relates poorly to existing
settlements and has very limited access to
services.
The overall site will affect the character of
the surrounding area and its remoteness
from services and public transport is not
sustainable.
This site is not an officer’s preference.
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Land at East Mains of Drum

Bid

Grid Reference

Proposal

Overview

KM089

380797, 800147

Housing

The site is constrained as it is within
the Greenbelt and is remote from
services.
It is located opposite Drum Garden
Centre and is on a bus route but the
service is limited.
The surrounding area is categorised
by scattered farmsteads and the
erection of seven houses would
have
major
impact
on
the
surrounding area’s character.
Its remoteness from services is
unsustainable and will encourage
car dependency.
This site is
preference.

Kincardine and Mearns 86

not

an

officer’s

Maryculter

Bid

Grid Reference

Proposal

Overview

KM102

385003, 797944

11 Houses.

The site is in a remote area distant
from services and does not relate to
the neighbouring houses due to the
existing mature trees.
While there are no landscape
constraints on site there may be
biodiversity issues.
Its remoteness from services is
unsustainable and will encourage car
dependency.
This site is not an officer’s preference.
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Mill or Uras.

Bid

Grid
Reference

Proposal

Overview

KM004

386683,
780211

Residential
Development (11
dwellinghouses)
of live/work units.

The sites location is remote from a service
centre and has no public transport available
however there is a bus service on the A92.
While the site is free from constraints prime
agricultural land would be affected.
It is not desirable to locate this scale of
development in the countryside with no
services.
This site is not an officer’s preference.

KM053

386421,
780095

Residential
dwellings)

(32

The sites location is remote from a service
centre and would have an adverse visual
impact as it is not well related to the existing
group of houses.
The site has no constraints, however prime
agricultural land would be affected. The site
is remote from a service centre and is not
servied by public transport although there is
a bus service on the A92.
It is not desirable to locate this scale of
development in the countryside with no
services.
This site is not an officer’s preference.
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Netherley House & at Woodend, Netherley

Bid

Grid Reference

Proposal

Overview

KM033

384688, 793860

Residential
development
(4 dwellings)

Development on this will most likely
involve removal of trees forming part of
historical landscaping of mansion house.
The site is also surrounded by land
susceptible of flooding.
While there are approximately 20
houses within the grounds of Netherley
House there are no services available
with the closest public transport being
some 800m away.
The primary school is approximately
2km from the site.
The proposed development will affect
the setting of a Listed Building and its
remoteness
from
services
is
unsustainable and will encourage car
dependency.
This site is not an officer’s preference.

KM091

385112, 793474

Residential (15
dwellings)

The site is in a remote area, some
distance from services. Although there is
a limited bus service, reliance on cars
would be likely.
The site is unsustainable and may
contribute to capacity issues at Mackie
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Academy.
Its remoteness from services is
unsustainable and will encourage car
dependency.
This site is not an officer’s preference.
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Netherley

Bid

Grid Reference

Proposal

KM076

384899, 796692

Residential
dwellings)

Overview
(2

The majority of the site is within pipeline
consultation zone.
The site is remote from services (approx
6km) and 2km from the nearest school.
The
development
represents
unsustainable development in this remote
area.
This site is not an officer’s preference.

KM029

385032, 796567

Residential
development (50
dwellings)

The site is remote from services (approx
6km) and 2km from the nearest school.
The proposed development is completely
out of scale with the nature of the existing
development and its remoteness from
services makes this level of development
in
this
remote
area
completely
unsustainable.
This site is not an officer’s preference.

KM028

384941, 796531

5 Houses

The site is remote from services (approx
6km) and 2km from the nearest school.
The scale and density of the development
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is not appropriate with its setting and the
development represents unsustainable
development in this remote area.
This site is not an officer’s preference.
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Peterculter West

Bid

Grid Reference

Proposal

Overview

KM100

383028, 800821

Mixed use housing
and employment
land.

The site is a sensitive siting due to
existing trees on site and its location
is not within easy walking distance
of village. It would also be detached
if adjacent site in Aberdeen City not
allocated.
As a prominent site on City/Shire
boundary it will be visually dominant
especially from public road to the
south. It is likely that it will lead to
loss of trees.
This site is
preference.
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not

an

officer’s

Rickarton

Bid

Grid Reference

Proposal

Overview

KM052

384641, 794962

Employment
use.

The site is located about 3 miles from
Stonehaven and is remote from any
services or public transport. It is not
considered to be in a sustainable location
nor suitable for employment of this scale.
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Rothnick Croft & Stripeside Farm, Netherley

Bid

Grid Reference

Proposal

Overview

KM016

387183, 795772

Nursery and
12 Houses

While a nursery may provide a local service
and some level of employment, the site is
remote and will likely be serviced by private
cars as it is not serviced by public transport.
It is not considered that the benefit of the
nursery outweighs the impact of twelve new
houses in a remote location.
Site is remote from services and may result in
capacity issues at Lairhillock PS which is
meant to accommodate the wider rural area as
opposed to “clusters” of housing. Site will be
annexed from Elsick by AWPR Fastlink.
This site is not an officer’s preference.

KM048

386844, 796175

Residential
development
(3 dwellings)

Part of site is brownfield and can be developed
under current countryside policies. The site is
remote from any settlement and services and
there is no public transport available. No

public drainage available.
This site is not an officer’s preference.

However it should be possible to develop
part of the site under existing rural
policies.
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Stranog, Netherley.

Grid Reference

Proposal

386396, 797563

Residential
development
dwellings)

Overview

Bid
KM049

(5

The proposed site is very large to
accommodate only 5 houses. This will
result in large plots which are out of
character with the surrounding area.
The site relates poorly to existing
settlements and has very limited access
to services.
The overall site will affect the character of
the surrounding area and its remoteness
from services and public transport is not
sustainable.
This site is not an officer’s preference.
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Waterside Farm, Banchory Devenick.

Bid

Grid Reference

Proposal

Overview

KM044

392165, 802802

Recreation
(Outdoor sports
training facility)

The site is not well related to Aberdeen
and is approx 3km from the RGU
campus which is on the other side of the
River Dee. With no direct access it
would require the use of the constrained
River Dee bridge to access the site and
would result in increased vehicular
movements (through the constrained
Bridge of Dee junction).
The site is also at risk of flooding and is
therefore constrained.
The site could significantly impact on the
River Dee SAC.
Any development in this location is also
likely to have a significant adverse
landscape impact, and would adversely
affect biodiversity given tree planting on
the site (replacement planting would be
required).
This site is not an officer’s preference.
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West Cairnbeg

Bid

Grid Reference

Proposal

Overview

KM038

370002, 776218

34
residential
units
with
a
village
green
and shop at East
Cairnbeg, West
Cairnbeg

The site has no constraints and relates
fairly well to the group of houses known as
West Cairnbeg. This proposal would also
provide a shop and open space. However,
this site is located at the far end of the
hamlet and with no through-traffic it is
unlikely that the proposed and existing
houses would be able to sustain a village
shop.
With no other services in this
hamlet, this site is in an unsustainable
location.
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Woodlands, Netherley

Bid

Grid Reference

Proposal

KM031

384641, 794962

Residential
development
dwellings)

Overview
(5

The site is constrained due to pipeline
consultations zones. The site is also
currently woodland and it is policy that
trees should be retained as a resource.
The site is also remote from services with
no pedestrian link to Lairhillock Primary
School.
Its
remoteness
from
services
is
unsustainable and will encourage car
dependency.
This site is not an officer’s preference.
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Conclusion
On account of the current substantial allocations which satisfy the proposed
Strategic Development Plan’s housing requirements, it is not considered that
any further allocations are required. However, there is a requirement to
consider additional sites should an identified need be established.
Of the landward sites outlined above, is not considered that any should be
taken forward as officers’ preferences should further allocations be required.
A number of the sites propose larger numbers of houses in remote rural
locations which do not provide a sustainable pattern of development. In some
circumstances it is considered that the proposal would more appropriately be
assessed in terms of the existing Local Development Plan policies.
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