Infrastructure Services
Planning & Building Standards,
Woodhill House,
Westburn Road,
Aberdeen.
AB16 5GB.
Dear Sir/Madam,
Re; Your Ref; Pl/dp.
as owner/occupiers of the property at
, we wish to
reiterate our concerns regarding the thoroughfare width provision which we identified previously that
obviously has been given little or no further consideration.
From the Deer Road East entrance into Bank Road up to the point where the“OP3” development
commences, a reasonable width of highway is provided. However from this point on a lesser width is
evident, and meeting traffic are at times forced to mount the pavement to avoid collision.
This is not merely a village street, but also a through road providing access to the countryside,
villages, towns and city beyond for ever wider agricultural as well as commercial and domestic traffic.
The initial development proposal for site “OP3” included the provision of a lay-by section
intended to be shared by each two new property developments. However, if the Council in their wisdom
should have shelved that perfectly reasonable provision, then continuation southwards of this to-be
built-up area, a more reasonable thoroughfare width should have been considered/enforced.
Without referring to “Provision Standards” the continuation of the initial Bank Road width to a
point beyond all future development, from a safety point of view would go a long way to alleviating
concerns for this development.
Informing us by return that the intimation is merely a paper exercise in refreshing an existing
expiring Planning Consent, that no material attention will be expended in the matter will not go down
well with us, and would be offered to the P&J for a full public airing.
Yours sincerely,
.

Fiona Thompson
From:
Sent:
To:
Subject:

30 March 2015 09:45
LDP
Fordoun OP1

Sir
I write to object to the proposed development.
Are field is at risk of continued flooding as the water tables in the fields around is too high and are always flooded
despite the current good drainage.
Due to the design if the railway embankment this would cause me concerns with regards to children and pets
getting into the railway line as the line is right against the field. Also putting bedrooms level with the trains.
It would ruin the value of our home as it would destroy the natural views from this property. We are lucky enough
to to view the Garvic hills and Grsmpian mountains.
The development would also remove my right to privacy in my back garden unless I build a 30 foot fence this
blocking out natural light and as previously mentioned my views.
To OP1 you would need to drive down a very narrow road with limited passing places and past a out where
everyone stands outside due to the smoking laws and this would endanger local residents being hit by passing cars
We have no provisions within the village, no shops, no schools, no regular public transport so the general
infrastructure could not cope.
There is no nee for requirements for this development other than developers lining their pockets. It brings nothing
to the village apart misery and it is not required.

Sent from my iPhone
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David Berry
From:
Sent:
To:
Subject:

31 March 2015 17:14
David Berry
Re: Local Development Plan - Land Ownership Error

Hi David,
Thanks for getting back to me so promptly.
Yes

the amendment will be correct.

Many thanks for your help.

Sent from my iPhone
> On 31 Mar 2015, at 13:09, David Berry <David.Berry@aberdeenshire.gov.uk> wrote:
>
> Dear Mr Work,
>
> Thank for your email regarding the above.
>
> I've reviewed the boundary of the OP2 site in Kintore, and agree that it appears to have been incorrectly drawn
>
> I've attached a plan showing the area of land which I believe should be excluded from the development allocation.
Could you confirm that I have identified the correct area to exclude please. We will then deal with your email as a
formal response to the Local Development Plan and make the necessary technical change to the boundary of the
OP2 site
>
> I trust this is helpful, but please feel free to contact me if you need any more information or would like to discuss
this further.
>
> Kind regards,
> David
>
> David Berry
> Senior Policy Planner
> Infrastructure Services
> Aberdeenshire Council
> Tel: 01224 665 166
>
> Follow us on Twitter @Shireldp
>
>
> -----Original Message----> From:
> Sent: 30 March 2015 20:07
> To: LDP
> Subject: Local Development Plan - Land Ownership Error
>
1

> Good evening,
>
> We received the letter advising of the Notification of Publication of Proposed Local Development Plan relating to
the area we live in, and on review I would like to draw your attention to the following area:
>
> OP2, Kintore, Woodside Croft
>
> This area is adjacent to our property, and we are aware of this proposal however on inspection of the graphic, our
garden has been marked as part of he area for development.
>
> I attach the section I refer to below.
>
> Our property is
>
> This is clearly an error as this land belongs to ourselves and should not be shown in the area showing as
considered for development.
>
> Please can you let me know when this has been amended in the LDP.
>
> Many thanks,
>
>
>
> This e-mail may contain privileged information intended solely for the use of the individual to whom it is
addressed. If you have received this e-mail in error, please accept our apologies and notify the sender, deleting the
e-mail afterwards. Any views or opinions presented are solely those of the e-mail's author and do not necessarily
represent those of Aberdeenshire Council.
> www.aberdeenshire.gov.uk
> <Rockville&OP2Kintore.pdf>
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Fiona Thompson
From:
Sent:
To:
Subject:

31 March 2015 12:57
LDP
Re: Proposed development OP1

Hi, my reference is to the proposed development in Kirkton, Maryculter. Thank you.
Sent from my iPhone
On 31 Mar 2015, at 12:22, LDP <ldp@aberdeenshire.gov.uk> wrote:
Dear Mel,
Thank you for taking the time to make a representation to the Local Development Plan. In order for
us to process the representation would it be possible for you to clarify which settlement your
representation refers to?
Kind Regards,
Fiona Thompson
Policy Planner
Infrastructure Services
Aberdeenshire Council
Tel: 01224 665168
Follow us on Twitter @Shireldp
From:
Sent: 31 March 2015 10:58
To: LDP
Subject: Proposed development OP1

With reference to the above planning application I have no objection to development of this
site won the proviso that it be developed with affordable housing which is in desperate short
supply in the area. I would point out that the Council has given permission for development
at both Blairs and Crathes and as yet there is NO evidence of any sustainable housing. This is
a scandal with such a crying need for housing and it would seem that the Council is only
interested in approving developments that will render the greatest return to the Council
coffers.
This is noy looking after the needs of all of the residents.
Yours sincerely,

This e-mail may contain privileged information intended solely for the use of the individual
to whom it is addressed. If you have received this e-mail in error, please accept our apologies
and notify the sender, deleting the e-mail afterwards. Any views or opinions presented are
1

solely those of the e-mail's author and do not necessarily represent those of Aberdeenshire
Council.
www.aberdeenshire.gov.uk
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YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

Modiﬁcation that you wish to see
1. Houses the planner has already submitted plans for at Netherbackhill should be included in the total allowed under the revised LDP.
2. The number of planned units should be reduced.
3. Accountability and responsibility for the quality of treated waste water from the site should be determined prior to any work commencing
4. Extension of road upgrade should be made at least as far as the developer's existing industrial agricultural unit (locally known as 'the big
cow shed).
5. A bus stop should be installed at the junction with the main road
6. Affordable housing should have a footprint in keeping with a rural setting that provides amenity in terms of garden space.
7. Measures should be taken to prevent use of the road by vehicles that exceed its design criteria in terms of weight, width, length and
speed.
8. Screening/planting should be put in place prior to any work proceeding and enforcement action taken if it is not maintained.

Reason for change
1. The developer has submitted plans for three 'units' already, two within the site and one in close proximity, adjacent
and to the south of Netherbackhill. These units should be included in the total allowable under the revised LDP as it
will otherwise result in development 'through the back door' that will result in a housing density at variance with the
character of this rural hamlet.
2. A total of 16 units (10 housing + 6 industrial) in the 'available' space will result in a density completely at variance
with the character of the local area. The number of units should therefore be substantially reduced and also take
account of item 1 above.
3. As final treatment facilities will serve all the new properties, unless responsibility for maintenance and quality is
predetermined, there is a risk (near certainty) they will deteriorate, resulting in substantial nutrient flow into Devil's Howe
burn and the Waters of Cruden. Notwithstanding there is already serious contamination of the burn from agricultural
run-off, given the effort and expense Scotland has put into improving the quality of its natural waterways, and every
effort should be made not to exacerbate the situation.
4. Use of agricultural vehicles by the developer that exceed the design criteria of the existing road in terms of width,
length, weight and speed has resulted in the effective destruction of the section of road beween the proposed
development and 'the big cowshed'. This has cut the community in two and made Hatton inaccessible on foot/bicycle
due to the condition of the surface and the mire that covers this road section, with a substantial loss of amenity to the
existing residents. Its condition also prevents residents to the east of the proposed development accessing public
transport at the junction with the main road, instead having to drive several miles to the next junction with the main road.
With a view to redressing this abdication of responsibility by the developer and to provide amenity for the new residents
in keeping with the character of a rural hamlet, the developer should therefore make good the road to, including the
approaches of, the T junction adjacent to his 'cow shed'.
5. Existing residents around Netherbackhill (and presumably, prospective residents) are supportive of 'sustainable
transport' initiatives and polices, making good use of public transport from the junction with the main road just south of
Ardallie School.
However, the road is busy and 'fast', so residents are disinclined to make use of public transport if it
is dark, and/or in inclement weather. A shelter with lights would substantially increase the use made by existing
residents of public transport, as is also likely for prospective residents, while in conjunction with addressing item 4
above, would also increase use by residents to the east of Netherbackhill.
6. Affordable housing units should have 'garden space' on a par with that of more expensive houses. This will provide
amenity of safe play area for children and 'decorative & productive' planting, mitigating against the entrenchment of
poverty.

1. The developer has submitted plans for three 'units' already, two within the site and one in close
proximity, adjacent and to the south of Netherbackhill. These units should be included in the total
allowable under the revised LDP as it will otherwise result in development 'through the back door' that will
result in a housing density at variance with the character of this rural hamlet.
2. A total of 16 units (10 housing + 6 industrial) in the 'available' space will result in a density completely at
variance with the character of the local area. The number of units should therefore be substantially
reduced and also take account of item 1 above.
3. As final treatment facilities will serve all the new properties, unless responsibility for maintenance and
quality is predetermined, there is a risk (near certainty) they will deteriorate, resulting in substantial nutrient
flow into Devil's Howe burn and the Waters of Cruden. Notwithstanding there is already serious
contamination of the burn from agricultural run-off, given the effort and expense Scotland has put into
improving the quality of its natural waterways, and every effort should be made not to exacerbate the
situation.
4. Use of agricultural vehicles by the developer that exceed the design criteria of the existing road in terms
of width, length, weight and speed has resulted in the effective destruction of the section of road beween
the proposed development and 'the big cowshed'. This has cut the community in two and made Hatton
inaccessible on foot/bicycle due to the condition of the surface and the mire that covers this road section,
with a substantial loss of amenity to the existing residents. Its condition also prevents residents to the east
of the proposed development accessing public transport at the junction with the main road, instead having
to drive several miles to the next junction with the main road. With a view to redressing this abdication of
responsibility by the developer and to provide amenity for the new residents in keeping with the character of
a rural hamlet, the developer should therefore make good the road to, including the approaches of, the T
junction adjacent to his 'cow shed'.
5. Existing residents around Netherbackhill (and presumably, prospective residents) are supportive of
'sustainable transport' initiatives and polices, making good use of public transport from the junction with the
main road just south of Ardallie School.
However, the road is busy and 'fast', so residents are disinclined
to make use of public transport if it is dark, and/or in inclement weather. A shelter with lights would
substantially increase the use made by existing residents of public transport, as is also likely for prospective
residents, while in conjunction with addressing item 4
above, would also increase use by residents to the east of Netherbackhill.
6. Affordable housing units should have 'garden space' on a par with that of more expensive houses.
This will provide amenity of safe play area for children and 'decorative & productive' planting, mitigating
against the entrenchment of poverty.
7. The existing road has been effectively destroyed (primarily by the developer's agricultural activities) by
the use of vehicles that exceed its design criteria, with substantial loss of amenity to the residents, local
cycling groups and individuals and walking groups (e.g. Ellon 'over 50s').
So this does not re-occur, with
cost of repairs falling upon the council (if the road is adopted) or residents (if it is not), physical measures
should be put in place to prevent unsuitable vehicles from accessing it and a speed limit be put in place.
8. The developer has a 100% record of not complying with screening/planting requirements in regard to
previous buildings in the area and has also 'ploughed over' a footpath he was previously required to install.
In view of this sad history, screening/planting in full accordance with the plan and in consultation with
residents should be in place before any work begins and positive action taken by planning officers to
ensure it becomes established.

Fiona Thompson
From:
Sent:
To:
Cc:
Subject:

01 April 2015 14:39
LDP
Ref Pldp/pb - Proposed Local Development Plan

I write to you in reference to the above and specifically the 1.5ha of employment land and potential gypsy/traveller
transit site proposed for land adjacent to Axis Business Centre, Thainstone, Inverurie and our own neighbouring
property Thainstone Business Centre, Inverurie.
I wish to express the serious concerns and to lodge our appeal against a gypsy/traveller transit site.
Elevator (previously known as Enterprise North East Trust) is a social enterprise dedicated to supporting the
entrepreneurs, business leaders and employees of today and tomorrow by providing expert business advice,
teaching entrepreneurship and enterprising behaviour and providing homes for businesses through a network of
Business Centres across the North East.
In Inverurie, we have Business Centres at Thainstone and Crichiebank. At Crichiebank specifically, we have
encountered problems for many years with travellers parking illegally on our access road and causing no end of
problem – not just in the image or perception that their presence suggested and left but more‐so in the actual real
problems they brought in terms of tenants and visitors (businesses) not being able to safely access the premises,
people being assaulted within the privacy of our site and the sheer volume of waste and refuse left behind. This has
caused us problems in retaining businesses with employees in Inverurie and has cost us dearly with time and
resource spent on clean up duties and rectifying the site after their visits but also in the ultimate action we have had
to take in securing the site with a gate and padlock entry system which is far from ideal in delivering an ‘open for
business’ message.
At Thainstone, we have space to accommodate 25 businesses at any point and time. Many are SME’s who all are
employing people and making a significant contribution to the economy of Inverurie. It is incredibly important that
businesses in Inverurie are retained and supported as much as possible to protect jobs and their contribution to the
economy. Thainstone has developed into a real sought after hub for business and through the Business Park, the
Thainstone Business Centre, Axis Business Centre and the ANM Group current and future developments – there
really is provision for all business types and sizes and this should be embraced, encouraged and developed.
To site a gypsy/traveller site adjacent to such a business area is quite absurb and we cannot stress enough our
complete disagreement with such a proposal.
I write this appeal from a perspective of protecting the interest of our Business Centre at Thainstone and in turn the
25 businesses that at any point and time are located within our Centre. I also appeal this based on first hand
experience of travellers in the Inverurie area and the disruption, cost and really significant problems that this has
given us.
If you wish any further information, feedback or commentary from us then please do not hesitate to come back to
me
Regards,

1

Elevator Business Centres

www.elevatoruk.com / Twitter: @ElevatorBC / Facebook: /ElevatorBC / LinkedIn: ElevatorUK

The Hub / Exploration Drive / Aberdeen Energy Park / Bridge of Don / AB23 8GX
Elevator Business Centres are located in:
Aberdeen, Aboyne, Banff, Dundee, Ellon, Fraserburgh, Huntly, Inverurie, Newmachar, Oldmeldrum, Perth, Peterhead,
Portlethen, Stonehaven, Turriff and Westhill.

‐
‐

The Elevator Awards 2015 commending business excellence are open for applications, register your interest at
www.elevatorawards.com
Elevator are calling for applicants for their business accelerator, the Elevator Programme. More info at:
http://bit.ly/ElevatorProg

2

Fiona Thompson
From:
Sent:
To:
Subject:

03 April 2015 13:01
LDP
Aberdeenshire Local Development Plan 2016 - Objection to Zoning Proposals
BUS6 & BUS7

For the attention of Piers Blaxter, Team Leader – Policy
Infrastructure Services
Dear Mr Blaxter
As tenants of Crichiebank Business Centre, Mill Road, Port Elphinstone, Inverurie, we have received neighbour
notification of the proposal to zone the grounds immediately to the north (BUS6) and west (BUS7) of the Business
Centre as Safeguarded for employment uses and Potential Gypsy /Traveller Site.
Whist we have no issue whatsoever with the Employment use zoning, the potential for a Gypsy/Traveller site gives
us serious cause for concern.
The Council is no doubt aware that periodic Gypsy/Traveller encampments have occurred on Mill Road over the past
couple of years. We therefore have first‐hand knowledge of the antisocial and threatening behaviour that
accompanies such encampments and the detrimental effect this has on our business. All of our clients who visited us
during these times, bar none, commented in negative terms on the presence and unkempt appearance of these
encampments.
A colleague had to walk past the encampment every day on the way to and from work and found the atmosphere to
be nothing less than threatening and intimidating. I know there are other users of the Business Centre who felt
exactly the same. We also know of instances where Business Centre staff who have either been physically
threatened or actually assaulted by the travellers.
It has taken the provision of gates to secure this section of Mill Road every evening and weekend to prevent any
future encampment affecting our businesses. We cannot therefore standby and see this undone by the creation of a
halting site close to the environs of the Centre.
We trust we have provided actual rather than anecdotal evidence of the detrimental effect such encampments have
had on our business in strongly objecting to these proposals and trust that the Council will remove the reference to
Travelling/Gypsy site from the final zoning for BUS6 and BUS7.
Your faithfully

For and on behalf of Keltic Accounting Ltd

Crichiebank Business Centre
Mill Road, Port Elphinstone
Inverurie, Aberdeenshire, AB51 5NQ
Tel:
Mob:
Email:
www.kelticaccounting.co.uk
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This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are
addressed. If you have received this email in error please notify the sender immediately. Please note that any views or opinions presented
in this email are solely those of the author and do not necessarily represent those of the company. Finally, the recipient should check
this email and any attachments for the presence of viruses. The company accepts no liability for any damage caused by any virus
transmitted by this email.

2

Fiona Thompson
From:
Sent:
To:
Subject:

05 April 2015 13:05
LDP
Notification of Proposed Local Development Plan2016

Dear Sir/Madam
Having recently received a letter from yourselves regarding the above and proposals for development of property
adjoining my own
I would wish to convey my extreme concerns
regarding this ,and the significant impact that this will have on my property and others..
As I am sure you are aware Burnside road has and continues to suffer from significant flooding on occasions and has
been identified by SEPA as a flood area.. Although work has been done along the burn to alleviate the impact of this
it still occurs ,and possibly due to the councils position on non dredging which has therefore reduced the water
volume that the burn can manage during high rainfall. During these times any flood water spills over onto the
Glendeskry field which is the proposed development area..To develop this area as described in your proposal will
,due to removal of grassland increase the volume of run off water into the burn and also remove the ability of
floodwater to drain off into the area which would be built upon. These development actions would then seriously
increase the potential for housing including mine to be flooded.
I would welcome further discussion and acknowledgement on my concerns as well as reassurance from yourselves
that any development will ensure no detrimental impact on surrounding properties as I have described above. I
would also wish my views to be conveyed to any planning committee in the future .
Kind Regards
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Fiona Thompson
From:
Sent:
To:
Subject:

03 April 2015 12:24
LDP
Aberdeenshire Local Development Plan 2016 - Objection to Zoning Proposals
BUS6 & BUS7

For the attention of Piers Blaxter, Team Leader – Policy
Infrastructure Services
Dear Mr Blaxter
As tenants of Crichiebank Business Centre, Mill Road, Port Elphinstone, Inverurie, we have received neighbour
notification of the proposal to zone the grounds immediately to the north (BUS6) and west (BUS7) of the Business
Centre as Safeguarded for employment uses and Potential Gypsy /Traveller Site.
Whist we have no issue whatsoever with the Employment use zoning, the potential for a Gypsy/Traveller site gives
us serious cause for concern.
The Council is no doubt aware that periodic Gypsy/Traveller encampments have occurred on Mill Road over the past
couple of years. We therefore have first‐hand knowledge of the antisocial and threatening behaviour that
accompanies such encampments and the detrimental effect this has on our business. All of our clients who visited us
during these times, bar none, commented in negative terms on the presence and unkempt appearance of these
encampments.
I personally had to walk past the encampment every day on the way to and from work and found the atmosphere to
be nothing less than threatening and intimidating. I know there are other users of the Business Centre who felt
exactly the same. We also know of instances where Business Centre staff who have either been physically
threatened or actually assaulted by the travellers.
It has taken the provision of gates to secure this section of Mill Road every evening and weekend to prevent any
future encampment affecting our businesses. We cannot therefore standby and see this undone by the creation of a
halting site close to the environs of the Centre.
We trust we have provided actual rather than anecdotal evidence of the detrimental effect such encampments have
had on our business in strongly objecting to these proposals and trust that the Council will remove the reference to
Travelling/Gypsy site from the final zoning for BUS6 and BUS7.
Your faithfully

For and on behalf of Keltic Accounting Ltd
Keltic Accounting Ltd
Crichiebank Business Centre
Mill Road, Port Elphinstone
Inverurie, Aberdeenshire, AB51 5NQ
T:
F:
E:
W: www.kelticaccounting.co.uk
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This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are
addressed. If you have received this email in error please notify the sender immediately. Please note that any views or opinions presented
in this email are solely those of the author and do not necessarily represent those of the company. Finally, the recipient should check
this email and any attachments for the presence of viruses. The company accepts no liability for any damage caused by any virus
transmitted by this email.
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Fiona Thompson
From:
Sent:
To:
Subject:

03 April 2015 12:29
LDP
Aberdeenshire Local Development Plan 2016 - Objection to Zoning Proposals
BUS6 & BUS7

For the attention of Piers Blaxter, Team Leader – Policy
Infrastructure Services
Dear Mr Blaxter
As tenants of Crichiebank Business Centre, Mill Road, Port Elphinstone, Inverurie, we have received neighbour
notification of the proposal to zone the grounds immediately to the north (BUS6) and west (BUS7) of the Business
Centre as Safeguarded for employment uses and Potential Gypsy /Traveller Site.
Whist we have no issue whatsoever with the Employment use zoning, the potential for a Gypsy/Traveller site gives
us serious cause for concern.
The Council is no doubt aware that periodic Gypsy/Traveller encampments have occurred on Mill Road over the past
couple of years. We therefore have first‐hand knowledge of the antisocial and threatening behaviour that
accompanies such encampments and the detrimental effect this has on our business. All of our clients who visited us
during these times, bar none, commented in negative terms on the presence and unkempt appearance of these
encampments.
A colleague here had to walk past the encampment every day on the way to and from work and found the
atmosphere to be nothing less than threatening and intimidating. I know there are other users of the Business
Centre who felt exactly the same. We also know of instances where Business Centre staff who have either been
physically threatened or actually assaulted by the travellers.
It has taken the provision of gates to secure this section of Mill Road every evening and weekend to prevent any
future encampment affecting our businesses. We cannot therefore standby and see this undone by the creation of a
halting site close to the environs of the Centre.
We trust we have provided actual rather than anecdotal evidence of the detrimental effect such encampments have
had on our business in strongly objecting to these proposals and trust that the Council will remove the reference to
Travelling/Gypsy site from the final zoning for BUS6 and BUS7.
Your faithfully

Keltic Accounting Ltd

Crichiebank Business Centre
Mill Road, Port Elphinstone
Inverurie, Aberdeenshire, AB51 5NQ
Tel:
Mob:
Email
www.kelticaccounting.co.uk
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This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are
addressed. If you have received this email in error please notify the sender immediately. Please note that any views or opinions presented
in this email are solely those of the author and do not necessarily represent those of the company. Finally, the recipient should check
this email and any attachments for the presence of viruses. The company accepts no liability for any damage caused by any virus
transmitted by this email.

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are
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in this email are solely those of the author and do not necessarily represent those of the company. Finally, the recipient should check
this email and any attachments for the presence of viruses. The company accepts no liability for any damage caused by any virus
transmitted by this email.
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Fiona Thompson
From:
Sent:
To:
Subject:

05 April 2015 20:30
LDP
Rothienorman

Dear Sirs,
I have concerns about site BUS1 in the LDP proposed for Rothienorman. The land has been
designated as suitable for business use for some time but the question of access as never been
resolved.
Option 1 - Access from Forgue Rd. Questions of ownership of grass verge and possible hazards
of accessing an increasingly busy road in the middle of the village near the school turn off.
Option 2 - From Blackford Avenue. A quiet residential street with family housing of both social
and low cost housing types.
The other question is, has a need been established? A few years ago we would have said "yes"
as there was a lack of available industrial land . However, since the brownfield site of Fraser Court
became available with a planning brief for mixed use, it has become apparent that the retail/light
industrial units have not been sold or leased. This would indicate that there was little or no
demand for such units in Rothienorman.
Regards,

1

Fiona Thompson
From:
Sent:
To:
Cc:
Subject:

Importance:

03 April 2015 12:56
LDP
Aberdeenshire Local Development Plan 2016 - Objection to Zoning Proposals
BUS6 & BUS7
High

For the attention of Piers Blaxter, Team Leader – Policy
Infrastructure Services
Dear Mr Blaxter
As tenants of Crichiebank Business Centre, Mill Road, Port Elphinstone, Inverurie, we have received neighbour
notification of the proposal to zone the grounds immediately to the north (BUS6) and west (BUS7) of the Business
Centre as Safeguarded for employment uses and Potential Gypsy /Traveller Site.
Whist we have no issue whatsoever with the Employment use zoning, the potential for a Gypsy/Traveller site gives
us serious cause for concern.
The Council is no doubt aware that periodic Gypsy/Traveller encampments have occurred on Mill Road over the past
couple of years. We therefore have first‐hand knowledge of the antisocial and threatening behaviour that
accompanies such encampments and the detrimental effect this has on our business. All of our clients who visited us
during these times, bar none, commented in negative terms on the presence and unkempt appearance of these
encampments.
Our colleague had to walk past the encampment every day on the way to and from work and found the atmosphere
to be nothing less than threatening and intimidating. I know there are other users of the Business Centre who felt
exactly the same. We also know of instances where Business Centre staff who have either been physically
threatened or actually assaulted by the travellers.
It has taken the provision of gates to secure this section of Mill Road every evening and weekend to prevent any
future encampment affecting our businesses. We cannot therefore standby and see this undone by the creation of a
halting site close to the environs of the Centre.
We trust we have provided actual rather than anecdotal evidence of the detrimental effect such encampments have
had on our business in strongly objecting to these proposals and trust that the Council will remove the reference to
Travelling/Gypsy site from the final zoning for BUS6 and BUS7.
Your faithfully
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YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

0RGLÀFDWLRQWKDW\RXZLVKWRVHH
I am not opposed to the development of Auchenblae and can see advantages to the local plan. My representation is in the form of clarifications, ensuring the Council have considered the
impact to Auchenblae's community.
1) Schooling. Does the council plan to extend the existing primary school and nursery?
2) GP Clinic. The clinic in Auchenblae already services other communities in the area and it seems to me that development of >30 house holds would be putting a serve strain on the
surgery's capacity to operate as it does today. The council should as a minimum outline plans for the surgery to the Auchenblae community and other users.
3) Road infrastructure. The roads in and out of Auchenblae have been questioned several times in the past in reference to other planning applications and generally at community
meetings. Does the council consider the current road infrastructure to be suitable for firstly the actual development phase with large trucks / earth work equipment and secondly an
additional >30 house holds traffic (not limiting to the delivery vehicles, visitors, house hold cars etc) ?
4) Public transport. Do the council plan to engage with local companies to improve the public transport links should the local development plan proceed ?

Reason for change
I am not opposed to the development of Auchenblae and can see advantages to the local plan. My representation is in
the form of clarifications, ensuring the Council have considered the impact to Auchenblae's community.
1) Schooling. Does the council plan to extend the existing primary school and nursery?
2) GP Clinic. The clinic in Auchenblae already services other communities in the area and it seems to me that
development of >30 house holds would be putting a serve strain on the surgery's capacity to operate as it does today.
The council should as a minimum outline plans for the surgery to the Auchenblae community and other users.
3) Road infrastructure. The roads in and out of Auchenblae have been questioned several times in the past in reference
to other planning applications and generally at community meetings. Does the council consider the current road
infrastructure to be suitable for firstly the actual development phase with large trucks / earth work equipment and
secondly an additional >30 house holds traffic (not limiting to the delivery vehicles, visitors, house hold cars etc) ?
4) Public transport. Do the council plan to engage with local companies to improve the public transport links should the
local development plan proceed ?

Fiona Thompson
From:
Sent:
To:
Subject:

06 April 2015 16:21
LDP
Notification of publication of proposed local development plan 2016

FAO: Piers Blaxter Team Leader – Policy
We refer to your correspondence regarding the issue of development in Luthermuir.
We have objected to the proposed development of the village on several occasions in the past. The proposed sites
for development, visually, probably would affect us and a couple of our neighbours more that the rest of the village
but in general there is a constant worry of the detrimental effect this would have on the village as a whole. We
accept more people might be best for the school but we question why you would feel that a shop would be an
advantage, in this day of supermarkets and shopping on line how would anyone make a living from a local shop? We
can see why this would be part of your argument but it doesn’t make sense to us. A major and more important
concern is the general utilities such as power, water, sewage and drains. We are led to believe all utilities are
running near to capacity. The lane that runs
down to the Manse is an
unmade road and in bad condition. There is a ditch on our side of this lane which would most certainly crumble if
there were to be more cars using it.
The village is quiet and peaceful and has a wonderful community feel which leads to a sense of security and well‐
being, everyone feeling safe and sound. More people would most likely mean more noise, less privacy and likely the
loss of the community feeling which we all enjoy at this moment. It is wonderful to see the fields being ploughed,
planted and harvested once these fields are lost to buildings they can never be replaced, isn’t this important too?
We have observed the difference that development has made in Marykirk making it look completely out of
character to it’s original intended purpose – it is not a pretty sight.
I sincerely hope that our comments and feeling are taken into account when your decisions are made.
We would would appreciate a response to this communication but thank you for your kind attention so far.
Our address:

Regards
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David Berry
From:
Sent:
To:
Subject:

31 March 2015 14:32
David Berry
Re: Proposed 2016 Local Development Plan - Mintlaw

Thanks for your reply and the PDF versions of the 'plans'. Unfortunately, many of the images
provided by Knight Frank are very difficult to read and when I magnify the page, the print becomes
more blurred..
I have a concern. Some of the houses that are or will be built are close the the existing trees
along North Street. Insurance companies may refuse to insure or load the premiums. Come and
see the show house and others along the boundary with the North Woods. I noticed that one tree
had come down due to the storms and can imagine the damage that would have been caused to
the show house if the tree closest to it had fallen into it.
Thankfully, our new house

is safe from such possible disaster.

-----Original Message----From: David Berry <David.Berry@aberdeenshire.gov.uk>
To:
Sent: Mon, 30 Mar 2015 16:38
Subject: Proposed 2016 Local Development Plan - Mintlaw
Dear

,

I refer to our telephone conversation regarding the publication of the Proposed Aberdeenshire Local Development
Plan (LDP).
The link to the specific settlement-based guidance for the Buchan area can be viewed using the following link:
http://www.aberdeenshire.gov.uk/planning/plans policies/LocalDevelopmentPlan2016-ProposedPlan-Appendix8Buchan 001.pdf
The Mintlaw guidance is on pages 26-32 of this document.
As also discussed, a Masterplan has previously been approved for the OP2 site and this can be viewed using the link
below:
http://www.aberdeenshire.gov.uk/planning/masterplans/NorthwoodsMintlawH1.pdf
I hope this is helpful but please feel free to contact me if you need any more information or would like to discuss this
further.
Kind regards,
David
David Berry
Senior Policy Planner
Infrastructure Services
Aberdeenshire Council
Tel: 01224 665 166
Follow us on Twitter @Shireldp

This e-mail may contain privileged information intended solely for the use of the individual to whom it is addressed. If
you have received this e-mail in error, please accept our apologies and notify the sender, deleting the e-mail
afterwards. Any views or opinions presented are solely those of the e-mail's author and do not necessarily represent
1

those of Aberdeenshire Council.
www.aberdeenshire.gov.uk
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YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

0RGLÀFDWLRQWKDW\RXZLVKWRVHH
The inclusion in the Proposed Local Plan of the whole of the site which was referred to in the Main
Issues Report as BaB015 "Aberchirder Moss" for a residential development of 44 houses (including
11 affordable homes, being the site coloured red and purple on the annexed plan. Failing which the
inclusion of that part of the site extending to 2.558 acres and coloured red and marked "Area 1" on
the annexed plan, for a residential development of 28 houses (including 7 affordable homes).

Reason for change
The site shown coloured in red and purple on the annexed plan, and lying to the North of Aberchirder, was included in
the Main Issues Report as an Officers Preference. The proposal was for a residential development on the site of 44
houses (including 11 affordable homes) and was given reference BaB015. The site was described in the Main Issues
Report as the "logical location for the expansion of Aberchirder, as its scale and location would not adversely impact on
the setting of listed buildings in the area or Aberchirder Conservation Area". The Strategic Environmental Assessment of
the site noted that the proposed development was neutral in most aspects, but also noted that the proposed
development would have significantly positive effects on population and human health. The Strategic Flood Risk
Assessment provided that no flood risk affects the site, whereas there are potential issues in such regard with the site
designated as OP2 in the Proposed Local Plan for the Settlement of Aberchirder.
However, following consultation site BaB015 was not included in the Proposed Local Plan on the basis that (as set out
in the responses to the report) "new information on the presence of peat soils under site BaB015 results in this site
being contrary to emerging policy and it can therefore no longer be considered as an officer’s preference". However, the
comments received from Scottish Natural Heritage regarding the presence of peat on the site are not wholly accurate, in
that a large part of the site actually lies between the village and the boundary of the peat moss, with the
Macaulay/Hutton Institute Soil Maps (available via SNH) clearly indicating that only a minor part of the site is potentially
peat. Indeed the said soil maps show that the whole of the part of the site coloured red and marked "Area 1" on the
annexed plan and lying immediately adjacent to the existing settlement, falls out-with the boundaries of the peat moss.
Furthermore a substantial section of the part of the site coloured purple and marked "Area 2" on the annexed plan is not
part of the peat moss according to the said soil maps, and indeed it is believed that soil analysis on Area 2 would in fact
confirm that the said part of the property is not to any real extent located on peat. In any event it is clear that the
representations given by SNH do not give a full and true view of the site as a whole.
Given that there are very clear benefits in the development of this part of the settlement of Aberchirder, that it was the
only Officers Preference for the village, that there are potential restrictions to the other areas allocated for development
in the settlement, and that there are clear issues with the information provided by SNH, it is proposed that the whole of
the site should be re-included in the Local Development Plan, on the basis that further soil investigations would need to
take place prior to any development being commenced. However, failing this there is no clear justification for the part of
the site coloured red and marked "Area 1" on the annexed plan to be excluded, and it should be included in the Local
Development Plan for a residential development of 28 houses (including 7 affordable homes).

Aberchirder Moss - Site BaB015

YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

0RGLÀFDWLRQWKDW\RXZLVKWRVHH
Within Appendix A8 (Banff Town Centre) we would like to see the boundary moved to include Banff
Castle P2 within the Town Centre Boundaries.

Reason for change
There are two main reasons for the change:
1) It would enable Banff Castle to apply for grant funds that are applicable to Town Centre areas.
2) Moving the boundary to include Banff Castle in the Town Centre would add another amenity to Banff Town Centre.
This would be of benefit when certain data collection and health checks information are being collated and when Town
Centre Reports are being produced. i.e the annual Scotland's Top Cities and Towns Report published by the University
of Stirling’s Institute for Retail Studies and The Local Data Company (LDC).

Fiona Thompson
From:
Sent:
To:
Subject:

13 April 2015 13:27
LDP
Development Plan for Belhelvie

Dear Piers Blaxter,
Thank you for your recent letter in which you notified me of Aberdeenshire's proposed local development plan, the
part of which affects me is the proposal for Park Terrace, Belhelvie.

I appreciate that new homes must be developed however I expect the
council to whom I pay my council tax will ensure that any such
development will include affordable homes; improved public transport
and a safe walk way/pavement between Belhelvie and its neighbouring
Balmedie and Potterton.

Yours sincerely,
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YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

0RGLÀFDWLRQWKDW\RXZLVKWRVHH
The new LDP report for West Cairnbeg shows the Settlement boundary, (I believe, as it was), prior to West Cairnbeg
being classified as a Settlement, around the time the Main Issues report was issued. Just before this time, planning
applications, APP/2012/3525 and APP2012/3725 were approved by Aberdeenshire Council for five new houses to be
built. NB : This was a green-field site to the south east of the existing settlement.

Reason for change
The homes stated above are now under construction therefore the West Cairnbeg, official Settlement boundary should
now be amended to reflect the approved applications. It is assumed that the boundary line will be changed to the edge
of the new plots.

Fiona Thompson
From:
Sent:
To:
Subject:

12 April 2015 16:17
LDP
FW: Planning proposal response -OP1 Sandend (Ref:Pldp/pb)

Good afternoon,
Please see below response to proposed local development on OP1 Sandend for 8 houses.

1. Privacy‐ 8 houses build on the hill overlooking our family home. This is quite frankly horrifying,
these houses will be level to our upper floor looking into bedrooms. Our back garden is where we
like to relax in PRIVACY.
2. Sunlight, the proposed houses will be built blocking the southerly aspect of our garden. We aim to
be part self sufficient , and plan to have a greenhouse in the near future.
3. Noise ‐ Residents' are expected to listen to constant construction works, practically in our back
gardens? On the side residents' have their bedrooms for peace and quiet from the road. Quite
Ironic ‐for those who work and pay taxes this is a very disappointing and demoralising thought. No
peace and quiet for years.............
4. Drainage ‐ will the drainage that's put in affect the houses directly below in terms of foundation
damage (drying out the subsoil)? Increased tarmac and concrete ‐ increased risk of flooding from
which houses here already suffer.
5. 8 proposed houses, on such a small site with no existing infra‐structure to support this. The
roads already struggle to support the influx of non‐residents in the summer, Artic lorries ,as well as
the residents. Are we getting new roads? ‐ more disturbance for those who live here for a quiet life.
6. Chimneys ‐ being downwind and below the proposed site smoke will sink and quality of air will be
diminished.
7. Will these houses be for locals or holiday homes? We are a community and do not want more
empty homes for people care little for the area.
8. 8 homes far to many one wonders if this is just greed.

Please consider the residents who live here year round and enjoy the countryside aspect. We do not wish
to be overlooked and have our basic right of privacy and refuge from our daily working lives taken away.
We appreciate homes are needed, but surely not 8 in such a compact area.
Thank you
Concerned Residents of
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YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

0RGLÀFDWLRQWKDW\RXZLVKWRVHH
Cycle route between Stonehaven and Newtonhill/Portlethen

Reason for change
To connect up the existing coastal cycle route that stretches from the north of Aberdeen to Dundee and beyond, with the
exception of the section between Stonehaven and Newtonhill/Portlethen, where the suggested route is via the B979
Netherley road, which is not cycle friendly.

Fiona Thompson
From:
Sent:
To:
Cc:
Subject:
Attachments:

John Handley <john.handley@johnhandley.co.uk>
13 April 2015 16:40
LDP
Thomas Smith
Aberdeenshire Proposed LDP - Representation on behalf of Shell UK Limited
Shell UK Limited - Aberdeenshire Proposed LDP - Comments Form - 10.04.15.pdf;
Shell UK Limited - NGL Pipelines - Aberdeenshire Proposed LDP - Statement of
Representation (Final) - 10.04.15.pdf; Appendix 1 - Shell UK Limited - Submission
on Aberdeenshire MIR.pdf; Appendix 2 - Extract from ACAS SDP Examination
Report.pdf; Appendix 3 - Extract from Dunfermline & West Fife Adopted Local
Plan.pdf; Appendix 4 - Extracts from Aberdeen LDP Examination Report & Adopted
LDP.pdf; Appendix 5 - Extract from Perth & Kinross LDP Examination Report - Oct
2013.pdf; Appendix 6 - Extracts from Adopted Perth & Kinross LDP.pdf; Appendix 7
- Extract from Aberdeen Proposed LDP - March 2015.pdf; Appendix 8 - UKOPA
Guidance for the siting of wind turbines close to pipelines.pdf

Importance:

High

Dear Sirs,
Aberdeenshire Proposed LDP ‐ Representation on behalf of Shell UK Limited
Further to your invitation to submit comments on the Aberdeenshire Proposed LDP, please find attached our
completed Comments Form and accompanying Statement of Representation prepared on behalf of Shell UK Limited.
We have also enclosed copies of the various appendices referred to in the Statement. Our full submission therefore
comprises:
•
•
•
•
•
•
•
•
•
•

Completed Comments Form
Statement of Representation
Appendix 1: Submission by Shell UK Ltd on Aberdeenshire LDP MIR
Appendix 2: Extracts from Aberdeen City & Shire SDP Examination Report
Appendix 3: Extract from Adopted Dunfermline & West Fife Local Plan
Appendix 4: Extracts from Aberdeen LDP Examination Report & Adopted LDP
Appendix 5: Extracts from Perth & Kinross LDP Examination Report
Appendix 6: Extracts from Adopted Perth & Kinross LDP
Appendix 7: Extracts from Aberdeen Proposed LDP
Appendix 8: UKOPA Guidance ‐ Siting of Wind Turbines Close to High Pressure Pipelines

Full details of our requested modifications, and the justification for these changes, are set out in the Statement of
Representation.
As summarised in the Comments Form, we would be grateful if you would consider the following changes to the
Proposed LDP:
(1) Policy P4 Hazardous developments and contaminated land should be amended to make specific reference to
pipeline consultation zones and the need for any development proposed within these zones to accord with the
HSE’s PADHI Guidelines.
(2) The Proposed LDP should be modified to show all pipeline consultation zones on relevant Proposals Maps.
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(3) Specific reference to the pipeline consultation zones and the PADHI Guidelines should be made at the following
sites: Reserved Land R2 and Other Designation BUS in Westhill; Reserved Land R2, Other Designation BUS3 and
Proposal OP6: Land at West Road in Peterhead; Other Designation BUS in Tipperty; Other Designation BUS3 and
Proposal OP3: Ury House in Stonehaven; and Proposal OP1: North Laurencekirk in Laurencekirk.
(4) In the event that any other settlement boundaries are to be reviewed and new or expanded development
allocations made full recognition must be given to the existence of any pipeline consultation zones. Any new
development allocations proposed in close proximity to these pipelines should take account of and reflect the
advice of the HSE in accordance with the relevant PADHI Guidelines.
(5) The supporting text under Policy C2 Renewable Energy should make specific reference to pipeline consultation
zones, and advise that any wind turbine development proposed within these consultation zones must accord with
the Health and Safety Executive’s PADHI Guidelines. Reference should also be made to the Guidance prepared by
the United Kingdom Onshore Pipeline Operator’s Association (UKOPA) regarding the siting of wind turbines close to
high pressure pipelines.
In summary, these changes would provide further clarity and would ensure that the new LDP sets out an
appropriately worded policy to safeguard these pipelines as a strategically important transportation facility. It
would also inform and guide any proposed development near the existing pipelines which run through the LDP
area. This approach would be consistent with other authorities, including neighbouring Aberdeen City and Angus
Councils who both identify consultation zones on their Proposals Maps and contain a specific pipeline policy.
We trust this submission will be of interest and would welcome the opportunity to review the terms of this
representation with you.
We would also be grateful if you would acknowledge safe receipt of this email and keep us advised of progress on
this replacement LDP.
Kind regards
John Handley
Director
John Handley Associates Ltd
Chartered Town Planning Consultants
1 St Colme Street
Edinburgh
EH3 6AA
Tel: 0131 220 8253
Mobile: 07826 870806
Email: john.handley@johnhandley.co.uk
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1.0

Introduction & Overview

1.1

This Statement has been prepared by John Handley Associates Ltd, Chartered Town
Planning Consultants. It is submitted on behalf of Shell UK Ltd, the owners and operators of
some of the oil and gas pipelines that cross the Aberdeenshire Council Area.

1.2

It is submitted in response to the publication of Aberdeenshire Council’s Proposed Local
Development Plan (LDP) in March 2015, and follows on from our client’s previous
submissions on the Main Issues Report (MIR) in January 2014 and the MIR Addendum in
September 2014 where we raised a number of matters relating to the protection and
safeguarding of oil and gas pipelines. A copy of our submission on the MIR is attached as
Appendix 1.

1.3

On behalf of our client, we welcome this opportunity for further engagement in the
Aberdeenshire LDP process and wish to provide the following comments on the Council’s
Proposed Plan.

1.4

Whilst we have reviewed the Proposed LDP in its entirety, and the various documents that
have been prepared by the Council in support of the Proposed LDP, this submission is
restricted to matters relating to the protection and safeguarding of oil and gas pipelines which
were raised in our submissions at the MIR stage. In particular, we would request the following
amendments to the Proposed LDP:


The inclusion of Policy P4 Hazardous developments and contaminated land is supported,
but should be amended to make more specific reference to pipeline consultation zones and
the need for any development proposed within these zones to accord with the Health and
Safety Executive’s PADHI Guidelines. This would provide further clarity and would ensure
that the new LDP sets out an appropriately worded policy to safeguard these pipelines as a
strategically important transportation facility. It would also inform and guide any proposed
development near the existing pipelines which run through the LDP area.



For similar reasons, the Proposed LDP should be modified to show all pipeline consultation
zones on relevant Proposals Maps. This approach would be consistent with other authorities,
including neighbouring Aberdeen City and Angus Councils who both identify consultation
zones on their Proposals Maps.



Specific reference to the pipeline consultation zones and the PADHI Guidelines should be
made on a number of allocated and safeguarded sites in Peterhead, Tipperty, Westhill,
Stonehaven and Laurencekirk.

Full details of these are set out at section 3.0 of this

Statement.
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We would also request that as part of the detailed assessment of any proposed or potential
new land allocations in the new LDP full recognition is given to the existence of the oil and
gas pipelines that run through the Aberdeenshire LDP area.

Any new development

allocations proposed in close proximity to these pipelines should take account of and reflect
the advice of the Health and Safety Executive.


The supporting text under Policy C2 Renewable Energy should make specific reference to
the pipeline consultation zones that cross the Aberdeenshire area, and advise that any wind
turbine development proposed within these consultation zones must accord with the Health
and Safety Executive’s PADHI Guidelines. Reference should also be made to the Guidance
prepared by the United Kingdom Onshore Pipeline Operator’s Association (UKOPA)
regarding the siting of wind turbines close to high pressure pipelines.

1.5

Full details on these recommended changes and the justification for making these changes
are set out below. As requested, a Comments Form has also been completed setting out
these points. But for completeness, and ease of reading, this Statement sets out our
combined response to the Proposed LDP as it relates to our client’s particular area of interest.

Shell UK Limited – NGL Pipelines – Aberdeenshire Proposed LDP – Statement of Representation – 10 April 2015
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2.0

Background & Policy Context

2.1

The Shell NGL Pipeline System extends from St Fergus in Aberdeenshire to Mossmorran and
Braefoot Bay in Fife. Subsequently it runs through several Council areas including a large part
of the Aberdeenshire Council’s administrative area. The movement of oil and gas through
these pipelines is a safe and sustainable method of transporting a potentially hazardous yet
extremely beneficial substance throughout Scotland and the Aberdeenshire area. As such,
we consider that it is essential to highlight the importance of these pipelines at a local level in
the Aberdeenshire Local Development Plan.

2.2

This approach would be consistent with the current policy position set out in the current
Aberdeenshire Local Development Plan, and is also supported by the National Planning
Framework 3 (NPF3) and Scottish Planning Policy (SPP).

2.3

As recognised in NPF3, there is also potential to utilise the existing pipeline infrastructure as
an integral part of future CCS projects linking the North Sea to central Scotland.

National Planning Framework 3 (June 2014)
2.4

NPF3 was issued in June 2014 and provides the statutory framework for Scotland’s long-term
spatial development. It sets out the Scottish Government’s spatial development priorities for
the next 20 to 30 years. Planning authorities are required to take the Framework into account
when preparing development plans and it is a material consideration in the determination of
planning applications.

2.5

The importance of the oil and gas sector, including the role of existing infrastructure to serve
these industries, is noted throughout NPF3. This includes specific references at paragraphs
2.37; 3.3 and 3.20. These paragraphs are copied below.
“2.37 We are working with the oil and gas sector to maintain the competitiveness of the
industry and capitalise on skills, experience and existing infrastructure. There will be
significant opportunities for increased production from oil and gas reserves in the West of
Shetland and northern North Sea, and for decommissioning of existing infrastructure reaching
the end of its life. Many of the sites identified in our National Renewables Infrastructure Plan
have the potential to benefit from this. Existing assets – like Sullom Voe, the adjacent TOTAL
gas plant and the Flotta oil terminal – will continue to play an important economic role”.
“3.3 Scotland is estimated to account for nearly 60% of total EU oil and gas reserves. This
forms our largest industrial sector, contributing an estimated £22 billion to Scotland’s GDP in
2012. The industry employs around 200,000 people across Scotland by supporting the wider
economy”.
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“3.20 In the long-term, we expect that a CCS network may emerge around the Forth, where
there is a particular cluster of industrial activities and energy generation and the potential to
link to existing pipeline infrastructure. By building expertise, and ultimately connecting this
network beyond our national boundaries, there will be scope for the CCS sector to generate
significant employment and business opportunities for Scotland.
2.6

Further reference is also made to the potential future role of pipelines within the proposed
Carbon Capture and Storage Network Infrastructure throughout Scotland on page 72 of
NPF3.

Scottish Planning Policy (June 2014)
2.7

The significance of these pipelines is further recognised in the updated Scottish Planning
Policy which was also published in June 2014.

2.8

The importance of the oil and gas industry as one of Scotland's biggest employers and a
significant contributor to the Scottish economy is specifically recognised at paragraph 235 of
the Scottish Planning Policy, which confirms that the planning system should recognise the
national benefit of oil and gas production in maintaining a diverse energy mix and improving
energy security.

2.9

Further guidance is set out at paragraphs 99 and 107 on pages 25 and 26 of the SPP.
Paragraph 99 confirms the need to identify and safeguard oil and gas pipelines through the
development plan process:
“99. Strategic development plans and local development plans outwith SDP areas should
identify any nationally important clusters of industries handling hazardous substances within
their areas and safeguard them from development which, either on its own or in combination
with other development, would compromise their continued operation or growth potential. This
is in the context of the wider statutory requirements in the Town and Country Planning
(Development Planning) (Scotland) Regulations 2009 to have regard to the need to maintain
appropriate distances between sites with hazardous substances and areas where the public
are likely to be present and areas of particular natural sensitivity or interest”.

2.10

Specific reference is also made at paragraph 107 to the requirement for development to
accord with the Health and Safety Executive’s advice:
“107. Proposals for development in the vicinity of major-accident hazard sites should take into
account the potential impacts on the proposal and the major-accident hazard site of being
located in proximity to one another. Decisions should be informed by the Health and Safety
Executive’s advice, based on the PADHI tool.”
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Aberdeen City and Shire SDP (March 2014
2.11

The importance of the pipelines crossing Aberdeenshire is also acknowledged in the
approved Strategic Development Plan (SDP), and paragraph 4.10 on page 29 of the
Aberdeen City and Shire SDP confirms the strategic importance of the existing pipelines.

2.12

Whilst there is no specific policy in the SDP dealing with the identification and safeguarding of
pipeline corridors, in his Report to Scottish Ministers following the SDP Examination, the
Reporter concluded that it is a requirement for Local Development Plans to take account of
major hazardous installations (including oil and gas pipelines). Following submissions by our
client on this topic, the Reporter concluded that:
“I consider the safeguarding of land around existing pipelines to be more likely to be an issue
for local development plans to address, due to the site-specific nature of the safeguard
required and the absence of obvious cross-boundary implications. I note that paragraph 41 of
Circular 6/2013 does not identify this as an expected topic for strategic development plans. I
conclude that no modification to the plan is required.” (paragraph 53, page 53 of the DPEA’s
Report to Scottish Ministers on the ACASSDP).

2.13

A copy of the relevant extracts from the Reporter’s Report is enclosed as Appendix 2.
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3.0

Amendments to Policy P4 Hazardous developments and contaminated land

3.1

Given this clear policy support set out in the NPF, SPP and SDP; and the acknowledgment of
the importance of this sector to the local and national economy, it is essential that these
pipelines are appropriately recognised and protected at a local development plan level.
Planning policy should also ensure that pipelines are safeguarded in line with current HSE
Planning Advice for Developments near Hazardous Installations (PADHI) Guidelines.

3.2

As currently drafted, the Proposed LDP covers this requirement through Policy P4
Hazardous developments and contaminated land which is set out on pages 43 and 44 of
the Proposed LDP. This policy is copied below:
“Policy P4 Hazardous developments and contaminated land
We will refuse development if there is a risk that it could cause significant pollution, create a
significant nuisance, or present an unacceptable danger to the public or the environment. This
includes developments we are told by the Health and Safety Executive to be near facilities
they have identified as hazardous. Pipelines, agricultural buildings, wastewater treatment
plants, waste disposal/ treatment facilities and heavy industrial uses are all examples of
development which could create a nuisance, pollution or hazard. In any circumstances where
development of this kind is, on balance, considered acceptable by the appropriate authorities,
satisfactory steps must be taken to mitigate any residual negative development impacts.
Planning permission may be refused for potentially hazardous developments, or for other
forms of development in close proximity to existing hazardous developments, in the event that
insufficient information has been submitted to demonstrate the impacts or where the impacts
are unclear or unknown”.

3.3

Further protection of the existing pipelines is also contained within Policy PR2 Protecting
important development sites which is set out on page 56 of the Proposed LDP. This policy
is also copied below:
“Policy PR2 Protecting important development sites
We will protect and not allow alternative development on sites that may reasonably be
needed in the future for:
• delivering improvements to transportation including projects identified in the settlement
statements, the Local or Regional Transport Strategy, or the Strategic Transport Projects
Review, routes recognised in the Core Paths plan network, closed railways and their
abutments, embankments and cuttings, existing airports and airfields and operational areas of
ports and harbours.
• generating and providing energy;
• waste management facilities;
• education facilities;
• other community infrastructure; and
• sites to support the national developments identified in National Planning Framework (see
http://www.gov.scot/Publications/2014/06/3539/7).
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National developments that directly affect the area covered by this plan include proposals for
contribution to capturing and storing carbon and making use of heat generation, specifically at
Peterhead power station but also at other locations associated with the pipeline from the
central belt to St Fergus, and high-voltage electricity transmission infrastructure, including
cabling, substations, and converter stations, again at a range of locations but expected to
include sites associated with the electricity substation south of Peterhead.
Where we know about the above, we have identified them in the relevant settlement
statements”.
3.4

Our client welcomes the inclusion of these policies, and the Proposed LDP’s confirmation that
the existing pipelines will be safeguarded from inappropriate development.

3.5

However, we would also suggest that there is a need to provide more specific reference to the
pipeline consultation zones and the need for development to accord with the PADHI
Guidelines. This would provide further clarity and would ensure that the new LDP sets out an
appropriately worded policy to safeguard these pipelines as a strategically important
transportation facility. It would also inform and guide any proposed development near the
existing pipelines which run through the LDP area. This approach would therefore be more
consistent with the requirements of the NPF3 and SPP, and reflect the conclusions from the
SDP Examination.

3.6

We would therefore recommend that Policy P4 is amended and retitled: “Policy P4
Pipelines, Hazardous Developments and contaminated land”. Additional wording should
be included which advises that:
“Within Aberdeenshire, there are a number of high pressure pipelines and sites where
hazardous substances or explosives are stored. For each of these sites a consultation zone
has been established by the Health and Safety Executive to ensure that only appropriate new
or replacement development takes place and that there is no increased risk to public safety.
Where certain types of new development are proposed within the consultation zones of
pipelines, major hazards and explosive storage sites, the Council will be required to consult
the Health and Safety Executive (HSE) to determine the potential risk to public safety. The
Council will take full account of the advice from the HSE in determining planning applications.
In addition to consultation with the HSE, the Council will consult the operators of pipelines
where development proposals fall within these zones. Pipeline consultation zones are shown
on the LDP Proposals Maps”.

3.7

In addition to this amended policy wording, we would also suggest that there is a requirement
to identify the various pipeline consultation zones that cross the Aberdeenshire area. As
currently drafted, none of the Proposals Maps set out in the Proposed LDP or the Settlement
Statements show these pipeline consultation zones. It is therefore essential that the relevant
Proposals Maps identify the various pipeline consultation zones, as without this information, it
is difficult for developers or the public to assess this matter properly.

3.8

We would therefore request that the Proposed LDP is further modified to show all Pipeline
Consultation Zones on relevant Proposals Maps. This approach would be consistent with
other authorities, including neighbouring Aberdeen City and Angus Councils who both identify
consultation zones on their Proposals Maps.
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3.9

This amended policy, and identification of the pipeline consultation zones on proposals maps,
would follow the approach taken on this issue by neighbouring authorities, and this includes
the Aberdeen City Local Development Plan (adopted February 2012); the Dunfermline and
West Fife Local Plan (adopted November 2012); and the Perth and Kinross Local
Development Plan (adopted February 2014).

3.10

We have enclosed (as Appendices 3 to 6) extracts from these adopted LDPs and the relevant
Examination Reports which confirm the benefits of such a policy approach following specific
submissions by our client on this matter. These policies were included or modified following
submissions on behalf of Shell UK Ltd.

3.11

Aberdeen City’s Proposed LDP is also currently the subject of public consultation and the City
Council has adopted this wording in its “pipeline policy” following requests by our client at
earlier consultation stages.

A copy of Aberdeen City’s proposed policy is enclosed as

Appendix 7.
3.12

The suggested amendment to Policy P4 of the Aberdeenshire Proposed LDP would therefore
ensure a consistent policy approach to this important land use matter, and would accord with
the requirements of the NPF and SPP.

3.13

This approach will also ensure that pipeline operators, developers, and local residents are
fully aware of any development proposals which may impact upon the pipeline system. This
should in turn ensure that any proposed development is in accordance with the HSE Planning
Advice for Developments near Hazardous Installations (PADHI) Guidelines.
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4.0

Assessment of Allocations within Pipeline Consultation Zones

4.1

At the MIR stage we also requested that the existing consultation zones for notifiable
installations and pipelines should be considered when assessing and determining where there
may be capacity to accommodate new development throughout the Aberdeenshire area.

4.2

We requested that full consideration of these pipeline consultation zones should be taken into
account when identifying any new development allocations in the Proposed LDP.

This

equally applied to the principal settlements, rural service centres, and smaller settlements.
4.3

We also recommended that if any new development allocations are proposed then proper
account must be taken of the advice of the Health and Safety Executive as set out in the
Planning Advice for Developments near Hazardous Installations (PADHI) Guidelines.

4.4

This was of particular significance in respect of the assessment of potential development sites
being promoted in the Peterhead, Longside Airfield, Tipperty, Whitecairns, Westhill, Fordoun,
Laurencekirk, Stonehaven and Netherley areas; and our MIR submission (see Appendix 1)
commented on a number of proposals within these areas which are located within existing
pipeline consultation zones.

4.5

Following the publication of the Proposed LPD we have carried out a review of all
development sites set out in the Proposed Plan and appraised these against the pipeline
consultation zones covering the Shell NGL Pipeline System as it crosses the Aberdeenshire
LDP Area. The NGL Pipeline System runs in a generally north to south direction through
Aberdeenshire, and lies close to a number of existing settlements, including west of
Peterhead, east of Westhill, west of Stonehaven and east of Laurencekirk.

4.6

We are pleased to note that the pipeline consultation zones have, in the main, been
acknowledged with no new allocations being proposed within the Proposed LDP which affect
the pipelines.

Westhill (pages 78 to 83 of Garioch Settlement Statements)
4.7

This includes specific recognition in the Westhill Settlement Statement (page 78 of the
Garioch Settlement Statement Appendix) which notes that: “There are a number of physical
constraints to further expansion of the town, including pipelines….”. This approach is helpful
to developers and the local community and is welcomed and supported.
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4.8

We also note that the employment land proposal OP3: Arnhall Gateway (as described on
page 79 of the Garioch Settlement Statement Appendix) includes the following guidance:
“Development will also need to comply with the Health and Safety Executive’s Planning
Advice for Developments near Hazardous Installations (PADHI) owing to the presence of
pipeline corridors in proximity to the site”. The extract from the Proposed Plan with the
relevant section highlighted is copied below.

Extract from page 79 of the Garioch Settlement Statement Appendix showing the reference for proposal
OP3: Arnhall Gateway, Westhill

4.9

Similarly, there is a note against Reserved Land R1 (on page 78 of the Garioch Settlement
Statement Appendix) which confirms that: “Development should be located primarily in the
western part of the site due to the presence of the BP Forties pipeline to the east and will
need to accord with HSE Planning Advice for Developments near Hazardous Installations”.

4.10

These specific notes highlighting that any proposed development within these allocated and
reserved land areas must accord with the advice of the HSE are welcomed and supported by
our client.

4.11

However, and for consistency and clarity, we would also request that the same approach
should be adopted in respect of Reserved Land R2 and the Other Designation BUS in
Westhill as these sites also fall within the pipeline consultation zones.

4.12

We have highlighted where these notes should be inserted in the extract from the Proposed
LDP below.
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Similar reference to pipeline consultation zone & HSE PADHI guidelines should be included

Extract from page 78 of the Garioch Settlement Statement Appendix with suggested amendments to R2
and BUS designations.

4.13

As noted in section 3.0 above, it is also essential that the relevant Proposals Maps identify the
various pipeline consultation zones that cross the Aberdeenshire area, as without this
information, it is difficult for developers or the public to assess this matter properly. This
approach would be consistent with other authorities, including neighbouring Aberdeen City
and Angus Councils who both identify consultation zones on their Proposals Maps.

4.14

We would therefore request that the Proposed LDP is modified to show all Pipeline
Consultation Zones on relevant Proposals Maps.

Shell UK Limited – NGL Pipelines – Aberdeenshire Proposed LDP – Statement of Representation – 10 April 2015

Page 13 of 23

4.15

In addition to the proposed changes to the Westhill Settlement Statement discussed above,
there are also missing references to the pipeline consultation zones at Peterhead, Tipperty,
Stonehaven and Laurencekirk. We would therefore request, again for consistency and clarity,
that the same approach is adopted in these settlement statements to highlight the existence
of the pipeline consultation zones and the need to accord with HSE PADHI guidance. The
areas that require amendment are set out below.

Peterhead (pages 45 to 54 of Buchan Settlement Statements)
4.16

Similar to the situation at Westhill, the Shell NGL pipelines lie close to existing and proposed
development areas in Peterhead. However, and unlike the approach taken by the Proposed
LDP at Westhill, the plan is silent on this issue as it affects the Peterhead Settlement
Statement and Proposals Maps.

4.17

In Peterhead, the Shell NGL pipeline runs through Reserved Land R2 (in a west to east
direction) and lies to the south of Other Designation BUS3 and proposed employment land
OP6: Land at West Road, Peterhead.

All three of these sites fall within the pipeline

consultation zone.
4.18

We would therefore request that specific reference is made to the pipeline consultation zones
and the need for any proposed development within these allocated and reserved land areas in
Peterhead to accord with the advice of the HSE. This should advise that any development
within areas of Reserved Land R2; Other Designation BUS3 and proposed employment
land OP6: Land at West Road that falls within pipeline consultation zones must take account
of the HSE Planning Advice for Development near Hazardous Installations (PADHI) guidance.

4.19

This would follow the same approach adopted by the Proposed LDP at Westhill and would
require amendment to the Peterhead Settlement Statement on pages 42 and 44 of the
Buchan Settlement Statement Appendix. We have highlighted where these notes should be
inserted in the extract from the Proposed LDP below.

4.20

The Proposals Maps for Peterhead should also be modified to show all Pipeline Consultation
Zones.
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Reference to pipeline consultation zone and HSE PADHI Guidelines should be included

Extracts from pages 42 & 44 of the Buchan Settlement Statement Appendix with suggested
amendments to Vision Statement; and R2, BUS3 and OP6 designations.

Shell UK Limited – NGL Pipelines – Aberdeenshire Proposed LDP – Statement of Representation – 10 April 2015

Page 15 of 23

Tipperty (pages 67 & 68 of Formartine Settlement Statements)
4.21

At Tipperty, the Shell NGL pipelines lie to the south east of this small settlement and the
Other Designation BUS which is safeguarded for employment use falls within the pipeline
consultation zone.

4.22

We would therefore request that specific reference is made to the pipeline consultation zone
and the need for any proposed development within this allocated area to accord with the
advice of the HSE. This would require amendment to the Tipperty Settlement Statement on
page 67 of the Formartine Settlement Statement Appendix. The accompanying Proposals
Maps for Tipperty should also be modified to show all pipeline consultation zones. We have
highlighted where these notes should be inserted in the extract from the Proposed LDP
below.

Reference to pipeline consultation zone and HSE PADHI Guidelines should be included

Extract from page 68 of the Formartine Settlement Statement Appendix with suggested amendments to
Vision Statement; and BUS designation.
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Stonehaven (pages 77 to 82 of Kincardine & Mearns Settlement Statements)
4.23

At Stonehaven, the Shell NGL pipelines lie to the west of the settlement and beyond the A90
dual carriageway which acts as the defined settlement edge. However, Other Designation
BUS3, which is safeguarded for employment use, and housing proposal OP3: Ury House,
Stonehaven are remote from the main settlement and both fall within the pipeline
consultation zone. The Shell NGL pipeline follows the western boundary of the BUS3 site
and crosses the south east corner of the OP3 site.

4.24

We would therefore request that specific reference is made to the pipeline consultation zone
and the need for any proposed development within both of these allocated areas to accord
with the advice of the HSE.

4.25

This would require amendment to the Stonehaven Settlement Statement on pages 77 and 79
of the Kincardine & Mearn Settlement Statement.

4.26

The accompanying Proposals Maps for Stonehaven should also be modified to show all
pipeline consultation zones. We have highlighted where these notes should be inserted in the
extract from the Proposed LDP below.

Reference to pipeline consultation zone and HSE PADHI Guidelines should be included

Extract from page 79 of the Kincardine & Mearns Settlement Statement Appendix with suggested
amendments to OP3 designation.
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Reference to pipeline consultation zone and HSE PADHI Guidelines should be included

Extract from page 77 of the Kincardine & Mearns Settlement Statement Appendix with suggested
amendments to Vision Statement; and BUS3 designation.
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Laurencekirk (pages 40 to 43 of Kincardine & Mearns Settlement Statements)
4.27

At Laurencekirk, the Shell NGL pipelines lie to the east of the settlement and beyond the A90
dual carriageway which is the defined settlement edge. Whilst separated by the A90 dual
carriageway, a small part of the eastern edge of mixed use proposal OP1: North
Laurencekirk falls within the pipeline consultation zone.

4.28

We would therefore request that specific reference is made to the pipeline consultation zone
and the need for any proposed development within this allocated area to accord with the
advice of the HSE.

4.29

This would require amendment to the Laurencekirk Settlement Statement on pages 40 and 41
of the Kincardine & Mearn Settlement Statement.

4.30

The accompanying Proposals Maps for Laurencekirk should also be modified to show all
pipeline consultation zones. We have highlighted where these notes should be inserted in the
extract from the Proposed LDP below.

Reference to pipeline consultation zone and HSE PADHI Guidelines should be included
Extract from page 40 of the Kincardine & Mearns Settlement Statement Appendix with suggested
amendments to Vision Statement
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Reference to pipeline consultation zone and HSE PADHI Guidelines should be included

Extract from page 41 of the Kincardine & Mearns Settlement Statement Appendix with suggested
amendments to OP1 designation.

New Land Allocations
4.31

In addition to these requested amendments at Westhill, Peterhead, Tipperty, Stonehaven and
Laurencekirk, we would also request that in the event that any settlement boundaries are to
be reviewed following the publication of the Proposed LDP, and any new or expanded
development allocations made, that full recognition must be given to the existence of any
pipeline consultation zones and development allocations made in accordance with the
relevant PADHI Guidelines. If any additional land allocations are proposed following the
publication and consideration of the Proposed LDP (either by the Council or the Reporter at
the Examination stage), full recognition must be taken of the existence of the oil and gas
pipelines that run through the Aberdeenshire LDP area.

4.32

Any new development allocations proposed in close proximity to these pipelines must be
assessed against the advice of the Health and Safety Executive, and any new allocation must
stress the need to ensure new development is undertaken in accordance with PADHI
Guidelines.

We would welcome the opportunity to provide further advice in this respect

should this be required.
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5.0

Policy C2 Renewable Energy

5.1

For the same reasons, and as noted in our submissions on the MIR (see Appendix 1), we
would also suggest that there is a need for Policy C2 Renewable Energy (and any future
Wind Energy Supplementary Guidance) to take into account and specifically include reference
to the pipeline consultation zones that cross the Aberdeenshire LDP Area.

5.2

As currently drafted, the Proposed LDP (on page 61) does confirm that: “All wind turbines
must not compromise public health or safety”. This is welcomed and supported.

5.3

However, we would also request that the supporting text under Policy C2 should make further,
specific reference to the pipeline consultation zones that cross the Aberdeenshire area, and
advise that any wind turbine development proposed within these consultation zones must
accord with the Health and Safety Executive’s PADHI Guidelines. Reference should also be
made to the Guidance prepared by the United Kingdom Onshore Pipeline Operator’s
Association (UKOPA) regarding the siting of wind turbines close to high pressure pipelines. A
copy of this Guidance note was submitted with our submission on the MIR, and is attached
again as Appendix 8.

5.4

We would were therefore request that Policy C2 Renewable Energy, as it provides the
criteria for assessing wind turbines, should include reference to the pipeline consultation
zones, the PADHI Guidelines and the UKOPA Guidelines.

This would ensure that any

potential conflicts between these uses are avoided. We would be happy to provide further
information on this matter should this be required.
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6.0

Summary & Recommended Changes

6.1

In summary, we wish to confirm our client’s general support for the approach for the
LDP’s settlement strategy as set out in the Proposed LDP.

6.2

However, for the reasons set out in this Statement, we would request the following
amendments to the Proposed LDP:


Policy P4 Hazardous developments and contaminated land should be amended to make
more specific reference to pipeline consultation zones and the need for any development
proposed within these zones to accord with the Health and Safety Executive’s PADHI
Guidelines. This would provide further clarity and would ensure that the new LDP sets out an
appropriately worded policy to safeguard these pipelines as a strategically important
transportation facility. It would also inform and guide any proposed development near the
existing pipelines which run through the LDP area.



For similar reasons, the Proposed LDP should be modified to show all pipeline consultation
zones on relevant Proposals Maps. This approach would be consistent with other authorities,
including neighbouring Aberdeen City and Angus Councils who both identify consultation
zones on their Proposals Maps.



Specific reference to the pipeline consultation zones and the PADHI Guidelines should be
made on a number of allocated and safeguarded sites in Peterhead, Tipperty, Westhill,
Stonehaven and Laurencekirk. This includes new references inserted at the following sites:
Reserved Land R2 and Other Designation BUS in Westhill; Reserved Land R2, Other
Designation BUS3 and Proposal OP6: Land at West Road in Peterhead; Other Designation
BUS in Tipperty; Other Designation BUS3 and Proposal OP3: Ury House in Stonehaven; and
Proposal OP1: North Laurencekirk in Laurencekirk.



In the event that any other settlement boundaries are to be reviewed and new or expanded
development allocations made, we would request that full recognition must be given to the
existence of any pipeline consultation zones. Any new development allocations proposed in
close proximity to these pipelines should take account of and reflect the advice of the Health
and Safety Executive in accordance with the relevant PADHI Guidelines.



The supporting text under Policy C2 Renewable Energy should make specific reference to
the pipeline consultation zones that cross the Aberdeenshire area, and advise that any wind
turbine development proposed within these consultation zones must accord with the Health
and Safety Executive’s PADHI Guidelines. Reference should also be made to the Guidance
prepared by the United Kingdom Onshore Pipeline Operator’s Association (UKOPA)
regarding the siting of wind turbines close to high pressure pipelines.
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6.3

We trust these requests will be given full consideration and the relevant amendments made to
the Proposed LDP. We would also welcome the opportunity to discuss these points with the
Council in further detail should this be required.

JOHN HANDLEY ASSOCIATES LTD
Chartered Town Planning Consultants
1 St Colme Street
Edinburgh
EH3 6AA
T: 0131 220 8253
E: john.handley@johnhandley.co.uk
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1.0

Introduction & Overview

1.1

This Statement of Representation has been prepared by John Handley Associates Ltd,
Chartered Town Planning Consultants. It is submitted on behalf of Shell UK Ltd, the owners
and operators of some of the oil and gas pipelines that cross the Aberdeenshire LDP Area. It
follows on from our client’s submissions on the Aberdeenshire Local Development Plan 2012.

1.2

On behalf of our client, we welcome this opportunity for early engagement in the replacement
LDP process and wish to provide the following comments on the Council’s Main Issues
Report (MIR).

1.3

Whilst we have reviewed the full MIR, and are aware of the 19 separate consultation
Questions being posed by the Council, this submission is restricted to matters relating to the
safeguarding of oil and gas pipelines and any implications raised by the proposed settlement
strategies in and around the pipeline consultation zones.

Background & Policy Context
1.4

The Shell NGL Pipeline System extends from St Fergus in Aberdeenshire to Mossmorran in
Fife. Subsequently it runs through several Council areas including large parts of
Aberdeenshire. The movement of oil and gas through these pipelines is a safe and
sustainable method of transporting a potentially hazardous yet extremely beneficial substance
throughout Scotland and the Aberdeenshire area. As such, we consider that it is necessary
to highlight the importance of these pipelines at a local level in the Aberdeenshire Local
Development Plan.

1.5

This approach would be consistent with the current policy position set out in the current Local
Development Plan, and is also supported by the emerging Aberdeen City and Shire Strategic
Development Plan.

The Proposed SDP confirms the strategic importance of the existing

pipelines that run through the Aberdeenshire area at paragraph 4.10 on page 28 of the
Proposed SDP.
1.6

As recognised in the SDP Proposed Plan, there is also potential to utilise this existing
infrastructure as an integral part of proposed CCS projects in the St Fergus and Peterhead
areas, with important links through Aberdeenshire to central Scotland.

1.7

The significance of these pipelines is also recognised in the Scottish Planning Policy. The
importance of the oil and gas industry as one of Scotland's biggest employers and a
significant contributor to the Scottish economy is specifically recognised at paragraph 236 of
the Scottish Planning Policy, and the preferred means of transporting oil and gas by way of
pipelines is further confirmed at paragraph 238 of the SPP.
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1.8

It is therefore important to ensure that these pipelines are recognised and protected at a local
development plan level. Planning policy should also ensure that pipelines are safeguarded in
line with current HSE Planning Advice for Developments near Hazardous Installations
(PADHI+) Guidelines.

1.9

We would therefore request that the new LDP identifies the various pipeline corridors running
through the Aberdeenshire area and sets out an appropriate policy to safeguard these
pipelines as a strategically important transportation facility, and to guide any proposed
development near the existing pipelines which run through the LDP area.

1.10

For the same reasons, we would also request that as part of the detailed assessment of any
potential new land allocations in the new LDP that full recognition is given to the existence of
the oil and gas pipelines that run through the Aberdeenshire LDP area.
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2.0

Response to MIR Questions

2.1

Having set this context, we have outlined below our comments in response to Questions 1, 6,
14, 18 & 19 of the Main Issues Report as they relate to pipeline consultation zones.

Question 1
Do you have any comments you would wish to make on the policies that we
suggest leaving largely unchanged in the next Local Development Plan?
2.2

For the reasons set out in section 1.0 above, we would request that the existing Policy SG
LSD9: Hazardous Development is maintained and carried forward in the new LDP. This is
an important safeguarding policy and we fully support the requirement to consult with the
Health and Safety Executive and facility owners and operators on all development proposals
which are proposed within the various consultation zones.

2.3

For the same reasons, we would request that Policy SG Safeguarding 6: Safeguarding oil
and gas sites is maintained within the new LDP. This is particularly significant given the
potential for significant new CCS projects in and around Peterhead and St Fergus.

Question 6
Does the spatial framework for wind turbines accurately reflect the level of
constraint found across Aberdeenshire and does the amended local
development plan policy provide an appropriate context for making decisions
on wind turbine applications.

2.4

Again for the reasons set out above, we would request that the proposed spatial framework
for wind turbines should be reassessed to take into account and specifically include the many
pipeline consultation zones that cross the Aberdeenshire Area. This should include reference
to the Guidance prepared by the United Kingdom Onshore Pipeline Operator’s Association
(UKOPA) regarding the siting of wind turbines close to high pressure pipelines. A copy of this
Guidance note is attached as Appendix 1.

2.5

We would also suggest that the proposed criteria for assessing wind turbines under Policy
SG Rural Development 2: Wind turbines should also include reference to the pipeline
consultation zones and the UKOPA Guidelines. This would ensure that any potential conflicts
between these uses are avoided. We would be happy to provide further information on this
matter should this be required.
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Question 14
Are there any comments you would wish to make on the settlement objectives,
protected land or sites proposed by developers shown in the following
sections. Please consider issues of public benefit in particular.
2.6

We have undertaken a review of all development bid sites set out in the Site Assessment
Appendices and appraised these against the pipeline consultation zones covering the Shell
NGL Pipeline System as it crosses Aberdeenshire. The findings of our research are set out in
the Table below which explains the location of the Shell pipelines in relation to any relevant
sites.

2.7

We are pleased to note that the pipeline consultation zones have, in the main, been
acknowledged and identified in the various Site Assessment schedules. There are, however,
a number of sites where this has not been covered at all. We have noted these in the Table
below.

2.8

We have also requested that in the event that any site is considered appropriate for allocation
in the new LDP, further assessment of the existing Pipeline Consultation Zones must be
undertaken in conjunction with the HSE and the Pipeline Operator. Similarly, we have also
requested that any new allocation must stress the need to ensure new development is
undertaken in accordance with PADHI+ Guidelines. We would welcome the opportunity to
provide further advice in this respect should this be required.

2.9

We also note and support the Officer’s conclusions for these sites, and acknowledge that
there is only one site across the Aberdeenshire Area recommended for inclusion in the new
LDP (Site Ref: Ga034 at Westhill). However, we would also highlight that the Shell pipeline
runs along the eastern boundary of this site, and the majority of the site will fall within the
consultation zone. Reference to the pipeline consultation zone was not included in the Site
Assessment schedule and we would ask that this is reconsidered.

2.10

As noted above, we would also request that the allocation of this site as a “Strategic Reserve”
for business land”, must accord with the PADHI+ Guidelines and any subsequent LDP
allocation must confirm this. Again, we would welcome the opportunity to provide further
guidance on this matter should this be required.
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Buchan Area

Settlement

Site Ref

Proposed
Use

To be
Included
in LDP?

Officer
Preferred

Summary of
Officer’s Site
Assessment

Shell UK
Response & Recommendation

Peterhead

Bcn016

Industrial/
commercial

No

Yes

Any new
development
to accord with
Peterhead
Development
Framework.

Pipeline from St Fergus to
Peterhead Power Station runs to the
south of this site.

No mention
of Pipelines.

If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Bcn017

Extension to
Industrial
Estate

No

Yes

Poor
connections
with
Peterhead.
Prefer existing
sites to be
developed
first.
No mention
of Pipelines.

Bcn027

Employment
Land

No

Yes

Previously
allocated for
oil & gas
related works.
Poor
connections
with
Peterhead.
Prefer existing
sites to be
developed
first.
No mention
of Pipelines.

Pipeline from St Fergus to
Peterhead Power Station runs to the
south of this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
Pipeline from St Fergus to
Peterhead Power Station crosses
this site (west to east).
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
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Longside
Airfield,
Glendaveny

Bcn003

Housing

No

No

No local
community
services. Site
remote and no
identified need
for housing.
No mention
of Pipelines.

St Fergus to Mossmorran Pipeline
runs to the west of this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Bcn007

Employment
(class 5 & 6)

No

No

Large, remote
site.

St Fergus to Mossmorran Pipeline
runs to the west of this site.

Archaeological
interest and
airfield
remains
operational.

If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.

East and
West edges
within
consultation
zone for
several
pipelines.

Bcn012

Industrial
Estate (class
4, 5 & 6)

No

No

Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Large, remote
site.

St Fergus to Mossmorran Pipeline
runs to the west of this site.

Archaeological
interest and
airfield
remains
operational.

If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.

Eastern part
of site within
consultation
zone for
several
pipelines.

Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
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Formartine Area
Settlement

Site Ref

Proposed
Use

To be
Included
in LDP?

Officer
Preferred

Summary of
Officer’s Site
Assessment

Shell UK
Response & Recommendation

Tipperty

FM054

Housing (50
units)

No

No

Unsuitable
expansion.
Remote from
services. No
local need.
No education
capacity and
loss of prime
agricultural
land.

St Fergus to Mossmorran Pipeline
runs to the east of this site.

Eastern third
of site within
Pipeline
Consultation
Zone.
Middlemuir,
Whitecairns

FM038

Employment
Land
(business
and offices)

No

No

No clear need
for business
use. Remote
site. Increase
car use.
No mention
of Pipelines.

If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

St Fergus to Mossmorran Pipeline
runs to the north west of this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Shell UK Limited – NGL Pipeline – Aberdeenshire LDP 2016 MIR – Statement of Representation – 30 January 2014 (FINAL)

Page 9 of 17

Garioch Area
Settlement

Site Ref

Proposed
Use

To be
Included
in LDP?

Officer
Preferred

Summary of
Officer’s Site
Assessment

Shell UK
Response & Recommendation

Westhill

Ga022

Housing
(120 units)

No

No

Sloping site.
Visual impact.
Loss of trees.

St Fergus to Mossmorran Pipeline
runs to the west of this site.

Partially
constrained
by location of
a pipeline.

If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Ga034

Employment
(class 4, 5 &
6)

Yes

Yes

Insufficient
capacity in
road network
to
accommodate
development.
Despite this,
proposed for
future
expansion of
Arnhall
Business Park
with site
included as
“Strategic
Reserve”
business land.

St Fergus to Mossmorran Pipeline
runs along the eastern boundary of
this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

No mention
of Pipelines.
Ga051

Mixed Use
development

No

No

Isolated from
settlement and
services. No
need for large
scale
development
and no road
capacity.
No mention
of Pipelines.

St Fergus to Mossmorran Pipeline
runs along the western boundary of
this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
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Ga075

Business
land and
residential
(70 units)

No

No

Considered
unsuitable due
to physical
and visual
separation
from Westhill.
Pipeline
consultation
zone noted.

North of
Dyce

Ga029

Residential

No

No

Isolated site
remote from
transport links.
No mention
of Pipelines.

Ga057

Park and
Ride

No

No

Not viable.
No mention
of Pipelines.

St Fergus to Mossmorran Pipeline
runs to the west of this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocation must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
St Fergus to Mossmorran Pipeline
runs to the north west of these sites.
If sites are considered appropriate
for allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
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Kincardine & Mearns Area
Settlement

Site Ref

Proposed
Use

To be
Included
in LDP?

Officer
Preferred

Summary of
Officer’s Site
Assessment

Shell UK
Response & Recommendation

Fordoun

KM083

Residential
(60 units)

No

No

Exposed
location,
detached from
settlement and
segregated by
A90.

St Fergus to Mossmorran Pipeline
runs to the south and east of this
site.

Partially
constrained
by location of
a pipeline.

Laurencekirk

KM006

KM007

Residential
(40 units)

Residential
(30 units)

No

No

No

No

Partially
constrained
by location of
a pipeline.
Highly visible
development
would affect
setting of
settlement and
impact on
landscape
buffer to A90.
Partially
constrained
by location of
a pipeline.

KM011

Residential
(90 units)

No

No

If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
St Fergus to Mossmorran Pipeline
runs to the south and east of these
three sites.
If sites are considered appropriate
for allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Not well
related to
existing
settlement.
Impact on
ancient
woodland and
landscape
buffer to A90.
Partially
constrained
by location of
a pipeline.

Stonehaven

KM051

Employment
Use

No

No

In use as
waste
recycling
depot and

St Fergus to Mossmorran Pipeline
runs along the western boundary of
this site.
If site is considered appropriate for
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playing fields.
Part allocated
in current LDP
as
employment
use. Site
remote from
town.
Within inner
zone of
pipeline
corridor.
KM085

Residential
(230 units) &
hotel and
golf club
house

No

No

Part of site
has planning
permission for
230 units.
Increase in
site not
sustainable
pattern of
development.
No mention
of Pipelines.

KM086

Residential
(80 units) &
hotel, golf
course and
lodges

No

No

Part of site
has planning
permission for
golf course.

allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

St Fergus to Mossmorran Pipeline
crosses through these 3 sites
running north to south west.
If sites are considered appropriate
for new or expanded allocations in
LDP, further assessment of existing
Pipeline Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Impact on
ancient
woodland and
landscape
setting.
Remote from
settlement.
No mention
of Pipelines.

KM087

Residential
(500 units)

No

No

Part of site
has planning
permission for
230 units.
Need for
increase in
unit numbers
not
demonstrated.
No mention
of Pipelines.

KM090

Residential
(69
affordable
units) &
hotel and

No

No

Impact on
ancient
woodland.
Disconnected
from

St Fergus to Mossmorran Pipeline
runs to the west of this site.
If site is considered appropriate for
allocation in LDP, further
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2,500sqm
retail

settlement,
poor transport
connections.
Constrained
by pipelines.

KM092

Commercial/
employment/
business/
retail

No

No

Not preferred
due to
alternatives.
Site would
elongate the
settlement and
steeply
sloped.
Constrained
by pipelines.

KM095

Retail (4,180
sqm) & loop
road

No

No

Loss of prime
quality farm
land. Poorly
connected to
settlement.
Tranport
issues.
Dismissed on
appeal.

assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
St Fergus to Mossmorran Pipeline
runs to the north west of these sites.
If sites are considered appropriate
for allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

No mention
of pipelines.
Crynoch
Lodge,
Lairhillock

KM079

Residential
(27 units)

No

No

Remote site.
Development
out of scale
within rural
area and
unsustainable.
No mention
of pipelines.

St Fergus to Mossmorran Pipeline
runs to the west of this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

Land at East
Mains of
Drum

KM089

Housing

No

No

Remote Green
Belt site.
Development
out of scale.
No mention
of pipelines.

St Fergus to Mossmorran Pipeline
runs to the east of this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
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Netherley
House &
Woodend,
Netherley

KM033

Residential
(4 units)

No

No

Loss of trees;
flooding;
remote site; no
services.
No mention
of pipelines.

KM091

Residential
(15 units)

No

No

Remote site;
no services;
unsustainable.
No mention
of pipelines.

Netherley

KM028

Residential
(5 units)

No

No

Remote site;
inappropriate
scale and
density.
No mention
of pipelines.

KM029

Residential
(50 units)

No

No

Remote site;
no services;
inappropriate
scale of
development;
unsustainable.

St Fergus to Mossmorran Pipeline
runs to the east of these sites.
If sites are considered appropriate
for allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
St Fergus to Mossmorran Pipeline
runs to the west of all three sites.
If sites are considered appropriate
for allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.

No mention
of pipelines.
KM076

Residential
(2 units)

No

No

Remote site;
no services;
unsustainable.
Majority of
site within
pipeline
consultation
zone.

Woodlands,
Netherley

KM031

Residential
(60 units)

No

No

Impact on
woodland;
remote site; no
services; no
pedestrian
links.

Site within
pipeline
consultation
zone.

St Fergus to Mossmorran Pipeline
runs to the north & east of this site.
If site is considered appropriate for
allocation in LDP, further
assessment of existing Pipeline
Consultation Zone must be
undertaken in conjunction with HSE
and Pipeline Operator.
Any allocations must stress the need
to ensure any new development is
undertaken in accordance with
PADHI+ Guidelines.
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Question 18
Should limited employment land development specifically to support the
“subsea cluster” at Westhill be allowed? Are there other measures that could
be taken to support this international success?
2.11

As noted in the Table above, we would request that if progressed, the allocation of this site as
a “Strategic Reserve” for business land”, must accord with the PADHI+ Guidelines and any
subsequent LDP allocation must confirm this.

Question 19
Should we promote a site for major convenience retailing at Chapelton of
Elsick to better serve the shopping needs of the area? If not, and a superstore
should be promoted in Stonehaven, where should this be?
2.12

As noted in the Table above, we would agree that Sites KM051; KM085; KM086; KM087;
KM090; KM092; KM095 are not preferred for retail use.
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3.0

Summary

3.1

In summary, we wish to confirm our client’s general support for the preferred approach for the
LDP’s settlement strategy as set out in the various Site Assessment schedules.

3.2

We would request that in the event that any settlement boundaries are to be reviewed and
new or expanded development allocations made, full recognition must be given to the
existence of any pipeline consultation zones and development allocations made in
accordance with the relevant PADHI+ Guidelines.

3.3

We also welcome and support the suggested retention of a ‘Pipeline Policy’ within the new
LDP, and support the proposed policy recognition and protection to be given to the pipeline
consultation corridors within Aberdeenshire. This approach will be consistent with national
and strategic planning policy which supports the recognition and protection of pipelines.
Inclusion of such a policy in the new LDP will ensure consistency throughout the planning
process.

3.4

In response to the proposed spatial framework for wind turbines, we would request that this is
reassessed to take into account the pipeline consultation zones that cross the Aberdeenshire
Area and the Guidance provided by UKOPA.

Policy SG Rural Development 2: Wind

turbines should also be amended to include specific reference to the pipeline consultation
zones and a new criteria added to ensure that proposed new turbines are directed away from
these areas where any potential conflicts between these uses arise.
3.5

We trust these comments will be of interest and assistance, and will be afforded due
consideration in the preparation of the Proposed Plan.

3.6

We would be grateful if you would acknowledge safe receipt of this submission, and we would
welcome the opportunity to discuss these points with you in further detail should this be
required.

JOHN HANDLEY ASSOCIATES LTD
Chartered Town Planning Consultants
1 St Colme Street
Edinburgh
EH3 6AA
T: 0131 220 8253
E: john.handley@johnhandley.co.uk
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Directorate for Planning and Environmental Appeals

The Scottish
Government

REPORT TO SCOTTISH MINISTERS ON THE--PROPOSED ABERDEEN
CITY AND SHIRE STRATEGIC DEVELOPMENT PLAN

STRATEGIC DEVELOPMENT

PLAN EXAMINATION

carried out under Section 12 of the
Town and Country Planning (Scotland) Act 1997

Reporters:

Scott Ferrie MSc MRTPI
Stephen Hall BA (Hons) BPI MRTPI

Date of Report:

21 January 2014

PROPOSED ABERDEEN CITY AND SHIRE STRATEGIC DEVELOPMENT PLAN

Dee Special Area of Con.servation. From the responses to the further information
requests mentioned above, I g~ther that Scottish Natural Heritage is content to regard
this matter also as resolved, provided the cross reference to mitigation in the Habitats
Regulations Appraisal is included in the plan. On this basis I conclude that no reference
to a water shortage plan requires to be.included. in the strategic development plan.
52. Stewart Milne Homes opposes the target relating to water-saving technology. As
discussed above, there are particular reasons, relating to the River Dee, why water
conservation i$ a partlcularly important issue in Aberdeen City and Shire. Building
regulations may not be as sensitive to these regional considerations as the planning
system. Paragraph 39 of Scottish Planning Policy also states that decisions on new
development should promote the efficient use of infrastrucfure and support sustainable
water management. I therefare conclude that no modification to the plan is required. In
reaching this canclusian I am also mindful of the desirability of nat madifying warding that
has been railed farward from the existing approved plan unless circumstances have
clearly changed.
Identificatian and safeguarding .ofpipeline carridars
53. I consider the safeguarding of land around existing pipelines to be more likely to be
an issue for local development plans to address, due to the site-specific nature of the
safeguard required and the absence of obvious cross-boundary implications. I note that
paragraph 41 of Circular 6/2013 does not identify this as an expected topic for strategic
• development plans. I conclude that n.omodificatian to the plan is required.

Reporter's recommendations:
u'

I recammend that the following modificatians be made:
1. In the second sentence of paragraph 4.9, replace "energy" with "heat and power'.
2. Amend the final sentence of paragraph 4.17 to read: "During and beyond the period
of mis plan the effects of climate change may affect the river and appropriate adaptation
measures may nave to be taken by

a

range of organisations:

This could inctuae

measures such as reducinfj the amount ot water Seottish Water are lieensed to take from
the River Dee."

3. Amend the second target.on page 31 of the-plan to read: "For the equivalent of the
city region's electricity needs to be met from renewable

sources by 2020."

4. Amend the sixth target on page 31 of the plan to read: "To work towards at least an
'extra 300,000 tonnes

of new waste-management

infrastructure."

5. Add an additional bullet point after the third existing bullet point under How to meet
the targets on page 31 oUhe plan to read: "Local development plans. (and_supplementary
guidance) will promote water efficiency and water saving measures in all relevant
deveiopments. "

6. Add additional sentence at the end of paragraph 5.6 to read: "The Habitats
Regulations Appraisal
that stage."

of this plan contains safeguards-whiCh

53

will need to be applied at

I.

I,
Adopted Dunfermline & West Fife Local Plan
OS Copyright Statement

I

I

I,

Site boundaries and landscaping should be designed in a sensitive manner and respect
local topography, and local building and planting traditions.
Where existing equipment is being replaced, the new infrastructure shall be less
visually intrusive. When equipment becomes redundant, it must be removed and the
site left in good order at the operator's expense .

.~ POLICY 17: HEALTH AND SAFETY CONSUL TATION ZONES
"

~
~ Development proposals within the safeguard consultation zones and pipeline
,': consultation corridors identified on the Proposals Map will be determined in
~
J., consultation with the Health and Safety. Executive and the facility's operators/owners.

l~

J-.l-, -r-:;;.;-,"~=~?='~=.' ~--"""",,--=--:--=-,".,.,-,..,--,-----------------__I
J :Rea~ori.,
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Issue 105

POLICY B15: PIPELINES AND MAJOR ACCIDENT HAZARDS

Development plan
reference:

Policy 815 - Pipelines and Controls of Major Accident
Hazards
Pipelines and Pipeline Notification Zones shown on

Body or person(s) submitting

a representation

Reporter:
Richard Hickman

raising the issue (reference no.):

Shell (UK) Ltd (554)
National Grid (891)

Provision of the
development plan
to which the issue
relates:
Planning authority's

Provides the, means to' assess development
Pipelines and Major Accident Hazards

proposals which may affect

summary of the representation(s):

General Support
554, 891 Support the inclusion of this policy in the Local Development Plan and feels that it is a
means of ensuring that consideration of the presence of high pressure gas transmission pipelines
and appropriate consultation take place.
Policy Wording
554 The respondent

would like to provide their general support for the inclusion of Policy 815.

However request that the wording of the policy should be amended to reflect the need to consult
with operators of these pipelines.
Development proposals within consultation zones for" hazardous
in consultation with the Health and Safety Executive.

installations

should be determined

This is to enable Pipeline operators to be aware of any proposals which may impact upon the
pipeline system. In turn this will ensure that any proposed development is in accordance with the
HSE Planning Advice for Developments near Hazardous Installations (PADHI) Guidelines.

Modifications

sought by those submitting

representations:

Policy Wording
.
554 The respondent would like the policy text amended as follows: "In determining planning
applications for development within consultation zones for hazardous installations, the City Council
will take full account of the advice from the Health_and Safety Executive and the facility's operators
and owners and will seek to ensure: that any risk
people's safety is not increased".

to

Proposals Map
891 The respondent would like the notification areas for the pipelines, but not the detailed mutes of
the pipelines
themselves, to be added- to the Proposals Map.
~.
'.r."

Policy Wording
554 The Council recog'nises the inip6rt~mce of pipelines and the need to ensure that appropriate
development takes place in the vicinity. The Council also recognises the important role of the Health
and Safety Executive in helping to determine the nature and extent of wher-e development is
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appropriate. The Council consults the Health and Safety Executive if a planning application for a
development is within the pipeline notification zones. In addition to this, the Council carries out best
practice recommended by the Health and Safety Executive and consults the pipeline operators and
owners on each planning application that is received which seeks to ensure that any risk to people's
safety is not increased. When a planning application for a development within the pipeline
notification zone is outwith the standards set to consult with the Health and Safety Executive, the
Council still consults with the pipeline operators and owners. The Council will continue to operate
this best practice when determining planning applications within the pipeline notification zones. As
such it is not appropriate to amend the text within Policy 815 Pipelines and Major Accident Hazards.
Proposals Map
891 The pipeline notification zones are displayed on the Additional City Wide Proposals Map. It is
therefore not appropriate to also display the notification zones on the City Wide Propesals Map.
Reporter's conclusions:

j~~~Theamendment of the wording of Poficy 815 put forward on behalf of Shell (UK) Ltd proposes
the inclusion of the phrase "and the facility's 'operators and owners" after the phrase''will take full
account of the advice from the Health and Safety Executive".
2. Paragraph 3.38 of the local development plan explains that the council has a statutory obligation
to ensure the safety of hazardous installations, including pipelines, and that this is achieved through
consultation with the Health -and Safety Executive where proposals come forward within the agreed
consultatiorn distances, The wording of P'olicy 815 then commits. the council to take.full account of
the resulting advice.
3. The council has nq such obligation to take full account of the views of pipeline operators and
owners, but consults them on relevant planning applications as a matter of best practice, as
recommended by the Health and Safety Executive. Accordingly I do not think it appropriate to alter
the·.wording of the policy to impose an obligation on the planning authority to take full account of the
I~yiew.sof pipeline oper~~ors.and owners. However, given that it is good practice to consult them, and
IBrtnecouncil is committed to doing this, I agree with Shell (UK) ltd that it would be desirable to make
some mention of this further safeguard in the local development plan, for the reassurance of the
public and the operators.
4. Turning to the representation on behalf of National Grid about the inclusion of the consultation
notification areas on th~ proposals map, I note that these are shown on the Additional City Wide
Proposals Map which is printed on the reverse side of the City Wide Proposals Map. I agree with
ttie.council that there is no need for the zones to be shown on both maps.
~."
.
Reporter's recommendations:
Modify the local plan by the insertion of the following new sentence at the end of paragraph 3.38
(page 29):
"The council will also consult the owners/operators of such installations where relevant planning
applications are received."
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CC1NTENTS
1

Introduction
Vision
Aberde-en's position in the Nation-al Planning Framework-for

Scotland

Aberde-en- City and Shire Structure Plan
Aiberdeen tocal Development-Plan

- W9rking towards the vision

-,.

Policy BI4 - Aberdeen Airport and Aberdeen Harbour
Within the operational land applying to Aberdeen Airport and Aberdeen Harbour
there will be a presumption in favour of uses associated with the airport and
harbour respectively.
Public Safety Zones have been established for Aberdeen Airport (shown on the
Proposals Map) where there is a general presumption against certain types of
development as.set out in Scottish Governments Circular 8/2002. Due regard will
be paid to the safety, amenity impacts on and efficiency of uses in the vicinity of
the Ailport and ~a'rl;>our.

.c:

Pipelines and Major Accident Hazards
J

.

I

3.38 Aberdeen contains a number of.plpelines associated with the oil and gas
industr~. Whilst,they"are subject to the:stdngent 'controls under existing health and
safety legislation, it is also a requirement of EU Council Directive 96/82/EC [Seveso II)
to control the kinds of development permitted in the vicinity of these installations. For
this reason, we have been advised by the Health and Safety Executive of consultation
distances for these installations. Land within these consultation distances is shewn by
the pipeline notification areas on the Proposals Map. The Council will also consult the
owners/operators of such installations where relevant planning applications are
received.
-,

Policy BIS - Pipelines and Controls of Major Accident Hazards
In detrrmining planning applications for development within consultation distances
for hazardous installations, the City Council will take full account ofthe advice from
the HJalth and.Safety Executive 'and will seek to ensure that any risk to people's
safety1is not increased.

I

Meeti~gHousing and Community Needs
3:39 our vision for Aberdeen as a place which offers a high quality of life requires us
to create sustainable communities in which amenity is maintained to a high level and
for a wide choice of housing styles and types to be made available for everyone.
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Issue 18

Environmental Protection and Public Safety

Environmental Protection and Public Safety
Policies, page 50-60
EP4 - Health and Safety Consultation Zones,
page 54
EP8 - Noise Pollution, page 56
Development Plan EP9 - Waste Management Infrastructure, page
Reporter:
57
Hugh M Begg
reference:
EP10 - Management of Inert and Construction
Waste, page 58
EP11 - Air Quality Management Areas, page 58
EP12 - Contaminated Land, page 60
Binn Farm, page 94
Body or person(s) submitting a representation raising the issue (including
reference number):
Lynne Palmer (00239)
Helen Borland-Stroyan (00826)
Councillor Michael Barnacle (02633)
Scottish Environment Protection Agency (03194)
Scottish Natural Heritage (05211)
Abernethy & District Community Council (09215)
SSE plc (09311)
Shell UK Ltd (09313)
Network Rail (09414)
Dr Robert Walker (09986)
BP North Sea Infrastructure (09994)
SITA UK (10022)
Homes for Scotland (10214)
Environmental protection and public safety policies (that are not
Provision of the
development Plan already dealt with elsewhere) including Health and Safety
to which the issue consultation zones, noise pollution, waste management, air quality
management areas and contaminated land policy.
relates:
Planning authority’s summary of the representation(s):
General
Network Rail (09414/2/002): The importance of level crossing safety warrants a new
policy to be included in Chapter 3.6 Transport and Accessibility and 3.11 Environmental
Protection and Public Safety specifically addressing level crossing safety matters; or
alternatively an amendment to Policy TA1 and a new policy in Chapter 3.11
Environmental Protection and Public Safety.
Consultation Zones for Hazardous Installations (Policy EP4)
BP North Sea Infrastructure (09994/1/001): Ensure that planning applications within
consultation zones for hazardous installations are determined in consultation with the
facility's operators and owners so that risk to people's safety is not increased. This is in
line with Heath and Safety Executive best practice, and Scottish Government Reporters'
approach in respect of other LDPs (Health and Safety Executive best practice referred to
but relevant document not named).
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Shell UK Ltd (09313/3/001): General support for the policy however consultation should
also be carried out with the facility’s owners and operators. This will inform pipeline
operators of development proposals that may impact on the pipeline network.
Consultation zones should be shown on settlement maps and proposed development in
these zones must be assessed against Planning Advice of Development near Hazardous
Installations guidelines. Aberdeen City Council Schedule 4 105 Policy B15 (S4_Doc_193)
and Shell MIR representation (S4_Doc_192).
Noise Pollution (Policy EP8)
Dr Robert Walker (09986/1/001): The policy provides insufficient detail on noise pollution,
in particular measures that are indicated in PAN 1/2011 Planning and Noise
(S4_Doc_195) could have been considered for inclusion.
SSE plc (09311/1/009): There is a minor tension between the requirements of this policy
and the requirements of Working Group on Wind Turbine Noise, 1996 "The assessment
and rating of noise from wind farms (ETSU R-97)" (S4_Doc_194) that applies to wind
energy development. For example, under the terms of the proposed policy, there could
be a presumption against a wind farm even if it meets the standards set out in ETSU
because a commercial wind farm could be considered as a development that generates
high levels of noise. Should such a development be sited within proximity of a settlement
or grouping of residential dwelling houses, then there could be an initial presumption
against the consenting of the wind farm even if it meets the standards set out in ETSU.
Whilst it is recognised that this policy is a general development policy that is intended to
apply to all forms of development, It is recommended that the policy is re-drafted to
recognise that there is legislation that governs permissible noise emissions from
development proposals. The LDP should not seek to provide more stringent policy tests
than this.
Waste Management Infrastructure (Policy EP9)
Abernethy & District Community Council (09215/1/001): In the first sentences the word
'any' is used twice referring to activity and process. While this is followed by a list of
criteria it is felt the word 'any' is too vague and all encompassing a term and should be
removed for clarity. And criterion (l) of the policy needs to indicate how any heat
generated would be used and not wasted to comply with Scotland's Zero Waste Plan
Scottish Government, 2010 "Scotland's Zero Waste Plan" (Core_Doc_042)and the Plan's
sustainable development policy. Support of the policy cannot be claimed if there is to be
no proper use of heat and/or energy. More than a paper demonstration of possible or
potential uses that could be explored is required.
SITA UK (10022/1/001): General support, however, it is inappropriate to require
restoration bonds where these overlap with Scottish Environment Protection Agency’s
regulatory regime Scottish Government, 2000 "Pollution Prevention and Control
(Scotland) Regulations" SSI 2000/323 (Core_Doc_121). Clarification also needed that
restoration bonds only relate to landfilling activities and not to other waste treatment and
recycling facilities. Also, criterion (k) is confusing in that it requires satisfactory mitigation
measures to be proposed for any unacceptable impacts arising from a list of both
emissions and resources.
SITA UK (10022/2/001): Support the presumption in favour of retention of existing waste
management sites which support the delivery of zero waste Scottish Government, 2010
"Scotland's Zero Waste Plan" (Core_Doc_042) but would suggest that the policy be
worded so as to safeguard all such existing sites rather than only those key sites
identified in the Plan. Such support should also be extended to cover changes to existing
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sites to accommodate new recycling/treatment initiatives in the future, as waste
management is a continually evolving business and to assist movement of waste
treatment and handling up the waste hierarchy.
Scottish Environment Protection Agency (03194/10/001): The presumption in favour of
retention of waste management sites is welcomed. However all waste management
facilities work together in a waste infrastructure network, for example landfill facilities will
continue to be required as there will always be waste from which no further value or
resource can be recovered and therefore will need to be disposed of. Therefore, all waste
management facilities, from landfill facilities right up to neighbourhood recycling points,
are required and should be retained as they all have a role to play in delivering the aims
of the Zero Waste Plan. To be consistent therefore with Scottish Government, 2010
"Scotland's Zero Waste Plan" (Core_Doc_042), it is recommended that the word key is
removed, and instead refer to the retention of existing and consented waste management
sites.
Scottish Environment Protection Agency (03194/11/001): We recommend that the
wording of criterion (i) is expanded to identify that employment land allocated under
Policy ED1 is appropriate for waste management uses. As written, the policy simply
refers to ‘industrial areas’; and in the following criterion (j) ‘compatible with surrounding
development and the underlying land allocation where this is not employment’. The Zero
Waste Plan Annex B paragraph 5.6 Scottish Government, 2010 "Scotland's Zero Waste
Plan" (Core_Doc_042) requires development plans to safeguard all active and consented
waste management sites and identify appropriate locations for all waste management
facilities, where possible on specific sites or supported by a policy framework to facilitate
development; and paragraph 5.9 provides a clear range of locations where development
plans should consider appropriate for waste management uses which includes Industrial
and Employment areas. It is therefore appropriate to locate waste management facilities
on land allocated by Policy ED1.
Ms Lynne Palmer (00239/1/001): Support for Policy EP9B, although suggests that a gas
plasma plant or other facility will be required to deliver zero waste, and more recycling will
be required to reduce landfill. Agrees that Supplementary Guidance is needed. Scottish
Government, 2010 "Scotland's Zero Waste Plan" (Core_Doc_042)
Councillor Michael Barnacle (02633/1/021): Support for Policy EP9
Binn Farm
Abernethy & District Community Council (09215/2/001): There is insufficient information
in the table at paragraph 5.1.7 (S4_Doc_802) for Binn Farm.
Abernethy & District Community Council (09215/10/001): All other inset maps have an
accompanying page with reference to: Description, Spatial Strategy Considerations, and
Infrastructure Considerations. However in the case of Binn Farm, there are 2 lines in
paragraph 5.9.1 above the map, informing of very little. Insufficient information is
provided.
Abernethy & District Community Council (09215/11/001): Inset map does not allow
proper consideration because it is not the same as all the other inset maps. The Plan
should clearly classify Binn Farm as more than employment land to fully reflect its use.
The Plan fails to comply with statutory requirements because it does not contain a proper
site assessment and report. A Master Plan incorporating transport assessment,
landscape framework and environmental controls would also be beneficial.
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SITA UK (10022/3/001): Support the identification of Binn Farm
Management of Inert and Construction Waste (Policy EP10)
Scottish Environment Protection Agency (03194/12/001): Supports the identification that
industrial areas and brownfield land is considered appropriate for inert and construction
waste. This is largely in line with guidance contained within the Zero Waste Plan Annex
B paragraph 5.9 section 5 ‘Construction and Demolition Waste’ (S4_Doc_196).
Scottish Natural Heritage (05211/25/010): In line with the outcome of the HRA and
Appropriate Assessment processes it is considered prudent that the following criteria
should be added to the policy on page 58 to ensure that there are no significant impacts
on the qualifying interests of European sites as a result of the management and
processing of inert and construction waste:
‘(e) They will not result in adverse impacts, either individually or in combination, on the
integrity of a European designated site(s).’
Zero Waste Plan Annex B paragraph 5.9 section 5 "Construction and demolition waste"
(S4_Doc_196)
Air Quality Management Areas (Policy EP11)
Lynne Palmer (00239/2/001): Perth’s Air Quality Management Area (AQMA) does not
cover the waste water treatment works at Rhind Road. In addition, the Air Quality
Management Area will require enlargement to accommodate incinerators and possible
new plants like a gas plasma plant or other facility.
Helen Borland-Stroyan (00826/1/001): Support for Policy EP11
Scottish Environment Protection Agency (03194/13/001): Support for this policy because
it identifies the Air Quality Management Area and will ensure that impacts on air quality
from new development in this sensitive area are mitigated. This will help minimise any
additional detrimental impact on air quality, and receptors of the air quality in this area,
going forward.
Contaminated Land (Policy EP12)
Homes for Scotland (10214/1/025): This policy is currently silent with regards sites in the
established supply that are on contaminated land. Any sites that are currently constrained
due to the excessive costs of clean up should be identified. Their remediation can be
encouraged and supported through action plans, flexibility over developer contributions
and affordable housing provision, or other incentives.
Scottish Natural Heritage (05211/25/011): In line with the outcome of the Habitats
Regulation Assessment and Appropriate Assessment processes and in order to ensure
no adverse impact on the integrity of a European site(s), after ‘that appropriate
remediation measures can be incorporated in order to ensure the site/land is suitable for
the proposed use…’ at the end of paragraph 2 of Policy EP12 (page 60), add the
following additional text:
‘and in order to ensure that contamination does not adversely affect the integrity of a
European designated site(s).’
Modifications sought by those submitting representations:
General
Network Rail (09414/2/002): New transport policy on level crossing safety is suggested
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and should confirm the following:
‘1. Perth & Kinross Council have a statutory responsibility under planning legislation to
consult the statutory rail undertaker where a proposal for development is likely to result in
a material increase in the volume or a material change in the character of traffic using a
level crossing over a railway;
2. As a first principle, Network Rail would seek to close level crossings where possible.
Network Rail will not allow new level crossings except in exceptional circumstances
whereby it may be replacement or relocation.
3. Any planning application which may increase the level of pedestrian and/or vehicular
usage at a level crossing should be supported by a full Transport Assessment assessing
impact and mitigation measures including assessment of closure; and
4. The developer is required to fund any qualitative improvements required to the level
crossing identified as a direct result of the development proposed.’
Alternatively, Network Rail (09414/2/002) suggests another solution that would also be
acceptable. Policy TA1 should be amended to include for level crossings as follows:
‘New development Proposals should:
(b) incorporate appropriate mitigation on site and/or off site, provided through developer
contributions where appropriate, which might include improvements and enhancements
to the walking/cycling network and public transport services including railway and level
crossings, road improvements and new roads;
Development for significant travel generating uses in locations which would encourage
reliance on the private car will only be supported where:
(c) it would not have a detrimental effect on the capacity or safety of the strategic road
and/or rail network including level crossings’.
A statement should also be included in Supplementary Guidance that will explain how a
Transport Assessment will assess impact and appropriate mitigation from development
proposals on level crossings; and a new Environmental Protection and Public Safety
policy should also be included, the terms of which are not put forward.
Consultation Zones for Hazardous Installations (Policy EP4)
BP North Sea Infrastructure (09994/1/001): Add ‘In determining planning applications for
development within consultation zones for hazardous installations, the Council will
consult with and take full account of advice from the facility's operators and owners and
will seek to ensure that any risk to people's safety is not increased.’
Shell UK Ltd (09313/3/001): Policy EP4 reworded:
‘In determining planning applications for development within the Pipeline Consultation
Zones identified on the proposals and insert maps, the Council will seek the advice of the
Health and Safety Executive and the facility’s operators and owners. The Council will also
seek the advice of the Health and Safety Executive and the facility’s operators and
owners on the suitability of any proposals for a new notifiable installation within the Plan
area or any proposal within the consultation zone of any other notifiable installation.’
Noise Pollution (Policy EP8)
Dr Robert Walker (09986/1/001): Policy should be modified to include a reference to new
Supplementary Guidance for preventing and limiting the adverse effects of noise pollution
created by present and future developments.
SSE plc (09311/1/009): Amend policy to allow permissible noise emissions from wind
farm development proposals as set out in Working Group on Wind Turbine Noise, 1996
"The assessment and rating of noise from wind farms (ETSU R-97)" (S4_Doc_194).
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Waste Management Infrastructure (Policy EP9)
Abernethy & District Community Council (09215/1/001): Removal of “any” from the first
sentence to remove ambiguity; rewrite criterion (l) to describe how heat will be utilised.
SITA UK (10022/1/001): Policy to make clear that restoration bonds should not be
required where these overlap with Scottish Environment Protection Agency’s regulatory
regime, and the policy should be amended to clarify that restoration bonds should only
relate to landfilling activities and are unnecessary in respect of other waste treatment and
recycling facilities. In respect of paragraph (k) of the policy, which is unclear SITA
suggests that if these are to be listed they should be divided into environmental elements
upon which the impacts are to be considered (e.g. water resources, built heritage) and
emissions, the impact of which are to be considered/mitigated (e.g. leachate, noise).
SITA UK (10022/2/001): New wording for Policy EP9A as follows:
‘There will be a presumption in favour of retention of existing waste management sites
which support the delivery of zero waste and changes to those sites that again support
the delivery of zero waste’.
Scottish Environment Protection Agency (03194/10/001): Use ‘existing and consented’ in
place of ‘key’.
Scottish Environment Protection Agency (03194/11/001): Amend policy to identify
employment land (Policy ED1 sites) as locations appropriate for waste management
facilities.
Binn Farm
Abernethy & District Community Council (09215/2/001): More information on Binn Farm
should be included in the table at paragraph 5.1.7 (S4_Doc_802).
Abernethy & District Community Council (09215/10/001): Amend Plan to provide
appropriate and accurate information in respect of Binn Farm.
Abernethy & District Community Council (09215/11/001): Amend Plan to provide
appropriate and accurate information to allow consideration.
Management of Inert and Construction Waste (Policy EP10)
Scottish Natural Heritage (05211/25/010): In line with the outcome of the HRA process,
add the following criterion to the policy on page 58 to ensure that there are no significant
impacts on the qualifying interests of European sites as a result of the management and
processing of inert and construction waste:
‘(e) They will not result in adverse impacts, either individually or in combination, on the
integrity of a European designated site(s).’
Air Quality Management Areas (Policy EP11)
Lynne Palmer (00239/2/001): Enlarge Perth Air Quality Management Area.
Contaminated Land (Policy EP12)
Homes for Scotland (10214/1/025): Sites in the established supply that are on
contaminated land and are constrained by clean up costs should be identified in this
policy and action plans to encourage and support their remediation are required. This
might include flexibility of level of developer contributions and affordable housing
provision, or other incentives to remove blight.
263

PERTH AND KINROSS PROPOSED LOCAL DEVELOPMENT PLAN

Scottish Natural Heritage (05211/25/011): In line with the outcome of the Habitats
Regulation Assessment and Appropriate Assessment processes and in order to ensure
no adverse impact on the integrity of a European site(s), after ‘that appropriate
remediation measures can be incorporated in order to ensure the site/land is suitable for
the proposed use…’ at the end of paragraph 2 of Policy EP12 (page 60), add the
following additional text:
‘and in order to ensure that contamination does not adversely affect the integrity of a
European designated site(s).’
Summary of responses (including reasons) by planning authority
General
Network Rail (09414/2/002): The issues are noted and it is recognised that the railway
network contributes to the aims and objectives of the LDP. However, the matters raised
may be more properly addressed through the Development Management process.
No modification is proposed to the Plan.
However, if the Reporter is so minded then a new Policy to be numbered EP15 could
added in order to improve the safety of the railway and the public:
‘Perth & Kinross Council have a statutory responsibility under planning legislation to
consult the statutory rail undertaker where a proposal for development is likely to result in
a material increase in the volume or a material change in the character of traffic using a
level crossing over a railway. As a first principle, Network Rail would seek to close level
crossings where possible. Network Rail will not allow new level crossings except in
exceptional circumstances whereby it may be replacement or relocation. In all instances:
(i) Any planning application which may increase the level of pedestrian and/or vehicular
usage at a level crossing should be supported by a full Transport Assessment assessing
impact and mitigation measures including assessment of closure; and
(ii) The developer is required to fund any qualitative improvements required to the level
crossing identified as a direct result of the development proposed.’
As suggested by the Respondent.
Alternatively, the respondent has suggested that Policy TA1 could be amended to include
the following text highlighted in bold:
‘… New development Proposals should:
(b) incorporate appropriate mitigation on site and/or off site, provided through developer
contributions where appropriate, which might include improvements and enhancements
to the walking/cycling network and public transport services including railway and level
crossings, road improvements and new roads;
…. Development for significant travel generating uses in locations which would
encourage reliance on the private car will only be supported where:
(c) it would not have a detrimental effect on the capacity or safety of the strategic road
and/or rail network including level crossings…’
Consultation Zones for Hazardous Installations (Policy EP4)
BP North Sea Infrastructure (09994/1/001); Shell UK Ltd (09313/3/001): The Council
recognises the importance of consultation zones for pipelines and other notifiable
installations, and of the need to ensure that appropriate development takes place in the
vicinity. Consultation zones are shown on the Proposals Map. The Council consults the
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Health and Safety Executive when determining planning and other applications for
consent within consultation zones. The Council carries out best practice recommended
by the Health and Safety Executive and additionally consults facility operators and
owners to ensure that any risk to people’s safety is not increased and the pipeline is
protected. It is considered that no modification to the policy is required as the Council will
continue to operate best practice in this respect.
No modification is proposed to the Plan.
However, if the Reporter is so minded the following text could be used to replace the text
in the existing policy:
“‘In determining planning applications for development within the Pipeline Consultation
Zones identified on the proposals, insert maps and Appendix 3, the Council will seek and
take full account of the advice from the Health and Safety Executive and the facility’s
operators and owners.
The Council will also seek the advice of the Health and Safety Executive and the facility’s
operators and owners on the suitability of any proposals for a new notifiable installation
within the Plan area or any proposal within the consultation zone of any other notifiable
installation.’
The Council would be comfortable with this modification because it would not have any
implications on other policies in the LDP.
Noise Pollution (Policy EP8)
Dr Robert Walker (09986/1/001): It is considered that modification to the policy is not
required because the policy sufficiently covers the development planning requirements of
PAN 1/2011 Planning and Noise (paragraphs 11-13) (S4_Doc_806). In addition, the
effects of noise have been considered within the strategic environmental assessment of
the Main Issues Report. The PAN also suggests that mitigation measures are more
appropriately implemented through Development Management process by the use of
planning conditions and/or a legal agreement (paragraph 21). Consequently, there is no
need to repeat this in the LDP. The Policy cannot be made to apply to present
developments however noise pollution from present developments is covered elsewhere
by Environmental Health legislation.
No modification is proposed to the Plan.
SSE plc (09311/1/009): The Council recognises the importance of wind energy
development but considers that a specific amendment to accommodate noise emissions
for wind farms is not required within the LDP because this is an area of planning that is
effectively assessed through the Development Management process. Working Group on
Wind Turbine Noise, 1996 "The assessment and rating of noise from wind farms (ETSU
R-97)" (S4_Doc_194) is already used to regulate wind farm noise in planning applications
and effective control is achieved through planning conditions and/or a legal agreement.
The detail of this issue is more appropriately dealt with through Supplementary Guidance
on renewable energy.
No modification is proposed to the Plan.
Waste Management Infrastructure (Policy EP9B)
Abernethy & District Community Council (09215/1/001): The proposed removal of the
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word ‘any’ would not make sense and, in the absence of a list or further definitions, it
would not be clear which activities and processes would be supported or unsupported by
the policy. And in relation to criterion (l), the policy already asks for the viability of heat
and/or electricity generation to be fully explored and an amendment to the policy is
therefore not considered necessary. Paragraph 4.9 Annex B of Scotland’s Zero Waste
Plan (S4_Doc_432) requires planning authorities and developers to consider sites that
have the potential to maximise the potential for the re-use of waste heat through colocation with potential heat users.
No modification is proposed to the Plan.
SITA UK (10022/1/001): The policy should not be amended because restoration bonds
are only required where appropriate. The suggestion to rewrite criterion (k) is noted and
accepted.
If the Reporter is so minded it is recommend that the following text is inserted to replace
the existing text:
‘… (k) the proposal demonstrates satisfactory mitigation measures for any unacceptable
impacts arising from the development with respect to emissions including: air, noise,
odour, dust, litter, vermin, birds, insects, leachate and surface water. It will also be
necessary to mitigate any visual impact, traffic impact, impact on the natural or built
heritage, and the water resource. Cumulative impacts will also be considered; …’
The Council is comfortable with this modification because it would not have any
implications on Policy EP9 or other policies within the LDP.
Waste Management Infrastructure (Policy EP9A)
SITA UK (10022/2/001): It is accepted that all waste management facilities have a role to
play and as a consequence ‘key’ could be removed from the text in the first line of the
policy.
If the Reporter is so minded it is recommend that the text is deleted and the Council
would be comfortable with this modification as it would not have any implications on any
other policies in the Plan.
Scottish Environment Protection Agency (03194/10/001): The issue raised is considered
to be already covered by the existing wording of the policy.
No modification is proposed to the Plan.
However, if the Reporter is so minded to recommend that the proposed modification is
adopted, the Council would be comfortable with this modification because it would not
have any implications on Policy EP9 or other policies within the LDP.
Scottish Environment Protection Agency (03194/11/001): This issue is dealt with
elsewhere and reference to the schedule 4 no 05 - Economic Development is highlighted
for further information on this issue, where Scottish Environment Protection Agency
(03194/1/001) comment on waste uses on employment and industrial sites.
Binn Farm
Abernethy & District Community Council (09215/2/001, 09215/10/001 & 09215/11/001):
The issue raised is noted. Additional information regarding this issue was submitted by
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Binn Eco Park after the close of the period of representations. This can be made
available to the Reporter for consideration if requested and form the basis of a
masterplan for the site.
However, it is suggested that the requirement to prepare a Masterplan for the site would
address the concerns of the Community Council and provide the most up to date
information from the developer/landowner including the waste management uses and any
necessary changes to the site boundary once more detailed work is undertaken. The
map in the Plan describes the extent of existing planning consents however if more land
is required, this should be informed by Supplementary Guidance.
The Supplementary Guidance in the form of a masterplan could be Non-statutory or
Statutory. If the latter the masterplan should cover (as minimum) the following matters:
the uses to be accommodated on the site, the processes and technologies, the
environmental effects and any mitigation necessary; the boundaries of the site, hours of
working and traffic matters.
If the Reporter is so minded to recommend modifying the Plan to include a requirement
for Supplementary Guidance to be prepared, the Council would be comfortable with this
modification because it would not have any implications on other sites or other policies
within the LDP.
Management of Inert and Construction Waste (Policy EP10)
Scottish Natural Heritage (05211/25/010): No change requested to the Plan. However
the Habitats Regulations Assessment notes the policy contains no measures to ensure
the protection of the qualifying interests of Natura 2000 sites for future proposals arising
under this policy. It is considered that adding the following additional criteria to the list in
Policy EP10 on page 58 would provide greater clarity and transparency:
‘They will not result in adverse impacts, either individually or in combination, on the
integrity of a European designated site(s).’
If the Reporter is so minded to recommend that the proposed modification is adopted, the
Council would be comfortable with this modification as it would ensure consistency with
other policies in the LDP, namely Policy NE1: International Nature Conservation Sites,
where the potential to have an effect on a Natura site is possible.
Air Quality Management Areas (Policy EP11)
Lynne Palmer (00239/2/001): Modification to the existing Air Quality Management Area is
a matter to be covered in any revision to the Air Quality Management Plan which will be
done under separate legislation.
No modification is proposed to the Plan.
Contaminated Land (Policy EP12)
Homes for Scotland (10214/1/025): The remediation of contaminated land is covered by
separate legislation and the Housing Land Audit is the appropriate place to consider the
effectiveness of sites. This level of detail is not appropriate for the LDP.
No modification is proposed to the Plan.
Scottish Natural Heritage (05211/25/011): It is considered that amending Policy EP12 to
incorporate the mitigation measures as set out in the Habitats Regulations Appraisal
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(including Appropriate Assessment) of the Proposed Plan, and detailed in the previous
section would provide greater clarity and transparency for applicants as to which
settlements and in what circumstances the provisions of the Plan’s Policy NE1:
International Nature conservation Sites will apply, for proposals arising under these
policies and would also set out what will be expected of them in making their planning
application.
If the Reporter is so minded it is recommended that the following text is inserted to
replace the existing text:
‘Consideration will be given to proposals for the development of contaminated land, as
defined under Part IIA, Section 78A (2) of the Environmental Protection Act 1990, where
it can be demonstrated to the satisfaction of the Council that appropriate remediation
measures can be incorporated in order to ensure the site/land is suitable for the proposed
use and in order to ensure that contamination does not adversely affect the integrity of a
European designated site(s).’
Reporter’s conclusions:
General
1. There is no need for the insertion of a new policy specifically addressing level crossing
safety. It has been explained in connection with Issue 10 why Policy TA1B: New
Development Proposals should be modified in the light of the concerns of Network Rail.
Policy EP4: Health and Safety Consultation Zones
2. There is no doubt that consultation zones should form part of the local development
plan and that they are a material consideration in the determination of planning
applications. Policy EP4 recognises these facts. However, given their importance from a
health and safety point of view, there is some merit in further clarifying the approach of
the council by modifying the text of the policy in line with the suggestions made by those
who have submitted representations on this matter.
Policy EP8: Noise Pollution
3. PAN 1/2011: Planning and Noise confirms that development plans have an important
role to play in helping to limit the overall number of people exposed to potential adverse
effects of noise. Paragraphs 11 to 13 provide advice and information on relevant
technical planning matters. Within that general framework Policy EP8: Noise Pollution
sets out the council’s approach in sufficient detail to provide an adequate context for the
efficient and effective conduct of the process of development management with regard to
noise pollution. It is a matter for the council to decide whether further detail would be
helpful and be provided through the issue of supplementary guidance. However, it is
pointed out at paragraph 14 of PAN 1/2011 that discussions with the planning authority
prior to submitting an application will assist in deciding the level of detail required from an
applicant in respect of noise. Supplementary guidance can be very helpful in structuring
such discussions. Drawing these matters together, there is no need for a modification to
this policy of the Proposed Plan.
4. Policy EP8 sets out the Council’s approach to noise pollution attributable to all forms
of new development. The terms of the policy do not incorporate an initial presumption
against a wind farm which can meet the standards set out in the report of Working Group
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on Wind Turbine Noise (1996). It is for the council to decide whether it would be helpful
to provide further detail, through supplementary guidance on renewable energy, on how
this general policy will be applied to particular applications for approval of proposed wind
farms. Whether or not a particular application meets the terms of Policy EP8 and the
required standards is a matter which can be dealt with as part of the development
management process. In that context, the suggested noise limits set out in ETSU R-97
have been presented in a manner that makes them a suitable basis for noise related
planning conditions or obligations between the developer of a wind farm and the council.
Policy EP9A: Existing Waste Management Infrastructure
5. The Council has made an unequivocal commitment to the aims of the Scottish
Government’s Zero Waste Plan (2010). Given the urgent need for the necessary network
of waste management facilities to be put in place at appropriate locations there is some
merit in including the phrase “existing and consented” within the text of the policy to
replace the word “key”. However, the policy is concerned with existing infrastructure and
the Plan Settlement Maps within the Proposed Plan make reference only to “Waste
Management Sites”. Accordingly, in the interests of clarity and in order to conform with
that approach, the word “key” should be deleted from the text of this policy and no other
phrase inserted in its place.
Policy EP9B: New Waste Management Infrastructure
6. With regard to the introductory text, the use of the word “any” is clear and it is specific
in its meaning. There is no need for a modification to the Plan.
7. Policy EP9B should demonstrate beyond any doubt that it is fully compliant with the
requirements of Annex B of the Zero Waste Plan. With that in mind, the existing text
should be deleted and replaced with appropriate wording.
8. As far as item (k) is concerned, the thrust of the representation is helpful and the
existing text can usefully be modified to take that into account.
9. On item (l), the text, as it stands, does not indicate sufficiently clearly what is expected
of the applicant. Greater clarity can be achieved by way of minor modifications.
10. With respect to the final paragraph of Policy EP9B there should be no doubt that the
words “Where appropriate” are intended by the council to carry over into the following
sentence. Complete clarity can be achieved by way of a minor modification.
Binn Farm
11. Binn Farm is noted in the table within paragraph 5.1.7 of the Proposed Plan as a
Strategic Development Area which has been identified in TAYplan as contributing to the
five year supply of employment land for the Perth Area. Paragraph 5.9.1 and the
associated map does no more than show the extent of the existing planning permissions
all of which are identified for waste management uses. It is perfectly understandable that
there should be local concern about the future of a site of the considerable dimensions of
Binn Farm. The council has acknowledged the concerns about the absence of detail
within the Proposed Plan concerning this strategic site and indicated its intention to issue
relevant supplementary guidance.
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Policy EP10: Management of Inert and Construction Waste
12. An addition to the four criteria already listed within Policy EP10 could provide greater
clarity and transparency in the Proposed Plan when read as a whole because it would
ensure consistency with the wording of Policy NE1: International Nature Conservation
Sites.
Policy EP11: Air Quality Management Areas
13. Policy EP11 is concerned with the impact of new development on areas identified as
suffering degraded air quality. Modifications to the existing Air Quality Management Area
are matters properly dealt with in any revisions to the Air Quality Management Plan that
may be undertaken. They are not matters for the local development plan and,
accordingly, there is no need for a modification to this policy.
Policy EP12: Contaminated Land
14. Policy EP12 makes clear that its first priority will be to prevent the creation of new
contamination. It goes on from there to set out its approach to development which is
proposed on sites, some or all of which are contaminated as that term is defined under
the Environmental Protection Act 1990. PAN 33: Development of Contaminated Land
(Revised October 2000) points out that the allocation of a site for a particular use does
not in itself prove the suitability of a site for that purpose and goes on to note that only
investigation by the developer or applicant can confirm this. The council’s approach to
that fact is set out in the third paragraph of the policy.
15. In response to a request for further information the council provided evidence which
demonstrates that it completed a prioritisation of all potentially contaminated sites
by 2012. Based on this information, a programme of inspection of this land is underway.
A public register of contaminated land has been set up and maintained under the
Contaminated Land (Scotland) Regulations 2000. None of the land inspected has met
the statutory definition and, accordingly, it contains no entries. It follows that there are no
sites identified in successive Housing Land Audits or elsewhere which are “constrained
due to the excessive costs of clean up” as feared by Scottish Homes. Accordingly, there
is no need for any modification to Policy EP12 in that respect.
16. Modifying Policy EP12 to incorporate the mitigation measures set out in the Habitats
Regulations Appraisal, including the Appropriate Assessment, will provide greater clarity
and transparency for applicants with regard to where and in what circumstances the
provisions of Policy NE1: International Nature conservation Sites will apply.
Reporter’s recommendations:
Policy EP4: Health and Safety Consultation Zones
1. Delete the existing text and replace with the following:
“In determining planning applications for development within the Pipeline Consultation
Zones identified on the proposals, inset maps and Appendix 3, the Council will seek and
take full account of the advice from the Health and Safety Executive and the facility’s
operators and owners. The Council will also seek the advice of the Health and Safety
Executive and the facility’s operators and owners on the suitability of any proposals for a
new notifiable installation within the Plan area or any proposal within the consultation
zone of any other notifiable installation.”
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Policy EP9A: Existing Waste Management Infrastructure
2. Modify Policy EP9A to refer to refer to existing and consented waste management
sites.
Policy EP9B: New Waste Management Infrastructure
3. At item (i), delete the existing text and replace with the following:
“(i) the proposal is located close to an existing waste management installation and/or
within an area identified within the Plan for existing or new employment uses.”
4. At item (k) delete the existing text and replace with the following:
“(k) the proposal demonstrates satisfactory mitigation measures for any unacceptable
impacts arising from the development with respect to emissions including: air, noise,
odour, dust, litter, vermin, birds, insects, leachate and surface water. It will also be
necessary to mitigate any visual impact, traffic impact, impact on the natural or built
heritage, and the water resource. Cumulative impacts will also be considered;”
5. At item (l) delete the existing text and replace with the following:
“(l) the potential for heat and/or electricity generation (which may include local or district
heating schemes and co-location of industrial processes where the heat could be utilised)
has been fully explored and demonstrated to be viable.”
6. Delete the second sentence of the final paragraph and replace with the following: “In
some cases it may be that restoration bonds will be required to be lodged.”
Binn Farm
7. Below paragraph 5.9.1 insert:

•
•
•
•
•

“Note: A masterplan will be developed by way of Supplementary Guidance which
at a minimum will:
justify the site boundaries
identify the uses to be accommodated on the site and the processes and
technologies to be accommodated
identify the impacts on the environment and any appropriate mitigation necessary
hours of working
address the array of consequential traffic matters and explain how these will be
dealt with.”

Policy EP10: Management of Inert and Construction Waste
8. Add as item (e) the following: “(e) they will not result in adverse impacts, either
individually or in combination, on the integrity of a European designated site(s).”
Policy EP12: Contaminated Land
9. Delete the second sentence and replace with the following:
“Consideration will be given to proposals for the development of contaminated land, as
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defined under Part IIA, Section 78A (2) of the Environmental Protection Act 1990, where
it can be demonstrated to the satisfaction of the Council that appropriate remediation
measures can be incorporated in order to ensure the site/land is suitable for the proposed
use and in order to ensure that contamination does not adversely affect the integrity of a
European designated site(s).”
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•

Local Development Plan
Policy EP3 Water Environment

and Drainage

Policy EP3A: Water Environment
The Scottish River Basin Management Plan has protection and improvement objectives which aim to
ensure that there is no deterioration of water body status and where possible secure long term
enhancements to water body status. Proposals for development which do not accord with the Scotland
River Basin Management Plan and any relevant associated Area Management Plans will be refused
planning permission unless the development is judged by the Council to be of significant specified
benefit to society and/or the wider environment.
Policy EP38: Foul Drainage
Foul drainage from all developments within and close to settlement envelopes that have public
sewerage systems will require connection to the public sewer.
In settlements where there is little or no public sewerage system, a private system may be permitted
provided it does not have an adverse effect on the natural and built environment, surrounding uses
and amenity of the area. For a private system to be acceptable it must comply with the Scottish
Building Standards Agency Technical Handbooks.
Policy EP3C: Surface Water Drainage
All new development will be required to employ Sustainable Urban Drainage Systems (SUDS)
measures.
Policy EP3D: Reinstatement of Natural Watercourses
The Council will not support development over an existing culvert or the culverting of watercourses as
part of a new development unless there is no practical alternative. Where deemed necessary it will be
essential to provide adequate access for maintenance. Existing. culverts should be opened and
redundant water engineering structures removed whenever possible to benefit wildlife and improve
ameni .

In determining planning applications for development within the Pipeline Consultation Zones identified
on the proposals, inset maps and Appendix 3, the Council will seek and take full account of the advice
from the Health and Safety Executive and the facility's operators and owners. The Council will also
seek the advice of the Health and Safety Executive and the facility's operators and owners on the
suitability of any proposals for a new notifiable installation within the Plan area or any proposal within
consultation zone of a other notifiable installation.
Policy EP5 NUisance from Artificial Light and Light Pollution

The Council's priority will be to prevent a statutory nuisance from occurring first and foremost.
Consent will not be granted for proposals where the lighting would result in obtrusive and/or intrusive
effects. Proposed lighting equipment should comply with current standards, including approved design
standards. The Council may secure the regulation of lighting installations and their maintenance
through the use of conditions attached to the granting of planning permission.
Note: Further guidance on the design and standards required for lighting proposals. is contained within
the Scottish Government's Guidance Note - Controlling Light Pollution and Reducing Lighting Energy
Consumption (March 2007); the Council may attach conditions to the granting of planning permission
to ensure operators comply with these standards, and those contained within any relevant future
ublications.
Policy EP6 Lunan Valley Catchment

Area

The Council will protect and seek to enhance the nature conservation and landscape interests of the
Lunan Valley Catchment Area. Within the area:
(a) there will be a presumption against built development except: within settlements; for renovations or
alterations to existing buildings; and developments necessary for economic need which the
developer can demonstrate will have no adverse impact on the environmental assets of the area
to result in an
increase in traffic vo

UKOPA GUIDANCE FOR THE SITING
OF WIND TURBINES CLOSE TO HIGH
PRESSURE PIPELINES

Date of Issue: February 2013
Ref: UKOPA/13/006

United Kingdom Onshore Pipeline Operators’ Association

GUIDANCE FOR THE SITING OF WIND TURBINES CLOSE TO HIGH PRESSURE
PIPELINES
Pipeline Operators are receiving increasing numbers of applications from developers to site wind
turbines in the vicinity of high pressure pipelines. In response to this, a detailed technical study has
been undertaken to identify the potential risks to these pipelines from wind turbines.
The study was based on data collected for wind farms in the UK and used a methodology that has been
developed in the Netherlands. The study assessed all the potential failure modes that could be a
potential threat to the integrity of a pipeline, including blade failure; fall of the nacelle or rotor and
toppling of the mast. UKOPA have published the details of the technical study in Reference 1.
A copy of this document is available on the UKOPA website.

MAST
HEIGHT

1.5 x MAST HEIGHT
PIPELINE

Based on the study, the recommended distance from the nearest part of the mast of the wind turbine at
ground level mast to the nearest part of the pipeline has been identified as a minimum of 1.5 times the
turbine mast height. The mast height is defined as the height from the ground level up to the centre
line of the wind turbine axle.
REFERENCE 1: Ensuring an Adequate Separation Distance Between Wind Turbines and Buried Energy
Infrastructure, N Jackson, P Baldwin, R Andrews, Hazards XXIII, November 2012
This document is protected by copyright and may not be reproduced in whole or in part by any means
without the prior approval in writing of UKOPA. The information contained in this document is provided as
guidance only and while every reasonable care has been taken to ensure the accuracy of its contents,
UKOPA cannot accept any responsibility for any action taken, or not taken, on the basis of this information.
UKOPA shall not be liable to any person for any loss or damage which may arise from the use of any of the
information contained in any of its publications. The document must be read in its entirety and is subject to
any assumptions and qualifications expressed therein. UKOPA documents may contain detailed technical
data which is intended for analysis only by persons possessing requisite expertise in its subject matter.

Internet address: ukopa.co.uk

email address info@ukopa. co.uk

YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

0RGLÀFDWLRQWKDW\RXZLVKWRVHH
1. I support the inclusion of West Cairnbeg as a settlement in the LDP.
2. The description of West Cairnbeg states that there are no facilities. This is incorrect. West Cairnbeg has a Council
maintained recycling centre which serves West Cairnbeg and the surrounding rural area. This should be reflected in the
'Vision' statement for the settlement.
3. There is a defined need for a play park and a bus shelter, as identified by the West Cairnbeg Resident's Committee.
This should be reflected in the 'Vision' statement for the settlement.
4. The settlement envelope boundary requires to be redrawn as it appears not to include recent development (ref.
planning consent APP/2012/3525).

Reason for change
As stated above.

Fiona Thompson
From:
Sent:
To:
Cc:
Subject:

15 April 2015 08:45
Piers Blaxter
LDP
LDP

The Environmental Health Service would like to make representations in respect of the Aberdeenshire Council Local
Development Plan as follows:
In the view of the Environmental Health Service a matter of concern has been omitted from the plan which could be
addressed through application of planning policy. Roosting gulls in coastal towns, in particular Fraserburgh,
Peterhead, Banff, Macduff and Stonehaven have been reported to the Service as a nuisance through their
droppings, behaviour, noise, and attacks on residents and visitors. The Environmental Health Service is leading a
corporate initiative to reduce the nuisance created by seagulls in our coastal communities. Part of that initiative is to
encourage building owners to install deterrents, such as spikes, to prevent gulls nesting. Once gulls do take up
residence they can be difficult to deal with – and costly. Nests and eggs can be removed subject to certain criteria
but his is an expense to owners and the need for this can be prevented by the appropriate design of buildings
and/or the installation of deterrents. The Council is incurring significant expense in dealing with nuisance gulls
including the employment of falconers in a number of town centres to deter nesting on roofs.
The Service would like to see the plan changed to require the consideration of anti‐bird measures for new building
sites in coastal communities, particularly, but not exclusively, in Fraserburgh, Peterhead, Banff, Macduff and
Stonehaven by the introduction of a standard text: “Consideration should be given to the incorporation of design
features that are unattractive to roosting or nesting birds, such as flat roofs, or otherwise incorporate other
measures to deter nesting”
The text should apply to all coastal communities, particularly the sites noted below‐
Banff site M1
Macduff site E1
Fraserburgh site Bus1
Fraserburgh site Bus2
Fraserburgh site Bus3
Fraserburgh site Bus4
Fraserburgh site Bus5
Fraserburgh site OP1:Kirkton development
Fraserburgh Site OP2: Land to West of Boothby Road
Fraserburgh site OP3: Phingask
Fraserburgh Site CC1: South Harbour Road Commercial centre
Peterhead site Bus1
Peterhead site Bus2
Peterhead site Bus3
Peterhead site OP1: Inverugie Meadows
Peterhead site OP2: Wester Clerkhill
Peterhead site OP3: Land at West Road
Peterhead site CC1: Upperton Industrial Estate
Stonehaven site Bus1
Stonehaven site Bus2
Stonehaven site Bus3
Stonehaven site OP2: Ury House East Lodge
Stonehaven site OP3: Ury House
Stonehaven site OP5: East Newtonleys
1

Stonehaven site CC1: Spuryhillock
Such a change to the LDP would encourage best behaviour by developers and help to enhance the appearance of
these towns and the safety of their citizens and visitors. Such works will be cost effective for developers if they are
then required to implement anti‐bird measures in the future, and ensures that good design can be presented from
the outset. These works would also have a wider community, environmental and economic benefit.

2

Fiona Thompson
From:
Sent:
To:
Subject:

14 April 2015 15:55
LDP
Fw: Proposed Local Development Plan 2016

On Tuesday, 14 April 2015, 15:46,

wrote:

Dear Sir/Madam
I am emailing my response to a letter received regarding the proposed local development plan
2016. I have some concerns regarding future housing that may be built on the OP1 site at
Drumoak, Aberdeenshire.
These concerns are:
I am assuming that the new Drumoak Primary school address will be James Gregory Road (on
the plans for the primary school it appears that the main access will be via James Gregory Road)
and if there are more houses built on James Gregory Road I would be concerned about
the increase in cars/traffic relating to the safety of children walking to and from school.
As a new member in the community I have discovered that activities in the area for children
is limited. The swimming club Drumotters is full, the Drumoak Cubs is full. There should not be
more houses built until this issue can be improved upon.
There is a lack of amenities in the area. Drumoak needs a proper shop i.e. a Tesco Metro,
Sainsburys Local - a shop that is well stocked and can provide more than just the minimum
basics. A petrol station would also be advantageous to the area and could only help to reduce the
carbon footprint. With today's busy lives people shouldn't have to travel more than 5 miles to
obtain necessities and if I grow old in this community I expect it will only become
harder - Drumoak needs to look after all age groups in the area. No bus can access James
Gregory Road - could a pensioner walk up to James Gregory Road from the main road in
Drumoak?
Having moved into the area in November 2015, I moved into an ongoing building site and Stewart
Mine completely moved off site around March 2016. The ongoing noise from the new primary
school (beeping and flashing lights from around 7 am most days) is a little frustrating especially
when the build is running months behind schedule. The residents of James Gregory Road and
existing residents of the nearby area have had to deal with the noise pollution and mess for a
good few years. The residents and wildlife would surely appreciate a cease in building works.
The wildlife is slowly but surely returning to behind James Gregory Road (OP1 site) - surely it is a
shame to move on the wildlife again in a year or two.
On a personal note if building is to go ahead on the OP1 site, I have concerns of natural light
restriction to my property along with the loss of the view that we do have from the property.
I hope these issues can be addressed and I would appreciate being kept informed on the plan.
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Fiona Thompson
From:
Sent:
To:
Subject:

14 April 2015 20:46
LDP
OP1 Strachan

I have one comment/suggestion regarding any proposed plans under this development proposal.
Any development should have pedestrian access directly between it and the Bowbutts development to the
immediate west of OP1, rather than forcing pedestrians (especially children) down to and along the B974. This main
road is narrower than the average single carriageway and the pavement can bring pedestrians close to traffic.
It would also encourage community interaction.

Sent from my iPad
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YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.

0RGLÀFDWLRQWKDW\RXZLVKWRVHH
1. I support the inclusion of West Cairnbeg as a settlement in the LDP.
2. The description of West Cairnbeg states that there are no facilities. This is incorrect. West Cairnbeg has a Council
maintained recycling centre which serves West Cairnbeg and the surrounding rural area. This should be reflected in the
'Vision' statement for the settlement.
3. There is a defined need for a play park and a bus shelter, as identified by the West Cairnbeg Resident's Committee.
This should be reflected in the 'Vision' statement for the settlement.
4. The settlement envelope boundary requires to be redrawn as it appears not to include recent development (ref.
planning consent APP/2012/3525).

Reason for change
As stated above.
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1. I support the inclusion of West Cairnbeg as a settlement in the LDP.
2. The description of West Cairnbeg states that there are no facilities. This is incorrect. West Cairnbeg has a Council
maintained recycling centre which serves West Cairnbeg and the surrounding rural area. This should be reflected in the
'Vision' statement for the settlement.
3. There is a defined need for a play park and a bus shelter, as identified by the West Cairnbeg Resident's Committee.
This should be reflected in the 'Vision' statement for the settlement.
4. The settlement envelope boundary requires to be redrawn as it appears not to include recent development (ref.
planning consent APP/2012/3525).

Reason for change
As stated above.

EDITED VERSION OF WATERS OF BANFF
Some of the Wells and Springs of Banff / mainly in the Scotstown Area form a document
written on Wednesday 22nd June 1904 at a meeting of the Banffshire Field Club held in the
Town and County Club that evening.
It has been suggested that Jeannie Jumper’s Well is the well still existing on the sea braes
referred to as lying beyond the railway signals between Scotstown and the Bath House.
At Painted Effie there was of course, a large supply of water, there being a large washing
establishment here. The well here was formerly known as the Dane’s Well, from the
tradition that the horses of the Danish army stopped here to drink. Even this tradition,
however, is now extinct, and the name is not now recalled. The fountain-house at the east
corner of the green was erected in 1780 by the Town Council, but it is now in rather a
disreputable condition internally, though the water is still in the fountain, covered up by
stones. A little further down the green there used to stand a small well supplied from the
fountain. On the road between Scotstown and the Bath House there was a small well built
into the dyke, the marks of which are still visible. The spring is on the crest of the brae
beyond the railway, and almost directly opposite the railway signals. It is this well which has
been suggested once bore the name of Jeannie Jumper’s Well. Further along at Scotstown,
almost opposite the railway bridge, there was a large square stone well. In June 1895 a
committee of the Town Council recommended that the well on the shore supplied by the
reservoir which use to stand on Clunie Street be dispensed with. The well still remains, but it
is as dry as the children of Israel found the land of Kadesh when they in the desert of Zim.
The reservoir itself was removed at that time. The water from Painted Effie flowed through
the Clunie Street fountain, and supplied the now obsolete wells a Braeheads and the Shore.
The Braeheads well formerly stood at the corner of the property now occupied by Mr. Cowie,
grocer, but on being knocked down by a runaway horse was shifted to its safer and more
convenient site.
The Brewery has its own private supply of water, the principal source of supply being the
spring referred to as rising at the foot of Duncan Street. On the way down it gave off a small
supply at Harvey Place, known as Meggie Hervey’s Well; and at the opposite side of the
road behind the dyke adjoining the property of Mrs Chalmers, West St Catherine Street, are
the remains of another well. Both these wells were largely resorted to by residents in Painted
Effie, Victoria Place and even as far as Scotstown. In 1778, the Town Council gave
permission for the conveying of the water of the west spring at Painted Effie to the Brewery,
an arrangement which still holds good.
Another of the Brewery supplies was from a very deep well at Linksfield below the Whin
Hill. The water was first drawn by a siphon, and latterly by a hand pump, into a cistern, the
remains of which are still to be seen on the road above the Boyndie Toll Bar. The well in the
field near the shambles marks another source of supply, but it is not now used. The only
spring within the Brewery premises is below the cooper’s shop. It is over 15 feet deep, and
on examination the other day contained five feet of water. The water is very cold and
beautifully clear. In times of scarcity it is used for cooling purposes at the Brewery.
One of the best known wells of former years was “Johnnie Dearie’s Wallie,” which stood
near the site of the railway station, or rather a little behind it. The cistern of the well is
marked by a flagstone covering, to be seen at the foot of one the abutments supporting the
retaining wall on the little pathway which lies between the Battery Green and the station.
The cistern is about ten feet deep, and there is usually about six feet of water in it. A pipe
from it conveyed water to the Gas-House and there was also a connection with the sawmill.
Many of the older residents still sound the praises of the water of Johnnie Dearie’s Well,
though enquires have been unsuccessful in learning the origin of the name. the suggestion

being made, however, that it is derived from the name of a member of a very old and once
prominent Banff family of Diroms. At present the only place the water can be tasted is at the
sawmill, which has still a supply from that source, though it is not now used. Indeed, it was
never held in high repute in regard to the object for which it was introduced to the Sawmill,
namely, that of providing steam for the driving of the machinery. It always left a limy
sediment of a brittle, crusty nature; but it was no easy matter to get water in those days and
the only alternative was to cart it from the Deveron. Later on a supply of water was got off
the factory supply, which taken from the Burn of Boyndie near the distillery to the factory
dam below the shambles, was conveyed along Scotstown to the factory opposite the harbour.
When the factory was closed the water was taken over by the Railway Company, but it is not
now used. A curious point about the water of Johnnie Dearie‘s Well was that both the Gas
Company and the Sawmill paid a yearly sum to the Banff Brewery Company for its use. It
would appear that the lands on which the well stands and those adjacent belonged to the
Brewery, and when the late Mr Bartlet sold the land he retained the right to the well. The
water is of excellent drinking quality, and in corroboration of our remarks as to the limy
sediment it left when used in a steam boiler, the following incident may be related. One of
the employees at the Gas-House went on a very warm day while in a state of great
perspiration to the well at the Gas-House which, with the watering-trough, used to stand near
the main entrance. As he was refreshing himself with the water from Johnnie Dearie’s Well
a medical gentleman happened to pass, and remonstrated with him at the large quantity of
water he drank while in such a state o heat.On the man replying that this water would do him
no harm, the medical gentleman procured a bottle, and, filling it with the water, took it off
with him for analysis. Sometime after the Doctor was again in the town, and, calling at the
Gas-House, he informed the employee that his contention was quite correct, and that the
water must rise off a large bed of magnesia. St Catherine’s Well still remains with us,
though its waters in place of refreshing the thirsty passer- by run now to waist, as do so much
of the old supplies of the town, in the public sewers. It is a square, stone-built well, standing
under the shadow of the prison wall, and a little below the public soup-kitchen. Its name and
the name of the street on which it stands have in the popular estimation always been
associated with some religious house in the vicinity -- most probably, it is thought a convent
of the Sisterhood of St Catherines. The spring from which the well took its origin is in the
little lane above the jail, ad there is a cistern there which was laid bare in the making of the
street.
At the close on the motion of the Chairman, Mr Barclay was awarded a hearty vote of thanks
for his paper, which the Secretary was instructed to have printed and included in the
Transactions of the Club.

PAPER APART

Introduction

Objection is made to the failure of the Proposed Aberdeenshire Local Development Plan
(ALDP) to identify lands at Rothnick Croft, Netherley for residential development.
objects to the failure of the Proposed Aberdeenshire Local Development Plan
(LDP) to identify lands at Rothnick Croft, Netherley as an opportunity for small scale residential
development. The addition of approximately 3 dwellings is considered an appropriate proposal
on an area of surplus land of no agricultural value and represents an opportunity to promote
high quality, sensitively designed development that will enhance the setting and character of
the area.
This objection should be read in conjunction with the Development Bid (Appendix 1) for the
promotion of the lands submitted in April 2013 and the Representation to the Main Issues
Report in January 2014 (Appendix 2). Mrs L Pirie is no longer promoting these lands for
nursery use due to a change in circumstance and believes the land resource would be
efficiently managed through the addition of a small scale residential allocation.
Modification that you wish to see:
Accordingly, Table 6 of Appendix A5 ‘New Housing Land Allocations’ should be modified to
include a new allocation for 3 residential units at Rothnick Croft, Netherley for delivery in the
period 2017-2026.
Reasons for change:
Background
Lands at Rothnick Croft have been promoted through the Review process of the extant ADLP
for a nursery, enabled by the development of 12 residential dwellings. A Development Bid
was submitted in April 2031 in response to the Council’s call for sites and Representation was
made to the Main Issues Report of October 2013, objecting to its failure in identifying the site
(reference number KM016) as a preferred option for development. As mentioned above,
now no longer promotes the site for nursery use, with a single allocation for 3 residential
units sought.

This removes the element of enabling development to which the Council

perceived the site could ‘not qualify’ under current policy. The site should now be considered
exclusively for small scale residential use which will meet local needs and support services.
Justification
Scottish Planning Policy (SPP) published in 2014 encourages development in rural areas
which will make use of existing infrastructure and utility provision and are viable additions to
the character and setting of an area. A small scale development at Rothnick Croft would
comply with the principles of SPP through energy efficient dwelling design, reflective of the
consented dwelling at Rothnick Croft. The surrounding rural area is characterised by a
dispersed settlement pattern and pockets of housing. In line with paragraph 75 of SPP, the
allocation of a small scale residential development as an addition to the existing development
at Rothnick Croft would ‘promote a pattern of development that is appropriate to the character
of the particular rural area and the challenges it faces’. The surplus land is of poor agricultural
quality and confirmed to be poorly drained by the James Hutton Institute 1, being composed of
primarily peat and mineral top soil, unsuitable for productive farming practices. As such, it is
considered that the development of lands for residential development would be the most
efficient use of the resource in this instance. This would enhance the visual appearance of
the area, with layout, siting and design of dwellings reflective of those locally, scaled to 1.5
storeys, incorporating pitched roofs and dormer windows, thus sharing the elements of
traditional residential dwellings in rural areas of Aberdeenshire. Development as such can
offer choice and variety to occupiers who are attracted by a more bespoke, refined style of
rural living as opposed to that experienced within large scale residential developments such
as at the nearby Elsick.
Furthermore, paragraph 83 of SPP encourages the planning system to ‘include provision for
small scale housing which supports sustainable economic growth in a range of locations’.
Development at Rothnick Croft can benefit the local economy through sustainable
development at the right location. The primary school at Lairhillock lies 920m from the
proposal site and has a declining attendance roll, which could be supported by development
appropriate to the area. The Lairhillock Lodge and restaurant is located approximately 1km
west of the site and the new town of Elsick, when built out in full, will lie within 1km to the east,
adjacent to the Aberdeen Western Peripheral Route (AWPR) ‘Fastlink’, to be completed by
2018. Development at Rothnick Croft is in a position to both support, in the short term, and
benefit, in the long term, from such services, therefore promoting sustainable mixed
communities in a rural location. The site is relatively well connected, with an unclassified road
providing access to the B979 which connects with the A90, allowing travel north and south of
Aberdeen. To the north it provides links to the B9077, accessing Maryculter, Peterculter and

1

James Hutton Institute: http://sifss.hutton.ac.uk/SSKIB Stats.php

beyond to Banchory. These levels of accessibility will be enhanced by the AWPR, reached
by re-routed dual carriageway providing more rapid travel north, bypassing Aberdeen.
The site is of a gentle gradient and is well located to absorb residential development of an
appropriate scale and design. Significant levels of screening define the northern and eastern
boundaries of the area and in excess of 1,200 trees have recently been planted to ensure
privacy and residential amenity to development at Rothnick Croft. Increased tree cover is
encouraged at paragraph 3.40 of the SDP, reflecting the wider Scottish Government’s aims of
mitigating climate change. Low carbon technologies will be incorporated into the design and
build of residential dwellings, reflective of the recently consented dwelling at Rothnick Croft.
The installation of ground source heat pumps, high levels of insulation and solar panels will
optimise the site’s south facing elevation and ensure an efficient development, helping to
achieve the targets laid out by paragraph 4.17 of the SDP.
Rothnick Croft falls within a local growth and diversification area, as designated by the SDP.
This recognises that development should relate directly to local needs that will vary from place
to place and that a mix of housing opportunities should be provided for everyone. The site at
Rothnick Place is well placed to offer such a development which will ‘respect the character of
the landscape and local identity’. The allocation of this site for small scale residential use
would ensure that local services in the area are sustained, as well as promoting economic
growth and establishing a vibrant rural community. A small scale addition of 3 dwellings would
contribute to the establishment of a cohesive group and provide safety benefits to residents
when homes are vacant such as at holiday times. Such development therefore has the
potential to increase levels of security, an element which potential occupiers are likely to
perceive as desirable as single, isolated dwellings in a rural location are likely to be more
perceptible to theft and burglary.
The wider, dispersed settlement of Netherley also lies within the Aberdeen Housing Market
Area (AHMA) which is expected to deliver 2,700 new residential units by 2035. 1,350 of these
are to be constructed by 2026, with the remainder coming forward between 2027 and 2035,
as detailed by Schedule 1 of the SDP. Therefore, the area can make a valuable contribution
to these requirements through development of a suitable scale and design, which
complements the surrounding established settlement pattern and integrates appropriately with
the nature of its environment. Furthermore, the SDP bases housing allowances on outdated
population projections which estimates the population of Aberdeen City & Shire at 500,000 in
2035, a significant understatement in comparison with the figure in excess of 570,000
published by the National Records of Scotland in June 2014. This discrepancy, accompanied
by the fact that many sites have been drawn down early to supplement the 2012-16 supply as
well as those current allocations which are no longer effective or have failed to deliver, will

ultimately lead to a shortfall in housing land supply, justifying the identification of additional
land.
Furthermore, the Housing Land Audit (2014), notes an 8% decrease in the five year effective
supply of small sites within the AHMA compared with 2013.

The HLA recognises the

importance of small sites as a ‘component of the effective housing land supply, particularly in
rural areas’. Therefore, bringing forward a parcel of land such as at Rothnick Croft for
residential development can increase the supply of small sites and help achieve strategic and
local housing targets.
The site is effective and can be delivered in the short term. A drainage assessment carried
out by Fairhurst and submitted alongside a planning application reference APP/2010/1157
concluded that foul drainage from the site would be treated by a communal sewage treatment
plant with surface water detained within an area of SUDS in an easterly part of the site.
Glendye Water Treatment Work has sufficient capacity to accommodate development and the
site is well accessed by the existing road network.
Conclusion & Recommendation
Allocation of the lands for small scale, sustainable development which is appropriate to its
rural location will enhance the appearance of the area as well as complementing the setting
and character of the area of Netherley, in compliance with SPP. This would ensure the
optimum use of vacant land which is surplus to the requirements of the owner and offer choice
and variety of living style in comparison to other large scale residential developments. It is
therefore respectfully requested that lands at Rothnick Croft are included in the Aberdeenshire
Local Development Plan 2016 as an opportunity site for small scale residential development.
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8 detached and 4 semi detached dwellings to enable the development of a nursery
school on the site.

2.2

The Report of Examination for the Aberdeenshire Local Development Plan was
th

published on 9 March 2012 however, the Reporter did not identify any allocations
in the Lairhillock area.

2.3

An application for the development of a nursery and 12 units of enabling
development (application reference APP/2010/1157) was registered and validated
on 27th March 2012. 17 letters of support were received for the application,
th

however the application was refused on 25 May 2012. An appeal was submitted
th

to the Local Review Body which was dismissed on the 26 October 2013.

3.0

DESCRIPTION OF PROPERTY AND PROPOSALS

3.1

The site comprises surplus land adjacent to ‘Rothnick Croft’, Netherley,
Aberdeenshire. The site has no agricultural value and is not used for agricultural or
recreational purposes by the applicant. The site is predominantly mown grass with
an ‘L’ shaped conifer shelter belt to its west and a wetland area to its east.
Agricultural fields bound the site to the north and east. To the west it is bound by
‘Rothnick Croft’ and a minor unclassified road. To the south it is bound by the
unclassified road which serves Lairhillock. The site is gently sloping from the south
down to the north.

3.2

The need for a children’s day care nursery facility in the Lairhillock/ Netherley area
to support Lairhillock Primary School has long been recognised and supported by
the local community. As a consequence the development bid proposes to develop
a children’s day care nursery with 12 dwelling houses as enabling development.
The housing is necessary to enable the development of the children’s day care
nursery, which will provide full time day care for children from 0–5 years, provide
before and after school care in the form of an ‘out of school club’, as well as full
time childcare for 0-12 years throughout school holidays, in-service days and public
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holidays. The level of investment required to develop the children’s day care
nursery has been calculated and it is evident from this that the value generated by
the sale of the land with permission/ allocation for 12 dwellings is the minimum
necessary to partly fund the development of the children’s day care nursery.

Connectivity
3.3

An unclassified Road provides access from the B979. To the south, the B979
provides access to the A90 allowing travel north and south of Aberdeen. To the
north it provides access to the B9077 which provides access to Banchory,
Maryculter and Peterculter and suburbs on the North Deeside Road. The proposed
Aberdeen Western Peripheral Route (AWPR) lies within proximity of the site and a
re-routed carriageway will provide access to the AWPR.

AWPR
3.4

Part of the site has been identified as being required for environmental mitigation
for the AWPR. See Figure 2 below. Despite this here is sufficient land to deliver
both nursery and 12 dwellings. The AWPR Managing Agent has confirmed that
they would not object to development on the site as long as it does not encroach on
land required for environmental mitigation.

Figure 2: AWPR
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Indicative Layout
3.5

A high quality nursery and residential development is shown on the site for 12
dwellings comprising a mixture of detached and semi detached dwellings.
Affordable housing would comprise 25% of the development. An indicative layout
plan (Figure 3) has been prepared for the site, it should be noted that this layout is
indicative and can be amended to re position dwellings and provide an alternative
point of access.

Figure 3: Indicative Layout

4.0

NATIONAL PLANNING POLICY

Scottish Planning Policy (SPP)
4.1

Paragraph 3 of SPP explains that the purpose of planning is to guide the future
development and use of land. It states that ‘Planning is about where development
should happen, where it should not and how it interacts with its surroundings’.
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Paragraph 5 goes on to advise that the Scottish Government believe in the value of
forward-looking, visionary and ambitious plans that will guide development.
Development Plans are discussed in paragraphs 10 – 21 of SPP which explains
that their purpose is to ‘guide the future use of land and the appearance of cities,
towns and rural areas.

They should indicate where development, including

regeneration, should happen and where it should not.’ In monitoring development
plans SPP directs local authorities to ‘focus on what has changed for example the
extent to which key assumptions remain valid, whether land allocations have
provided viable and investment in infrastructure has been forthcoming. Monitoring
should set the direction for the future review of the plan.’

4.2

The Scottish Government are committed to sustainable development. Paragraph
37 of SPP explains the important role the planning system has to play in supporting
the achievement of sustainable development through its influence on the location,
layout and design of new development.

In deciding the locations of new

development SPP directs local authorities to:
•

Promote regeneration and the re-use of previously developed land,

•

Reduce the need to travel and prioritise sustainable travel and transport
opportunities,

•

Promote the development of mixed communities,

•

Take account of the capacity of existing infrastructure,

•

Promote rural development and regeneration, and

•

Prevent further development which would be at risk from flooding or coastal
erosion.

4.3

Paragraph 40 explains that the ‘settlement strategy set out in the development plan
should promote a more sustainable pattern of growth for an area, taking account of
the scale and type of development pressure and the need for growth and
regeneration’.
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4.4

In discussing the delivery of new housing SPP states that ‘the delivery of housing
through the development plan to support the creation of sustainable mixed
communities depends on a generous supply of appropriate and effective sites being
made to meet the demand, and on the timely release of allocated sites’ (Paragraph
70). SPP goes on to explain that ‘allocating a generous supply of land for housing
in the development plan will give the flexibility necessary for the continued delivery
of new housing even if unpredictable changes to the effective land supply occur
during the lifetime of the plan’ (paragraph 71).

4.5

Increasing sustainable economic growth is the stated overarching purpose of the
Scottish Government. SPP advises at paragraph 45 that authorities should ‘…
respond to the diverse needs and locational requirements of different sectors and
sizes of businesses and take a flexible approach to ensure that the changing
circumstances can be accommodated and new economic opportunities realised.
Removing unnecessary planning barriers to business development and providing
scope for expansion and growth is essential’.

In particular it advises that the

planning system should support economic development in all areas by, amongst
other things, ‘… supporting development which will provide new employment
opportunities and enhance local competitiveness’. The planning system must be
responsive and sufficiently flexible to accommodate the requirements of indigenous
firms.

4.6

Paragraph 47 goes on to explain that Development plans should support small
business development and growth and promote new opportunities for business
which can co-exist with housing and other sensitive uses without eroding amenity.

4.7

To support sustainable development SPP states that planning permission should
not be granted for significant travel generating uses in locations which would
encourage the private car and where access to public transport would involve
walking more than 400m.
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Planning Advice Note 75: Planning for Transport
4.8

Planning Advice Note 75: Planning for Transport accompanies Scottish Planning
Policy states that planning authorities should establish accessibility profiles for
sites. The profile should reflect the catchment areas served, likely quality of service
and result in indicators of accessibility. A maximum threshold of 1600 metres in
terms of accessibility to local services by walking and cycling should be achieved
for new developments.

5.0

STRUCTURE PLAN

5.1

The Structure Plan (2009) identifies a requirement for around 72,000 dwellings
within the Structure Plan area over the next 20-25 years. Three Strategic Growth
Areas (SGA’s) are identified which will be the main focus for development and are
expected to accommodate 75-80% of growth over the next 20 years and more.
Around half of new development will be located within Aberdeen City, with
significant development expected in the Aberdeen to Huntly SGA, Aberdeen to
Laurencekirk SGA and the Aberdeen to Peterhead SGA.

Additional growth is

proposed outwith these areas in the local growth and diversification areas. Levels
of growth within these areas should relate to local need and will vary from place to
place.

5.2

Netherley is located within the Local Growth and Diversification area of the
Aberdeen Housing Market Area (AHMA). Within this area the Structure Plan states
a requirement for 3,700 dwellings over the period 2007 – 2030.

5.3

The Structure Plan also advocates sustainable mixed communities and seeks to
achieve new development that meets the needs of the whole community, both now
and in the future, and makes the area a more attractive place for residents and
businesses to move to.
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6.0

PROPOSED ABERDEEN CITY AND SHIRE STRATEGIC DEVELOPMENT PLAN
(FEBRUARY 2013)

6.1

Consultation into the Proposed Strategic Development Plan (SDP) closed on 12

th

April 2013. Once adopted it will replace the extant Structure Plan. Accordingly it
forms a material consideration in the determination of this development bid.

6.2

The Proposed SDP carries forward the extant Plans vision for Aberdeen City and
Shire. In doing so it also carries forward the aims and objectives of the extant Plan.

6.3

The Proposed SDP again identifies three SGA’s and additional growth is proposed
outwith these areas in the local growth and diversification areas. Within the AHMA
part of the Local Growth and Diversification Areas the proposed SDP states that
2,700 new homes should be developed during the period 2017 – 2035. This
includes 1,350 in the period 2017-2026 and a further 1,350 between 2027 and
2035.

6.4

As the proposed SDP has not identified any increase in allocations in terms of
residential and employment land it is the subject of objection from the development
industry.

Should a Reporter be minded to increase allocations the Local

Development Plan, with many sites being ‘drawn down’ early to augment the 2012
– 2016 supply and a number of sites are no longer considered to be deliverable, will
fall short of meeting housing and employment land requirements.

7.0

SERVICES

7.1

In respect of drainage Glendye Water Treatment Works has sufficient capacity to
accommodate development.

Drainage Assessment
7.2

In April 2011 a Drainage Assessment was undertaken by W A Fairhurst and
Partners and was submitted to Aberdeenshire Council as part of planning
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application reference APP/2010/1157. It advises that foul drainage from the site will
be treated by a communal Hydroclear sewage treatment plant. Surface Water from
the residential development will be treated by one level of SUD’s treatment.
Surface water from the children’s day care nursery will be treated by two levels of
treatment.

8.0

JUSTIFICATION

8.1

The site is an ideal location for the development of 12 units of housing and a
nursery. The site lies 920 metres from Lairhillock Primary School and 1030 metres
from the Lairhillock restaurant and bar and Lairhillock Lodge. It also lies adjacent to
the proposed new settlement at Elsick. It is clearly well placed to take advantage of
the facilities currently available at Lairhillock and also those proposed for the new
town of Elsick.

New facilities include a new academy, a new GP practice, a

swimming pool and an upgrade to the Clochandighter waste water treatment works.
The creation of a nursery in this location will provide support to the proposed new
settlement by offering nursery provision and after school clubs. It is unlikely that
there will be nursery provision available in the immediate phases of the
development of Elsick.

The presence of the nursery development in

Lairhillock/Netherley will allow parents of children living in the area to utilise the
facility.

8.2

There is a long identified need for a children’s day care nursery in this location.
Lairhillock Primary School only provides 2.5 hours of pre-school nursery per day
during the school term time, which is not considered to be full time childcare and
does not provide a benefit to working parents. As such, there is a demand for a
children’s day care nursery facility within the Lairhillock/ Netherley area. With a lack
of suitable facilities available within the area for use, Mrs Pirie promotes this site for
the development of a nursery and 12 units of enabling development; the minimum
required to develop the children’s day care nursery.
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8.3

The development of a children’s day care nursery in this location will bring a
number of direct and indirect benefits. Most notably is the support it will provide to
working parents within the local area.

The provision of such a facility within

proximity of their dwellings will reduce the distances travelled to access childcare.
This is a benefit to parent, child and also the environment. It will encourage parents
of younger children to return to work as there is a high quality childcare facility
available in proximity to their home. In addition to this, it will meet a key objective of
the Scottish Government, which is to increase accessibility to high quality childcare
services.

8.4

In addition to the clear benefits which the development would offer the local
community in terms of day care provision it would also increase the employment
opportunities available in the area. The development of the site would support
people into work and training, supporting the local economy to grow and develop
whilst meeting the needs of families within the local community. It has been well
publicised in recent local and national media the rise in unemployment in Scotland
and the creation of new employment opportunities, especially those which offer on
the job training, are advantageous and a benefit to the local economy. In addition
to this clear benefit there are no barriers to the development of the site. The site is
fully deliverable and has no constraints.

8.5

The provision of new employment and economic opportunities which would arise as
a result of development in this location is supported by SPP which explains that
planning authorities should not only support such proposals but be ‘flexible, taking
account of diverse needs and locational requirements of different sectors’. This
stance is endorsed by the Structure Plan. The first objective of the structure plan is
to encourage economic development and create new employment opportunities, as
noted the proposal will create a number of opportunities with the added bonus of
providing modern apprentices.
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8.6

Paragraph 47 of SPP states that development plans should support small business
development and growth. The allocation of the site would do this. It would enable
the further development of a small business in an area where there is clear demand
for a business of this nature. Its development will not only contribute to the local
economy but provide an opportunity for employment and provisions for further
education in child care.

8.7

In the economic climate prevailing over the last three years

has been

unsuccessful in securing the level of finance required to develop the children’s day
care nursery building and cover initial start up costs. Bank lending for the full
amount is simply not available and as a consequence it has been necessary to
consider alternative means of funding. As such, the only option available to raise
the capital required to develop the children’s day care nursery is to use the value
generated from land allocated for development, which is surplus to requirements.
Enabling development has long been recognised as a means of delivering
economic benefits to the North East.

Recent high profile examples in

Aberdeenshire are the developments at Menie House, Blairs College, Ury House
and Inchmarlo, and the LDP now makes provision for enabling developments.

8.8

The proposed site is considered to respect the character of development in the
Lairhillock area, which is characterised by small groups of housing. It occupies land
which is currently surplus to the current and future requirements of the applicant.
The development of this land would create an attractive addition to the area in
keeping with the small groups of housing that are present in the local area.

8.9

In terms of layout and design, the proposal has been specifically designed to
ensure that it not only fits in well with the landscape but respects the natural and
built features of the site. Dwellings have been orientated to reflect the orientation of
Rothnick Croft. In doing so, the buildings are well placed to maximise opportunities
offered by passive solar gain. As discussed above the ‘L’ shaped tree belt is to be
retained. This will shelter the site from westerly winds. Landscaping is proposed
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as part of the development and new broadleaf deciduous trees are proposed on the
southern boundary, and to the north and southern boundary of the children’s day
care nursery. The existing wetland area to the east of the site will be retained and
utilised as an amenity area, further adding to the character of the site.

8.10

In the design of the dwellings account has been made of the style of the dwellings
located in proximity to the site. To be both respectful and in keeping with the styles
of these dwellings the proposed houses have been designed with pitched roofs and
dormer windows. Dwellings proposed would be no more then 1 ½ stories in height.
The proposal by virtue of its layout and high standard of design is compliant with
the provisions of both SPP and the Structure Plan, both of which strive for the
highest quality developments.

8.11

Access to the site is shown from the existing unclassified road that bounds the site
to the west. In addition to this, access from the unclassified road to the south is
also possible. The existing alignment of both roads ensures that adequate visibility
splays can be achieved within the confines of the site and the public highway.

8.12

As discussed in paragraph 6.1 consultation into the proposed SDP closed on 12

th

April 2013. Without any increase to employment and residential allocations it is
inevitable that objections to this will be submitted by the development industry.
Should the Strategic Development Authority or Reporter be minded to increase
allocations there will be insufficient allocations within the LDP.

Furthermore a

number of sites within the LDP have been drawn down early to augment the 2012 –
2016 supply and a number of sites carried forward from the Local Plan are no
longer effective or are being delivered at a slower rate than predicted. As such,
new allocations are required to meet the inevitable shortfall in housing land supply.
Sites such as this, that can be delivered in the short term and can continue to
provide housing for local needs as well as delivering an economic benefit, should
be identified within the Review of the LDP for development.
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9.0

CONCLUSION

9.1

To conclude, the proposal for the erection of a nursery to provide full time child care
and 12 units of enabling development will deliver a number of direct and indirect
economic benefits. Not only will it provide employment and opportunities for further
education but it will also support working families in the local area and also
vulnerable children and families.

Given the soaring levels of unemployment in

Scotland this is a significant advantage of the development.

9.2

Due to the economic climate prevailing the applicant has been unsuccessful in
securing bank lending for the project.

As such the only means to enable the

development of the nursery is to utilise the value of land, within their control with the
benefit of an allocation in the LDP.

9.3

The site is located in proximity to Lairhillock Primary School and services available
in Lairhillock.

The indicative layout presented highlights that a high quality

development can be delivered in this location which will form an attractive
contribution to the local area.
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Representation to the Main Issues Report on behalf of
Site Reference KM016

Objection is made to the failure of the Main Issues Report (MIR) to identify land at KM016 as
a preferred option for development. It is respectfully requested that the site is allocated for
development in the Proposed Aberdeenshire Local Development Plan 2016.

In discussing development at KM016 the MIR recognises the benefit of nursery
accommodation in the Lairhillock area however, considers the site to be ‘remote and will
likely be serviced by private cars as it is not served by public transport’. Given the rural
character of the area and the type of business proposed, parents of children are not
expected to arrive by public transport. It is likely that they will use their vehicles to continue
onto their place of employment. Should the site be allocated, engagement would be
undertaken with local public transport service providers with a view to increasing the
frequency of service and routes; which would be justified by further development in the area
and accordingly is a wider benefit of the proposal.

Issue is taken with the suggestion that the site will be annexed from the new settlement at
Elsick by the AWPR fastlink. The site is well placed in proximity to Elsick to take advantage
of the services proposed there. In addition to this, the development will provide support to
Elsick by providing nursery provision and after school clubs.

As the site lies to the north of Elsick it is well placed to cater for clients to the west and north
who live in the Maryculter, Netherley area and whose children will or do attend Lairhillock
Primary School.

The new AWPR fastlink will bypass Elsick and there is no planned access to the fastlink
from Elsick.

Residents of Elsick could easily access nursery provision at KM016. However, it is
extremely unlikely that local residents in the Netherley area would travel south to Elsick
when they are headed to Aberdeen or north of Aberdeen for work.

Elsick is situated South East of KM016 and KM016 is well served by the unclassified road
that links the B979 and A90. This road is to be upgraded as part of the works for the AWPR.
As such, it will be well-appointed to support parents droping children off at a nursery within
their community, before entering onto the A90.

The Children and Young People (Scotland) Bill 2013 aims to deliver services for families and
children within their communities and supports the development of new services, such as the
proposal, that can accommodate this. The Children and Young People’s Bill supports the
provision of nursery places to 2 year olds; which will require additional services to be
developed to accommodate this.

Whilst the Children and Young People (Scotland) Bill 2013 focuses on children, the Scottish
Government are clear that they want to support families, to allow parents to return to work.
To achieve this it is vital that childcare is located in the local community. Doing so ensures
that the transitions from home to childcare, nursery, school and after school care are
positive, ensuring that children have experiences within their local community which make
them feel that they belong.

The MIR considers the site to be remote from services. This is refuted as the site lies close
to the Lairhillock Inn, Lairhillock Lodge and Lairhillock Primary School all of which provide
services to the local area and provide employment opportunities. To therefore state that the
site is not related to services is inaccurate and misleading.

The MIR assumes that any development at KM016 would result in capacity issues at
Lairhillock Primary School. However, the school currently operating at 78%, has sufficient
capacity to accommodate further development. In any event, the fact that the proposal will
support the primary school, by providing full time child care should not be overlooked and as
recognised by the MIR is a benefit of the proposal.

Netherley is a community that has a declining young population, partly due to the lack of
child care services that provide support to young families. Development of KM106 would
provide housing for local needs as well as much needed nursery accommodation which
would help attract young families back into the area.

Comments in the MIR further state that Lairhillock Primary School is ‘meant to accommodate
the wider rural area as opposed to ‘clusters’ of housing’. However, It is evident that the
pattern of development in the Lairhillock Primary School catchment area includes multiple
clusters of housing. To therefore say that the school is not meant to accommodate clusters
of housing is inaccurate and objection is made to the statement.

As discussed in the Development Bid previously submitted, consultation into the Proposed
SDP closed on 12th April 2013. No further increase in allocations for employment or
residential land have been proposed and this has subsequently drawn significant objection
from the development industry. However, should the Reporter be minded to increase
allocations there will be insufficient allocations within the Local Development Plan (LDP).
Furthermore a number of sites within the LDP have been drawn down early to augment the
2012 – 2016 supply and a number of sites carried forward from the Local Plan are no longer
effective or are being delivered at a slower rate than predicted. As such, new allocations are
required to meet the inevitable shortfall in housing land supply. Sites such as this, in

proximity to existing services, that can be delivered in the short term and can continue to
provide housing for local needs, should be identified within the Review of the LDP for
residential development.

In light of the reasoning set out above, it is respectfully requested that KM016 is identified as
a preferred option for development. Doing so will ensure that an effective supply of housing
is delivered in Lairhillock, local services are supported, much needed childcare provision and
employment opportunities are delivered.

Please use this form to make comments on the
Proposed Aberdeenshire Local Development
2016. If you are making comments about more
than one topic it would be very helpful if you
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Post: Planning Policy Team
Infrastructure Services
Aberdeenshire Council
Woodhill House
Westburn Road
ABERDEEN
AB16 5GB
Email: ldp@aberdeenshire.gov.uk
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Mrs
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Date

Coutts

22 April 2015

Postal Address 25 Albyn Place, Aberdeen
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AB10 1YL
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01224 588866

claire.coutts@ryden.co.uk
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Are you responding on behalf of another person? Yes
If yes who are you representing

✔

✔
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An acknowledgement will be sent to this address soon after the close of consultation.

YOUR COMMENTS
Please provide us with your comments below. Please feel free to add any extra pages you
may require. We will summarise comments and in our analysis will consider every point that
is made. Once we have done this we will write back to you with Aberdeenshire Council’s
views on the submissions made. We will publish your name as the author of the comment,
but will not make your address public.
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See attached Paper Apart - Objection to the Proposed Local Development Plan: Memsie

Reason for change
See attached Paper Apart

PAPER APART
OBJECTION TO THE PROPOSED LOCAL DEVELOPMENT PLAN: MEMSIE
JNF DEVELOPMENTS
Objection is made to the Proposed Local Development Plan on behalf of JNF Developments in relation
to land to the north of OP1 at Memsie.
Modification that you wish to see
The Local Development Plan has failed to identify land at BaB013 (as contained in the Main Issues
Report) for residential development. Objection is therefore made to this and it is requested that this
site is identified for residential development. This should replace the OP2 allocation in Memsie which
is constrained and should be removed from the Aberdeenshire Local Development Plan. The
proposals map for Memsie should also be amended to reflect this.
Table 2 in Appendix 5: New Housing Land Allocations should also be amended to take account of this
change.
Reason for change
Background
An initial development bid was submitted to Aberdeenshire Council on 24th April 2013 (Appendix 1)
requesting consideration of the above site for inclusion within the Local Development Plan for
residential development.
The Main Issues Report (MIR) was published on 28th October 2013, which identified the site as BaB013.
The MIR stated Memsie has two housing allocations which provides sufficient and effective supply of
housing land. Specifically related to this site, it states that the proposal is likely to have a significant
impact on the landscape and would elongate the settlement further. A representation to the Main
Issues Report was submitted to Aberdeenshire Council on 12th December 2013 (Appendix 2) objecting
to this. It requested that the site should be identified for residential development.
Justification
The site lies immediately adjacent to the settlement boundary of Memsie and immediately north of
residential development currently being built at Berryhill by the objector (APP/2012/3544). They wish
to see this site identified for residential development as an extension to that site. It represents a
logical area for a small scale expansion to the existing settlement.
The settlement statement for Memsie acknowledges that the built up area is wholly residential and
with little character. It is therefore not accepted that any development on this site would have a
significant impact on the landscape as detailed in the MIR. If the area has little character already,
additional development is not going to change that. The site is bound on two sides by development in
the form of housing to the south and the A981, with Berryhill House and a further dwelling to the east.
The P2 area to the south provides strategic landscaping for the OP1 site, which will provide an
attractive setting and landscape feature for any further development. To the north, the site is bound
by the Doolie Burn, which would again provide an attractive landscape feature and will contain
development, providing a natural and defensible boundary to the settlement.
In any case, on the approach from the east and south, any development on this site would be entirely
screened by existing development in the village. From the west and north, development would be
seen in the context of existing housing in the village and more specifically in the context of

development on the OP1 site which has been approved by Aberdeenshire Council and is well under
construction. It is therefore not accepted that any development would have a significant impact on
the landscape as suggested by Aberdeenshire Council.
Furthermore, the proposed development of 45 units would be in keeping with the scale of
development allocated in the extant Aberdeenshire Local Development Plan and the detailed design
of the site would dictate the exact number of dwellings to be accommodated.
The settlement statement confirms that the settlement is centred around the A981/B9032 cross
roads, along to the A9032. This is due to restricted access off the A981. The Main Issues Report
highlighted that any development of this site would elongate the settlement further. However, it is
argued that Aberdeenshire Council have already accepted that the settlement is developed around
the main transport routes through the settlement and to prevent any further development for that
reason is irrational. Additional development to the north of OP1 would be inkeeping with the existing
pattern of development and is considered to be entirely appropriate.
Memsie lies within a Regeneration Priority Area in the Aberdeen City and Shire Strategic Development
Plan 2014. Housing is identified to meet a local need which varies between locations. SPP also
requires that a generous supply of land for each housing market area is identified within the Plan to
support the achievement of the housing land requirement across all tenures, maintaining at least a 5
year supply of effective housing land at all times (Paragraph 10).
Current opportunities in Memsie as contained within the Proposed Plan include Site OP1, Berryhill,
identified for 30 units and site OP2, Crossroads identified for 15 units. Site OP1 has full planning
consent and is under construction. It is therefore contributing to the housing land supply for the area.
In relation to Site OP2, the Action Programme for the Local Development Plan identifies 10 units
between 2007 and 2016 and a further 5 units between 2017 and 2023. However, it also states that
uncertainty over the safeguarded school site hinders the marketability of this site and that the
developer will have to build a new WWTW to serve the development. This position is supported by
the 2015 Draft Housing Land Audit which confirms that this site is constrained with no development
anticipated in the years between 2007 and 2022. Housing is therefore unlikely to be delivered in any
of the Plan periods. As a result, there is not “a sufficient and effective supply of housing land” in
Memsie as suggested by Aberdeenshire Council in the Main Issues Report. This is contrary to SPP
Policy.
As such, the constrained site should be removed from the Local Development Plan and a new site
identified to meet the shortfall resulting in the failure of this site to be developed. The land to the
north of OP1 is an ideal and logical location for this which would make efficient use of infrastructure
in place by the objector in the development of the allocated OP1 site. This includes the installation of
a sewage treatment plant which has spare capacity for the delivery of additional houses in Memsie.
The development of this site is supported by SPP Paragraph 40 which advises that planning decisions
should optimise the use of existing resource capacities, particularly by co-ordinating housing with
investment in infrastructure including education facilities as well as water and drainage. The OP2 site
does not have the ability to connect to the new sewage treatment plant due to the height of the land
and the invert levels of the sewage plant. Therefore, an extension to the Op1 site is considered to be
the most efficient and viable location for new housing.
This site is able to be developed in the short term, due to the developer backing that exists, and its
identification in the Local Development Plan would ensure an adequate and effective supply of

housing land is maintained in Memsie to meet a local housing need within this Regeneration Priority
Area.
Site P3 in Memsie is reserved for a new Primary School. Until this is built, Rathen Primary School and
Fraserburgh Academy are the local schools. The 2013 School Roll Forecasts state that Fraserburgh
Academy is operating below capacity with a falling school roll. There is therefore adequate capacity
in that school to absorb pupils from any further development. Although Rathen Primary School is
predicted to be over capacity in 2015, it has a falling school roll. Development of the proposed site
would be gradual and phased and, as such, is unlikely to have any impact until the roll is at a more
acceptable level, or may even coincide with the construction of a new school at site P3.
As previously stated, SPP promotes the co-ordination of housing with investment in infrastructure
including education facilities. Consideration should therefore be given to maximising the capacity of
the site and identifying it for a higher number of housing. This would make efficient use of the
investment by Aberdeenshire Council when they construct the new primary school and provide
additional pupils to that school to support its viability.
Conclusion
The Main Issues Report considered that the two existing allocations within Memsie were sufficient to
meet the housing land supply. However, as demonstrated above, no development has been
forthcoming on the OP2 site, which is currently constrained. As a result the housing land supply will
be affected which goes against the requirements of SPP.
Additional land therefore requires to be identified for housing and the site to the north of the OP1 site
is a logical location for further housing. It lies immediately adjacent to the existing settlement
boundary and would form an extension to the OP1 site as it is owned by the same developer. It would
make efficient use of investment made in providing the new sewage treatment plant, which has
capacity for new homes and can only be delivered as an extension to the OP1 site. This site could also
be developed in tandem with a new primary school on site P3.
Any further development would be seen in the context of existing housing in the settlement and can
be integrated well in the landscape. It is therefore not accepted that development would have a
significant impact on the landscape and housing would be well contained within existing features to
provide a defensible boundary to Memsie.
Recommendation
It is therefore respectfully requested that the settlement boundary of Memsie is amended to include
site BaB013 (as identified in the Main Issues Report) and that it is identified for residential
development, in place of the constrained OP2 site which should be removed from the Local
Development Plan. Failure to do so will stagnate future development in Memsie and fail to deliver an
appropriate supply of housing to meet a local need.
Table 2 within Appendix 5: New Housing Land Allocations should also be amended to take account of
this change.

PROPOSED ABERDEENSHIRE LOCAL DEVELOPMENT PLAN
APPENDIX 1 – DEVELOPMENT BID
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1.0

INTRODUCTION

1.1

This development bid is submitted on behalf of JNF Developments who own land at
Memsie, as highlighted in the location plan in Figure 1 below.

Sit

Figure 1: Location Plan

1.2

Memsie is a settlement lying 39 miles north of Aberdeen on the B9032 Fraserburgh
to Strichen Road. Public Transport services stop in Memsie seven days a week
and

serve

locations

throughout

Aberdeenshire

including

Ellon,

Mintlaw,

Fraserburgh, Inverurie and Banff as well as Aberdeen. The settlement is less than
4 miles from Fraserburgh, the main service and employment centre for the Banff
and Buchan area, with a population of just over 12,000, it benefits from a wide
range of facilities.

A Renault car dealership based in Memsie provides local

employment opportunities.

1.3

In terms of the extant Development Plan, the Supplementary Guidance states that
the key planning objectives for Memsie are:
≠

To provide land for the construction of a replacement Primary School.

≠

To meet local need for housing within the Regeneration Priority Area.

≠

To resolve issues associated with existing waste water drainage.
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1.4

The site, subject of this development bid, lies to the north west of Memsie adjacent
to site reference H1; which is allocated in the extant Plan for 30 dwellings. As such,
it is considered that this area is suitable for housing and could contribute to
providing housing for local needs.

Accordingly it should be identified as an

extension to site reference H1 for residential development through the Development
Plan review. Further justification is provided in Section 9.

2.0

DESCRIPTION OF THE SITE AND PROPOSALS

2.1

The site extends to approximately 5 hectares (12 acres) and is immediately
adjacent to the settlement boundary of Memsie. It is bound to the north by Doolie
Burn and open fields. To the east by the A981 and to the south by site reference
H1 and P2. H1 is allocated for development in the extant Plan and P2 forms a
strategic landscaping belt for the site.

2.2

The site is generally level, therefore in topographic terms there is no impediment to
the development of the site. Access can be taken from West Croft Close at H1
which is under the same ownership as the bid site. The Masterplan prepared for
the development of H1 shows a gap in development which will accommodate
vehicular access to the bid site (Figure 2 below).

Figure 2: Memsie Masterplan
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2.3

In keeping with the quality and style of development proposed and developed to the
south of the site, a high quality development is also proposed on this site which will
provide for a variety of house types and tenures to increase the range of housing in
the settlement to meet the objectives of the extant Plan. The development bid form
indicates that a density of 22 units to the hectare should be adopted to take into
account affordable housing and open space requirements. The densities delivered
on sites will however, vary from site to site. In keeping with the densities adopted
for the development of H1 a density of 9 dwellings to the hectare is proposed. The
site is considered capable of accommodating up to 45 dwellings although any
detailed design would dictate the number of units, taking account of strategic
landscaping and infrastructure.

3.0

NATIONAL PLANNING POLICY

Scottish Planning Policy (SPP)
3.1

Paragraph 3 of SPP explains that the purpose of planning is to guide the future
development and use of land. It states that ‘Planning is about where development
should happen, where it should not and how it interacts with its surroundings’.
Paragraph 5 goes on to advise that the Scottish Government believe in the value of
forward-looking, visionary and ambitious plans that will guide development.
Development Plans are discussed in paragraphs 10 – 21 of SPP which explains
that their purpose is to ‘guide the future use of land and the appearance of cities,
towns and rural areas.

They should indicate where development, including

regeneration, should happen and where it should not.’ In monitoring development
plans SPP directs local authorities to ‘focus on what has changed for example the
extent to which key assumptions remain valid, whether land allocations have
provided viable and investment in infrastructure has been forthcoming. Monitoring
should set the direction for the future review of the plan.’

3.2

The Scottish Government are committed to sustainable development, paragraph 37
of SPP explains the important role the planning system has to play in supporting the
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achievement of sustainable development through its influence on the location,
layout and design of new development.

In deciding the locations of new

development SPP directs local authorities to:
≠

Promote regeneration and the re-use of previously developed land,

≠

Reduce the need to travel and prioritise sustainable travel and transport
opportunities,

≠

Promote the development of mixed communities,

≠

Take account of the capacity of existing infrastructure,

≠

Promote rural development and regeneration, and

≠

Prevent further development which would be at risk from flooding or coastal
erosion.

3.3

Paragraph 40 explains that the ‘settlement strategy set out in the development plan
should promote a more sustainable pattern of growth for an area, taking account of
the scale and type of development pressure and the need for growth and
regeneration’.

3.4

In discussing the delivery of new housing SPP states that ‘the delivery of housing
through the development plan to support the creation of sustainable mixed
communities depends on a generous supply of appropriate and effective sites being
made to meet the demand, and on the timely release of allocated sites’ (Paragraph
70). SPP goes on to explain that ‘allocating a generous supply of land for housing
in the development plan will give the flexibility necessary for the continued delivery
of new housing even if unpredictable changes to the effective land supply occur
during the lifetime of the plan’ (paragraph 71).

3.5

Paragraph 94 of SPP highlights that the requirement to allocate a generous supply
of land applies equally to rural and urban areas. Accordingly SPP directs local
authorities to ‘support more opportunities for small scale housing development in all
rural areas’. SPP goes on to note that ‘in more accessible and densely populated
rural areas most new development should be in or adjacent to settlements’
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(paragraph 95). It goes on to explain that ‘all new development should respond to
the specific local character of the location, fit in the landscape and seek to achieve
high design and environmental standards.’

Planning authorities are directed to

‘apply proportionate standards to access roads to enable small developments to
remain viable.’

3.6

To support sustainable development SPP states that planning permission should
not be granted for significant travel generating uses in locations which would
encourage the private car and where access to public transport would involve
walking more than 400m.

Planning Advice Note 75: Planning for Transport
3.7

Planning Advice Note 75: Planning for Transport Accompanies Scottish Planning
Policy. It states that planning authorities should establish accessibility profiles for
sites. The profile should reflect the catchment areas served, likely quality of service
and result in indicators of accessibility. A maximum threshold of 1600 metres in
terms of accessibility to local services by walking and cycling should be achieved
for new developments.

4.0

STRUCTURE PLAN

4.1

The Structure Plan (2009) identifies a requirement for around 72,000 dwellings
within the Structure Plan area over the next 20-25 years. Three Strategic Growth
Areas (SGA’s) are identified which will be the main focus for development and are
expected to accommodate 75-80% of growth over the next 20 years and more.
Around half of new development will be located within Aberdeen City, with
significant development expected in the Aberdeen to Huntly SGA, Aberdeen to
Laurencekirk SGA and the Aberdeen to Peterhead SGA.

Additional growth is

proposed outwith these areas in the Local Growth and Diversification Areas. Levels
of growth within these areas should relate to local need and will vary from place to
place.

Page 7 of 14

JNF Developments

Land at Memsie

4.2

The Structure Plan also identifies Regeneration Priority Areas which includes some
of the coastal communities and the largest towns in Aberdeenshire (Peterhead and
Fraserburgh).

Improving the economy, environmental quality, accessibility,

employment opportunities and competitiveness of business should play a particular
role in these areas.

4.3

Memsie is located within the Regeneration Priority Areas within the Rural Housing
Market Area (RHMA). Within the RHMA the Structure Plan states a requirement for
12,657 dwellings over the period 2007 – 2030.

4.4

The Structure Plan also advocates sustainable mixed communities and seeks to
achieve new development that meets the needs of the whole community, both now
and in the future, and makes the area a more attractive place for residents and
businesses to move to.

5.0

PROPOSED ABERDEEN CITY AND SHIRE STRATEGIC DEVELOPMENT PLAN
(FEBRUARY 2013)

5.1

Consultation into the Proposed Strategic Development Plan (SDP) closed on 12 th
April 2013. Once adopted it will replace the extant Structure Plan. Accordingly it
forms a material consideration in the determination of this development bid.

5.2

The Proposed SDP carries forward the extant Plans vision for Aberdeen City and
Shire. In doing so it also carries forward the aims and objectives of the extant
Structure Plan.

5.3

The Proposed SDP again identifies three SGA’s and additional growth is proposed
outwith these areas in the Local Growth and Diversification Areas.

Within the

RHMA part of the Local Growth and Diversification Areas the proposed SDP states
that 8000 new homes should be developed during the period 2017 – 2035.
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5.4

The proposed SDP carries forward the areas safeguarded for regeneration. Noting
that in these areas the focus is on the needs of the existing communities.
Improving

the

economy,

environmental

quality,

accessibility,

employment

opportunities and the competitiveness of business should play a particular role in
these areas.

5.5

As the proposed SDP has not identified any increase in allocations in terms of
residential and employment land it is the subject of objection from the Development
Industry.

Should a Reporter be minded to increase allocations the Local

Development Plan, with many sites being ‘drawn down’ to augment the 2012 –
2016 supply, will fall short of meeting housing and employment land requirements.

6.0

ABERDEENSHIRE LOCAL DEVELOPMENT PLAN

6.1

The settlement statement prepared for Memsie states that the key planning
objectives are to:

6.2

≠

Provide land for the construction of a replacement Primary School.

≠

Meet local need for housing within the Regeneration Priority Area.

≠

Resolve issues associated with existing waste water drainage.

The settlement statement identifies allocations at H1 for the development of 30
dwellings (including 5 from the Aberdeenshire Local Plan) to be delivered in two
phases. Site reference H2 is allocated for 15 dwellings, 10 to be delivered within
the first phase of the plan. Land is reserved for a new primary school to the south
of Memsie on land allocated as R1 (please see Figure 2 below).
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Figure 2: Settlement Statement Map Memsie

6.3

As demonstrated in Figure 2 land is safeguarded to the north of H1 as strategic
landscaping for site H1.

7.0

SERVICES

7.1

The settlement statement prepared for Memsie states that the key planning
objectives for the settlement are to resolve issues associated with the existing
waste water drainage. As discussed in paragraph 1.4 above land to the south is
allocated as site reference H1. Application reference APP/2012/3544 Full Planning
Permission for 14 No. Dwellinghouses at Land at rear Muir Road, Memsie was
approved subject to conditions and a legal agreement by the Banff and Buchan
Area Committee on 12th March 2013. During the determination of this application
the developer engaged with both SEPA and Scottish Water with regards to
resolving waste water drainage issues. The system proposed by the developer for
application reference APP/2013/3544 involves dwellings being connected to a
communal treatment tank located to the north of the site with a partial soak away
and discharge to watercourse. As a consequence SEPA, Scottish Water and the
Council’s Flood Prevention Unit, do not consider there to be a drainage problem in
Memsie (paragraph 6.12 of the Committee Report). The system proposed by the
developers has sufficient capacity to accommodate development of the bid site.
Accordingly in drainage terms there is no impediment to the development of the
proposed site.

7.2

Figure 3 below highlights that there is no issue in relation to flooding associated
with the site.
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Figure 3: Flood Risk Map

7.3

Memsie lies within the catchment area for Rathen Primary School which is currently
operating above capacity however, a new primary school is proposed at Memsie
and once delivered will alleviate this problem.

Secondary school provision is

provided at Fraserburgh Academy which is currently operating below capacity.

8.0

JUSTIFICATION

8.1

The location of an existing zoned housing site in Memsie, at H1 and H2 both to the
south of the bid site demonstrates that there is a demand for housing in Memsie. A
planning application was approved for development at H1 however, a planning
application has yet to be submitted for development at H2. The zoning of site H1 in
both the extant Plan and the Aberdeenshire Local Development Plan demonstrates
that this is an appropriate direction for development in the village. Any further
development in this direction should therefore be supported.
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8.2

The bid site represents a logical area for the expansion as it is immediately
adjacent to the settlement boundary of Memsie. The development in such locations
is supported by SPP which states that new allocations within more accessible rural
areas should be located adjacent to settlements.

8.3

Any development on the site would be seen as an expansion of the H1 site in the
extant Plan. Development would fit in well as it is bound on 2 sides by development
in the form of housing to the south and a dwelling to the east. The P2 area to the
south of the site provides strategic landscaping for site H1. This will provide an
attractive setting for any development and will provide an attractive landscape
feature. To the north of the site lies the Doolie Burn which will provide an attractive
landscape feature and will contain development. On the approach from the east
and south any development on this site would be entirely screened by existing
development in the village. From the west and north it would be seen in the context
of the existing development therefore having no significant visual impact.

8.4

The detailed design and layout of housing will be the subject of discussions with
and approval of Aberdeenshire Council to provide a high quality residential
environment. The site would take access from H1 via West Croft Close which has
direct access from the B9032. This leads directly to the A90, therefore providing
good links with the surrounding area, including Fraserburgh, Peterhead and
Aberdeen. Bus stops are located at the cross roads within walking distance of the
site thus meeting the objectives of SPP.

8.5

Given the location of the bid site adjacent to the settlement boundary and in close
proximity to the centre of Memsie, the identification of the bid site would provide
housing close to the existing population.

The identification of the bid site for

development will meet the housing requirement contained within the Structure Plan.
It will help to contribute to the requirement to identify 12,657 new homes in the
RHMA and would also contribute to development within the regeneration areas.
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8.6

As discussed in paragraph 5.1 consultation into the proposed SDP closed on 12 th
April 2013.

Without any increase to employment and residential allocations

objections have been submitted by the Development Industry. Should the Strategic
Development Authority or Reporter be minded to increase allocations there will be
insufficient allocations within the LDP. Furthermore a number of sites within the
LDP have been drawn down early to augment the 2012 – 2016 supply and a
number of sites carried forward from the Local Plan are no longer effective or are
being delivered at a slower rate than predicted.

As such, new allocations are

required to meet the inevitable shortfall in housing land supply. Sites such as this,
in proximity to a settlement, that can be delivered in the short term and can
continue to provide housing for local needs within the regeneration priority area,
should be identified within the Review of the LDP for development.

8.7

As noted above in paragraph 8.2 site H2 in Memsie has been allocated for the
development of 15 dwellings however, a planning application has yet to be
submitted. It is understood that H2 is also constrained in terms of drainage. It is
contended that H2 is no longer effective and should be removed form the Plan and
its allocation re allocated to the bid site which is not constrained. Doing so will
ensure that the demand for new housing in Memsie is delivered. The transfer of
this allocation is compliant with SPP which directs Local Authorities to focus on
what has changed since the last Local Development Plan and question if sites
remain viable.

9.0

CONCLUSION AND RECOMMENDATION

9.1

The identification of the bid site for residential development would involve a logical
area for the expansion of Memsie, given its location immediately adjacent to the
settlement boundary and existing zoned residential land. The site is located in
proximity to the centre of Memsie, where access to public transport is available
within walking distance as defined within SPP. Development would be well related
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to the existing development and also contained in the landscape by Doolie Burn to
the north.

9.2

Memsie is a suitable location for further residential development which would assist
the plan is achieving the key planning objectives for the settlement which are to
meet local need for housing within the regeneration area.

Furthermore the

development of the site would assist the Structure Plan in delivering the
requirements for housing in the RHMA.

9.3

As such, this site should be identified for residential development in the Review of
the Aberdeenshire Local Development Plan.

9.4

To enable development of the bid site it is requested that the allocation at H2 is
transferred to the bid site.
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APPENDIX 2 – MIR REPRESENTATION
Aberdeenshire Local Development Plan 2016
Main Issues Report
Site Reference: BaB013 Memsie

Objection is made to the failure of the Main Issues Report (MIR) to identify site reference BaB013 as a preferred option for
development and it is respectfully requested that the site is identified in the proposed Plan for the development of approximately
45 dwellings.

The zoning of site H1 in both the previous Aberdeenshire Local Plan and the extant Plan demonstrates that this is an appropriate
direction for development in the village. Indeed, it is reflective of the pattern of growth in the village which is evident along the
A981. Further development in this direction should therefore be supported.

Land at BaB013 is a logical area for the expansion of Memsie as it is immediately adjacent to the settlement boundary.
Development in such locations is supported by SPP which states that new allocations within more accessible rural areas should
be located adjacent to settlements.

Comments received in response to the MIR, which suggest that the site is significant in relation to Memsie, are refuted. The
development proposed is in keeping with the scale of allocations identified in the extant Plan. Whilst allocation of BaB013 would
expand Memsie this is not considered to be of detriment to the settlement. Any development at BaB013 would be designed to
the highest standards with due consideration of the settlements setting. Development would also provide homes for local needs
in a regeneration area, a key planning objective for Memsie

As highlighted in the development bid submitted to Aberdeenshire Council, the level of development proposed is reflective of the
densities present in Memsie and any detailed design would dictate the exact number of dwellings to be accommodated on site;
this may well be lower than the 45 units suggested. The detailed design of the site will ensure that it is of the highest standard,
similar to dwellinghouses being developed at H1, sympathetic and in keeping with the character of Memsie.

As recognised by comments received to the MIR, development of the site would extend the settlement to the north along the
A981. However, this is in keeping with the pattern of development in the settlement; which is along the A981 and B0932.
Suggestions that the development of the site would have a detrimental impact on the landscape are strongly refuted. On the
approach from the east and south, any development on this site would be entirely screened by existing development in the village.
From the west and north it would be seen in the context of the existing development and therefore having no significant visual
impact.

It is considered that any development on the site would fit in well with the landscape, as it is bound on two sides by development
in the form of housing to the south and a dwelling to the east. The P2 area to the south of the site provides strategic landscaping
for site H1. This will provide an attractive setting for any future development and will provide an attractive landscape feature. To
the north of the site lies the Doolie Burn which will provide an attractive landscape feature and will contain development, providing
a natural and defensible boundary to the settlement.

The MIR notes the planning objectives for Memsie are to meet local need for housing within the Regeneration Priority Area. The
only site in Memsie that is contributing to this objective is H1, which is under the same control as land at BaB013. The developer,
JNF Developments, is willing and able to develop land at BaB013 which will assist in achieving the planning objective for Memsie.

The MIR considered the existing allocations to be sufficient however, site reference H2, as recognised by the MIR has yet to
submit a planning application. Indeed the site has only recently been marketed for development despite receiving an allocation
in 2012. Marketing the site does not guarantee that a developer will purchase the site and deliver the site to the market. As
highlighted by the Development Bid previously submitted for the development of BaB013, H2 is constrained in terms of drainage
and it is unlikely to come forward for development until such issues are resolved and a potential developer is identified. This
could take a considerable period of time. Subsequently it is contended that H2 is no longer effective and should be removed
from the Plan. Its allocation should be transferred to BaB013 which is not constrained as, forming an extension to H1, it benefits
from connections to the community treatment tank that was delivered as part of the development of H1. Transferring the allocation

PROPOSED ABERDEENSHIRE LOCAL DEVELOPMENT PLAN
APPENDIX 2 – MIR REPRESENTATION
to BaB013 will ensure that the demand for new housing in Memsie is met. The transfer of this allocation is compliant with SPP
which directs Local Authorities to focus on what has changed since the last Local Development Plan and question if sites remain
viable.

Issue is taken with comments in the MIR suggesting that the proposal would deliver more dwellinghouses than required. It is
evident that H2 is not deliverable and in the absence of BaB013 there will be no development in the settlement following the
completion of H1. Allocation of BaB013 will therefore provide housing for local needs in keeping with the settlement objectives
for Memsie. The LDP may choose to allocate a lower number of units should it be considered appropriate.

As discussed in the Development Bid previously submitted, consultation into the Proposed SDP closed on 12th April 2013. No
further increase in allocations for employment or residential land have been proposed and this has subsequently drawn significant
objection from the development industry. However, should the Strategic Development Authority or Reporter be minded to
increase allocations there will be insufficient allocations within the Local Development Plan (LDP). Furthermore a number of sites
within the LDP have been drawn down early to augment the 2012 – 2016 supply and a number of sites carried forward from the
Local Plan are no longer effective or are being delivered at a slower rate than predicted. As such, new allocations are required
to meet the inevitable shortfall in housing land supply. Sites such as this, in proximity to a settlement, that can be delivered in
the short term and can continue to provide housing for local needs within the regeneration priority area, should be identified within
the Review of the LDP for residential development.

Comments made in the MIR to suggest that Memsie cannot support additional development due to school capacity issues are
refuted. As highlighted by the MIR there is sufficient secondary school capacity available at Fraserburgh Academy. Rathen
Academy is currently operating above capacity however, this is forecast to decline and a new school is proposed at R1 which will
alleviate current capacity issues. In any event, development of BaB013 would be phased and as such, development would have
a gradual and phased impact on school rolls.

In light of the reasoning set out above, it is respectfully requested that BaB013 is identified as a preferred option for development.
Doing so will ensure that an effective supply of housing is maintained in Memsie following the completion of H1. To achieve this,
H2, which is undeliverable, should be removed from the Plan and its allocation transferred to BaB013.

