Appendix Formartine
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 Formartine 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.
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Balmedie
Balmedie is a service centre and commuter village located to the east of the A90,
approximately 4km north of the Aberdeen City boundary. The village is set within
gently rolling farmland, with views of the sea. It is also in close proximity to European
and National nature conservation areas. In recent times, there has been
development to the west and south of the village. Balmedie has a range of services
and facilities, including a primary school, library post office, public hall and shops.
The village also has public transport services which run between Aberdeen and Ellon
and beyond to Fraserburgh and Peterhead. It is expected that the AWPR and
Balmedie to Tipperty Dualling will significantly improve access to Balmedie.

The Planning Objectives for the settlement are to:
•

Meet demand for housing in the Strategic Growth Area.

•

Provide opportunity for employment in the Strategic Growth Area.

•

Provide employment opportunities to support the ‘Energetica’ Corridor.

•

Provide improved community facilities, including new health provision.

•

Build flood resilience.

Current Infrastructure:
•

While Balmedie primary school is forecast to be overcapacity by 2016, a site
has been reserved (R2) for a school extension. Ellon Academy is projected to
have limited capacity by 2016, although a new Academy is expected to
provide additional capacity.

•

Water treatment works capacity unknown.

•

Balmedie waste water treatment works currently has limited capacity. An
upgrade is planned.

Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 150 houses in
phase 2 (2017-2023).

To be progressed post 2016

Allocated for 50 houses and 5ha of
employment land in phase 2
(2017-2023).

Full planning permission
formation of Business Park.

M1

Also allocated for 7ha of Strategic
Reserve (employment land).
Developable after 2024.

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

for

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

Development Bids
There are no officer’s preferences
Other Options which officers have not preferred
Reference Proposal

Overview

FM047

900 residential units
and provision of
employment land,
neighbourhood retail
and community
facilities, i.e. primary
school, at Keir Farm.

While this proposal is technically developable, it is
considered unsuitable because of poor connectivity.
The site was subject to the previous examination,
which concluded that it was physically detached from
the existing built up area of Balmedie by the A90 and
would have a significant negative impact on the
cohesion of the local community.

FM077

1000 residential units
and unspecified
amount of employment
land, leisure, retail and
park and ride facility
(including provision of
educational facilities) at
Balmedie West.

While this proposal is technically developable, it is
considered unsuitable because of poor connectivity.
The site was subject to the previous examination,
which concluded that it was physically detached from
the existing built up area of Balmedie by the A90 and
would have a significant negative impact on the
cohesion of the local community. A significant area
within the south west boundary, which is identified for
commercial development, is located on a former
landfill site (Shanks Wester Hatton) and identified as a
‘potentially contaminated land site’. Consultation with
Aberdeenshire’s Contaminated Land Unit may be
required. While there is a narrow area of high flood
risk running across the south western area of the site,
it is expected that this could be accommodated
through a suitable layout.

Conclusion
Current allocations across Aberdeenshire satisfy the proposed Strategic
Development Plan’s requirements, while existing allocations in Balmedie are
sufficient to meet the settlements planning objectives. In light of this, there is
currently no strategic or local need for further allocations in the settlement.
If further allocations are required in future, FM047 and FM077 are not preferred
because there has been no material change since the previous LDP examination
concluded that they would be physically detached from the existing built up area of
Balmedie by the A90 and would have a significant negative impact on the cohesion
of the local community.

Barthol Chapel
Key Planning Objectives for the settlement:
•

Preserve the amenity of the village

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

Belhelvie
Belhelvie is a small village set in rolling, open countryside within commuting distance
of Aberdeen City. It is also located in a Strategic Growth Area. There are a range of
different housing styles within the settlement. The original village is made up of small
1 1/2 storey cottages in a terraced formation located around the main road. This
area, along with the large area of open space located in the centre of the village,
provides a central focus to the settlement. The most recent developments have little
in keeping with the original character of the settlement and there is a lack of
permeability throughout due to the layout of the separate estates. While the village
has a number of small scale employment opportunities and a large quarry to the
north west, there are very limited community facilities, i.e. public transport
connections.

The Planning Objectives for the settlement are to:
•

Provide local housing opportunities.

Current Infrastructure:
•

While Balmedie primary school is forecast to be overcapacity by 2016, a site
has been reserved (R2) for a school extension. Bridge of Don Academy is
forecast to have capacity in 2016.

•

Water treatment works capacity unknown.

•

Balmedie waste water treatment works currently has limited capacity. An
upgrade is anticipated to provide further capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 10
houses in phase 1 (20122016).

Identified as having ‘physical constraints’ in the
Draft Housing Land Audit and therefore not
deliverable at this time.
No master plan, development framework or
planning application has been received to date

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

Proposal

Overview

FM049

25 residential units at
Cairntack East.

This proposal is well related to the village and
would constitute a proportionate and natural
expansion. However, the site is poorly orientated
in relation to key services, i.e. primary school,
which are located in Balmedie, some 1.5km away.
This is likely to increase car reliance. The
proposal would also increase pressure on
Balmedie primary.

FM050

50 residential units at
Cairntack West.

This proposal is fairly well related to the village
and would constitute a natural, if slightly
disproportionate
expansion.
However,
the
proposal is not preferred for the reasons identified
in the overview of FM049, above.

FM036

Up to 20 residential units
and land reserved for
community uses (a
children's playground
and/or a potential primary
school) at land beside
Little Tam Croft, adjacent
to the B977.

While it is accepted that the proposal would
deliver some community facilities the site is 60m
north of the settlement and therefore not as well
related as FM049 and FM050. It would also be
visually prominent from the northern access into
the village. The site is poorly orientated in relation
to key services, which are located in Balmedie,
some 1.5km away. It would also increase
pressure on Balmedie primary. A small area
within the south western boundary is within a
Hazardous site consultation zone (Belhelvie
Quarry – Explosives) and consultation with the
Health and Safety executive may be required.
Eigie burn, which runs along the western edge of
the site, may pose a flood risk.

FM035

1 residential unit at
Rockside.

This proposal is not preferred because there has
been no material change since the proposal was
considered during the previous LDP examination,
which concluded that ‘sites being put forward for
single houses outwith settlements are not
appropriate for formal allocation’. This proposal
would be more appropriately considered under
the Supplementary Guidance Rural Development
1: housing and business development in the
countryside.

Conclusion

There is no need for further allocations as current allocations across Aberdeenshire
satisfy the proposed Strategic Development Plan’s requirements. While the existing
H1 allocation for up to 10 houses is sufficient to meet the settlements planning
objective, this is constrained and may not be deliverable. In light of this, careful
consideration should be given as to whether this allocation should be replaced in the
next plan period.
If a further housing allocation is required in future, a revised FM049 for 10 houses
could be preferred as it well related to the village and would constitute a
proportionate and natural expansion.

Blackdog
Key Planning Objectives for the settlement:
•

Meet the need for housing in the Strategic Growth Area

•

Provide opportunity for employment in the Strategic Growth Area and support
the Energetica Corridor.

•

Provide improved local facilities and development of a village centre

Reference

Proposal

Overview

M1

Allocated for up to 600 houses in
phase 2 (2017-2023), with a new
primary school and associated
facilities, and employment land (4Ha
and 7Ha of strategic reserve (post
2024)). Park and ride provision and a
specialist retail facility will also be
permitted.

Masterplan approved. An early
application for 48 units prior to 2017
and the Aberdeen Western Peripheral
Route is imminent. It is expected that
applications for further developments
will come afterwards. 4 phases.
Submission of a Proposal of
Application Notice and Planning
Permission in Principle application
proposed in 2014 with determination

in 2014/2015.

Conclusion
There are no proposed changes to this settlement.

Collieston
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.

Cultercullen
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.

Cuminestown
Cuminestown is a service centre for the surrounding rural area, located 4 miles east
of Turriff and within the Rural Housing Market Area. Although essentially residential,
the settlement is characterised by a mix of services, particularly along the Main
Street, and has regular public transport connections to Turriff and wider
Aberdeenshire. The settlement has a good industrial base with a range of
employment offered both in the settlement and on the small industrial estate at its
eastern edge. The original planned form of the settlement has been maintained, with
relatively recent development to the north and south.

The Planning Objectives for the settlement are to:
•

Meet local housing need in the settlement.

•

Support local services, including the Primary School.

Current Infrastructure:
•

Monquitter primary is forecast to be significantly under capacity by 2016.
Turriff Academy is forecast to have capacity by 2016.

•

Cuminestown waste water treatment works has limited capacity.

•

Turriff water treatment works has capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Carried forward from the
previous plan and allocated for
50 houses.

Planning permission in principle approved
for 5 houses on part of the site in 2010.
Full planning permission granted for 1
house on part of the site in 2010
EH1 was identified as constrained in the
Draft Housing Land Audit, on marketability
grounds. Careful consideration should be
given as to whether it is deliverable.

Development Bids
There are no officer’s preferences
Other Options which officers have not preferred
Reference

Proposal

Overview

FM057

Mixed Use development on
land at Cuminestown, including
81 residential units and land for
community uses, including a
play area, recycling area and
possible community hall. It is
also proposed to reserve a
significant area for a wildlife
haven to the west of the burn.

Most of the western third of the site is at risk
from flooding and therefore only the eastern
two thirds are considered technically
developable. A revised proposal, with no
housing on the western third of the site,
could be preferred. It would support local
services, particularly Monquitter Primary
School, which is significantly under
capacity. It would also provide a wildlife
haven and land for community facilities.
Additional WWTW capacity would be
required.

Conclusion
There is no need for further allocations as existing allocations across Aberdeenshire
satisfy the proposed Strategic Development Plan’s requirements. While the current
EH1 allocation meets the planning objectives for the settlement and two planning
applications have been approved, the site is identified as constrained in the Draft
Housing Land Audit, on by marketability grounds. In light of this, careful consideration
should be given to whether further allocations are appropriate in this settlement.
If further allocations are required, FM011 is not preferred due to flood risk on the
western third of the site. However, a reduced allocation located on the eastern two
thirds of the proposed site could be considered suitable as it would support local
services, particularly Monquitter Primary School, which is significantly under capacity.
Any land allocation could include the valley bottom, in order to encourage the
creation of additional green networks in the area.

Daviot
Daviot is an attractive village set within a colourful patchwork of arable and pastural
farmland. The village is in the Rural Housing Market Area and the Local Growth and
Diversification Area. While the local shop has closed, Daviot still has a primary
school, a pub and village hall, along with limited employment opportunities and public
transport links.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the settlement.

•

Provide opportunities for housing to meet local needs in the Rural Housing
Market Area.

•

To support local services and facilities, including support for Daviot primary
school.

Current Infrastructure:
•

Daviot primary is projected to have capacity by 2016, with a falling school roll
thereafter. Meldrum Academy is forecast to be overcapacity by 2016.

•

Daviot Waste water treatment works has limited capacity.

•

There is water treatment works capacity.

Existing development allocations to be carried forward
Reference Proposal

Overview

H1

Identified as effective in the Draft Housing Land Audit and
therefore considered deliverable.

Allocated for up
to 8 houses in
phase 1 (20122016)

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

There are no officer’s preferences
Other Options which officers have not preferred
Referenc
e

Proposal

Overview

FM071

3 residential
Units at Wellpark.

This proposal is technically developable, well related to the
settlement and would constitute a natural expansion to the
eastern half of the village. It would also support the primary
school and local services. While there is insufficient capacity
at Meldrum Academy, the scale of this proposal would have
a minimal impact. The proposal is not preferred because this
scale of development would be more appropriately
considered under the Rural Development policy.

FM072

Mixed Use
Development on
field adjacent to
Wellpark,

This proposal is well related to the settlement and would
support local services. However, the proposal is not
preferred because the scale of development is
disproportionate to the settlement and could have a negative
impact on the setting of Daviot Estate, immediately to the
west. In addition, while there will be sufficient primary school
capacity after 2018, there is insufficient secondary school
capacity. Additional waste water treatment capacity would
also be required. It is considered that small scale organic
growth under the Rural Development policy is the most
appropriate way of supporting local services in the
settlement.

0.84 ha
employment/retail
land and 3.9ha of
housing land
(approx 43
residential units).

FM085

5 residential units
at Whiteley Farm.

This site is isolated from the settlement and visually
prominent, despite some natural screening to the south. The
proposal is also not within walking distance to any services,
which is likely to result in increased car reliance. A small
area within the southern boundary is identified as ancient
woodland, which could be lost through development.

Conclusion
Current allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while the existing H1 allocation for 8 houses and expected organic
growth under the Rural Development policy are sufficient to meet the settlements
planning objectives. In light of this, there is currently no strategic or local need for
further allocations in Daviot.
If further allocations are required in future, no proposals are preferred in Daviot.
Fm072 is significant in scale and not suitable for the settlement or surroundings. Both
Fm071 and Fm087 would be most appropriately considered under the Rural
Development policy.

Ellon
Ellon is a market town nestled in the Ythan river valley, with the meandering river
providing a strong sense of place. The town is a key service centre and is located
within the Aberdeen Housing Market Area, Ellon to Blackdog Strategic Growth Area
and the Energtica corridor. The town has experienced two distinct periods of growth,
with a range of larger Victorian villas set in wooded gardens located on the main
roads radiating away from the town square. Much of the recent housing development
has been larger-scale modern estates, along with supporting large-scale employment
opportunities.
Traffic modelling conducted for Ellon has highlighted major issues with regard to
traffic congestion throughout the core of the settlement. It is expected that existing
housing allocations will help address this issue through the delivery of a vehicular
road crossing over the river Ythan. Pleasant access routes are located along the river
bank and through the green spaces of the town. Ellon has a range of employment
opportunities and services, including a swimming pool, supermarket, sports and
leisure centre, medical centre, town centre, golf course, links to the FormartineBuchan walk/ cycle way and other community facilities, along with three primary
schools and an Academy. While the town has a variety of shops along the main
streets, town centre retail provision is constrained due to a lack of adequate
floorspace.

The Planning Objectives for the settlement are to:
•

Enhance the settlements role as a sub-regional service centre and support
existing services.

•

Meet the need for new housing in the Strategic Growth Area.

•

Sustain existing services

•

Provide opportunity for employment in the Strategic Growth Area and the
Energetica Corridor.

•

Support community facilities, including health provision

•

Build flood resilience.

Current Infrastructure:
•

Auchterellon and Mieklemill primary will have limited capacity by 2016, while
Ellon primary will be overcapacity. Ellon Academy is forecast to have limited
capacity by 2016. A new primary school and replacement secondary school
will be provided on the M1 site.

•

Ellon Waste Water treatment works has capacity. Further provision will likely
be required to accommodate additional development.

•

There is water treatment capacity; however improvements to the network may
be required to service further development allocations.

Ellon West

Ellon East

* Please note that the area identified as P8 will be protected in order to conserve the
woodland and the river Ythan area.

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Existing housing site
with planning consent
for 247 houses.

Identified as effective in the Draft Housing Land
Audit (HLA). Construction to start in 2013.

M1

Allocated for up to 980
houses and 2ha of
employment land,
including provision of
neighbourhood retail.
Up to 745 houses to be
delivered in phase 1
(2012-2016) and 235 in
phase 2 (2017-2023).

Identified as effective in the Draft HLA and therefore
considered deliverable.

Allocated for 9ha of
employment land.

Identified as ‘marketable’ in the 2012 Employment
Land Audit.

E1

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

Full planning permission currently pending for
Business, General Industrial and Storage and
Distribution uses.
H1

SR1

Allocated for up to 5
houses in phase 1
(2012-2016).

Identified as effective in the Draft HLA and therefore
considered deliverable.

20ha of employment
land reserved
(employment land).
Developable after
2024).

Application for full planning permission
(employment) pending on a small area along the
western boundary.

Full planning permission currently pending for
erection of 5 houses and business units.

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

Proposal

Overview

FM051

180 residential units on
Land at Newton of
Fechil.

This site would provide a natural expansion of the
M1 allocation to the south. It would also support and
benefit from the provision of a primary school,
academy, neighbourhood retail, public transport
connections, and improved pedestrian, cycle and
vehicular access, on the M1 site.

FM081

Future redevelopment
of existing Ellon
Academy site.

Currently, no decision has been taken on the future
use of this site. Possible future uses include housing
or
a
mixed
use
development
of
housing/employment.

Other option’s which are not preferred by officers
Reference

Proposal

Overview

FM006

100 residential units on
land at Cassiegills.

This site was part of a large scale proposal
(Cassiegills) which the previous examination
concluded was remote and “would represent a
major and unnecessary intrusion into the attractive
areas of agricultural fields and rolling open
countryside along the (northern) edge of Ellon”. The
examination also stated that “none of the areas
identified in the Cassiegills masterplan are
considered appropriate for allocation”. In light of
this, FM006 is not considered suitable for
development.

FM030

Mixed Use
Development at
Waterton Farm. Approx
10,000sq metre retail
development and
unspecified amount of
employment land

The proposed site covers the same area as FM031.
The proposal is technically developable and well
located for a retail park and other employment uses.
It is bounded by the A920 to the north (which would
provide access for the site), with a major food
superstore, the Balmacassie Business park and the
Ellon Park and Ride to the north-east and the A90
running along the south-eastern boundary. While
this proposal is a considerable distance from the
town centre, it has excellent connectivity by road,
cycle, foot and public transport and is better related
to the town centre than FM083. There are areas of
flood risk along the western and southern
boundaries, but these could be accommodated
through a suitable layout. This proposal is not
preferred because the Council considers it
appropriate to continue to support Ellon town centre
through robust application of policy SG Retail 1:
Town Centres and Retailing, and resisting out of
centre retail developments. The proposed site is
also in a prominent location and could have a
negative visual impact.
This proposal could be preferred if a retail park is
considered appropriate in the future.

FM031

200 residential units
and provision of a
Riverside recreation
park at Waterton Farm.

The proposal has a number of benefits, including its
close proximity to a major food superstore, petrol
filling station and a park and ride facility and the
provision of a riverside park. However, this proposal
was considered at the previous examination, which
concluded that “the site is in a prominent location
and its proximity to other commercial uses
immediately to the north raises concerns about
access. Furthermore, its peripheral location means
that it is relatively remote from the town centre and
associated
community
facilities
and
services…Whilst there are other advantages
presented by the proximity of the site to the park
and ride, again this is not sufficient reason to
allocate the site for 200 houses…Based on all these
considerations, it would be inappropriate to
allocate..200 houses”. This site is not preferred
because there has been no material change since
the examination.

FM056

Mixed Use
Development at Fortree
Farm, Esslemont
including 49 residential

The proposal is intended to accommodate and cater
for the needs of the elderly and/or those retiring.
This site was part of a larger proposal which was
previously considered at examination, with the

units and communal
building, library and
café.

reporter supporting the Council’s view that the site
should not be preferred “due to access constraints,
its prominent location and permeability issues with
adjacent areas”. While this proposal is for
considerably less land and housing, the concerns
raised at examination remain valid. In addition,
whilst the proposal will provide some services on
site, the site is isolated from the town centre and
key services.

FM079

20 residential units at
Waterton House.

FM079 was, along with FM031, previously
considered at the LDP examination, which
concluded that “the site is in a prominent
location…(and) relatively remote from the town
centre and associated community facilities and
services”. While it is accepted that this proposal is
for significantly less land and number of houses, this
proposal is not preferred because the concerns
raised at examination remain valid. While there is a
very small area of high flood risk within the south
west boundary, this could be accommodated
through a suitable layout. A right of way running
inside the western boundary would have to be
retained.

FM083

Mixed Use
Development on Land
At Cromleybank,
including approx 10,000
sq m retail park (small
to medium sized
premises), business
park, garden centre,
restaurants, hotel,
petrol filling station,
leisure facilities and
business units.

This proposal is considered technically developable
and would deliver significant benefits, in terms of
additional retail provision and employment
opportunities etc. While the site is located adjacent
to the A90 and promoted as a gateway
development, it is not preferred because it is
isolated from the town and town centre. In addition,
the Council considers it appropriate to continue to
support Ellon town centre through robust application
of policy SG Retail 1 Town Centres and Retailing,
and resisting out of centre retail developments.

Conclusion
Current allocations across Aberdeenshire satisfy the proposed Strategic
Development Plan’s requirements, while existing allocations in Ellon are deliverable
and sufficient to meet the settlements planning objectives. In light of this, there is no
strategic or local need for further allocations.
If further allocations are required in future, FM051 is preferred because it is well
related to the M1 site and a wide range of services associated with this allocation.
While FM081 is suitable for redevelopment, no decision has been taken on its future
use, although possible future uses include housing or a mixed use development of
employment and housing.
With regard to the provision of a retail park, both FM083 and FM030 are not
preferred because the Council considers it appropriate to continue to support Ellon
town centre through robust application of policy SG Retail 1 Town Centres and
Retailing, and resisting out of centre retail developments. If a retail park is considered
appropriate, FM030 could be preferred as it is technically developable and well
located for a retail park and other employment uses. FM083 is not preferred because
it is remote from the town centre.

Fintry
Fintry is a small village set within a largely open and gently rolling landscape in the
Rural Housing Market Area. Fintry has no local services, apart from a primary school
and limited public transport connections.

The Planning Objectives for the settlement are to:
•

To preserve the amenity of the settlement.

•

Support the local primary school.

Current Infrastructure:
•

Fintry primary school is forecast to be significantly under capacity by 2016,
while Turriff Academy is forecast to have capacity.

•

Waste water treatment capacity unknown.

•

Turriff water treatment works has capacity.

Development Bid sites
There are no officer’s preferences

Other options which officers have not been preferred
Reference Proposal

Overview

FM044

20 residential units at
Northern Findale Cottages.

This proposal is technically developable, well
related to Fintry and would support the primary
school, which is significantly under capacity.
While the scale of development proposed is
disproportionate to the settlement; a revised
proposal of 10 houses could be considered
suitable, as there is a clear need to support the
local primary school. While development of this
site could lead to the loss of prime agricultural
land, FM043 would result in a greater loss of this
valuable resource.

FM043

22 residential units at
Southern Findale Cottages.

This small scale proposal is technically
developable, well related to Fintry and would
support the primary school. However, it is visually
prominent and likely to have a negative impact on
the setting of the town. The majority of the site is
also located on prime agricultural land and
development could result in the loss of this
valuable resource.

Conclusion
No further allocations are required as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. Whilst Fintry does not have
any current allocations, there are opportunities for further incremental growth through
the housing in the countryside policy (SG Rural Development 1), which permits
limited growth of identified villages such as Fintry.
If further allocations are required in future, Fintry would be a suitable location as
there is a clear need to support the local primary school. An amended FM044 for
approximately 10 houses would be the most suitable option.

Fisherford
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.

Foveran
Foveran is a small village set within gently rolling farmland approximately 4 miles
south of Ellon. The village is well located for future development, being in the Ellon to
Blackdog Strategic Growth Area and the Energetica Corridor. While the village has a
number of services, including a village hall, primary school and a farm store/café, it
does not have a village centre and therefore lacks a strong sense of place. While
there are currently access problems entering and leaving the settlement, the
Balmedie to Tipperty dualling project is expected to help resolve this issue.

The Planning Objectives for the settlement are to:
•

Enhance the settlement’s roll as a service centre.

•

Meet the demand for new housing in the Strategic Growth Area.

•

Provide opportunity for employment in the Strategic Growth Area and the
Energetica corridor.

•

Provide improved community facilities including the primary school.

Current Infrastructure:
•

Foveran Primary School is forecast to have limited capacity in 2016.
While a school extension is planned, additional capacity may be required
for further allocations. Ellon Academy is forecast to have limited capacity,
although a replacement academy is expected to provide additional
capacity.

•

Blairythan Terrace septic tank has limited capacity and further provision
will be required to accommodate further development.

•

There is water treatment works capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 12 houses (2012-2016)

Full Planning Permission granted for
28 houses in 2012. Construction
underway.

EH2

Allocated for 6 houses (2012-2016).

Identified as constrained in the Draft
HLA on infrastructure grounds.
However, it is expected that these
constraints can be overcome.
No master plan, development
framework or planning application
has been received to date

M1

E1

Allocated for mixed use including 50
houses, 2ha of employment land and
improvements to current community
facilities in phase 1 (2012-2016). .
Also includes 3ha of strategic
employment land (post 2024).
Allocated for 1.5ha of employment land

Masterplan has been submitted and
approved.

Identified as ‘marketable’ in the
2012 Employment Land Audit
However, due to access constraints,
this site is not considered
developable before the de-trunking
of the A90.

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

Overview

FM061

This proposal was included in the approved M1
masterplan and would therefore enable a coherent
approach to be taken to the future expansion of
Foveran, if this is considered appropriate. The
provision of a village centre, including neighbourhood
retail, would be welcomed as Foveran currently lacks
a strong sense of place. While a primary school
extension is planned to accommodate existing
allocations, further capacity would be required. It is
noted that the proposal indicates that land could be
provided for a new school. While there is some flood
risk along the southern boundary, a suitable layout
has been developed through the masterplanning
process.

50 additional houses
(to m1 allocation),
release of 3ha of
strategic employment
reserve and provision
of educational and
community uses on
Westfield, Foveran.

While the LDP examination expressed concern that
an enlargement of M1 would, along with an additional
75 houses on FM060, “result in overdevelopment of
the village”, it is considered that the provision of a
village centre and associated services would provide
a suitable context for the expansion of the village.
While the LDP examination also stated that “the
Council correctly concludes that that there is no need
or justification for an enlargement of..M1..when this is
not required to address local issues”, this proposal is
preferred if further strategic allocations are
appropriate within the Aberdeen Housing Market
Area.
FM060

Extension of EH2
boundary and
additional 69 residential
units at Ardgill,
Foveran.

This proposal was also included in the approved M1
masterplan and would compliment FM061 and
enhance the settlement by providing a focal point
immediately to the south of the village centre. It would
also improve connectivity north and south of the river.
While there are educational constraints associated
with this proposal, FM061 indicates that land could be
provided for a new school on M1.
This site was subject to the previous examination
which expressed concern that 75 houses would, along
with an additional 50 houses on M1, “result in
overdevelopment of the village”. However, it is
considered that the provision of a village centre and
associated services would provide a suitable context
for the expansion of the village.
While the reporter also stated that “the Council
correctly concludes that that there is no need or
justification for an additional allocation (of 75 houses
on this site) when this is not required to address local
issues”, this proposal is considered suitable if further
strategic allocations are appropriate within the
Aberdeen Housing Market Area.

Other option’s which officers have not preferred

Reference Proposal

Overview

FM013

0.77ha of employment land

This proposal is well related to Foveran and would
compliment the existing E1 allocation. However, it
is not preferred because it would not deliver the
benefits associated with additional employment
land on FM061.

FM014

35 residential Units on
Land West of Blairythan
Place.

This proposal is well related to the settlement and
local services and would provide a natural
expansion of the settlement. However, it is not
preferred as it would not deliver the benefits
associated with FM060 and FM061.

FM017

7.62 ha of Mixed Use
development on land South
West of Foveran Fields
(Cala Homes Development)

This proposal is not preferred because it would
not deliver the benefits associated with FM060
and FM061. The proposal would also extend the
settlement southwards along the A90, while only a
small part of the north east boundary would
connect to the settlement.

Number of residential units
and employment land area
unspecified.
FM019

7 residential units at North
Westfield.

This proposal is not preferred because other
proposals are better related to the existing built up
area. This proposal would also extend the
settlement boundary northwards along the A90.

Conclusion
No further allocations are required as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. While the current EH2
allocation for 6 houses is constrained, the EH1, M1 and E1 sites, which will deliver a
total of 62 houses, 3.5ha of employment land and a further 3ha after 2024, are
considered deliverable and sufficient to meet the settlement objectives. In light of
this, there is currently no strategic or local current need for further allocations in
Foveran.
If further allocations are required in future, FM060 and FM061 are preferred as they
form part of the M1 masterplan and would therefore enable a coherent and integrated
approach to be taken to the expansion of Foveran, if this is appropriate. In addition,
FM061 would provide a village centre on the western half of M1, along with land for a
new primary school. FM060 would also deliver a focal point to the south of the village
centre.

Fyvie
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.

Garmond
Key Planning Objectives for the settlement:
•

Provide for local housing needs while preserving the built form of the
settlement

Reference

Proposal

Overview

H1

Allocated for up to 10 Houses

No communication has been received
from developers. Site still effective, but
some potential drainage issues. Yet to
be progressed.

Conclusion
There are no proposed changes to this settlement.

Kirton of Auchterless
Kirton of Aucterless is a small, attractive village located within the Rural Housing
Market Area. The village has a linear pattern of development along the B992, with
the River Ythan running parallel to the east. The settlement has a church, primary
school and pubic transport links. The village has several cultural assets, including St
Donan’s and Auctherless Church’s. The long views of Auchterless Church from the
southern approach are key to the settlement’s sense of place.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the settlement.

•

Support Auctherless Primary School.

Current Infrastructure:
•

Turriff Academy is forecast to have capacity in 2016, while Auchterless
primary is forecast to be significantly under capacity by 2016, with a falling
school roll thereafter.

•

St Donans Cottages Septic tank has limited waste water treatment capacity
and further provision may be needed to accommodate development.

•

Turriff water treatment works has capacity.

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

Overview

FM001

This proposal is preferred because it is well
related to the settlement and would support the
local primary school. While it would impact on the
setting of the settlement from the southern
approach, the impact would be significantly less
than FM002. It is accepted that the scale of this
proposal is likely to increase car reliance as there
is a lack of shops and limited services and
employment
opportunities
in
Kirton
of
Auctherless. While this proposal would result in
the loss of prime agricultural land, this is true of
both proposals and, to a lesser extent, any new
housing development in or around the settlement.

10 residential units and
land reserved for a
replacement school.

Other options which officers have not preferred
Reference Proposal
FM002

10 residential units and
land for community
facilities, such as a play
park/playing field.

Overview
The proposed site is well related to the
settlement, would continue the linear pattern of
development and support the primary school.
However, the proposal is likely to have a
significant negative impact on the setting of the
town, particularly Auchterless Church, when
viewed from the southern approach. While the
proposal would increase car reliance and result in
the loss of prime agricultural land, this is true of
both proposals.

Conclusion
No further allocations are required as existing allocations across Aberdeenshire,
satisfy the Strategic Development Plan’s requirements. While Kirton of Auchterless
does not have any current allocations, it is identified as suitable for organic growth
under the Rural Development policy (SG Rural Development 1) and several small
scale developments have already been approved.
If further allocations are required in future, Kirton of Auctherless would be a suitable
location, as there is a clear local need to support the local primary school. FM001 is
preferred because it is well related to the settlement and would support the local
primary school. While it would impact on the setting of the settlement from the
southern approach, the impact would be significantly less than FM002.

Methlick
Methlick is a small village set within the Ythan Valley, which is characterised by stony
farmland amidst the productive agricultural lowland. The village is also within the
Local Growth and Diversification Area and the Aberdeen Housing Market Area. The
River Ythan is a dominant feature of the village, running along its eastern side.
Methlick has a number of services, including a Parish Church, general store, hotel,
village hall and primary school. The village is also served by regular bus services to
Aberdeen as well as services linking to Ellon, Fyvie and Inverurie.

The Planning Objectives for the settlement are to:
•

Provide local housing opportunities.

Current Infrastructure:
•

Methlick primary is forecast to have limited capacity by 2016, while Meldrum
Academy is forecast to be over capacity by 2016.

•

Methlick waste water treatment works has very limited capacity.

•

Turriff water treatment works has capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 20 houses in
phase 2 (2017-2023).

For delivery post 2017.

H2

Allocated for up to 5 houses in
phase 1 (2012-2016)

Identified as ‘effective’ in the Draft Housing
Land Audit and therefore considered
deliverable.
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

FM010

This small scale proposal is relatively well
connected to the settlement and services, has a
direct footpath link and would support the local
primary school and other services. Although the
site is located on a gradual north west facing
slope and would be visually prominent in the
landscape, this would be mitigated by some
existing development to south and the H2
allocation to the north, directly across the road.

5 residential units at New
Deer Road.

Other Options which officers have not preferred
Reference Proposal

Overview

FM052

5 Residential Units at Black
Craigs.

The proposed site lies immediately to the north of
the H2 allocation. While the site would support
local services, including the primary school,
FM010 is better related to the settlement. The
proposed site is located on an elevated paddock
set above a steep slope and, while it is screened
by woodland to the west and the H2 development
to the south, it would be visually prominent from
the northern approach road and could have a
significant impact on the setting of the village.

FM021

6 Residential Units at
Sunnybrae Croft.

This proposal would support the primary school
and other local services. However, there has been
no material change since the previous
examination, which concluded that it is poorly
related to the settlement and services and would
be prominent in the landscape.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while current allocations in Methlick are deliverable and sufficient to
meet the settlements planning objectives. In light of this, there is currently no
strategic or local need for further allocations.
If further allocations are required in the future, FM010 is preferred because it is
relatively well related to the settlement and services, has a direct footpath link and
would support the local primary school and other services. While the site would be
visually prominent in the landscape, this would be mitigated by some existing
development to south and the H2 allocation to the north, directly across the road

Newburgh
Newburgh is a large thriving coastal village set around the Ythan estuary and
overlooking the sands of Forvie. It is also located within the Local Growth and
Diversification Area and Aberdeen Housing Market Area. While Newburgh’s close
proximity to Aberdeen has resulted in high levels of commuter journeys, there are
employment opportunities in the settlement. Newburgh also has a range of services,
including a primary school, small food/convenience retail as well as hotels and pubs,
all of which have created a vibrant central area. The main street carries a
considerable amount of traffic, which has led to congestion problems. While a
considerable amount of new housing has been developed to the west of the main
street, permeability issues have arisen from the cul-de-sac arrangement of many of
the developments.

The Planning Objectives for the settlement are to:
•

Enhance the settlement’s role as a service centre

•

Meet the demand for new housing in the Aberdeen Housing Market Area.

•

Sustain existing services

•

Provide improved community facilities

•

Provide local opportunity for employment and support the Energetica
Corridor.

Current Infrastructure:
•

Newburgh Mathers primary is projected to have capacity by 2016. While Ellon
Academy is forecast to have limited capacity by 2016, a replacement
Academy is expected to provide additional capacity.

•

There is waste water treatment capacity.

•

There is water treatment capacity.

Existing development allocations to be carried forward
Reference Proposal

Overview

M1

Allocated for up to 40
houses, with 20 houses in
phase 1(2012-2016) and 20
houses in phase 2 (20172023)
Also
includes
associated
community
facilities and 1.5ha of
employment land.

Identified as ‘effective’ in the Draft Housing land
Audit and therefore considered deliverable.

Allocated for up to 60
houses. 30 houses for
development in phase 1
(2012-2016) and 30 houses
in phase 2 (2017-2023).

Identified as ‘effective’ in the Draft Housing Land
Audit and therefore considered deliverable.

H1

A masterplan has been submitted and approved.
A planning application has been submitted.

Planning of Application Notice (POAN)
erection of 49 houses has been submitted.

for

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

Overview

FM048

135 Residential Units on
Land at Knockhall.

The proposal is for 135 residential units
immediately to the north of H1 and would provide
a natural extension to the settlement and support
local services. This proposal was considered as
part of a larger proposal at the previous
examination, in which the reporter stated that “the
Council is justifiably concerned that development
of the whole site would be likely to increase traffic
movement through the town centre, exacerbating
existing problems there and at the junction onto
Main Street”. The proposal is not preferred
because the concerns raised at examination have
not been resolved to the satisfaction of the Roads
Authority. In addition, there is insufficient primary
school capacity.

FM064

80 Residential Units on
Land at Meikle Haddo.

This proposal is for additional land and 80
residential units, immediately to the south of M1.
The proposed site, which was included within the
approved M1 masterplan, is fairly well related to
the settlement and would support local services
and promote good connectivity links to Newburgh.
However, there has been no material change
since the previous examination, which concluded
that the proposed site “would be clearly visible
from the A975, irrespective of any masterplanning
of the layout and design of the M1 site as a
whole…Such built development, by breaching the
brow of the hill and spilling southwards down
towards the A975, would not respect the
landscape setting of Newburgh. In particular it
would be detrimental to the existing attractiveness
of the approach to the town for those using the
A975 road”. While a significant area along the
southern boundary is identified as high flood risk,
the masterplan does not propose any

development on this area.
FM068

4 Residential Units and
relocation of Parish Church
with Hall and Recreation
Area at Inch Road.

This proposal is well related to the existing
settlement, would support local services and
provide a location for the relocation of a Parish
Church. However, the proposal is not preferred
because the site is located on a protected area,
which conserves the coastal setting of the
settlement. In addition, the site is located on land
designated as ‘open space’, while there is also a
significant area of coastal flood risk within the
eastern boundary. The site is also located in close
proximity to the Ythan Estuary, Sands of Forvie
and Meikle Loch Special Protection Area and
Special Site of Scientific Interest.

FM078

10 Residential Units at
Loanhead Croft.

The proposed site lies within the north western
boundary of M1, and is identified as employment
land in the approved masterplan. This proposal is
not preferred because there is no justification for
reducing the supply of employment land in the
settlement, given that there is no strategic or local
need for further housing,

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while current allocations in Newburgh are deliverable and sufficient to
meet the settlements planning objectives. In light of this, there is currently no
strategic or local need for further allocations.
If further allocations are required in future, none of the proposals in Newburgh are
preferred. FM048 is unsuitable due to its impact on local road infrastructure, while
there has been no material change since the examination concluded that FM064 was
inappropriate on visual impact grounds. FM068 is constrained due to its location on
protected land and open space, while there is no justification for the removal of
identified employment land on FM078.

Oldmeldrum
Oldmeldrum is a vibrant rural service centre which overlooks gently rolling farmland
and lies approximately 3miles north east of Inverurie. The settlement is also in the
Aberdeen Housing Market Area and the Local Growth and Diversification Area. The
A947 road from Aberdeen to Banff runs through the centre of the village. Oldmeldrum
has a wide range of employment opportunities and local services, although primary
and academy school capacity is a constraint on future development.

The Planning Objectives for the settlement are to:
•

Enhance the settlements role as a service centre.

•

Meet the demand for new housing in the Aberdeen Housing Market Area.

•

Sustain existing services.

•

Provide local opportunities for employment.

•

Support community facilities and services.

Current Infrastructure:
•

Meldrum Academy is forecast to be over capacity by 2016, while Oldmeldrum
primary school is forecast to have limited capacity.

•

There is limited water treatment works capacity.

•

There is limited waste water treatment capacity, although an upgrade is
planned.

Existing development allocations to be carried forward
Reference

Proposal

Overview

M1

Allocated for up to 50
houses and new community
facilities. 25 houses to be
delivered in phase 1 (20122016) and 25 houses in
phase 2 (2017-2023).

Identified as ‘effective’ in the Draft Housing
Land
Audit
and
therefore
considered
developable.

Allocated for up to 50
houses and 2.1ha of
appropriate employment or
retail opportunities. 25
houses to be delivered in
phase 1 (2012-2016) and
25 houses in phase 2
(2017-2023).

Identified as ‘effective’ in the Draft Housing
Land
Audit
and
therefore
considered
developable.

Allocated for up to 40
houses, with 20 houses to
be delivered in phase 1
(2012-2016) and 20 houses
in phase 2 (2017-2023).

Identified as ‘effective’ in the Draft Housing
Land
Audit
and
therefore
considered
developable.

M2

H1

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

A masterplan has been submitted and is under
consideration by the Council.

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

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

Proposal

Overview

FM022

150 residential units and
community facilities at
Newbarns.

In addition to housing, this proposal would also
provide an enhanced pleasure park and
allotments. The proposal is not preferred
because there has been no material change
since it was considered at the previous
examination, which concluded that it is relatively
remote from the town centre and key services
(such as the secondary school and employment
opportunities), while also being separated from
the town centre by the A947.
In addition, development of the proposed site
may hinder the future provision of an eastern
bypass. There is also insufficient WWTW
capacity to accommodate the proposal as well
as insufficient school capacity after 2016.
Approximately 80% of the site is located on land
identified as a ‘potentially contaminated land
site (Oldmeldrum Landfill). Aberdeenshire
Council’s Contaminated Land Unit may need to
be consulted. A watercourse, which runs across
the site, may pose a flood risk.

FM004

60 residential units at
Chapelpark.

The proposed site is located immediately to the
north of FM022 and was also considered during
the previous examination. It is not preferred for
the reasons outlined in the overview of FM022. .
In addition, there is a significant area of
woodland within the north eastern boundary

which development may impact upon.
Approximately 90% of the site is also located on
land identified as a ‘potentially contaminated
land site’ (Oldmeldrum Landfill). Aberdeenshire
Council’s Contaminated Land Unit may need to
be consulted.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while current allocations in Oldmeldrum are deliverable and sufficient
to meet the settlements planning objectives. In light of this, there is currently no
strategic or local need for further allocations.
If further allocations are required in future, neither of the proposals in Oldmeldrum
are preferred, as there has been no material change since the examination
concluded that both sites were unsuitable. There are also significant infrastructure
constraints and contaminated land issues associated with both sites.

Pitmedden and Milldale
Pitmedden is a service centre and commuter village located between Ellon and
Oldmedlrum in gently rolling countryside. Much of the settlement has been influenced
by its original form and design. The original settlement has developed around the
main road junction in the centre of the village, and to a certain extent this could still
be classed as the centre of Pitmedden today. The settlement has since developed
with housing estates being added at various stages. A large open space, located
next to the school, provides playing fields for the school and an informal functional
area for the settlement. To the north west of the settlement is Pitmedden Gardens,
an A listed National Trust property and a locally designed landscape. The village has
a range of services, including a local shop, public hall, medical centre, nursery,
primary school, recreational facilities and public transport connections. While
Pitmedden is located at the convergence of two main roads and experiences a
considerable movement of traffic, congestion is not a major issue.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the settlement

•

Provide opportunities for local employment

•

Provide opportunities for housing to meet local needs

Current Infrastructure:
•

Meldrum Academy is forecast to be over capacity by 2016, while Pitmedden
primary school is forecast to have limited capacity by 2016.

•

There is limited waste water treatment capacity.

•

There is water treatment capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Up to 14 houses (2012-2016)

Identified as ‘effective’ in the Draft
Housing Land Audit and therefore
considered deliverable.

Includes provision of community
facilities.

Full planning application for erection
of 24 houses on eastern half of
allocation refused in 2011.

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

Proposal

Overview

FM032

9 residential units at Milldale
East.

This proposal is not preferred because there has
been no material change since the LDP
examination concluded that “whilst the site may
be technically capable of development the
Council is justified in excluding it from
consideration for allocation as it is remote from
the existing services and facilities of Pitmedden”.
In addition, there is insufficient secondary school
capacity.

FM033

30 residential units at
Quarry Field.

The proposed site was subject to the previous
examination, which concluded that it was
inappropriate due to its location on a pipeline
safety zone. However, the proposal states that
this is not a constraint and this view is supported
by the Health and Safety Executives (HSE)
PADHI land use planning methodology, which
states that a proposal of this scale and use
would be acceptable.
However, the proposal is not preferred because
the site is visually prominent from the southern
approach and could negatively impact on the
setting of the village. The site is also remote from
the village and would require the adjacent
FM034 to be developed first should the village be
extended to the southeast. In addition, there is
insufficient secondary school capacity. The site
is also located on a ‘potentially contaminated
land site’. (Allathan Landfill). Aberdeenshire
Council’s Contaminated Land Unit may need to
be consulted.

FM034

2ha of employment land
(1ha to be developed and
1ha to be landscaped) at
Allathan Westefield.

While the previous LDP examination concluded
that this site was inappropriate because it is
located on a pipeline safety zone, HSE’s PADHI
land use planning methodology states that a
proposal of this scale and use would be
acceptable.
While there is an identified local need for further
employment land in the settlement, this proposal
is not preferred because the site is visually
prominent from the southern approach and
would negatively impact on the setting of the
town. While there is a small area of high flood
risk within the north west boundary, this is not
considered a constraint. . The southern two
thirds of the site is located on a ‘potentially
contaminated land site’. (Allathan Landfill).
Aberdeenshire Council’s Contaminated Land
Unit may need to be consulted.

FM058

132 Residential Units on

This proposal was previously subject to the LDP
examination, which stated that “the Council

FM063

land at Bonnyton farm

(raises) the concerns of the Roads Authority that
there is no suitable location for a second access
point which would be required to satisfactorily
serve the site and this scale of development.
Based on the available evidence, the Council’s
position is justified”. This proposal is not
preferred because the concerns raised at
examination have not been resolved .In addition,
there is insufficient primary school and
secondary school capacity. Additional waste
water treatment capacity (WWTW) would also be
required. A significant area of land within the
south east boundary is identified as a ‘potentially
contaminated
land
site’
(rifle
range).
Aberdeenshire Council’s Contaminated Land
Unit may need to be consulted.

80 Residential Units
(Possible provision of
community facilities) at
Bonnyton farm.

The proposed site wraps round the northwestern edge of the built up area of Pitmedden
and is therefore well related to the settlement
and local services. The proposal indicates that
provision of community facilities would also be
considered. However, the site is located on land
identified as ‘influencing’ a Designed landscape
(Pitmedden Garden). This proposal is not
preferred because there has been no material
change since the previous examination
concluded that the site was unsuitable because
of its proximity to the A listed ‘Pitmedden
Garden’ and its location within P1, which is
protected to conserve the landscape setting.
In addition, there is insufficient primary and
secondary school capacity.

Conclusion
There is no need for further allocations as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. While the existing H1
allocation is deliverable and sufficient to meet the settlement objective to ‘provide
opportunities for housing to meet local needs’, there are no current allocations which
meet the objective to ‘provide opportunities for local employment’. In light of this,
while there is currently no strategic or local need for further housing allocations, a
further employment land may be appropriate.
If further allocations are required in future, none of the housing proposals in
Pitmedden are preferred for the reasons outlined above. FM034 is not preferred for
an employment land allocation because the site is visually prominent from the
southern approach and would negatively impact on the setting of the town.

Potterton
Potterton is a small village set in gently rolling farmland and located in the Aberdeen
Housing Market Area and the Greenbelt. The village is dominated by two large
housing estates, one comprising wooden chalet type bungalows and the other simple
mid 20th century bungalows. A small number of traditional granite style cottages are
located along the main street, along with a Church and associated manse house. All
housing is 1-1½ story with little decorative features and mainly of muted beige/brown
colours. The current settlement is surrounded by green belt, while a large protected
area, including playing fields, is located within the settlement.
Potterton is a commuter settlement, which is highlighted by the main road that
bisects the settlement. The village has few key buildings, lacks a focal point/centre
and has limited local services. There is also a lack of flow and permeability through
the settlement. Future development in the settlement is currently constrained by a
lack of educational, roads and water infrastructure and any new allocations would
need to be large scale, in order to deliver the required new infrastructure. The AWPR
junction, which is approximately 1km from the settlement, will significantly improve
connectivity.
The Planning Objectives for the settlement are to:
• Preserve the amenity of the settlement
Current Infrastructure:
•

Water treatment works capacity unknown

•

Balmedie waste water treatment works has limited capacity

•

While Balmedie primary school is forecast to be overcapacity by 2016, a site
has been reserved (R2) for a school extension. Bridge of Don Academy has
limited capacity.

Please note that FM075 overlaps with a number of other proposals.

Development Bid sites
No Officers Preference
Other Options which officers have not preferred.
Reference

Proposal

Overview

FM005

Mixed use - 100
residential units, 3ha of
employment land,
neighbourhood retail and
land reserved for
community facilities on
land at Middleton of
Potterton, to the west of
the B999.

While this proposal could provide significant
benefits to the community, it is not preferred
because the site is isolated from the
settlement by the B999 and an area of
landscaping, which act as a physical and
visual barrier. The existing street layout also
means that pedestrian links to the site would
involve a detour of up to 900 metres to
access a site on the opposite side of the
road. In addition, the site is located in the
greenbelt, while the area north of Gourdie
Park is on public open space. There has
also been no material change since the LDP
examination concluded that “additional
allocations at Potterton are not required to
meet the Structure Plan requirements or to
maintain a 5 year housing land supply for
the housing market area”.

FM062

110 residential units

This proposal is not preferred because the
western part is isolated from the settlement
by the B999, which acts as a physical
barrier. While the eastern part of the site is
fairly well related to the settlement, a
reduced proposal on this site would still
significantly increase pressure on local
infrastructure, i.e. primary school and roads,
without being of a scale to deliver sufficient
infrastructure upgrades. In addition, there
has been no material change since the LDP
examination concluded that “additional
allocations at Potterton are not required to
meet the Structure Plan requirements or to
maintain a 5 year housing land supply for
the housing market area”. This proposal is
also located in the greenbelt.

Access from Panmure
Gardens and Gourdie
Park Rd.

FM065

150 residential units at
Denhead of Potterton.

This proposal is not preferred because there
has been no material change since the
reporter (examination) supported the
Council’s decision not to include the sites
(F32 and F49) due to “the scale of
infrastructure requirements needed should
any development take place”. The reporter
also stated that even if these proposals were
included within a larger scale allocation,
which could deliver sufficient infrastructure,
the benefits would not be “sufficient reason
to justify such a large allocation at
Potterton”. In addition, the examination

concluded that “additional allocations at
Potterton are not required to meet the
Structure Plan requirements or to maintain a
5 year housing land supply for the housing
market area”. This proposal is also located
in the greenbelt.
FM070

2 residential units at Mill
of Potterton

This small scale proposal is well screened
and would complete the line of housing
running north to south. However, it is not
preferred because it is isolated from
Potterton and key services. This proposal is
also located in the greenbelt.

FM074

35 residential units at
Laingseat Road,
Potterton.

This proposal is not preferred because it
would increase pressure on local
infrastructure, including primary/ secondary
schools and the roads networks, without
being of a scale which could deliver the
necessary upgrades. In addition, there has
been no material change since the LDP
examination concluded that “additional
allocations at Potterton are not required to
meet the Structure Plan requirements or to
maintain a 5 year housing land supply for
the housing market area”. This proposal is
also located in the greenbelt

FM075

Mixed use at – 350
Residential Units and
unspecified amount land
for employment, retail
and education provision.

This site could deliver significant benefits to
the local community. In addition to the
provision of additional employment
opportunities and retail and educational
provision, it would also upgrade the road
infrastructure, delivering an eastern bypass
linking with the B999 and a fully upgraded
link to the proposed A90/AWPR junction at
Blackdog. However, it is not preferred
because there has been no material change
since the LDP examination, where the
reporter supported the Council’s decision not
to include the site due to “the scale of
infrastructure requirements needed should
any development take place”. The reporter
also stated that even if these proposals were
included within a larger scale allocation,
which could deliver sufficient infrastructure,
the benefits would not be “sufficient reason
to justify such a large allocation at
Potterton”. In addition, the examination
concluded that “additional allocations at
Potterton are not required to meet the
Structure Plan requirements or to maintain a
5 year housing land supply for the housing
market area”. This proposal is also located
in the greenbelt.

Conclusion
There is no need for further allocations as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. While there are no current
allocations in Potterton, none are required to meet the sole planning objective ‘to
preserve the amenity of the settlement’. In light of this, there is currently no strategic
or local need for allocations in Potterton.
If further allocations are appropriate in future, Potterton is not suitable for allocations
as the settlement is currently constrained by a lack of educational, roads and water
infrastructure. While FM075 could, potentially, provide the level of infrastructure
required, it is not preferred because there has been no material change since the
LDP examination concluded that the benefits of this proposal did not justify altering
the character of the settlement through the scale of development proposed.

Rashierieve, Foveran
Rashierieve is located approx 1.4km south of Foveran. It is considered a good
location for employment land as it is located in the Strategic Growth Area and the
Energetica Corridor, while the Balmedie to Tipperty Dualling will significantly improve
connectivity.

The Planning Objectives for the settlement are to:
•

Provide opportunity for employment in the Strategic Growth Area and
energetica corridor.

Current Infrastructure:
•

Ellon Academy and Foveran primary school are forecast to have capacity
by 2016. There is need for an extension to Foveran Primary which, if
delivered, will provide further capacity.

•

Public water provision, but capacity unknown

•

New public waste water treatment provision to be delivered along with
existing allocations. Additional capacity will likely be required for any
further allocations.

Existing development allocations to be carried forward
Reference Proposal

Overview

E1

Identified as ‘marketable’ in the 2012 Employment
Land Audit.

Allocated for 2ha of
employment land

Application for 22 live/work units was refused in
2012 and upheld at appeal in 2013.
SR1

3.5 ha of Strategic Land
Reserve (employment
land).

To be progressed post 2024.

Development Bid Sites
There are no officer’s preferences
Other Options which officers have not preferred.
Reference Proposal

Overview

FM018

2.14ha of employment
land at a site located
between the existing A90,
the proposed dual
carriageway and the
A975.

There is an existing employment land allocation and
3.5ha of strategic reserve (employment) in the
settlement. In light of this, the proposal is not
preferred as there is no clear local or strategic need
for further employment land allocations in the
settlement. In addition, the site is located on prime
agricultural land and development could result in the
loss of this resource.

FM082

Mixed use development
on land to the east of the
A90.

This site was included within a larger proposal,
which was considered during the LDP examination,
with the reporter stating that “this was properly
rejected by the Council, on the basis that there is
already sufficient development land allocated…to
meet Structure Plan requirements in the Ellon to
Blackdog strategic growth area…Futhermore,
allocation of that site, which comprises open fields
separated from the rest of the built up area by the
A90 is also unnecessary and inappropriate in the
local context, indeed it would represent overdevelopment”. While it is accepted that the current
FM082 proposal is for a smaller allocation and
approx a third of the land area of the previous
proposal, it is not preferred as the concerns raised
at examination remain valid. The northern third of
the site is also located on prime agricultural land
and development could result in the loss of this
resource.

Includes 50 residential
units, with community
facilities, i.e. village
green, and possible
employment/retail land.

FM015

Mixed Use development
on site adjacent to
Foveran Motors
5.76ha. Number of
houses and extent of
employment land
unspecified.

This proposal is not preferred because there is no
clear local or strategic need for further employment
land allocations in the settlement. In addition, there
has been no material change since the previous
LDP examination concluded that the “dualling of the
A90 in this locality is not sufficient reason to justify
additional housing at Rashierieve. Most importantly,
the requirements for housing land allocations in the
Ellon
to
Blackdog
corridor…are
already
satisfactorily addressed..at other settlements along
this corridor”. In addition, the extension of the E1

site boundary westwards may impinge on land
required for the Balmedie to Tipperty dualling. There
is also a watercourse running along the southern
boundary, which may pose a flood risk.
FM016

Mixed Use development
on land to the west of the
existing A90 and north of
Cragie Road.
4.5ha. Number of houses
and extent of
employment land
unspecified.

This proposal was, along with FM015, included
within a larger mixed use proposal, which was
considered during the previous LDP examination. It
is not preferred for the reasons outlined in the
overview of FM015.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while current allocations in Rashierieve meet the settlements planning
objectives and are considered deliverable. In light of this, there is currently no
strategic or local need for further allocations.
If further allocations are required in future, none of the proposals in Rashierieve are
preferred. Housing development is not appropriate due to the lack of local services
and existing infrastructure, while there are likely to be landscape implications as a
result of any large scale developments. No employment land proposals are preferred
as there is no local need for further allocations.

Rothienorman
Rothienorman is a small village located three miles west of Fyvie in the Rural
Hosuing Market Area. While the village has a number of services, including the
village shop, Rothie Inn hotel and barber, recent expansion has transformed it from a
quiet farming village into a dormitory town. There are relatively frequent bus
connections to Turriff and Inverurie.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the settlement.

•

Provide local employment opportunities.

Current Infrastructure:
•

Meldrum Academy and Rothienorman primary are forecast to be overcapacity
by 2016.

•

Turriff water treatment works has capacity.

•

Rothienorman waste water treatment works has very limited capacity.

Development Bid sites
There are no officer’s preferences
Other Options which have not been preferred by officers
Reference Proposal

Overview

FM028

The proposed site is relatively well related to the
settlement and services. While there is a small
area of flood risk along the southern boundary,
this is not a constraint as the site rises northwards
away from the watercourse and no development
is proposed in this area. However, this proposal is
not preferred as there are significant infrastructure
constraints, with insufficient primary and
secondary school and waste water capacity.
There is also concern about the ability of the
unclassified road to take the additional traffic
generated by the proposal. The site could also
have a negative impact on the landscape and the
setting of the town, as it elongates the settlement
westwards and would be visually prominent from
western approach.

138 residential units on
land west of Rothienorman.

Conclusion
There is no need for further allocations as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. While Rothienorman has no
current allocations, it is an identified settlement in Appendix 1 of the housing in the
countryside policy (SG Rural Development 1), which permits limited growth of the
settlement. It is considered that this provides sufficient opportunity for future
development to meet local needs.
If further allocations are required in future, FM028 is not preferred as there are
significant infrastructure constraints in the settlement.

St Katherines
St. Katherines is a small rural hamlet adjacent to the A947, between Oldmeldrum and
Turriff. It is also within the Rural Housing Market Area. The surrounding landscape is
largely open, gently rolling agricultural land, with small areas of forestry. The main
road is a dominant feature with a high level of vehicle movements. There are no
geographical or cultural ties and it would seem likely that the settlement has
developed organically over the years, with small developments of individual dwellings
or small clusters. Many of the newer residential dwellings are ‘modern’ in
appearance. The dominant form of dwellings comprise 1½ story bungalow style
houses, finished with light brown harling, dark grey roof tiles and functional finishings.
They are simple in design and have no decorative craft features. St Katherines has
no shops or services, apart from a bus stop, with the nearest primary school located
at Fyvie, approximately 5km to the north.

The Planning Objectives for the settlement are to:
•

To meet local need for housing.

•

To support local services and facilities, including support for Fyvie Primary
School.

Current Infrastructure:
•

There is forecast to be capacity at Turriff Academy and Fyvie primary school
in 2016, with the latter being significantly under capacity.

•

There is no public waste water treatment provision.

•

There is water treatment capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 5
houses in phase 1
(2012-2016)

Identified as ‘effective’ in the Draft Housing land
Audit and therefore considered deliverable.
An application for planning permission in principle
(PPP) is pending on the H1 site. It should be noted
that the application is for 15 houses and does not
therefore accord with the allocation.

Development Bid sites
There are no officer’s preferences
Other Options which have not been preferred by officers.
Reference Proposal
FM020

Mixed use development
on land at St Katherine’s
35 Residential Units and
unspecified amount of
employment land at

Overview
This proposal would support Fyvie primary school;
provide local employment opportunities, a
communal waste water treatment works, a new
junction onto the A947 and improved pedestrian
access around the settlement. However, this site
was considered during the previous LDP
examination, which concluded that “these are not
sufficient reasons, individually or in combination, to
justify an allocation of the scale now proposed at
this location”. The reporter also pointed out that the
proposal would increase car reliance, stating that
“apart from the limited bus service along the main
A947.., the existing and new residents would
continue to be reliant on car transport”. While a new
access onto the A947 is proposed, the examination
concluded that this is “not acceptable on grounds of
poor visibility”. The proposal would also have a
negative visual impact when viewed from the A947.
While it is noted that the current proposal has been
reduced to 35 houses and proposed employment
land, it is not preferred because the objections
outlined above remain valid.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while the current H1 is deliverable and sufficient to meet the
settlements planning objectives. In light of this, there is currently no strategic or local
need for further allocations in St Katherine’s.
If further allocations are required in future, FM020 is not considered suitable. While
the proposal would provide clear and significant benefits, the concerns raised during
the previous examination, and outlined above, remain valid.

Tarves
Tarves is an attractive, relatively small and compact town surrounded by gently
rolling countryside and agricultural land. The settlement is located within the Local
Growth and Diversification Area in the Rural Housing Market Area. The square is the
main focal point of the village, along with the church and war memorial to the east.
This is a conservation area, which provides Tarves with a strong sense of place. The
settlement benefits from a range of facilities, including a primary school, church,
village hall, bowling green, post office, general store and health centre. Traffic flows
throughout the village rather than through. There is a clear time line of development
within the settlement ranging from the original settlement, newer development and
very recently new modern housing estates.

The Planning Objectives for the settlement are to:
•

To meet local need for housing in the Aberdeen Housing Market Area.

•

To meet local employment needs.

•

To support local services and facilities, including support for Tarves primary
school.

Current Infrastructure:
•

Meldrum Academy is forecast to be over capacity by 2016, while Tarves
primary is forecast to have capacity in 2016.

•

Turriff water treatment works has capacity.

•

Tarves waste water treatment works has capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

M1

Allocated for a mixed use
development, with up to
100 houses and 3ha of
employment. 50 houses
to be delivered in phase 1
(2012 – 2016) and 50
houses in phase 2 (20172023).

This allocation is identified as ‘effective’ in the
Draft Housing Land Audit and therefore
considered deliverable.

Allocated for 10 houses in
phase 1 (2012-2016)

This allocation is identified as ‘effective’ in the
Draft Housing Land Audit and therefore
considered deliverable.

H1

Full planning permission is pending for 33 houses.

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

Development Bids
There are no officer’s preferences
Other Options which have not been preferred by officers
Reference

Proposal

Overview

FM027

10 residential units on
land north of Tarves Lea.

This site is technically developable and adjoins
another site on which construction of 18 houses
has begun. However, the proposal is not preferred
because while the village has continued to
expand westwards, the site would be located a
considerable distance from the town centre and
key services. In addition, Tarves already has two
effective housing allocations and there is no clear
local need for further allocations.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while current allocations in Tarves are deliverable and sufficient to
meet the settlements planning objectives. In light of this, there is currently no
strategic or local need for further allocations in the settlement.
If further allocations are required in future, FM027 is not considered suitable as it is
located a considerable distance from the town centre and key services and there is
no clear local need for further housing in the village.

Tipperty
Tipperty is a small residential hamlet set in gently rolling countryside around 4 miles
south of Ellon and within the Aberdeen Housing Market Area. Tipperty has very few
employment opportunities, while services are limited to a primary school and public
transport connections.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the settlement.

Current Infrastructure:
•

Ellon Academy is forecast to have limited capacity by 2016, although a
replacement academy on the M1 site may provide additional capacity.
Tipperty primary is forecast to have some capacity in 2016.

•

There are no public waste water facilities in the area.

•

There is water treatment capacity.

Development Bid sites
There are no officer’s preferences
Other Options which have not been preferred by officers.
Reference Proposal

Overview

FM054

While the eastern third of the site is within an
outer and middle pipeline consultation zone, the
Health and Safety’s Executive PADHI guidance
does not advise against development of this scale
in this area. However, the proposal is not
preferred as it would represent a disjointed and
disproportionate expansion of the village. It would
also increase car reliance as there are very
limited employment opportunities and services in
Tipperty. Additional primary school capacity would
be required. There is also no clear local need for
further housing in the village. Approximately 50%
of the site is located on prime agricultural land
and development could result in the loss of this
resource.

50 residential units, with
new village green proposed
on land to the east of
Tipperty.

Conclusion
There is no need for further allocations as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. While there are no existing
allocations in Tipperty, these are not required to meet the planning objective for the
settlement.
If further allocations are required in future, FM054 is not considered suitable because
it would represent a disjointed and disproportionate expansion of the village. It would
also increase car reliance as there are very limited employment opportunities and
services in Tipperty.

Turriff
The majority of Turriff sits on a south facing slope and is set in rolling agricultural
land, interspersed with patches of forestry, with the Burn of Turriff and the River
Deveron prominent in the landscape. The town is particularly prominent when
arriving from the south, with the ‘Haughs’ acting as a gateway feature and a key
resource for the town. The town has a strong identity and sense of place, with a
range of services and facilities, including a primary school, confirming the settlements
important role within a wide rural hinterland. The town centre is also a busy hub with
a constant flow of traffic.
Specific periods of growth can be identified within the settlement, ranging from the
original core of the central area, through to recent housing estate developments. The
original town would have been planned to a certain extent, located around the main
street, crossroads and Square areas. Development has since taken on an
incremental approach, with much recent development incorporated into housing
estates located on the edge of the settlement. Terraced cottages and large Victorian
villas are characteristic of the original settlement, but in recent years the dominance
of large detached family dwellings has become apparent.

The Planning Objectives for the settlement are to:
•

Meet housing need in the Rural Housing Market Area.

•

Sustain existing services.

•

Provide opportunity for local employment.

•

Assist in the long term relief of town centre congestion through provision of a
distributor road with potential to upgrade to an eastern bypass.

•

Provide improved community facilities.

•

Build flood resilience.

Current Infrastructure:
•

Turriff Academy is forecast to have limited capacity by 2016. While Markethill
primary is projected to be significantly over capacity by 2016, a replacement
primary school (R1) will provide additional capacity.

•

Turriff water treatment works has capacity.

• Turriff waste water treatment works has limited capacity. While an expansion
is expected to be delivered along with existing allocations, additional capacity
may still be required.

Turriff West

Turriff East

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 90 houses
(2012-2016)

Identified as ‘effective’ in the draft Housing land
Audit and therefore considered deliverable.
No master plan, development framework or
planning application has been received to date

H1

M1

Allocated for up to 60
houses in phase 1 (20122016)

Identified as ‘effective’ in the draft Housing land
Audit and therefore considered deliverable.

Allocated for up to 450
houses, with 130 for
delivery in phase 1 (20172023) and 320 houses in
phase 2 (2017-2023).

Identified as ‘effective’ in the draft Housing land
Audit and therefore deliverable.

10ha of employment land
and a new primary school
and associated facilities.
E1

Allocated for 1ha of
employment land.

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

A masterplan is currently being prepared for M1.
Planning permission in principle approved for 8
houses along the southern boundary
Full planning permission approved for 6 houses
along the southern boundary.
Identified as ‘marketable’ in the 2012 Employment
Land Audit.
No master plan, development framework or
planning application has been received to date

E2

Allocated for 1.7ha of
employment land.

Identified as ‘marketable’ in the 2012 Employment
Land Audit.
No master plan, development framework or
planning application has been received to date

E3

Allocated for 4.5ha of
employment land.

Identified as ‘marketable’ in the 2012 Employment
Land Audit.
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

FM042

Mixed Use development
at Balmellie farm, Lower
Smiddyseat

This site is fairly well related to the settlement and
would enable a natural expansion of the M1
allocation, which is located immediately to the
north. It could also provide land for community
facilities, continuing the trend for of public green
space around the southern perimeter of the town.
While it is not within walking distance of the town
centre/services and public transport connections,
some services and transport connections will be
provided within M1. While the site is relatively flat
and visually prominent from the eastern approach,
this is mitigated by existing development and the
M1 allocation to the west and north. The western
third of the site is located on land identified as a

115 residential units and
possible provision of
leisure facilities for local
football clubs (land area
unspecified).

‘potentially contaminated land site’ (Lower
Smiddyseat
landfill).
Consultation
with
Aberdeenshire’s Contaminated Land Unit may be
required

Other Options which officers have not preferred
Reference

Proposal

Overview

FM003

2 residential units and 4
holiday chalets at
Bridegend terrace.

This proposal is fairly well related to the town, well
served by public transport, and provides an
opportunity to clean up a small area of brownfield
land on the southern part of the site. However, the
proposal is not preferred because there are poor
vehicular and pedestrian access links into the
town centre. There is also considerable doubt
whether the proposal could be accommodated on
the site as a 10m buffer strip would need to be
provided to the woodland on the western
boundary and the river running along the eastern
boundary

FM046

25 residential units at
Knockieland, north of
Slackadale Gardens.

While this proposal is located on an existing
paddock and would fit in with the gently rolling
landscape and compliment existing development
to the south and the H1 allocation to the east, it is
not preferred because it is not as well related and
connected to the settlement as FM042.
It should be noted that there is an intention to
develop the area immediately to the south of the
proposed site through a planning application.

FM012

125 residential units at
Knockiemill.

This proposal is not preferred because the
western half of the site falls steeply westward and
would have a significant impact on the local
landscape. While the eastern half of the site
includes a paddock with a relatively gentle north
facing slope, is technically developable and within
walking distance of the replacement primary
school, there is no clear need or justification for
breaching the strong settlement boundary to the
south. It is also not as well related to the town
centre as FM042. In addition, it is not clear where
a second access could be provided.

FM041

Mixed Use Development
at Former Yard and
Cornfield Road.

The proposed site is technically developable and
well related to the town centre. However, it is not
preferred because it is located on an area which is
safeguarded for employment use and there is
currently no local or strategic housing need to
justify its loss.

36 residential units, and
purpose built health
centre or office block
FM008

Mixed Use Development,
at Little Turriff, to the
south of Bridgend terrace
75 residential units, 5ha
of employment land and
land reserved for
community facilities.

This proposal would support local services,
provide land for community facilities and enable
former Ministry of Defence structures to be
removed. However, this site was part of a larger
proposal considered during the previous
examination, which concluded that “the overall
package of proposals would..involve large areas
of open countryside and would be very prominent

in the landscape. This would be particularly so
when approaching from the south-east along the
main A947 road or from the south along more
minor roads. The fact that the development can
be regarded as a new gateway to Turriff is not
sufficient justification to offset the damage it would
cause by its unacceptable visual impact, which
would be detrimental to the setting of the town. As
the Council points out, the proposed access
arrangements would not provide good links to the
town centre”. While it is accepted that the current
proposal is for significantly less land and houses,
it is not preferred because the conclusion reached
during examination remains valid. The northern
half of the site is located on land identified as a
‘potentially contaminated land site’ (Millmoss
Landfill). Consultation with Aberdeenshire’s
Contaminated Land Unit may be required.
FM039

Holiday park for
residential caravans/log
cabins at the Hillocks,
Delgaty Wood.

While it is accepted that this proposal could
provide some economic benefits, it is not
preferred because approx 90% of the site is
located on land identified as ancient woodland by
SNH, with the remaining area identified as mixed
woodland.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while current allocations in Turriff are deliverable and sufficient to meet
the settlements planning objectives. In light of this, there is currently no strategic or
local need for further allocations.
If further allocations are required in the future, FM042 is considered suitable because
it is fairly well related to the settlement and would enable a natural expansion of the
M1 allocation, which is located immediately to the north. It could also provide land for
community facilities.

Udny Green
Udny Green is an attractive traditional village, which is surrounded by gently rolling
countryside and located in the Aberdeen Housing Market Area. The village is centred
around the green and dominated by the 19th Century Church to the north, with many
granite cottages, which are prevalent throughout Aberdeenshire. Arriving from the
southern approach, large villas are dominant before arriving at the south east end of
the green. The west road from Pitmedden is flanked by Udny Castle estate. The
castle, while not visible from the settlement, has an imposing effect on the area. The
dominance of the church and the central location of the green ‘ties’ the settlement
together and provides a strong focus and sense of place. The prominence of mature
trees, stone walls, traditional lampposts and authentic signage adds to the character
of the settlement. The village also has a number of services, including a primary
school, restaurant and regular bus service.

The Planning Objectives for the settlement are to:
•

Meet local housing need.

•

Support local services, including the primary school.

Current Infrastructure:
•

Meldrum Academy is forecast to be overcapacity by 2016. Udny Green
primary school is forecast to be significantly under capacity by 2016, with a
slight fall in school roll thereafter.

•

Udny Green waste water treatment works has limited capacity.

•

Turriff water treatment works has capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 15 houses.

Full planning permission approved for 15
houses.

H1

Allocated for up to 30
houses, with 15 houses to
be delivered in phase 1
(2012-2016) and 15 houses
in phase 2 (2017-2023).

Identified as constrained in the draft HLA, due to
insufficient waste water treatment capacity.
However, it is expected that this can be
overcome, as Scottish Water will initiate a
growth project once their 5 point criteria is met.
Initial designs have demonstrated the
appropriateness of a 22 houses development on
this site.
No master plan, development framework or
planning application has been received to date

Development Bids
There are no officer’s preferences
Other Options which are not preferred by officers.
Reference

Proposal

Overview

FM055

15 residential units on land
to the north west of
bridgend.

This proposal is not preferred because while it
would support the primary school, it is poorly
related to the settlement and key services. An
upgrade to the water network and waste water
treatment works may also be required. In
addition, there is no need for further allocations
in Udny Green as the EH1 and H1 sites are
sufficient to meet the settlements planning
objectives. Approximately 70% of the site is
located on prime agricultural land and
development could result in the loss of this
resource.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while current allocations in Udny Green are deliverable and sufficient
to meet the settlements planning objectives. In light of this, there is currently no
strategic or local need for further allocations in Udny Green.
If further strategic allocations are required in future, FM055 is not preferred as it is
poorly related to the settlement and services.

Udny Station
Udny Station is an attractive small village in close proximity to Ellon and Aberdeen
and located within gently rolling countryside and agricultural land. The village is also
in the Local Growth and Diversification Area and the Aberdeen Housing Market Area.
Three different areas can be identified within the settlement, with original settlement
buildings, council housing stock and newer housing developments. The style of
houses includes north east cottages, which are prevalent throughout Aberdeenshire.
There is little distinct style in this settlement due to the variety of styles on show. The
lack of key buildings would indicate that this is a dormitory settlement serving
Aberdeen. The village has limited services, which include a hotel, village hall and
public transport links. One main thoroughfare runs through the settlement, although
this is not a main transport route and therefore has relatively little traffic.

The Planning Objectives for the settlement are to:
•

Meet local housing need.

•

Meet local employment land needs

•

To support local services and facilities, including Cultercullen Primary School.

Current Infrastructure:
•

Cultercullen primary school is forecast to have capacity in 2016, but Meldrum
Academy is projected to be over capacity in 2016.

•

Udny Station waste water treatment works has very limited capacity.

•

There is water treatment capacity.

Existing development allocations to be carried forward
Reference

Proposal

Overview

M1

Allocated for a mixed use
proposal of 35 houses and
1ha of employment land. 15
houses to be delivered in
phase 1 (2012-2016) and
20 houses in phase 2
(2017-2023).

This allocation is identified as ‘effective’ in the
2013 Draft Housing Land Audit and therefore
considered deliverable.
No master plan, development framework or
planning application has been received to date

Development Bid sites
No officer’s preferences
Other Options which have not been preferred by officers
Reference

Proposal

Overview

FM066

20 residential units at
Pettymuick

While this proposal would support Cultercullen
primary school, it is not preferred because it is
poorly related to the settlement and services.

FM067

20 residential units and
extension of sport and
recreation area on land at
Udny Station West.

This proposal is relatively well related to the
settlement and would support Cultercullen
primary school, as well as providing additional
recreational land. However, it is not preferred as
it would have a significant impact on the setting
of the town, as viewed from the western
approach. Additional waste water capacity
would be required. There is also insufficient
secondary school capacity.

FM076

37 residential units,
employment land and
provision of football pitch
and trim trail at Udny
Station

The proposed site is technically developable
and well related to Cultercullen primary school,
which it would also support. It would also
provide additional employment land and
community facilities. While the site has limited
access linkages to the existing services, new
public footpaths connecting the site and
settlement are proposed, along with potential
direct link to the existing cycleway and new bus
lay-bys for travel to wider Aberdeenshire. This
proposal was considered at the previous
examination (F87), which concluded that it
“represent a large scale and more prominent
new extension to the village. (while)…there is
no reason at this time to consider allocating new
land for housing in or around Udny Station – at
site F87 or elsewhere – in addition to the
allocation shown in the Proposed Plan, to meet
either local needs or satisfy the requirements of
the
Structure
Plan…In
summary,
its
deliverability and relative proximity to the local
school are not sufficient reasons to merit
allocation of site F87.
This proposal is not preferred as there has been
no material change since examination. If further
strategic allocations are required in future, a
reduced proposal on the north western part of
the site could be preferred.

Conclusion
Existing allocations across Aberdeenshire satisfy the Strategic Development Plan’s
requirements, while the current M1 allocation is deliverable and sufficient to meet the
settlements planning objectives. In light of this, there is currently no strategic or local
need for further allocations in Udny Station.
If further allocations are required in the future, none of the proposals in Udny Station
are preferred. However, FM076 could be preferred if the scale of development is
reduced and confined to the north western part of the proposed site.

Westfield Foveran
Westfield is located within the Ellon to Blackdog Strategic Growth Area and the
Energetica Framework Area. It is also within the Aberdeen Housing Market Area.

The Planning Objectives for the settlement are to:
•

Provide opportunity for employment in the Strategic Growth Area and
Energetica corridor.

Current Infrastructure:
•

Foveran Primary School is forecast to have limited capacity in 2016. While a
school extension is planned, additional capacity may be required for further
allocations Ellon Academy is forecast to have limited capacity, although a
replacement academy will provide additional capacity.

•

New public water supply to be delivered along with development of existing
allocations

•

No public waste water provision.

Existing development allocations to be carried forward
Reference

Proposal

Overview

E1

Allocated for 2ha of
employment land.

Planning in principle has been approved for light
industrial on E1 and SR1.

SR1

2.5ha land reserved for
strategic
reserve
(employment land).

Development Bid sites
There are no officer’s preferences
Other Options
These options are not preferred by officers.
Reference Proposal

Overview

FM053

This proposal is not preferred because the site is
isolated from key services and would increase car
reliance. The northern half of this site is also
located on prime agricultural land and
development would result in the loss of this
resource.

5 residential units on land at
Westfield, Foveran (West
Pitmillan)

Conclusion
There is no need for further allocations as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. Westfield has existing
allocations for 4.5ha of employment land, which are deliverable and sufficient to meet
the settlements planning objectives. Careful consideration should be given as to
whether another site in Westfield should be designated as strategic reserve, in order
to replace the 2.5ha lost through the planning approval on SR1.
If further allocations are required in future, FM053 is not preferred because it is
isolated from key services, would increase car reliance and result in the loss of prime
agricultural land. .
If it is appropriate to designate more employment land as strategic reserve, a revised
FM053 would be suitable as it is within a Strategic Growth Area and the Energetica
Corridor. In addition, the Balmedie to Tipperty Dualling, which will be completed
during the next plan period, is expected to increase employment opportunities. There
are also no significant constraints identified with an employment land allocation.

Woodhead
Woodhead is a small hamlet 2 miles to the east of Fyvie. It has a linear pattern of
development along two minor roads and is set in largely open, gently rolling
agricultural land, with the northern half of the settlement located within a Local Nature
Conservation site. Woodhead is in the Local Growth and Diversification Area and the
Rural Housing Market Area. The settlement has no shops or services, apart from a
Hall and bus stop, with the nearest primary school located at Fyvie. In recent times,
the lack of a public sewerage system and small scale infill development has resulted
in significant environmental impacts from private waste water systems.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the settlement.

Current Infrastructure:
•

Turriff Academy and Fyvie primary school are forecast to have capacity by
2016, with the latter significantly under capacity.

•

Turriff water treatment works has capacity.

•

No public provision of waste water treatment.

Development Bids
There are no officer’s preferences
Other Options
These options are not preferred by officers
Reference

Proposal

Overview

FM011

5 residential units on
land at Woodhead of
Fyvie (Fyvie Road)

This proposal would provide a natural
expansion of the settlement and support
Fyvie primary school. However, SEPA
has identified that the proliferation of
private waste water drainage systems in
Woodhead
is
currently
causing
environmental problems and public waste
water infrastructure would be required
before further development could be
permitted in Woodhead. This proposal is
not preferred because there has been no
material change since the previous
examination concluded that the site was
unsuitable due a lack of public waste
water treatment provision, an increase in
car reliance and the potential impact on a
Local
Nature
Conservation
Site,
previously known as SESA SINS.

Conclusion
There is no need for further allocations as existing allocations across Aberdeenshire
satisfy the Strategic Development Plan’s requirements. While Woodhead has no
current allocations, this is not required to meet the settlements planning objective.
If further allocations are required in future, FM011 is not preferred. While this
proposal would support the falling school roll at Fyvie primary, there has been no
material change since the LDP examination concluded that it was unsuitable for
allocation.

Ythanbank
Key Planning Objectives for the settlement:
•

Provide local housing needs while preserving the built form of the settlement.

Reference

Proposal

Overview

H1

Allocated for up to 10 Houses

Full Planning Permission
(APP/2012/2996) granted subject to a
Section 75 Agreement covering low
cost housing. Section 75 is yet to be
agreed so no decision notice has
been issued. Several plots within the
allocation have now been sold and
are subject to separate planning
applications for detailed approval.

Conclusion
There are no proposed changes to this settlement.

Formartine Landward Sites
Hattoncrook

Bid

Grid Reference

Proposal

Overview

FM025

384440.85
824517,90

5 residential units
at Whiterashes

This proposal is well related to
Hattoncrook and would provide
a natural expansion, while also
supporting the local shop.
However, the proposal is not
preferred because the site is
located over 4km from the
nearest settlement,
employment opportunities and
key services. It would therefore
increase car reliance.
Development of this site would
also result in the loss of prime
agricultural land. This proposal
would more appropriately be
considered under the Rural
Development policy.

FM069

384716.93
824545.83

30 residential
units (Hattoncrook
Housing).

This proposal is well related to
the Hattoncrook and would
support the local shop.
However, it is not preferred
because the scale of
development is

disproportionate to the
settlement, while the site is
located over 4km from the
nearest settlement and key
services, i.e. primary school. It
would therefore increase car
reliance. Approx 50% of the
site is located on prime
agricultural land and
development could result in the
loss of this resource. This
proposal would more
appropriately be considered
under the Rural Development
policy.

Hill of Keir

Bid

Grid Reference

Proposal

Overview

FM029

394985.74
818695.83

12 residential units on
land adjacent to
Mckay’s Park

This proposal is not preferred
because it is isolated from the
nearest settlement and local
services and has no public
transport links. It would
therefore result in increased
car reliance. In addition, there
is insufficient primary school
capacity at Balmedie. This
proposal would be more
appropriately considered under
the rural development policy.

Land Adjacent to Foveran Parish Church

Bid
FM059

Grid Reference

Proposal

Overview

5 residential units on land
adjacent to Foveran
Parish Church.

The proposed site is isolated,
being over 1km from an
identified settlement and
services. The site also has
no public transport
connections and would
increase car reliance. This
proposal would be more
appropriately assessed
under the Rural Development
policy.

Middlemuir, Whitecairns

Bid

Grid Reference

Proposal

Overview

FM038

393743.57
820209.41

4.5 ha of
employment
land (business
and offices) on
land at
Middlemuir.

While there is existing employment
land immediately to the north, the
proposal seeks to attract new
businesses to the site. The proposal
is not preferred because there is
currently no clear need or justification
for further employment land on this
remote site. It would also increase car
reliance.

North Redbriggs, Greeness, near Cuminestown

Bid

Grid Reference

Proposal

Overview

FM037

379205.70
846567.34

10 residential units on
land at North
Redbriggs.

This proposal is not
preferred because it is
disproportionate to the
surrounding pattern of
development, while the
proposed site is also
isolated from the nearest
settlement and services,
with Cuminsestown over
3.5km away. It would
therefore increase car
reliance. This proposal
would more appropriately
be considered under the
Rural Development Policy.

Orrock Cock and Bull

Bid

Grid Reference

Proposal

Overview

FM026

396546.15
819132.05

5ha of
employment
land and
retail/tourism
provision on
land at Orrock,
Cock and Bull.

This proposal is for increased
commercial/tourist uses at the Cock
and Bull restaurant and employment
land immediately to the south of the
facility.
The proposal is not preferred because
the site is isolated, being 550m north
of Balmedie. While the Balmedie to
Tipperty dualling will significantly
improve connectivity and accessibility
in Orrock, this is not, in itself, sufficient
justification for commercial, retail and
tourism. Likewise the fact that this site
is now unviable for farming does
constitute justification for development.
It is considered that the provision of
employment land, if required, would be
more appropriately located in
Balmedie or Blackdog, where it would
support existing services/population. In
addition, any proposal for expansion of
the existing restaurant facility would be
more appropriately considered under

the Rural Development policy.
It is also unclear how waste water
drainage would be provided on this
site.

Street of Monteach

Bid

Grid Reference

Proposal

Overview

FM007

386841.03
939841.02

6 residential
units on land
at Street of
Monteach

This small scale proposal is located
over 2km from the settlement of
Methlick and isolated from key
services. Although there are limited
public transport links, the proposal is
likely to increase car reliance. While
the proposal could support Methlick
primary school and other local
services in Methlick, this support can
be provided through proposals which
are significantly closer to Methlick.
For these reasons, the proposal is
not preferred. It would more
appropriately be considered under
the Rural Development policy.

Towie

Bid

Grid Reference

Proposal

Overview

FM040

374643.83
844160.26

7 residential
units on land
at Towie

While this small scale proposal is
technically developable and would
support Auchterless primary school,
which is significantly under capacity, it is
not preferred because it is isolated from
the nearest settlement and key services
and would therefore increase car
reliance. The proposed site also includes
trees and scrub land which may need to
be removed to accommodate
development. This proposal would more
appropriately be considered under the
Rural Development Policy.

Conclusion
On account of the current allocations, which satisfy the proposed Strategic
Development Plan’s housing requirements, no further allocations are required.
Of the landward sites summarised above, none are identified as an officer’s
preference if further allocations are appropriate.

