Fiona Thompson
From:
Sent:
To:
Subject:

05 May 2015 21:43
LDP
Banff Planning Area P03 - Representation

Further to the following:

A. Your letter regarding planning notification of the subject matter and

B. After meeting with your representative at the Community Centre, Bridge Street, Banff.

We wish to object to any further development PO3 and that:

1. The current planning area be limited to the planning works App/2009/3876.

2. That no further houses be build beyond the 25 as per App/2009/3876.

The reasons for this are:

1. Additional works will erode further the character and charm of the Scotstown
Conservation Village: impacting tourism.

2. To prevent extended disturbance to the residents associated with the current works;
expected to last for three years.
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3. Additional work will lead to further increase traffic volumes for Scotstown Residents
and parking in front of houses.

4. To limit destruction of the existing Greenfield area when significant areas of Brownfield
remain in the dilapidated areas in Banff town centre, significantly reducing the appeal of the
town.

Please note we were very disappointed in the following:

a. The text regarding the subject matter from your Long Term plan on the website. The text
made no reference to the currently approved plan App/2009/3876 and this created significant
confusion!

b. Your letter to residents notifying the plan OP3 did not state the date by which
representation needed to be made by ( it turns out to be by 8th May 2015).

We would like to thank those from the council who supported the recent planning event at
the Community Centre Banff.

Please confirm that you have received this successfully.

Regards
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May 2015
David Wardrop Planning Consultant

ALDP 2 Objection/The Monument, Newmachar | David Wardrop BSc (Hons) MRTPI
Objection
Strategic Land (Scotland) Ltd formally object to the non allocation of land to the south
of The Monument, Corseduick Road, Newmachar for residential uses.
It is submitted that the strategy articulated within the proposed LDP 2 for Newmachar
is confused. The identification of the first part (OP1) of a far wider land allocation that
would allow the delivery of an ‘eastern bypass’ is acknowledged by the Council as not
supported by the Strategic Development Plan. This potentially prejudices the delivery
of the ‘first phase’ allocation at OP1 and must call into question the validity of the
strategy being pursued here.
Additional housing land is required to ensure there is a sufficient supply throughout
the lifetime of LDP 2. Land which meets the strategy and outcomes sought by the SDP
ought to be identified for residential development to ensure that there is an appropriate
amount of new housing land which can come forward to allow the continued organic
growth of Newmachar to continue through ALDP 2.
Accordingly, land to the south of The Monument ought to be allocated for residential
uses comprising private and affordable housing with a development capacity of circa
75 units.
Introduction and Context
Proposed ALDP 2 acknowledges Newmachar’s role as a commuter town for Aberdeen. It also
acknowledges that there are concerns with the amount of traffic going through the middle of
the town. The proposed LDP states that there are long term proposals for an eastern relief
road. These are developers’ long term proposals and are not necessarily the Council’s given
its continued absence from any identified strategic transport project list.
Notwithstanding, the proposed LDP correctly acknowledges that “delivering the eastern
road in full will require the release of a substantial amount of development land, and
the Strategic Development Plan does not support the scale of this land release within
the lifetime of the Local Development Plan.”
Quite why there is an allocation that is wholly reliant on further significant allocations that would
be contrary to the SDP must be questioned particularly given that the lifetime of the proposed
LDP is to 2027 whilst the lifetime of the SDP is to 2035.
Planning Policy Context
Scottish Planning Policy requires that development plans should:


be consistent with the policies set out in this SPP, “including the presumption in
favour of development that contributes to sustainable development”;
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“positively seek opportunities to meet the development needs of the plan area
in a way which is flexible enough to adapt to changing circumstances over
time”;
be up-to-date, place-based and enabling with a spatial strategy that is implemented
through policies and proposals; and
“set out a spatial strategy which is both sustainable and deliverable, providing
confidence to stakeholders that the outcomes can be achieved.”

Planning should direct the right development to the right place. To achieve this spatial
strategies within development plans should promote “a sustainable pattern of development
appropriate to the area.” The SPP sets out a range of criteria against which decisions should
be guided. In doing so, planning should support development that is designed to a high-quality,
which demonstrates the six qualities of successful place comprising:







Distinctive
Safe and Pleasant
Welcoming
Adaptable
Resource Efficient
Easy to Move Around and Beyond

In respect of housing, the SPP requires local development plans in city regions to allocate a
range of sites which are effective or expected to become effective in the plan period to meet
the housing land requirement of the strategic development plan up to year 10 from the
expected year of adoption. They should provide for a minimum of 5 years effective land supply
at all times. In allocating sites, the SPP requires planning authorities to be confident that land
can be brought forward for development within the plan period and that the range of sites
allocated will enable the housing supply target to be met.
In accordance with PAN 2/2010, land which is to be allocated must meet the ‘effectiveness’
tests. For land to the south of The Monument, this is as follows:
ownership: The landowner and developer are committed to the delivery of the
proposals at the earliest opportunity;
physical: the site is free from constraints related to slope, aspect, flood risk, ground
stability or vehicular access which would preclude its development:
contamination: the previous use has not resulted in contamination of the site;
deficit funding: there is no requirement for any public funding required to make
residential development economically viable;
marketability: the site can be developed in the period under consideration;
infrastructure: any required infrastructure can be provided realistically by the
developer or another party to allow development; and
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land use: housing is a logical use of the site given its characteristics and location.
Accordingly it can be confirmed that the proposed allocation to the south of The Monument is
‘effective’ and therefore deliverable. This is not necessarily the case for OP1.
Housing Land
The proposed ALDP includes two housing allocations for Newmachar. OP 1, which is the first
phase of a far larger non SDP compliant proposal, is for up to 300 houses and is to the north
east of the village. OP 2 is to the west for 185 houses with delivery of the first phase of 70
units well underway. From this it can been confirmed that the proposed ALDP 2 allocates land
for up to 485 houses to 2027.
Having noted this it is worth giving consideration to the 2014 Housing Land Audit. This is as
follows:
Site
OP1
(300)
OP2
(185)
Total

‘15 ‘16
12 36

‘17
36

‘18
36

‘19
36

‘20
36

‘21
36

‘22
36

‘23
36

‘24
0

‘25
0

‘26
0

‘27
0

40

30

30

30

30

25

0

0

0

0

0

0

0

52

66

66

66

66

61

36

36

36

0

0

0

0

From this, if the programming of sites OP1 and OP2 proceeds as set out here, it can be
concluded that Newmachar will effectively run out of allocated housing land four years before
the end of the lifetime of ALDP 2.
However, should delivery of OP1 stall given the intrinsic requirement for the far larger non
SDP compliant proposal, the availability of effective housing land which is required to allow
the village to grow organically, will be further compromised with the last new houses in OP2
programmed to be completed in 2020. Given this and given that LDP 2 is required to provide
a framework to 2027, the lack of effective and deliverable housing within Newmachar is clear.
Given the limitations presented by the SDP, any new allocations must be of a limited and
proportionate scale and certainly less than the scale of development sought to the west of the
village. As there is a settlement wide requirement to provide financial contributions to the
delivery of the eastern relief road, additional housing land does not need to be identified in
proximity to this road.
Newmachar has experienced significant growth over the last 40 years. This is not surprising
given the village’s proximity to Aberdeen. The current allocated sites and white land provide
for 485 units which will add significantly to the 2,400 local population. To commit to the
identification of land for a further 1000 units as proposed to the east will have a considerable
impact on the village and, arguably, change its character entirely.
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Instead, it would be more reasonable to identify land which is effective and therefore
deliverable with a significantly smaller capacity to allow for growth which is far more
proportionate and organic to Newmachar.
Relief Road/Eastern Development
Following the Reporters’ examination of ALDP a reduced development to the east of
Newmachar, comprising sites M1 (OP1) and E1 (OP3) was identified. Included with this is a
requirement for a new distributor road. It is noted in ALDP that “a development framework
is required to show how site M1 and E1 will be linked by a new distributor road. This
will provide a long term plan for the development of the village, including phases of
development that may occur post 2016 and are not allocated for development in this
plan so as to achieve the creation of a sustainable community.”
It is note that the required Development Framework has been approved by the Council. In
doing so it confirms that the delivery of the relief road is predicated on this amount of
development land (circa 1,000 units). This includes OP1 and 3 as well as MIR sites Ga038
and Ga067. This is despite a complete lack of strategic support for development of this scale
within the proposed Strategic Development Plan.
Fundamental questions must be asked in regard to the viability and deliverability of this
distributor road if it requires development of a scale that is simply not possible through this
proposed LDP period (2017 – 2027) and arguably through to the end of the SDP (2035).
Even if it were, the impact on the village of development of this scale including the significant
visual impacts of development to the north of Newmachar is not sustainable. Indeed, given
the distance of the further parts of MIR sites Ga038 and Ga067, walking to the village centre
would not be a realistic option. This would lead to more car journeys and, arguably, the loss
of potential trade to the village shops with motorists using any future bypass to drive directly
to the larger retail units in Aberdeen and Dyce.
There are legitimate concerns that the delivery of a housing led distributor road is a constraint
on the delivery of OP1. It is noted that a PPP application (ref APP/2012/3943) for OP1 is with
the Council. This was submitted towards the end of 2012 but 2 ½ years later it remains
pending. It is not known when a permission may be forthcoming. It does not seem to make
much sense to perpetuate this unfortunate position by limiting the release of land which could
come forward elsewhere in Newmachar.
Summary and Conclusions
Given the above, it is suggested that to ensure there is flexibility and choice, a smaller scale
allocation should be identified which could provide a proportionate and logical extension to the
village should the strategic context change; a housing land supply shortfall emerge through a
slip in allocated sites’ programming; or should the whole viability of the distributor road
undermine the development strategy officers appear to be pursuing for Newmachar East.
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Of the sites submitted in response to the call for sites, it is submitted that land to the south of
The Monument is well placed to provide a sustainably located, proportionately scaled and
organic medium sized extension to the village.
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Fiona Thompson
From:
Sent:
To:
Subject:

05 May 2015 22:36
LDP
Proposed 2016 Revision of the Local Development Plan 2016 Main Issues Report

In the preparation of the Proposed 2016 Revision of the Local Development Plan 2016 Main Issues Report,
statements were made in the Planning Process of EH1 that errors in allocation of the numbers of units for site OP1
(H1) could be adjusted to
reflect a total for both development sites to 30 houses.
1. The allocation of 30 houses is contrary to the commitment by the Council to review the Allocation for Udny
Green following the complaints after the 2012 ALDP. This would result in 48 houses being developed on this
site, which is disproportionate in a village which had 66 homes.
2. This issue should have been included in the Main Issues Report.
3. A TOTAL of 30 homes on the combined sites would reflect the original intention of the 2012 ALDP. Given
that 18 have already been built on the former EH1 Site, the revised Allocation for the former H1 site, now
OP1, should be 12. This is consistent with the Planning Permission that has been granted. No further
development should be allocated or planned.
4. I fully support the formal response by the Udny Green Planning Action Group, and trust the 2016 Local
Development Plan will be modified to reflect the above.

Please acknowledge receipt of this submission and confirmation that my comment will be included in the
review process.

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.
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1.
The allocation of 30 houses is contrary to the commitment by the Council to review the Allocation for Udny Green
following the complaints after the 2012 ALDP. This would result in 48 houses being developed on this site, which is
disproportionate in a village which had 66 homes.
2.
This issue should have been included in the Main Issues Report.
3.
A TOTAL of 30 homes on the combined sites would reflect the original intention of the 2012 ALDP. Given that 18
have already been built on the former EH1 Site, the revised Allocation for the former H1 site, now OP1, should be 12.
This is consistent with the Planning Permission that has been granted. No further development should be allocated or
planned.

Reason for change
In the preparation of the Proposed 2016 Revision of the Local Development Plan 2016 Main Issues Report, statements
were made in the Planning Process of EH1 that errors in allocation of the numbers of units for site OP1 (H1) could be
adjusted to reflect a total for both development sites to 30 houses.

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 would like to see the transit site for travelers moved to an area closer to the community so the travelers can be
included within the hub of the town rather than being stuck out on the periphery in an area earmarked for business use.
As I believe there would be a high concentration of children I think the site would be better sited near children's play
parks and sports facilities and away from the busy roads, the A90 and the Ellon bypass. There are no amenities apart
from the park and ride and Tesco in this area and feel it is in a very windy unsheltered site possibly unsuited to
caravans. I know that this area gets colder and stronger winds than nearer the town centre as there is no shelter from
the elements here. The old road up to Knaps Farm used to drift with snow regularly and I believe any roads sited in this
area will be more affected by snow and ice than in more sheltered areas of Ellon.

Reason for change
Site extremely exposed to elements (very windy and can become affected by drifting snow in winter).
No amenities for children nearby and busy roads to cross.
Site not aimed at residential use -Business area proposed.
Safety issue due to proximity to A90 and Ellon Bypass (roads busy and area earmarked for business use not residential
therefore children may be at risk from traffic.)
I have lived in this area for over 25 years and have been very careful when my children were young that they were kept
safe as the single track roads can be dangerous for all pedestrians due to motorists speeding and not anticipating
people walking.(It has become even more dangerous when icy since it was resurfaced and water sits on it and freezes).
Also very wary of the Ellon bypass when walking as it is such a busy road. It has got even busier with the business
centre at Balmacassie.

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
FRXOGÀOOLQDVHSDUDWHIRUPIRUHDFKFRPPHQW
Please email or send the form to reach us by
8th May 2015 at the following address:

Post: Planning Policy Team
Infrastructure Services
Aberdeenshire Council
Woodhill House
Westburn Road
ABERDEEN
AB16 5GB
Email: ldp@aberdeenshire.gov.uk

YOUR DETAILS
Title

Mr

First name John
Surname
Date

Findlay

4 May 2015

Postal Address Ryden LLP, 25 Albyn Place, Aberdeen
Postcode

AB10 1YL

Telephone Number
E-mail

01224 588866

john.findlay@ryden.co.uk

Are you happy to receive future correspondence only by email - Yes
Are you responding on behalf of another person? Yes
If yes who are you representing

✔

✔

No

No

Cabardunn Development Company Limited and Dunecht Estates

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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Please refer to Paper Apart.

Reason for change
Please refer to Paper Apart.

PAPER APART
OBJECTION TO PROPOSED ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2016 ON
BEHALF OF CABARDUNN DEVELOPMENT COMPANY LIMITED AND DUNECHT
ESTATES RELATIVE TO THE FAILURE TO IDENTIFY ADDITIONAL HOUSING LAND IN
WOODLANDS OF DURRIS
Introduction
Cabardunn Development Company Ltd and Dunecht Estates object to the failure of the
proposed Local Development Plan to allocate additional housing land for development in
Woodlands of Durris. The objectors contend that for the reasons set out herein, and in
response to the Main Issues Report, that land lying adjacent to the west and south west of the
OP1 site, identified in the Main Issues Report as site KM058, should be allocated for residential
development. The site should be included within the proposed Local Development Plan for 30
units as advocated in the Development Bid and subsequent representations on the Main Issues
Report (MIR).
Modification Required
An additional site, OP2 should be allocated for around 30 units. This should co-incide with Site
KM058 identified in the Main Issues Report. The Settlement Statement for Woodlands of Durris
should be adjusted to include Site OP2 and the site itself identified on the Proposals Map.
Consequential additions should be made to Appendix 5 to allow for that development of 30
units in the period 2017-2026.
Background
The inclusion of the OP1 site, carried forward from the extant Local Development Plan, is
welcomed. That site has Planning Permission in Principle and an application for Matters
Specified in Conditions is currently pending. That application is due to be determined in June
and Kirkwood Homes, the developer, is due to be on site in July.
A Development Bid (Appendix 1) for the site was submitted in April 2013 in response to a call
for sites by Aberdeenshire Council to be considered for inclusion in the proposed Local
Development Plan 2016. The MIR published in late 2013 allocated the site Ref: KM058. The
MIR considered that a key objective for the village was to sustain local services. Whilst it
considered the proposed site to be well related to the existing settlement it failed to identify the
site as an Officer’s preference for development.

Indeed, no sites were preferred for

development in Woodlands of Durris.
In response to the MIR, Cabardunn Development Company Ltd and Dunecht Estates objected
to its failure to identify the site for development (Appendix 2). The representation contended
that the proposed site presented a clear opportunity to provide a quality residential development
of 30 units. Its allocation would allow for the planned growth of the settlement enabling the
upgrading of the waste water treatment works to be planned and programmed to make
1

provision for the existing allocated site (OP1) and the site being proposed. Its allocation would
also safeguard the primary school which is significantly below capacity. Its timeous allocation
would also enable it to be planned and developed in conjunction with the OP1 site thereby
ensuring integration with the existing village.
The representations were reported to the Kincardine & Mearns Area Committee on 6 May 2014
and thereafter to the Infrastructure Services Committee on 3 July 2014. At those meetings, the
members agreed with Officers’ recommendations that no additional development land should
be allocated in the settlement.
Justification
It should be noted that the site identified in the Main Issues Report as KM058 was misleading.
It encompassed all of the land at Woodlands of Durris under option to Cabardunn Development
Company Ltd. However, the Development Bid had made it entirely clear that an allocation was
only sought for the area of land lying immediately to the north west of the OP1 site (formerly
EH1). It is contended that this area could accommodation around 30 units and facilitate a
sympathetic layout if planned and developed in conjunction with the allocated site to the south.
Strategic landscaping could be provided on the land under option and would define the limit of
existing development whilst maintaining the opportunity for the development of the optional
land in the longer term.
Woodlands of Durris is an attractive village where there is a clear demand for housing to satisfy
local need. This is evident from previous small scale development that has taken place in the
village and from house builder interest in the OP1 site, which is to be developed by Kirkwood
Homes for 20 houses. Indeed, there is a continuing demand for residential development
throughout the Aberdeen housing market area. Separate representations have been made
regarding housing land supply and they should be referred to for their terms. The key point is
that the Strategic Development Plan has underestimated the housing requirements. This is
evident from the most recent population and household projections and it is contended that
additional land requires to be released to address this. Woodlands of Durris has the capacity
to accommodate further development beyond that currently allocated and it is contended that
additional land should be identified for development.
The Main Issues Report advised that a key objective for the settlement was to sustain local
services and noted that Durris Primary School was forecast to have significant capacity in 2016.
Indeed, the most recent 2013 based school roll forecasts indicate that even factoring in the
OP1 site, Durris Primary School is forecast only to be at 64% of capacity in 2019. At that time
the school could accommodate an additional 21 pupils. At a pupil per household ratio of 0.30
this would allow for the development of 70 houses. As a consequence, it is difficulty to reconcile
the Council’s objective for the settlement when the proposed Plan fails to allocate further land
for development in Woodlands of Durris. Only through significant development within the
catchment area can the long term future of Durris Primary School be safeguarded.
Upgrade of the existing waste water treatment works is required to accommodate development
on the allocated OP1 site. That represents a significant investment in the settlement and
2

maximum benefit could be gained from that. If additional development was factored into the
upgrading works a further allocation of 30 units would provide a clear and unambiguous
statement of the envisaged future growth of the village.
If the proposal is for the modest expansion of the existing settlement to accommodate an
additional 30 houses this would be designed with due consideration to the existing scale and
character of the settlement. The development of the site would make provision for substantial
areas of open space, strategic landscaping and land for infrastructure provision. The site
already benefits from well-defined defensible boundaries to the north west whilst the creation
of a strategic landscape buffer would help soften the impact of any development to the east.
The backdrop of the existing woodland to the west and the existing topography rising to the
north would also assist in accommodating development into the local landscape. The land also
offers the opportunity to provide linkage into the adjacent woodlands wood to enhance
recreational opportunities for the community, as well as providing enhanced links to the
proposed public open space and land reserved for the playing field to the rear of the school.
The MIR noted that the site is well related to the existing settlement and it is capable of being
developed without a detrimental impact upon the landscaped character of the area.
Allocation of the site for development in the period 2017-2026 would enable it to follow
completion of development on site OP1. The allocation of further land for development in
Woodlands of Durris would help meet the requirements of the Strategic Development Plan in
terms of housing provision in a local growth and diversification area. This would also accord
with the principles of Scottish Planning Policy which seek to be responsive to the local needs
and promote change in the wider community interest.
An enlarged site, encompassing all of the land under option to Cabardunn was considered for
inclusion within the Local Development Plan 2012. That site was considered at the Public
Examination into the Plan and the Reporter in is conclusions recognised the need to sustain
the primary school through further development, but considered the scale of development
capable of being accommodated on the option land to be out of keeping with the nature and
scale of the settlement and larger than require to maintain the school and enable the upgrade
of the waste water treatment works. The current proposals address these issues and should
be considered favourably to ensure continued support for the primary school and spread the
cost of the upgrade to the waste water treatment works.
Conclusions
Woodlands of Durris has the capacity to accommodate further residential development. Further
development is necessary to sustain the local Durris Primary School, which the Council
recognise as a key objective. It would also ensure that the maximum benefit accrues from the
investment in the upgrade of the waste water treatment works.
The Council previously acknowledged that the site relates well to the existing settlement and
its development could be phased to immediately follow the development of the OP1 site. This
would ensure its integration with the village and minimise the impact of construction on the
wider community.
3

Provision of further housing would satisfy a local need for both mainstream and affordable
housing in the area and help address a shortfall in the housing land supply.
Recommendation
On the basis of all of the above, it is respectfully recommended that an additional site be
identified for development in Woodlands of Durris. This should provide for around 30 units in
the 5 year Plan period. Amendments should be made to the Settlement Statement at Appendix
5 of the proposed Local Development Plan 2016 accordingly.
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Appendix 1

Cabardunn Development
Company Ltd / Dunecht Estates

Development Bid for Land at
Woodlands of Durris,
Aberdeenshire

April 2013

Ryden LLP
25 Albyn Place
Aberdeen
AB10 1YL
Tel; 01224 588866
Fax; 01224 589669
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1.0

INTRODUCTION

1.1

This development bid is submitted on behalf of Cabardunn Development Company
Ltd and Dunecht Estates.

The land is owned by Dunecht Estates and the area

highlighted in Figure 1 below is under option to Cabardunn.

1.2

Dunecht Estates are a major land owner in the North East of Scotland with in excess
of 53,000 acres of land and associated properties. Their main interests are in farming
and forestry, but they are also a major provider of affordable rented housing in the
Aberdeen and Aberdeenshire Housing Market Areas.

In recent years they have

demonstrated their willingness to release land for development and seek to work with
communities to ensure that development is sympathetically designed, sustainable,
integrated with existing settlements and provides a lasting benefit for those
communities.

1.3

The land under option to Cabardunn is located to the north and north-west of
Woodlands of Durris and extends to approximately 7.61 hectares (18.8 acres) as
highlighted in Figure 1 below. Only part of this is proposed for development as a
small extension of the EH1 site allocated in the extant Local Development Plan.
Woodlands of Durris is located 7.0 miles east of Banchory, and 13 miles to the west of
Aberdeen.

Figure 1: Site Location Plan
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Within the extant Local Development Plan, the option land is identified as falling within
the countryside of the Kincardine and Mearns area of Aberdeenshire. It also falls
within an “Area of Landscape Significance”. Site EH1, within the settlement boundary
identified in the extant Local Development Plan, is allocated for 20 houses but is
capable of accommodating a higher number whilst allowing the provision of open
space and strategic landscaping. Planning permission in principle has recently been
granted for this site.

1.4

In terms of the spatial strategy of the approved Structure Plan, Woodlands of Durris is
identified falling within the Aberdeen Housing Market Area in an area identified for
‘Local growth and Diversification”.

2.0

SITE DESCRIPTION AND PLANNING BACKGROUND

2.1

The land under option extends to approximately 7.6 hectares and is currently used for
agricultural purposes, and abuts the north and north west of the existing settlement
boundary of Woodlands of Durris.

The land is bound to the south by existing

properties along the unclassified road, which eventually leads onto the A957 ‘Slug
Road’ to the west, and the B979 ‘Netherley Road’ to the east. The area of land that
abuts the rear of the school to the south east of the identified land is allocated as site
EH1 in the Adopted Local Development Plan.

The full western boundary, and

approximately a third of the northern boundary is formed by Woodlands Wood, which
comprises a coniferous plantation of between 10 and 15 metres in height.

The

remainder of the northern boundary is formed by a stone dyke, with agricultural fields
beyond.

A hedgerow and trees form the existing eastern boundary, with the

Woodlands Park woodland on the opposite side of the road leading north to the South
Deeside Road (B9077).

2.2

In terms of the scale and composition of dwellings within Woodlands of Durris, general
building heights are either one or two storeys. As the settlement has expanded over
the years, a range of different building materials have been utilised from traditional
construction with granite walls and slate roofs, to the use of rendered walls and tiled
roofs.

2.3

In terms of the topography of the option land, site levels are between approximately
90 metres AOD at the southern aspect of the site and 105 metres AOD, at the north of
the site. An aerial photograph is shown at Figure 2 below.
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Figure 2: Aerial Photograph

2.4

In terms of accessibility to public transport, Service 204 operates between Aberdeen,
Maryculter, Durris and Banchory on weekdays. It is available at ‘Clune View’ on the
unclassified road which abuts the eastern edge of the identified land.

2.5

A Development Brief was prepared by Aberdeenshire Council in April 2007, following
the submission of an application for outline planning permission (APP/2006/3585) for
site EH1. The purpose of the brief was to ensure “that the residential development to
the rear of Woodlands Croft at Woodlands of Durris is well integrated and serviced,
appropriate to their surroundings, and make a positive contribution to the area”. The
provision of a multi-use open space for the community was seen as being essential
while the resolution of waste water treatment issues prior to development was also
highlighted. The site requirements as outlined in the Development Brief are shown in
figure 3 below:
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Figure 3: Site Requirements in ‘Woodlands of Durris Development Brief’

3.0

PLANNING BACKGROUND

3.1

At the invitation of Aberdeenshire Council, an initial Development Bid was submitted
to the proposed Local Development Plan. This promoted all of the land under option
to the north-west of Woodlands of Durris. The Bid was submitted in November 2008.

3.2

Aberdeenshire Council published their Main Issues Report (MIR) in May 2009. It
allocated the site Reference K115 and considered it technically capable of
development, but not forming part of the Plan’s preferred Development Strategy. It
did, however, acknowledge that Woodlands of Durris was recognised as a service
centre and could receive development to sustain services. The Main Issues Report
proposed the retention of the allocation from the extant Local Plan and advised that it
would be possible to “…allocate some further development on Site K115 to
increase the critical mass of the village…”. It went on to acknowledge that the
scale of development proposed in the Bid would not be in keeping with the strategy of
the proposed Plan.

3.3

Representations were submitted in response to the Main Issues Report.

These

Representations argued that the scale of development proposed was necessary to
sustain the local primary school and to maximise the benefits arising from the
replacement waste water treatment works and to spread the cost of those works. A
letter to Aberdeenshire Council on 17 February 2010 confirmed the deliverability of the
scale of development proposed.
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3.4

The Planning Officers response to the representations on the Main Issues Report was
reported to a special meeting of the Kincardine & Mearns Area Committee in March
2010. A formal response was received from Aberdeenshire Council on 2 July 2010. It
considered the scale of development proposed in the Bid to be excessive, but
accepted that there could be some scope for small scale development. It highlighted
that the waste water treatment works has capacity for less than 10 houses and
considered that the site identified in the then extant Local Plan would be sufficient to
meet the needs of the community at that stage.

3.5

The proposed Local Development Plan was subsequently published identifying the
EH1 site, carried forward from the former Aberdeenshire Local Plan, for 20 houses.
No part of the bid site was allocated for development and objections were lodged to
the proposed Plan. These were subsequently considered at a Public Examination into
the Plan. The Reporter in his conclusions recognised the need to sustain the primary
school through further development but considered the scale of development capable
of being accommodated on the option land to be out of keeping with the nature and
scale of the settlement and larger than required to maintain the school and enable the
upgrade of the waste water treatment works.

3.6

The issues raised by the Reporter have been addressed in the current bid. Modest
growth of the settlement is now proposed which would comprise the balance of the
EH1 site with minor expansion into the option land to accommodate an additional 30
houses in the settlement. This would help sustain the primary school and maximise
the investment in the waste water treatment works.

4.0

DEVELOPMENT PLAN CONSIDERATIONS

4.1

The current development plan for the area comprises the City and Shire Structure
Plan, approved by Scottish Ministers in August 2009, and the Aberdeenshire Local
Development Plan, adopted in June 2012. A proposed Strategic Development Plan
has recently been the subject of public consultation and will eventually replace the
extant Structure Plan. The proposed Strategic Development Plan is the subject of
significant objection, particularly in regard to its failure to increase the housing
allocation in response to a significant increase in the projected housing requirement.

4.2

The extant Structure Plan for the City and Shire area identified a requirement for
around 72,000 dwellings within the Structure Plan area over the next 20-25 year
period.

It identified Woodlands of Durris as falling within the Aberdeen Housing
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Market Area in an area capable of accommodating local growth and diversification.
The Plan allocated 3,700 houses to that area in three phases. This comprised 1,000
houses in the period 2007-2016, 1,350 houses in the period between 2017 and 2023
and a further 1,350 houses between 2024 and 2030.

4.3

Whilst a range of sites have been identified through the extant Local Development
Plan to address the Structure Plan allocations a number of these have yet to come
forward for development.

As a consequence, the Plan has failed to deliver the

required housing numbers in the period to 2017 which will have a ‘knock on’ effect in
the subsequent Plan period.

This will be further compounded by the increased

housing requirement highlighted by the National Registers of Scotland population and
household projections. Together, this will necessitate the identification of additional
housing land capable of early development.

5.0

LOCAL SERVICE PROVISION

5.1

In respect of water the Glendye Water Treatment Works has sufficient capacity to
service any development.

Foul/Waste Water would be dealt with by means of

extension to the existing treatment works or alternatively the construction of an
appropriately sited new system. The recently granted planning application indicates
that this could be located on land owned by Dunecht Estates to the South East of the
existing settlement. Reference to SEPA’s Indicative River and Coastal Flood Risk
Map highlights that the site is located outwith any area known to flood.

5.2

In respect of education, the 2011 Based School Roll Forecasts indicates that Durris
Primary has a capacity of 71 pupils, while the roll at 2011 amounted to only 49 pupils.
The roll is forecast to decrease in the period beyond 2011 to only 34 pupils at 2017,
less than 50% of capacity.

As such the development of the site for residential

development would help sustain the existing primary school. Meanwhile, Banchory
Academy is shown to have a capacity of 780 pupils. Whilst it is shown to be over
capacity by 49 pupils at 2011 it is forecast to fall to 699 pupils by 2017

6.0

DESCRIPTION OF PROPOSALS

6.1

The current bid proposes a modest expansion of the existing settlement to
accommodate an additional 30 houses.

This would be designed with due

consideration to the existing scale and character of the settlement. It would comprise
the balance of the existing EH1 site and the northern portion of the option land so far
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as the western limit of site EH1.

The development will include allowances for

substantial areas of open space, strategic landscaping and land for infrastructure
provision.

6.2

Consideration has been given to the current planned growth of site EH1 in the extant
Local Development Plan, and the manner in which development can be integrated into
the local landscape. Site EH1 has the capacity to accommodate further development
and the option land provides the opportunity to accommodate further residential
development to the north-west of the existing settlement. The land already benefits
from well defined and defensible boundaries to the north-west while the creation of a
strategic landscaped buffer would help soften the impact of any development to the
east. The backdrop of the existing woodland to the west and the existing topography
rising to the north would also assist in accommodating development into the local
landscape. The land also offers the opportunity to provide linkages into the adjacent
Woodlands Wood to enhance recreational opportunities for the community, as well as
providing enhanced links to the proposed public open space and land reserved for the
playing field to the rear of the school.

6.3

In terms of the potential phasing of the site, it is envisaged that development would
follow on from the completion of site EH1. The further phase would see the balance
of the EH1 site developed and the land to the north between it and the northern field
boundary, where development can be integrated into the landscape with relative ease
due to the existing backdrop. The implementation of strategic landscaping to the
northern boundary at an early stage would offer the opportunity for establishment of
planting prior to the further phase of development. The detailed design and layout of
housing shall be prepared to take advantage of the south facing nature of the site,
therefore maximising solar gain in line with sustainability principles.

6.4

In terms of accessibility, the site has several potential points of access. As highlighted
in Appendix 1.

Linkages are shown to be provided within the EH1 site, which

thereafter could provide access into the wider area. A further access can also be
achieved via the existing spine road through ‘Cairn Park’, a residential development
which was completed in 2006. This access benefits from pedestrian footpaths on
either side of the road.

6.5

As the proposal would involve the growth of the existing settlement, it is essential to
ensure that safety and accessibility are key to the future planned layout. Accordingly,
it is noted through the Development Brief prepared by Aberdeenshire Council, that site
requirements for Woodlands of Durris include the potential provision of a footpath, and
road widening along the southern edge of the settlement. Accordingly as owner of the
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land to the south of the existing road, Dunecht Estates, could release some land to
allow the road widening and footpath installation to take place.

7.0

JUSTIFICATION

7.1

It is considered that the release of land for further housing adjacent to the existing
settlement boundary at Woodlands of Durris would conform with the spatial strategy of
the Structure Plan and also help address the shortfall which has arisen as a
consequence of the failure to deliver sites identified in the extant Local Development
Plan. Woodlands of Durris is considered capable of accommodating a development
of around 30 houses comprising the balance of the EH1 site along with a modest
expansion northwards. The development of the site would also contribute towards the
provision of affordable housing in accordance with the housing needs assessment to
provide an appropriate level. This would also be in accordance with the objectives of
Scottish Planning Policy in that it would direct development to a sustainable location
which would encourage investment in a rural area thus meeting local needs.

7.2

The principle of development has already been established by the allocation of the
EH1 site and the boundaries of the land proposed for expansion are well defined and
development of the site could be accommodated without a detrimental impact upon
the landscape character of the area. The drystone dyke to the north and the provision
of strategic landscaping to the northern and eastern boundaries, would also soften the
edge of the settlement when approached from the north. This would also meet with
the objectives of SPP in allowing development in, or adjacent to, existing settlements
and ensuring the vitality and viability of the settlement in years to come.

7.3

It is considered that the development would maximise the use of existing
infrastructure; help encourage the use of rural services, facilities and work places;
and, help to provide housing choice in rural areas. There are also opportunities to
provide enhanced linkages through the settlement to the wider area through footpath
links allowing recreational access to the adjacent woodlands, as well as improving
links and access to the existing school and the proposed playing field/area of open
space. The proposals would also result in the improvement of local infrastructure, in
particular, the upgrade or replacement of the waste water treatment works.

7.4

The existing scale and popularity of Woodlands of Durris, as well as its proximity to
Banchory and Aberdeen makes it an ideal location to help meet the requirements of
the Structure Plan in terms of housing in a local growth and diversification area. This
would also be in accordance with the principles of the Scottish Planning Policy which
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aim to be responsive to local needs and promote change in the wider community
interest. As highlighted above, the land is already served by a bus service which
connects the existing settlement to Aberdeen, and Banchory, therefore ensuring that
the land is connected by public transport to the wider area and to main employment
centres.

7.5

In respect of education, the proposal would help to sustain Durris Primary, which is
forecast to have a falling school roll.

Furthermore, it should be noted that the

identified land is located within a short walking/cycling distance of Durris Primary, with
the opportunity to create direct footpath linkages therefore discouraging use of the
private car.

In terms of secondary education provision, the school roll for Banchory

Academy is forecast to fall post 2012. However, any new development within its
catchment could, if necessary, contribute towards education infrastructure provision
as a means to mitigate the impact of development on existing facilities.

8.0

CONCLUSIONS AND RECOMMENDATION

8.1

It is considered that the option land adjacent to the existing settlement boundary of
Woodlands of Durris, represents a clear opportunity to provide a quality residential
development of 30 units. This would comprise the balance of the existing EH1 site,
which now has planning permission, along with a modest expansion to the north which
would take development to a defensible boundary.

8.2

The importance of identifying opportunities for development which account for growth
and local needs is highlighted through the current strategy identified by the extant
Structure Plan and continued in the emerging Strategic Development Plan. As the
land is located adjacent to an existing settlement boundary, and is accessible by
public transport, the proposal is also considered to accord with the principles of both
Scottish Planning Policy and strategic guidance.

8.3

The topography, location adjacent to a successful settlement, and a backdrop of a
mature woodland setting, would ensure that development can be accommodated into
the landscape without harming its character. Such a development could also lead to
the improvement of linkages and amenity space throughout the settlement,
improvements to infrastructure including drainage and footpath provision, as well as
helping to sustain Durris Primary School.

8.4

Further to this, the provision of a phased housing development would accommodate
some of the land requirements anticipated for the area, and help to provide
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development at a variety of locations through the use of a rural site, with good
linkages to the wider area. Importantly, it would also sustain the local Primary School
and maximise the investment in expanding or replacing the existing waste water
treatment works

8.5

It is therefore considered that this site should be identified in the Aberdeenshire Local
Development Plan Review for a residential development, as an extension to
Woodlands of Durris.
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Appendix A: Indicative Masterplan

Site
EH1

Option Land

KEY

RESIDENTIAL EXPANSION

ACCESS POINTS

NEW ROADS

STRATEGIC LANDSCAPING

POTENTIAL FOOTPATHS
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PAPER APART
Representations to the Main Issues Report on behalf of Cabardunn Development
Company Ltd/Dunecht Estates in response to Question 14 and specifically in relation to
Site Reference: KM058, Woodlands of Durris North, Woodlands of Durris
On behalf of Cabardunn Development Company Ltd and Dunecht Estates, objection is taken
to the failure of the Main Issues Report (MIR) to identify the above site, lying immediately to the
north of Site EH1, at North Woodlands of Durris, as a preferred option for residential
development. This representation requires to be read in conjunction with the response by
Cabardunn Development Company Ltd, and others, to Question 13 relative to the requirement
for additional housing land. It should also be considered in the context of the Development Bid
submitted at the pre-MIR stage. It is respectfully requested that the site should be allocated for
the development of 30 houses in the proposed Aberdeenshire Local Development Plan 2016
(LDP).
The Plan of the Development Bid site contained within the Appendix of the Main Issues Report
is somewhat misleading.

It encompasses all of the land under option to Cabardunn

Development Company Ltd. However, the Development Bid made it entirely clear that an
allocation was only sought for the area of land lying immediately to the north west of the existing
EH1 site. This area could accommodate around 30 units and facilitate a more sympathetic
layout if planned and developed in conjunction with the EH1 site. Strategic landscaping could
be provided on the land under option which would define the limit of existing development whilst
maintaining the opportunity for the development of the option land in the longer term.
The Settlement Statement advises that the planning objective for the settlement is to sustain
local services and goes on to note that Durris Primary School is forecast to have significant
capacity in 2016. The most recent, 2012 based, school roll forecast indicates that the school
is at 64% of capacity and is forecast to fall further towards 2018. It is, therefore, extremely
difficult to reconcile the Council’s objective for the settlement with the MIR position not to
allocate further land for development.

Only through significant development within the

catchment area can the long term future of the school be safeguarded.
Whilst the comments regarding the scope for organic growth through other policies within the
Local Development Plan are welcomed, unfortunately, the scale of development permissible
under those Policies is unlikely to sustain the Primary School and will result in ‘piecemeal’
development of the settlement to the detriment of its character and setting.
Such development would not permit the proper planned upgrade of the Waste Water Treatment
Works. The Settlement Statement recognises that an upgrade is required and following the
recent grant of planning permission for the EH1 site this is currently being programmed by
Scottish Water. A further allocation of the 30 units proposed would provide a clear and
unambiguous statement of the envisaged future growth of the village. This would enable
Scottish Water to factor that additional development into their upgrading works whilst also
safeguarding the long term future of the Primary School.

The response to the Development Bid notes that it is well related to the existing settlement.
The boundaries of the proposed site are well defined and development of the site, as highlighted
in the Bid, could be accommodated without a detrimental impact upon the landscape character
of the area. The drystane dyke to the north and the provision of strategic landscaping to the
northern and eastern boundaries, would soften the edge of the settlement when approached
from the north.
In summary, it is contended that the proposed site presents a clear opportunity to provide a
quality residential development of 30 units. Its allocation would allow for the planned growth of
the settlement enabling the upgrading of the Waste Water Treatment Works to be planned and
programmed to make provision for the existing EH1 site and the site currently proposed. Its
allocation would also safeguard the Primary School which is significantly below capacity at
present.
The topography, location adjacent to a successful settlement, and a backdrop of mature
woodland setting would ensure that development can be accommodated into the landscape
without harming its character. Its timeous allocation would also enable it to be planned and
developed with the EH1 site thereby ensuring integration with the existing village.
On the basis of all of the above it is respectfully requested that the proposal site, KM058 be
identified in the proposed Local Development Plan for 30 houses.

PAPER APART
OBJECTION TO PROPOSED ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2016 ON
BEHALF OF CABARDUNN DEVELOPMENT COMPANY LTD AND DUNECHT ESTATES
RELATIVE TO THE FAILURE TO IDENTIFY ADDITIONAL HOUSING LAND IN DUNECHT
Introduction
Cabardunn Development Company Ltd and Dunecht Estates object to the failure of the
proposed Local Development Plan to allocate additional housing land for development in
Dunecht. The Objector’s contend that for the reasons set out herein, and in response to the
Main Issues Report, that land lying to the north of Dunecht, identified in the Main Issues Report
as Site Ga032, should be allocated for residential development. The site should be included
within the proposed Local Development Plan for 50 units or, indeed, a lesser number should
the Council or the Reporters consider that number unacceptable.
Modification Required
An additional site, OP2, should be allocated for around 50 units. This should coincide with
Site Ga032 identified the Main Issues Report. The Settlement Statement for Dunecht should
be adjusted to include Site OP2 and the site itself identified on the proposals map.
Consequential additions should be made to Appendix 5 to allow for that development of 50
units in the period 2017-2026.
Background
The inclusion of the OP1 site, carried forward from the extant Local Development Plan, is
welcomed. That site now has a Planning Permission and is under offer to a house builder
with development expected to commence later this year.
Development Bids (Appendix 1) seeking identification of the land to the north of the settlement
for residential development was submitted in response to a call for sites by Aberdeenshire
Council in 2008 and again in 2013. The site, identified as Ga032, in the most recent Main
Issues Report (MIR) was identified for development through the 2010 Main Issues Report and
was carried forward into the proposed Local Development Plan (2012). Unfortunately, due to
an objection from a competing developer with land interests in a nearby settlement, the site
was removed from the Plan, but no alternative allocated, by the Reporter following an
Examination in Public into the Plan. There were no other objections to the inclusion of this
site for the development of 50 houses. The Council were extremely supportive of its allocation
and acknowledged “…this site could be allocated in the next Plan and once the Site EH1
is committed for development”.

As a consequence of this encouragement, a further Development Bid was submitted in
response to the current review process. A copy of the most recent Development Bid is
attached at Appendix 1. The Main Issues Report (MIR), published in October 2013, identified
the site as Ga032.
The Dunecht Settlement Statement, which accompanied the MIR, noted that the village
benefits from a good range of services and facilities given its size, including a pub and a
primary school. It further highlighted that the planning objectives for the settlement were to
preserve its character and sustain existing services, including the primary school. It noted
capacity issues with primary and secondary education and with waste water treatment.
In response to the MIR, Cabardunn Development Company Ltd and Dunecht Estates objected
to the failure of the Main Issues Report to identify the site for development (Appendix 2). It
was argued that the continued growth of the village was important to sustain existing services,
including the primary school, village hall, garage, petrol filling station, shop and public house
/ restaurant. It was contended that any deficiencies in infrastructure provision could be
addressed through developer contributions. In effect, there are no infrastructure impediments
to the delivery of the site.
The Representations were reported to the Garioch Area Committee on 28 May 2014 and
thereafter, the Infrastructure Services Committee on 3 July 2014. At those meetings,
members agreed with Officer’s Recommendations that there was no reason to allocate
additional development land in Dunecht at that stage.
Justification
Both the Main Issues Report and the proposed Plan acknowledge that the village benefits
from a good range of services and facilities given its size and seeks to ensure that these are
sustained, including the primary school. Whilst the development of the OP1 Site will help
sustain those services and facilities, a further allocation is necessary to secure them in the
long term.
The village sits on the A944 linking Alford in the west with Westhill and Aberdeen in the east.
The latter are both major employment locations served by a regular bus service passing
through the village. The village’s proximity to both Westhill and Aberdeen, as well as the range
of services it offers, makes it an attractive location for prospective house buyers. This is
evident from the range of offers submitted by house builders for the OP1 site.
Indeed, there is a continuing demand for residential development in the Aberdeen Housing
Market Area. Separate representations have been made regarding housing land supply and
they should be referred to for their terms. The key point is that the Strategic Development
Plan has underestimated the housing requirements. This is evident from the most recent
population and household projections and it is contended that additional land requires to be

released to address this. Dunecht has the capacity to accommodate further development
beyond that currently allocated and it is contended that additional land should be identified for
development.
The suitability of the site for development has previously been accepted by Aberdeenshire
Council. Indeed, they allocated it for development in their proposed Local Development Plan
2012. This was in addition to the OP1 Site and Aberdeenshire Council were clearly satisfied
that the infrastructure capacity could be provided and that the site was capable of
accommodating housing in landscape and visual impact terms.
The Council’s response to representations submitted at the MIR stage contend that no
significant change in circumstances have occurred since the Reporter at the last LDP
examination concluded that the arguments against allocating this site outweighed those in
favour. However, with all due respect, the Council themselves accepted that there were
several inconsistencies within the Report from the Examination in Public and that a serious
error in judgement had been made. The pipeline to the east of the settlement is not a
constraint on development. It is some distance from the site proposed for development and,
in any event, it is contended that any concerns regarding the proximity of the pipeline can be
addressed by the layout and design of the development and the provision of any necessary
mitigation.
The earlier comments of the Reporter that the site constitutes a significant intrusion into the
open countryside and that its development bears no relationship with the existing form of the
settlement are strongly refuted. Whilst the present layout of the village is linear, linear
development can only continue to a point at which time it becomes ribbon development. The
OP1 Site was seen as the limit of growth to the west of the settlement, whilst the natural
landform and physical features limit development to the east. As a consequence, the natural
area for growth is to the north. This would reflect the natural pattern of growth of settlements
around road junctions and the roads leading from them.
As previously intimated in response to the MIR, the site enjoys a south facing aspect screened
from the A944 by existing housing and woodland along the Corskie Burn. Strategic
landscaping would be provided to the north of the development on the higher ground which
would contain the development and minimise the visual impacts arising from the development.
The site has the ability to form an integral part of the village and provides scope to
accommodate parking to serve facilities in the heart of the village. It will also improve
connectivity between the areas of the village and provide attractive walkways along the
Corskie Burn to connect with the Core Path Network identified by Aberdeenshire. This will
provide safe and secure routes to the primary school and the existing playing field.
In terms of the Strategic Development Plan (SDP) the site falls within an area of local growth.
Provision must therefore be made for the continued growth of settlements. That is fundamental
to maintaining existing services and facilities from which Dunecht is particularly well served.

As a consequence of those services, and the availability of public transport, it is a sustainable
location for development and as such should be permitted to grow. It lies within an area
identified for local growth and diversification and accordingly, it should have the ability to grow
to meet local demand.
The same criticism that there has been no significant change in circumstances since the
Reporter at the last LDP Examination could be levelled at the Council. In effect, there has
been no change of circumstances since the Council chose to allocate the site for development
in their proposed Local Development Plan 2012. The only change arose from the views
expressed by the Reporter which the Council themselves acknowledge to have several
inconsistencies and represent a serious error in judgement.
Conclusions
Dunecht is an attractive location for residential development. The Council acknowledges that
it benefits from a good range of services and facilities and an objective is to sustain these. To
do so, it is necessary to allow further development. This would address local needs as required
by the Strategic Development Plan. It would also help address a contended shortfall in the
housing land supply.
The site is well related to the existing settlement, both visually and physically. Pedestrian links
can be provided to the village and its existing services, including the primary school, as well
as the public transport links along the A944. All are within acceptable walking distances.
There are no infrastructure constraints on development which cannot be addressed and the
pipeline to the east of the village is not a constraint on development.
Aberdeenshire Council have previously accepted that the site is capable of development and
included it in their proposed Local Development Plan 2012. The Reporter erred in
recommending its removal from the Plan, there have been no change in circumstances since
the Council’s initial inclusion of the site and as such it should be allocated for development in
the proposed Local Development Plan 2016.
Recommendation
On the basis of all of the above, it is respectfully recommended that an additional site be
identified for development in Dunecht. This should provide for around 50 houses in the 5 year
plan period. Amendments should be made to the Settlement Statement and Appendix 5 of
the proposed Local Development Plan 2016 accordingly.

Appendix 1

Appendix 2
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Representations to the Main Issues Report on behalf of Cabardunn Development
Company Ltd/Dunecht Estates in response to Question 14 and specifically in relation to
Site Reference: Ga032, Dunecht North, Dunecht
On behalf of Cabardunn Development Company Ltd and Dunecht Estates, objection is taken
to the failure of the Main Issues Report (MIR) to identify the above site (Ga032, Dunecht North)
as a preferred option for residential development. This representation requires to be read in
conjunction with the response by Cabardunn Development Company Ltd, and others, to
Question 13 relative to the requirement for additional housing land. It also requires to be
considered in the context of the Development Bid submitted at pre-MIR stage. It is respectfully
requested that this site should be allocated for development in the proposed Aberdeenshire
Local Development Plan 2016 (LDP).
This site was identified for development through the previous Main Issues Report and was
carried forward into the proposed Local Development Plan. Unfortunately, due to an objection
from a competing developer the site was removed from the Plan by the Reporter following the
Examination in Public into the Plan. There were no other objections to the inclusion of this site
for the development of 50 houses.
The Council, were extremely supportive of its allocation and correspondence subsequent to the
Reporters conclusion and recommendations accepted that there were several inconsistencies
within the Reporter’s Report and that a serious error of judgement had been made. That
correspondence, attached as an Appendix to the Development Bid, advised that Officers were
of the view that “…this site could be allocated in the next plan and once Site EH1 is
committed for development”. Planning permission is now in place for the EH1 site and it is
about to be marketed. It is anticipated that construction work will start on that site prior to
adoption of the current Local Development Plan Review. Accordingly, the site should be
included in the proposed Local Development Plan for 50 units or, indeed, a lesser number
should Officers consider that more acceptable.
The continued growth of the village is important to sustain existing services, including the
Primary School, village hall, garage, petrol filling station, shop and public house / restaurant.
The Appendix to the Main Issues Report notes that this is one of the main planning objectives
for the settlement. This, however, can only be achieved through the continued growth of the
settlement. It is accepted that the Waste Water Treatment Works has limited capacity and will
require upgrading. However, that position is no different from previously when the Council had
determined to allocate the land for development through the extant Local Development Plan.
The treatment works is capable of being upgraded, as is evident by development at Echt.
Capital monies will be programmed for that upgrade and the works carried out following
allocation of the site for development and the grant of planning permission. Development of
this site would follow development of the EH1 site and the upgrade of the Waste Water
Treatment Works could be programmed to accommodate both developments. This in itself
could result in significant savings to Scottish Water.

The Settlement Statement contends that Alford Academy is over capacity and that Dunecht
Primary School will be over capacity by 2016. The response to the Development Bid further
indicates that the site of Dunecht Primary School is not large enough to accommodate any
further extensions. However, available evidence makes it clear that Dunecht Primary School,
even allowing for the pupils arising from the EH1 development, would be 11 pupils below
capacity at 2016. Thereafter, the school roll is shown to fall creating capacity for 18 pupils at
2018. These figures are reiterated in a Report to Education, Learning & Leisure Committee
dated 29 August 2013. On the basis of the recognised pupil per household ratio of 0.30 a
development of 50 houses would generate only 15 pupils. As such, there would be adequate
capacity within Dunecht Primary School to accommodate the scale of development proposed.
It is acknowledged that Alford Academy was at 111% of capacity in 2012 and that was forecast
to increase to 120% of capacity by 2018. However, a new Academy is proposed for Alford and
is scheduled to open in August 2015. This will have an increased capacity of 640 pupils and
would be capable of accommodating those pupils arising from this development as construction
would not start until well after completion of the Academy.
In light of the above, it is erroneous to suggest a lack of education capacity as a reason for not
allocating the proposed site for development. On the basis of the available evidence, education
provision will not be an impediment to the development of this site.
Reference is made in the Settlement Statement to the Reporter’s comments that part of the site
falls within the middle and outer safeguarding zones of the national gas transmission pipeline.
However, this is simply a consultation zone and need not be an impediment to development.
A plan showing the pipeline wayleave is attached. This demonstrates that it is some distance
from the site proposed for development and it is contended that any concerns regarding the
proximity of the pipeline can be addressed by the layout and design of the development and
the provision of any necessary mitigation.
The comment that the site would benefit from good pedestrian connectivity with the existing
settlement is welcomed. However, the earlier comments of the Reporter that the site constitutes
a significant intrusion into open countryside and that its development bears no relationship with
the existing form of the settlement are strongly refuted. Provision must be made for the
continued growth of settlements. That is fundamental to maintaining existing services and
facilities from which Dunecht is particularly well served. As a consequence of these services,
and the availability of public transport, it is a sustainable location for development and as such,
should be permitted to grow. It lies within an area identified for local growth and diversification
and accordingly, it should have the ability to grow to meet local demand.
Reference is made to the fact that it is a linear estate village, but linear development can only
continue to a point. The EH1 site was seen as the limit of growth to the west of the settlement
whilst the natural land form and physical features limit development to the east.

As a

consequence, the natural area for growth is to the north. This would avoid ribbon development

and reflect the traditional pattern of growth of settlements around road junctions and the roads
leading from those.
The site itself enjoys a south facing aspect screened from the A944 by existing housing and
woodland along the Corskie Burn. Strategic landscaping would be provided to the north of the
development on the higher ground which would contain the development and minimise visual
impacts arising from the development. The site will form an integral part of the village and
provides scope to create parking to serve facilities in the heart of the village. It will also improve
connectivity between the areas of the village and provide attractive walkways along the Corskie
Burn to connect with the core path network identified by Aberdeenshire Council. This will
provide safe and secure routes to the primary school and the existing playing field.
In summary, Aberdeenshire Council were previously supportive of the allocation of this site for
development and Officers made a subsequent commitment to its inclusion in this Local
Development Plan Review. Construction work will have commenced on the EH1 site prior to
adoption of the Local Development Plan Review and the allocation of this site would enable the
continued growth of the village thereby sustaining existing services and facilities.
It has been demonstrated above that there are no infrastructure constraints to its development,
it can be contained within the landscape with minimal landscape and visual impacts and
integrates well with the existing village forming a pattern of growth common to many villages
throughout the North East.
On the basis of all of the above, it is respectfully requested that the site be allocated within the
proposed Local Development Plan for residential development post-2016.
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PAPER APART

OBJECTIONS ON BEHALF OF DANDARA LIMITED TO THE PROPOSED
ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2016

OBJECTION 1:
POLICY H2 AFFORDABLE HOUSING AND ASSOCIATED SUPPLEMENTARY GUIDANCE
Introduction
Objection is taken to the wording of Policy H2 relative to affordable housing. It does not reflect
current Scottish Planning Policy on the subject and seeks to impose a minimum requirement
across Aberdeenshire, which can only be reduced in exceptional circumstances rather than
setting a benchmark figure as proposed by Scottish Planning Policy (SPP).
The provision of affordable housing relies on the delivery of mainstream housing and the onus
on landowners to make land available for development. If an unacceptable burden is placed
on land values there is likely to be a reluctance on the part of landowners to release land for
development.

The associated Supplementary Guidance is also inflexible in terms of the

delivery of affordable housing and the range of tenures.
The commuted sums set out in Appendix 1 of the Supplementary Guidance are unacceptable.
No detail is provided regarding the calculation of these sums and the suggestion that they can
be updated periodically removes any certainty from the planning process.
Modification Required
Policy H2 should be amended to advise that Aberdeenshire Council will seek 25% of the
serviced plots for affordable housing. The term “no less than” should be removed as the
wording does not reflect Scottish Planning Policy. The word “only” should be removed from
the second sentence of the second paragraph.

It places unnecessary emphasis on the

requirement to justify less than the 25%.
Supplementary Guidance should be more flexible in accordance with SPP to permit more
flexibility in terms of the tenures provided on site and to make off-site provision acceptable
rather than only in exceptional circumstances.
The proposed Plan should be more proactive in the delivery of affordable housing.
Consideration should be given to the allocation of specific sites for affordable housing and in
particular, surplus Local Authority owned land or buildings should be identified for affordable
housing as advocated by Planning Advice Note 2/2010: Affordable Housing and Housing Land
Audits.
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Justification
Scottish Planning Policy advises that Local Development Plans should clearly set out the scale
and distribution of the affordable housing requirement for their area. It makes a clear statement
that “…the level of affordable housing required as a contribution within a market site
should generally be no more than 25% of the total number of houses”. The inference to
be drawn from this is that the affordable housing needs of each settlement should be identified
up to the benchmark figure of 25%. It is unacceptable for the proposed Plan to require no less
than 25% provision across the Plan area. There will inevitably be settlements or areas where
the requirement is less than 25% and this should be reflected in the proposed Plan. It is for
Aberdeenshire Council to justify the requirement yet the wording of Policy places the onus on
developers to justify where it is not required.
Scottish Planning Policy at paragraph 129 advises that Planning Authorities should consider
the level of affordable housing contribution which is likely to be deliverable in the current
economic climate, as part of a viable housing development. In formulating their Policy and
Supplementary Guidance Aberdeenshire Council appear to have taken no cognisance of the
economic climate. The housebuilding industry throughout the UK is only now emerging from
the 2008/09 recession with build rates gradually increasing, but falling well short of prerecession levels. More particularly, the North East is currently experiencing a significant
economic downturn as a consequence of reduced oil prices and the impact it is having on the
oil industry and consequently, development throughout the North East has slowed. This has
also been compounded as a result of the change from Stamp Duty to the Land and Buildings
Transaction Tax which has further slowed the market at the higher end as potential purchasers
have to finance significantly more than previously. Given that affordable housing provision is
dependent upon the delivery of main stream housing it is imperative that consideration be given
to the economic climate when formulating Policy and negotiating the level of onsite provision.
It benefits neither the development industry nor the Planning Authority, in terms of its
requirement to deliver affordable housing, if development is stifled by the Policy requirements
of the Local Development Plan.
This issue is compounded by the fact that the Supplementary Guidance seeks to impose the
burden of provision on landowners. The Guidance acknowledges that little or no profit will be
generated from the affordable housing and expect this cost to be off-set when negotiating a
land value with site owners. Similarly, the cost of any infrastructure or community facilities are
expected to be met by a deduction from land values. Such assumptions are dangerous and
naive. The delivery of development relies on a willing seller and a willing buyer and if the burden
placed on land values become too great many landowners will simply not be prepared to
release their land for development. Not all are in a position where they have to sell their land.
Also, in the past, where developers have demonstrated that they are prepared to off-set some
of the costs against a reduction in profit that is not sustainable in the long term.

As a

consequence, the housing land supply will ultimately reduce with those who are prepared to

2

sell commanding higher values, which in turn drives up house prices and reduces the number
of new homes, both main stream and affordable, being delivered.
Planning Advice Note 2/2010 is clear at paragraph 2 where it advises that the advice in the
Planning Advice Note has to “…be applied constructively and with flexibility in response
to financial and market conditions”. The Local Development Plan places the burden of
delivering affordable housing firmly on housebuilders and landowners. It is contended that the
Plan should be more proactive in terms of identifying and allocating specific sites for affordable
housing.

Planning Advice Note 2/2010 promotes four additional or alternative means of

delivering affordable housing which could be considered by Planning Authorities.

These

include:
1.

Allocating new sites in Local Development Plans specifically for affordable housing;

2.

Identifying plots for self-build dwellings;

3.

Using compulsory purchase powers to support the delivery of a new supply and
regeneration;

4.

Making appropriate surplus local authority land or buildings available for affordable
housing.

Given the encouragement and mechanisms available to Aberdeenshire Council to take a
proactive approach to delivery, this should be reflected through the Local Development Plan.
In those areas where demand is high for affordable housing the proposed Plan should identify
specific sites for such provision and the method by which they will be delivered.

The

alternatives also clearly support the principle of off-site provision.
Appendix 1 of the Supplementary Guidance recognises that contributions specific to a particular
development will be dependent on many fluctuating factors, such as an assessment of relevant
housing information at settlement level, and of local market conditions and site circumstances,
including site development costs. In particular, where there are extraordinary infrastructure or
development costs these should be offset by a reduction in the affordable housing requirement.
Whilst such an approach is welcome, the wording of Policy H2 contradicts this. In effect, the
Policy is predicated on the view that every settlement throughout Aberdeenshire has a
requirement of at least 25%. Accordingly, Policy requires rewording, as suggested, to better
reflect the Council’s own Supplementary Guidance and Scottish Planning Policy.
Greater flexibility should be permitted in both the onsite delivery of affordable housing and offsite delivery. Scottish Planning Policy at paragraph 126 highlights the various ways in which
affordable housing can be provided. Planning Advice Note. 2/2010 sets out a range of tenure
types which can contribute to affordable housing and emphasises that it is important that Local
Authorities, developers and Registered Social Landlords (RSLs) consider the full range of
options and apply them as appropriate.
Unfortunately, whilst the Supplementary Guidance acknowledges the range of possible
tenures, the Supplementary Guidance then advises that the preferred means of provision is the
transfer of serviced land to an RSL or the Council. Whether appropriate or not, this preference
is applied throughout the Plan area. To assist the development industry in their negotiations
3

with landowners the proposed Plan should provide an indication of the preferred tenure on a
settlement basis, if not a site specific basis. PAN 2/2010 at paragraph 5 is clear that the Local
Authority should provide as much clarity as they can in Local Housing Strategies and
Development Plans given the impact of tenure type on the valuation of land.
There should also be greater flexibility to allow off-site provision of affordable housing. In many
instances it may simply not be feasible or viable to provide affordable housing on site. In some
developments, the factoring costs for shared amenities and open space provision are simply
not capable of being met by RSL’s or the occupiers of affordable housing. Other reasons
specified in PAN 2/2010 include the size of site, its location, topography, conversion of buildings
where relevant standards cannot be met and other local circumstances, such as whether an
appropriate tenure mix can be delivered.

These examples should be referred to in the

Supplementary Guidance and a welcoming and flexible approach taken to off-site provision.
Such an approach could assist with the delivery of affordable housing and ultimately deliver a
greater number of units.
The scope for payment of commuted sums where neither on-site nor off-site provision of
affordable housing is either feasible or desirable is to be welcomed. However, it should not be
seen as a “last resort”.

The payment of commuted sums, or indeed a combination of

commuted sums and on site provision, could greatly assist the Local Authority and RSLs in
funding affordable housing delivery in areas of acute need. Those commuted sums could be
the catalyst to enable development on sites owned by the Council or an RSL.
The scale of the commuted sums expected, as set out in Appendix 1 of the Supplementary
Guidance, are unacceptable. No evidence nor justification has been provided to demonstrate
how those sums have been arrived at. The Local Development Plan must be transparent and
all parties must be confident that the sums being sought are justified. This is essential for
developers’ in negotiating with landowners and PAN 2/2010 specifically advises that
developers will expect certainty from the Development Plan and the development management
process.
Furthermore, a statement that “…The commuted sum plot requirements will be updated
periodically…” is entirely unacceptable. Not only have the Council failed to justify the level of
the commuted sums, they then suggest they can be changed at any time. This fails to provide
developers with the certainty required by Scottish Government Guidance and as such, the
reference should be removed from the Supplementary Guidance. Any review of the commuted
sums should only be undertaken in consultation with the development industry and the
appropriate forum for that is through the Development Plan process. It must be emphasised
that any figure used should be for the duration of the Plan to ensure certainty for all concerned.
In summary, the Supplementary Guidance on affordable housing requires to be redrafted in
accordance with the guidance provided through Planning Advice Note 2/2010. That guidance
has to be applied constructively and with flexibility in response to financial and market
conditions. It specifically advises at paragraph 2 that the key matters where flexibility may be
exercised include:
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1.

A range of tenures;

2.

a percentage of affordable units identified in the development plan policy and on a specific
site;

3.

provision on another site; and, in some cases,

4.

the use of a commuted sum.

For the reasons set out above these issues are not adequately addressed in Policy H2
Affordable Housing or its associated Supplementary Guidance.

OBJECTION 2:
POLICY P2 OPEN SPACE AND ACCESS IN NEW DEVELOPMENT
Introduction
The wording of Policy P2 relative to open space requirements is unacceptable. The 40% and
120 sq m requirements are inflexible and seek to impose a “one size fits all” requirement to
each and every situation.
The Policy approach advocated by the proposed Plan reflects that initially promoted through
the extant Plan when published as a proposed Plan in 2010. The requirements at that time
were the subject of substantial objection and the Policy wording was amended by Reporters at
the Examination in Public to address the concerns of objectors. The proposed Plan seeks to
reintroduce the original wording considered unacceptable by the Reporters.
Modifications Required
Wording of Policy P2 should be amended to set a general target of 40% open space provision,
but be mindful of individual site and settlement circumstances. The Policy should make it clear
that in each case, the actual proportion will take account of the location, function and
characteristics of the development proposal and site; the function of the open space proposed;
and, where appropriate, the function and characteristics of existing open space in the area.
The above should also be applied to the requirements for open space provision on allocated
sites of less than 50 homes.
Justification
As currently worded, the Policy requirement to devote at least 40% of each major development
site to good quality open space is unacceptable. It takes no cognisance of the quality or quantity
of open space or other areas of recreation in the immediate vicinity or indeed, the wider
settlement. Each site and settlement is different in nature yet the Policy requirement fails to
draw any distinction between those sites lying in urban areas and those lying in rural areas,
which may already benefit from access to significant areas of recreational land. A site could sit
immediately adjacent to an existing parkland or an extensive amenity woodland, yet still be
expected to meet the 40% requirement.
5

Aberdeenshire is primarily a rural area, where residents have relatively easy access to vast
areas of beach, countryside and woodlands. For this reason, a “one size fits all” approach is
inappropriate and the Policy should be more targeted towards those communities where there
is an identified shortfall or they lack access to areas of countryside for public enjoyment. For
those reasons the Reporter at the previous Examination considered that the Policy should
provide some flexibility to accommodate site and settlement characteristics. This requires to
be recognised in the proposed Plan.
The requirement to provide at least 40% open space provision on larger sites and at least 120
square metres on sites of less than 50 homes demonstrates a distinct lack of understanding of
the commercial basis of land and property development. The burden placed on landowners
and developers is compounded when the requirements for affordable housing and developer
obligations are factored in. These burdens will have an inevitable impact on the delivery of both
mainstream and affordable housing. In addition to the provision of public open space land will
also be lost to accommodate distributor roads, community facilities etc, which taken together,
could make sites unviable for development.
The requirements also conflict with other Planning Policy aims, such as the efficient use of land
and the creation of sustainable mixed communities, where a mix of house types and affordable
housing are to be provided. The requirement could also prejudice the Strategic Development
Plan target for a density of 30 dwellings per hectare in Strategic Growth Areas. Aberdeenshire
Council in evidence to the previous Examination in Public acknowledged that their open space
expectation would result in a development density of 22 houses per hectare, a figure well below
the then Structure Plan requirement. As a consequence, the Reporters concluded that “In
providing a suitable density for development and a range of house types, there may not
be the opportunity to provide the open space envisaged and provide sustainable
developments”.

The Reporter went on to advise that such provision may lead to

unsustainable development patterns, which do not comply with government objectives or the
requirements of the then Structure Plan. The Structure Plan requirements referred to have
been carried forward into the Strategic Development Plan, to which the proposed Local
Development Plan must conform. As a consequence, there is no justification for Aberdeenshire
Council seeking to reintroduce more onerous requirements in terms of the provision of public
open space.

OBJECTION 3:
POLICY 3, INFILL AND HOUSEHOLD DEVELOPMENTS WITHIN SETTLEMENTS
Introduction
Whilst Dandara Limited generally welcome Policy P3 relative to the acceptance of infill
development, it is contended that it could offer greater encouragement to the development of
infill or more particularly, Brownfield sites. Scottish Planning Policy specifically encourages
such development and the Strategic Development Plan imposes no limit on the number of
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houses that can be developed on Brownfield sites.

Such sites can make an important

contribution to the housing land supply.
Modifications Required
The Policy wording should be amended to remove reference to such development opportunities
being of only small to medium scale. The scale of development will be dictated by the site size.
The Policy should also be amended to acknowledge that such development has the ability to
utilise spare capacity in infrastructure and community facilities and in many cases, can help
sustain existing services and facilities, such as primary schools.
Justification
Scottish Planning Policy published in June 2014 introduced a presumption in favour of
development that contributes to sustainable development. This requires that the planning
system should support economically, environmentally and socially sustainable places by
enabling development that balances the costs and benefits of a proposal over the longer term.
The aim is to achieve the right development in the right place. This means that policies and
decisions should be guided by a range of principles. These include:
1.

Giving due weight to net economic benefit;

2.

making efficient use of existing capacities of land, buildings and infrastructure, including
supporting town centre and regeneration priorities; and,

3.

supporting delivery of accessible housing, business, retailing and leisure development.

It further highlights that a key Policy principle in directing the right development to the right
place is considering the reuse or redevelopment of brownfield land before new development
takes place on greenfield sites. These principles are enshrined in the Strategic Development
Plan. It requires that land brought forward for development must be used efficiently and
brownfield sites and regeneration areas should be given priority. Among its targets is to
increase the range and quality of housing and the residential environment in the regeneration
priority areas and for all housing development of over 1.0 hectare in Strategic Growth Areas to
have no less than 30 dwellings per hectare thereby maximising the use of land.
On the basis of Scottish Planning Policy and Strategic Development Plan requirements Policy
P3 should be amended to provide greater encouragement to the development of infill sites. In
particular, there should be no presumption made in terms of the size of site that constitutes infill
development and specific allowance should be made for higher density development on infill
sites where it does not erode the character or amenity of the surrounding area.
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OBJECTION 4:
POLICY C1, USING RESOURCES IN BUILDINGS
Introduction
Whilst Dandara Limited recognise the importance of addressing climate change, the
requirements set out in Policy C1 should more appropriately be addressed through Building
Regulations rather than through the Local Development Plan. The Policy is in effect duplicating
other controls. The housebuilding industry maintains that a “fabric first” approach should be
adopted ahead of the requirement to install low and zero carbon generating technologies. Such
technologies are often unproven, significantly add to the cost of development, and are not
recognised by mortgage lenders.
Modifications Required
Policy C1 should be substantially re-written to focus only on those matters which can be directly
influenced or delivered by the planning system. Specifically, the targets set for CO2 reduction
achieved by installing low and zero carbon generating technologies in new developments
should be removed. Reference to district heating schemes for all major development proposals
should be removed and the requirement to provide “appropriate infrastructure” from the
edge of the development site to a location adjacent to the rising main of each property should
be applied only to areas not served by mains gas.
Justification
The need to address climate change is recognised and the focus of Scottish Planning Policy
on sustainable development is welcomed by Dandara Limited. However, in seeking to reduce
carbon emissions and adapting to climate change to create a low carbon place, the focus of
SPP is in supporting diversification of the energy sector with the spatial strategy of the National
Planning Framework 3 (NPF3) aimed at reducing greenhouse gas emissions and facilitating
adaption to climate change. The focus is on the development of generation technologies that
will help to reduce greenhouse gas emissions from the energy sector.
The requirement to install low and zero carbon generating technologies in new residential
developments does not flow directly from SPP. It encourages Local Development Plans to take
a more holistic view by, for example, using heat mapping to identify the potential for the colocation of developments with a high heat demand with sources of heat supply. It advises that
heat demand sites for particular consideration include high density developments, communities
off the gas grid, fuel poor areas and anchor developments, such as hospitals, schools, leisure
centres and heat intensive industry. The onus is, therefore, on the planning authority through
their Local Development Plans to be more proactive in terms of identifying opportunities for colocation of development. Paragraph 159 specifically advises that Local Development Plans
should identify where heat networks, heat storage and energy centres exist or would be
appropriate and include the policies to support their implementation. Aberdeenshire Council
policy as presently worded places the burden firmly on the housebuilding industry.
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Low and zero carbon generating technologies are complex, as are the legislative issues
regarding their implementation.

These are beyond the scope of planning control and in

particular, the Local Development Plan process.

It is essential that technical matters of

construction and design are regulated by the building standards rather than by planning policy.
The standards expected of new development are set by the Building Regulations and should
not be undermined on an arbitrary basis by planning policy.
The housebuilding industry is clear and made the point in representations at the MIR stage,
that such technologies are uneconomic, not wanted by most customers, cause problems for
funding, insurance and maintenance, and do not contribute significant energy and carbon
savings in a context where Scottish housebuilding is already amongst the most energy efficient
and low carbon in Europe. The housebuilding industry contend that the focus should firmly be
on a “fabric first” approach.
The Climate Change Act, which contains some of the provisions on micro-renewables, was
subject to Statutory Review by Ministers in 2014 and the Government recognises that the
requirement to use low and zero carbon technologies is proving impractical and problematic.
The Sullivan Panel, appointed by Scottish Ministers in 2013 to provide an update on a Low
Carbon Building Strategy for Scotland specifically noted that concerns can arise from
requirements and prescription on low carbon equipment within the Scottish Planning System,
in addition to provisions under Building Regulations. In reviewing the staged improvements,
the Panel asked the Scottish Government to examine elements of the planning & building
standards system which addressed greenhouse gas emissions. They advised that “…these
should offer consistency and alignment in policy approach and delivery, providing
clarity to developers”.
The Panel also acknowledged that delivery of zero carbon objectives through an entirely onsite strategy is not currently a realistic approach for mainstream housing production, due to
issues of cost and practicality of building to such a standard on many sites. In taking forward
the standard set for building-related measures the Panel took the view that development should
focus on reducing energy demand through a “fabric first” approach, with efficient services,
supported by the use of renewable technologies, where appropriate. They emphasised that
this was particularly relevant for new homes and strongly advocate the use of simple solutions
rather than layering of complex technologies.
The Policy, as presently worded, takes little cognisance of the issues raised by the Sullivan
Panel. Policy C1 advocates a complex multi-layered approach with the onus placed firmly on
developers to deliver savings through the installation of low and zero carbon generating
technologies. It further places the burden on developers to assess the feasibility of district
heating schemes and imposes a requirement on developers to install infrastructure for heat
networks even where there is no prospect of a district heating system being installed. These
burdens place yet further financial demands on the housebuilding industry, which in turn, could
significantly reduce its ability to deliver the scale of new homes required.
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OBJECTION 5:
POLICY C4, FLOODING
Introduction
Dandara Limited fully recognises the impact flooding can have on people and businesses and
are supportive of the precautionary approach to flood risk. NPF3 supports a catchment-scale
approach to sustainable flood risk management and SPP provides a flood risk framework to
guide development. However, Aberdeenshire Council appear to ignore this and introduce an
entirely new framework in Policy C4. As a consequence, Dandara strongly object to the
wording of Policy C4, which would seriously constrain the amount of developable land.
Modifications Required
Policy C4 should be amended to properly reflect the flood risk framework set out in Scottish
Planning Policy at Section 263.
Justification
Dandara Limited acknowledge that it is incumbent upon planning authorities to have regard to
the probability of flooding from all sources and take flood risk into account when preparing
development plans and determining planning applications. This is advocated by Scottish
Planning Policy at paragraph 258. However, SPP then goes on at paragraph 263 to advise
that Local Development Plans should use the flood risk framework set out in that paragraph to
guide development. This sets our three categories of coastal and water course flood risk,
together with guidance on surface water flooding, and the appropriate planning approach for
each.
It defines little or no risk as an annual probability of coastal or water course flooding of less than
0.1% (1:1000 years), yet Policy C4 requires development in these areas to be designed to be
flood resistant and use construction methods to assist in the evacuation of people and minimise
damage. This adds yet further cost to development when there is absolutely no basis for such
a requirement.
Low to medium risk is defined as an annual probability between 0.1% and 0.5% (1:1000 – 1:200
years). Scottish Planning Policy considers such land to be suitable for most development
although it notes that a Flood Risk Assessment may be required at the upper end of the
probability range (1:200 years), and for essential infrastructure and the most vulnerable uses.
Whilst medium to high risk is defined by Scottish Planning Policy as an annual probability of
flooding greater than 0.5% (1:200 years), it considers that such land may be suitable for
residential, institutional, commercial or industrial development within built up areas, provided
flood protection measures to appropriate standard already exist and are maintained, are under
construction, or are a planned measure in a current Flood Risk Management Plan. In terms of
surface water flooding, infrastructure and building should generally be designed to be free from
surface water flooding and rainfall events where the probability of occurrence is greater than
0.5% (1:200 years).
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Despite the clear framework set out in Scottish Planning Policy, Policy C4 imposes an entirely
arbitrary risk level of 1:400 years and advises that they will not approve development on what
they term to be land at medium or high risk of flooding. This limitation has entirely no basis and
should be removed. The existing levels of flood risk have been devised on the basis of analysis
of weather trends and flood events, and already include a free board allowance above the
1:200 years risk.

OBJECTION 6:
POLICY RD1 PROVIDING SUITABLE SERVICES
Introduction
Dandara Limited, whilst recognising the need for adequate infrastructure provision to allow
development to proceed, has a fundamental issue with the burden placed on the development
industry by Policy RD1. Specifically, water and waste water are the responsibility of Scottish
Water and provided their five criteria are met, they will allow connection to their network.
Modifications Required
The opening paragraph to Policy RD1 should be amended to read “we will only allow
development where adequate road, waste management, water or waste water treatment
facilities, connections and treatment are available or can be provided”.
The subsequent text should be amended to recognise the responsibilities of Scottish Water and
specifically highlight their criteria for connection to services.
Justification
Dandara Limited recognise their responsibilities to provide infrastructure to service their
developments. However, Policy RD1 goes beyond what can be expected of a developer and
places yet further burdens on the development industry.
The opening paragraph to Policy RD1 places the requirement for infrastructure provision firmly
on the developer. However, responsibility for the provision of water and waste water services
also rests with Scottish Water and this should be recognised in the Policy.
Under current funding rules, the cost and programming of any work associated with upgrading
part 4 infrastructure, which includes strategic assets such as water intakes, water impounding
reservoirs, water pumping stations and aqueducts and, water and waste water treatment works,
is the responsibility of Scottish Water. Scottish Water will provide and allow connection to such
facilities where the criteria are met. These comprise:
1.

The development is supported by the Local Development Plan and has outline or full
planning permission;
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2.

the land is controlled by a developer;

3.

network constraints will be mitigated by the developer;

4.

there is time remaining on the planning permission; and,

5.

annual build rates are shown to be reasonable.

The Policy advises that Scottish Water and The Scottish Environment Protection Agency are
key consultees regarding water and waste water infrastructure and should be approached at
an early stage to establish what capacity may be available or if the provision of new capacity
can be made available. However, it is also incumbent upon the planning authorities to consult
these bodies during the preparation of their Local Development Plans. As such, if a site is
allocated in the Plan, there should be a presumption that adequate water and drainage
infrastructure will be available or can be made available to service that development. The
assessment of available infrastructure requirements to provide such infrastructure should be a
fundamental part of Plan preparation.
The requirement for a Development Impact Assessment or other form of investigation or
modelling work to identify the impacts of development on current infrastructure should not be
included in the Local Development Plan. That is an issue to be addressed between the
developer and Scottish Water. Currently, Scottish Water has a monopoly on undertaking such
assessments and the development industry has serious concerns in that regard.

The

Development Plan should not add credibility to that monopoly.

OBJECTION 7:
POLICY RD2, DEVELOPER OBLIGATIONS AND ASSOCIATED SUPPLEMENTARY
GUIDANCE
Introduction
It is a concern of Dandara Limited, and indeed the wider house building industry, that the
developer obligations being imposed by Aberdeenshire Council are simply becoming a “roof
tax” on development. Objection is also taken to the ever expanding list of services and
infrastructure which developers are expected to contribute to, particularly where those services
are the statutory responsibility of other bodies who receive central government funding through
taxation for their functions.
The Policy and Supplementary Guidance fail to have proper regard to Scottish Government
Circular 3/2012: Planning Obligations and Good Neighbour Agreements. They should be
reviewed in accordance with the strict principles set down in that circular.
Modifications Required
The introductory paragraph to RD2 should be amended to properly reflect the requirements of
Circular 3/2012. In particular, the terms “fairly and reasonably relate” are not recognised in
the Circular.
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The requirement for contributions to the Strategic Transport Fund and to healthcare facilities
should be removed from the plan.

Supplementary Guidance relative to the remaining

requirements should be reviewed and a more robust justification provided in accordance with
Circular 3/2012. The Settlement Statements should also be amended to make it clear whether
certain infrastructure contributions will be required and provide an indication of the magnitude
of those contributions.
Justification
Paragraph 2 of Circular 3/2012 advises that it sets out the circumstances in which Planning
Obligations and Good Neighbour Agreements can be used and how they can be concluded
efficiently.

It emphasises that planning authorities should promote obligations in strict

compliance with the tests set out in Circular 3/2012.

Those tests are reiterated in the

Supplementary Guidance but the preamble fails to note that planning obligations should only
be sought where they meet all of the tests. The wording of the third test must also be amended
to accurately reflect the wording in the circular. The word “or” has been omitted.
The Circular further advises that planning obligations have a limited, but useful, role to play in
the development management process where they can be used to overcome obstacles to the
grant of Planning Permission.

It emphasises that planning obligations should be agreed

between the parties involved; developers should not be required to enter into a planning
obligation. Increasingly however, developers are being left with no alternative but to enter into
a planning obligation.

The formulaic approach adopted by Aberdeenshire Council and

conveyed through the Supplementary Guidance prevents developers with a “fait accompli”
leaving little scope for flexibility or negotiation. The wording of Policy RD2 simply seeks to
reinforce that.
The opening sentence to policy advises that a Council will support development if the developer
makes a reasonable contribution in cash or in kind. It reiterates this in the following sentence
that contributions must fairly and reasonably relate in scale to the proposed development.
However, “fairly and reasonably” are not terms used in the circular.

It requires that

contributions “...must always be related and proportionate in scale and kind to the
development in question”. This needs to be accurately reflected in the policy wording.
The subsequent paragraph advises that further guidance on developer obligations is provided
in the Settlement Statements.

However, many of the statements contained ambiguous

references as to the requirements for certain types of obligations. It would appear to be a case
of “if in doubt ask for it”. This approach hardly provides the development industry with the
certainty required or expected by Scottish Planning Policy and makes negotiation with land
owners extremely difficult. The Circular is perfectly clear that the Development Plan should be
the point at which consideration of the potential need for, and use of, planning obligations
begins. Paragraph 32 advises that in drafting Development Plans, planning authorities should
work with infrastructure providers, other local authority departments and consultees to
undertake a robust assessment of infrastructure requirements, the funding implications and the
timescales involved.

On this basis, it is perfectly reasonable to expect that the Local
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Development Plan, and Settlement Statements in particular, should provide clarity on the range
and scale of contributions expected.
Experience would suggest that planning obligations are being sought on nearly every
development, whether that be for community facilities, education, healthcare, etc. Often those
obligations are being sought even where there is pre-existing capacity, particularly in relation
to education and healthcare.

Dandara contend that if capacity exists in any facility or

infrastructure, the development should be allowed to utilise that spare capacity without having
to make contributions.
The formulaic approach currently used by Aberdeenshire Council and set out in the
Supplementary Guidance to calculate the scale of contributions should be reviewed. It takes
no account of individual site and local circumstances. For example, the cost of a new build
primary school in Fraserburgh could be significantly different from that in Laurencekirk.
Similarly, the reconfiguration costs of no two building will be the same. If the Council are to
persist in such an approach, there should be scope for the return of any unspent funds.
Turning to the items to which contributions are expected, Dandara contend that there are no
grounds for contributions to the Strategic Transport Fund (STF), which primarily relates to
Aberdeen City, or to healthcare provision. The STF seeks a defined contribution from every
house falling within a Strategic Growth Area, and in some exceptional cases falling within local
Growth and Diversification Areas, regardless of the impact in scale and kind that the
development proposed has on the junctions to be improved as part of the STF. The Fund was
promoted through the Strategic Development Plan and considered at the Examination in Public
into that Plan. The Reporter concluded that contributions could only be sought to the STF
where there was a direct impact arising from the development. This was effectively to comply
with Circular 3/2012. Policy and Supplementary Guidance as presently worded, fails to
recognise this.
Should the Council or Reporters be minded to retain the requirement for contributions to the
STF, where there is significant other infrastructure costs including local road improvements, the
STF contribution should be reduced or removed completely.
Dandara Limited consider that Contributions to health facilities are entirely unacceptable,
particularly dental facilities and community pharmacies which primarily operate as commercial
ventures. Healthcare is funded by central government through taxation. It is inappropriate for
the development industry to be expected to provide subsidy to the National Health Service.
The only legitimate obligations to healthcare would be the issue of land relative to the provision
of healthcare services and not the funding of their operation.
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PAPER APART
OBJECTION TO PROPOSED ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2016 ON
BEHALF OF STEWART MILNE HOMES RELATIVE TO THE FAILURE TO IDENTIFY
ADDITIONAL HOUSING LAND IN DRUMOAK
Introduction
Stewart Milne Homes welcome the fact that the OP1 Site to the north of Sunnyside Farm,
allocated for up to 35 homes, has been carried forward from the extant Local Development
Plan, but have made separate Representations seeking to increase the number of houses
allocated to that site. They further contend that, given the demand for housing in Drumoak,
that further sites should be identified for development. Specifically, all or part of Development
Bid Sites Reference KM060, KM061 and KM062 should be allocated for residential
development.
Modification Required
An additional Site OP2 should be allocated for around 40 units. This should be included in the
Drumoak Settlement Statement and identified on the Drumoak Proposals Map. Consequential
additions should be made to Appendix 5 to allow for that development in the period 2017-2026.
Background
The OP1 Site, carried forward from the extant Local Development Plan, was identified following
the submission of Development Bids by Stewart Milne Homes for that site and adjoining land
in 2010. Planning Permission was subsequently granted on part of the OP1 Site for the
development of 33 units and those houses are now completed. Given the demand for housing
and the success of that development, further Development Bids were submitted in April 2013
in response to a call for sites by Aberdeenshire Council. A copy of the Development Bid is
attached at Appendix 1. The Main Issues Report (MIR), published in October 2013, identified
the sites as KM060, KM061, KM062 and KM063. Site KM063 is the subject of a separate
Representation.
The Drumoak Settlement Statement which accompanied the MIR noted that the planning
objectives for the settlement were to meet the local need for housing, support local services
and provide land for the construction of a replacement primary school. As well as the partial
development of the OP1 Site, construction of the primary school is ongoing. In response to the
MIR, Stewart Milne Homes welcomed the identification of Site KM063 (Drumoak North) as a
preferred site for 15-20 residential units. However, objection was taken to the failure of the MIR
to identify additional land for development comprising either all, or parts of, the remaining sites.
It contended that the allocation could be phased over both periods of the 2016 Local
Development Plan to satisfy long term demand both in the settlement and in the wider Aberdeen

Housing Market Area. Representations were also submitted in response to the land supply and
distribution contending that additional sites were required in an effort to ensure that there is a
least a five year supply of effective land at the end of the Plan period.

A copy of the

Representations to the MIR are attached at Appendix 2.
The Representations were reported to the Kincardine & Mearns Area Committee on 6 May
2014 and thereafter, the Infrastructure Services Committee on 3 July 2014. Members agreed
with Officer’s Recommendations that no further development be proposed and the settlement
should be allowed a period of consolidation to integrate the existing development.
Justification
Both the Main Issues Report and the proposed Plan recognise the need and demand for
housing in Drumoak, yet the Proposed Plan fails to allocate any additional land for the
development in the Plan Period. There can be no dispute that strong demand exists for further
housing in Drumoak. This is perfectly evident from the take up of recent development and
provision should be made to satisfy that local demand in accordance with the Strategic
Development Plan.
In responding to the MIR Representations, Aberdeenshire Council acknowledged that there
was no suggestion that any of the proposed sites could not be serviced. They advised that “…
there are no issues associated with infrastructure that cannot be addressed at the time
of a Planning Application”. Indeed, both the MIR and Proposed Plan acknowledge that
Drumoak benefits from a good range of services and that is reinforced by the recent substantial
investment in the new primary school. This in itself creates capacity for further development
and additional land should be allocated to secure maximum benefit from that investment of both
public and developer funds. Constraints in secondary education at Banchory Academy can be
addressed by developer contributions. Lying on the Deeside Corridor, the settlement also
benefits from regular public transport linking it with Aberdeen and Banchory, major centres of
employment. Scope also exists to further improve and expand the waste water treatment
works, given that Stewart Milne Homes has control over adjoining land, and this need not be
an impediment to development.
Objections relative to the Housing Land Supply demonstrate that additional land requires to be
identified for development in order to maintain a generous housing land supply. Drumoak has
a capacity to accommodate further development beyond that currently allocated and it is
contended that as well as increasing the capacity of Site OP1 additional land should be
identified for development.
It is not accepted, as maintained by the Council, that the settlement needs a period of
consolidation to integrate the existing development. Further development can be adequately
accommodated if sensitively sited and designed.

Furthermore, disruption to the existing

community can be minimised if there is continuity of development.

It is accepted that the scale of development promoted through the Development Bids for
Drumoak is significant. However, there is no compulsion on the Planning Authority, or indeed
the Reporter, to accept any Development Bid in its entirety. It would be perfectly acceptable,
as happened on a number of occasions in the extant Local Development Plan, to allocate parts
of Bid Sites for development. Indeed, it would be appropriate to provide a phased release over
both periods of the Proposed Local Development Plan 2016. All of the Bid Sites have specific
merits to commend them and could be developed in part or in whole.
The MIR acknowledged that KM062 (Drumoak West) could be integrated into the village. This
site could be accessed from the OP1 Site and provide a link to the A93. This would address
criticism in the MIR of the number of cul-de-sacs in the settlement. Planning Permission already
exists for a new pub and restaurant accessed off the A93 adjacent to Keithmuir Gardens. As
highlighted in the Development Bid, further land could be allocated adjacent to that to provide
for additional commercial and retail space to serve the village, as well as additional housing
and associated open space provision.
Strategic landscaping to the west of the development would minimise visual impact on the
approach to Drumoak from the west. Furthermore, the concerns expressed regarding the
prominent nature of development on higher ground have been addressed through the Indicative
Masterplan. This proposes a community park with woodland planting on the elevated land to
the north-west of the site. This would provide public open space with footpath provision around
the settlement for the enjoyment of existing, as well as residents of the proposed housing.
Similarly, the development of KM060 (Drumoak East) would allow for the provision of a through
road between the A93 and Sunnyside Drive via School Brae. School Brae is presently a culde-sac developed by Stewart Milne Homes. The Development Bid shows housing extending
north beyond the existing tree belt but development could be contained by the tree belt and
also by the existing tree belt to the east which could be reinforced to provide a long term
defensible boundary and allow for the provision of footpath routes around the settlement.
Bid Site KM061 (Drumoak South) lying to the south of the A93 was well received at the MIR
stage. The MIR expressed positive comments in relation to the screening and accessibility of
the site. It is a site contained by natural features and existing development and would allow for
organic growth of the village providing a degree of balance between the developments to the
north and south of the A93. As set out in the response to the MIR, there are no impediments
to the development of this site. It is particularly well contained in landscape terms and could
accommodate substantial residential development with minimal landscape and visual impacts.

Conclusions
There is a continuing demand for residential development in Drumoak. This is accepted by the
Council. The identification for further land for development would address local needs as
required by the Strategic Development Plan. It would also help address a contended shortfall
in the housing land supply.
Further development in the village would maximise the use of existing resources, in particular
the new primary school. This has been provided at significant public expense and developer
contributions. Scottish Planning Policy and Strategic Development Plan Policy both encourage
the use of existing resources.
There is no justification for a moratorium on development in Drumoak. New development can
be designed and laid out to integrate with the existing settlement and disruption to the
community is minimised through the continuity of development rather than stop-start
development. The demand for housing in Drumoak is evident from the take up housing on the
OP1 Site. The adjoining land referred to above is all controlled by Stewart Milne Homes and is
deliverable.
Not all of the land need be identified for development. It is within the gift of the Council, or
indeed the Reporter, to identify all or part of a particular site. In this regard, it is contended that
a site capable of accommodating 40 houses, in addition to the OP1 Site, should be allocated
for development in the 5 year Plan period with the balance of the site allocated for longer term
development.
Recommendation
On the basis of all of the above, it is respectfully recommended that additional land be identified
for development in Drumoak. This should provide for around 40 houses in the 5 year Plan
period with the balance of the site identified for development in the subsequent 5 year period.
Amendments should be made to the Settlement Statement and Appendix 5 of the Proposed
Local Development Plan 2016 accordingly.
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1.0 INTRODUCTION
1.1 This development bid is submitted in response to a call for sites by
Aberdeenshire Council to be considered for inclusion within the Aberdeenshire
Local Development Plan Rrview.

The land which is the subject of the

development bid is owned by

and is under option to

Stewart Milne Homes Ltd. This bid is submitted on their behalf.

1.2 The Landowners,

, own and farm a substantial area of land

in and around the settlement of Drumoak.

Both are resident in the area

maintaining a long history of family ties with the settlement. Over time they have
released land for both private and public sector residential development and in
recent years construction work has included a partnership housing scheme in
the centre of the village and private residential development completed by
Stewart Milne Homes Ltd in 2006.

The landowners have also made land

available over time to Aberdeenshire Council at no cost for the provision of
community facilities. This has included land for the provision of a church hall,
the provision of a bowling green and associated facilities in the centre of the
village and the provision of a school play area.

Negotiations are currently

ongoing regarding the sale of land for a replacement primary school.

1.3 Stewart Milne Homes Ltd are part of the Stewart Milne Group, founded in
Aberdeen in 1975. Since that time the Group has grown to become one of the
UK’s leading privately owned house builders. The company have a commitment
to enterprise and innovation meshed with traditional value for quality services.
SMH are currently building homes across the North East of Scotland, Tayside,
the Central Belt and in the North West of England.

1.4 The development proposals for Drumoak evolved following a detailed analysis of
the land and the capacity of Drumoak itself to accommodate further
development. A mixed use development was proposed in response to the first
Aberdeenshire Local Development Plan to promote a sustainable community
and to provide services and facilities, not only for the occupiers of the new
development, but also for the benefit of the existing community. An Indicative
Masterplan was submitted with that previous bid.

1.5 The overall development proposals were not accepted and a reduced area was
identified in the extant Local Development Plan for the phased development of
35 houses. Land was also reserved for the provision of a replacement primary
school.

Planning applications for both developments are currently awaiting
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determination and it is anticipated that works will commence on site later this
year.

1.6 The clear demand for housing in Drumoak and the investment involved in the
provision of a replacement primary school would dictate that further land should
be released for development in Drumoak. In the context of the initial bid it is
proposed that four areas be considered for development. This comprises the
balance of the currently allocated H1 site and the pockets of land to the west,
east and south of the settlement.

2.0

DEVELOPMENT CONTEXT

2.1

Drumoak lies approximately 17km to the west of Aberdeen on Royal Deeside.
It straddles the A93 which is the main arterial route linking Aberdeen with
towns and villages to the south west of the City including Banchory, Aboyne
and Ballater. The village is almost equidistant between Peterculter to the east
and Banchory to the west. Banchory, is the main town in Deeside within the
Aberdeen Housing Market Area and provides a range of services, community
facilities and employment opportunities serving a wide hinterland.

Figure 1; Location Plan
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The extant Structure Plan identifies Drumoak as falling within the Aberdeen
Housing Market Area where the spatial strategy is one of local growth and
diversification. The extant Aberdeenshire Local Development Plan identifies
site H1 for the development of 35 houses over two phases. An adjoining site
(R1) is identified for the provision of a replacement primary school. These
areas are highlighted in Figure 2 below.

Figure 2; Extract from adopted Aberdeenshire Local Plan

2.3

The village benefits from a number of services and facilities including a primary
school (which is soon to be replaced with additional capacity), a church, church
hall, village hall, post office, shop at the nearby Park, public house and bowling
club. Planning permission has also recently been granted for a replacement
public house to the west of the village next to Keithmuir Gardens. The main
employment use in the village is Deeside Caravans, located in the heart of the
village.
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In topographic terms, the site enjoys a south facing aspect rising from the 50m
contour at its south western boundary with Park to the 115m contour at its
northern boundary. The ground rises gradually from the 50m contour to the
75m contour at approximately its midway point before rising more steeply to
the 115m contour over the remainder of the site. The majority of the land
remains in agricultural use and again, has most recently been in arable crop.
As well as access through Sunnyside Farm, the site can be accessed from
Sunnyside Drive to the north east and from the A93 at its southern boundary.

3.5

The land to the north east of area 2 was accepted for development through the
extant Aberdeenshire Local Development Plan. The red shaded area in Figure
4 above was identified in the Plan to accommodate 35 houses, a replacement
primary school and a cemetery extension. Planning applications are pending
for the school and the housing. The land for the cemetery extension has yet to
be acquired by the Council.

A residual area of land remains within the

allocated housing site capable of accommodating a further 15-20 houses. This
site should be identified in the current Review for development and built out as
a priority.

3.6

Site 3, which lies to the south of the A93 abutting the existing settlement
boundary is set in a natural landscape bowl and as a consequence is well
contained in landscape terms.

The site is bound to the north by Deeside

Caravans and housing at West Reidford. Much of the northern boundary is
formed by the former Deeside Railway beyond which lies the recently
completed Reidford Gardens housing development, built by Stewart Milne
Homes.

The eastern boundary is formed by the wooded access and the

grounds of Drumoak Manse whilst the southern boundary is formed by an area
of woodland which has been felled in recent years. The waste water treatment
works serving the village is located to the south west of the site, screened by
leylandii hedging.

3.7

The site slopes gradually upwards from south to north with a 10-15m gradient
change across the site. The slope is more prominent to the north east of the
site where it rises to the north east corner. A feature of the site is the minor
water course which runs north south towards the River Dee and lies to the
eastern third of the site. Previously in agricultural use the site now lies vacant
and overgrown.
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CONSTRAINTS AND OPPORTUNITIES

Constraints
4.1

There are a number of physical and technical constraints which require to be
given detailed consideration and addressed through the expansion of
Drumoak.

Technical constraints are capable of being resolved through

development whilst physical constraints, mainly involving landscape issues, are
capable of mitigation through development.

Indeed, these may present

opportunities for the community.

4.2

The primary physical constraint on development is likely to be the topography
of the land, particularly that to the north west of the village.

Whilst the

gradients of the south facing slopes are not an impediment to built
development, the elevated nature of the land to the north west of Site 2 would
suggest that it should be kept free of development. Panoramic views can be
gained from this area across Deeside and conversely this area of the site can
be seen from a number of distant vantage points. Restricting development to
the lower lying ground would avoid breaching the skyline and ensure that any
development, when viewed over a distance, was seen against rising ground to
the north.

4.3

The existing field patterns, particularly within each of the sites to the north, are
distinctive features and should be retained, wherever possible.

With the

exception of the woodland belt which crosses Site 1 from west to east, there is
little else in terms of mature landscape features. It is considered important to
retain the woodland belt through Site 1 as it helps contain potential
development and “break up” distant views of the site.

4.4

The minor water course running north to south through Site 3 is an important
feature which will again require to be retained. A part of this site may be
required to extend the Waste Water Treatment Works in the future and the land
immediately adjacent to this will require to be kept free of residential
development. This does not however, impede other uses.

4.5

There are a number of technical issues which need to be considered in the
context of further development in Drumoak. The first of these is the Primary
School, which is soon to be replaced. The Council are currently in negotiation
with the land owners regarding the acquisition of the site.
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The waste water treatment works is presently at capacity. Recent residential
developments have been accommodated through minor improvement works.
These are, however, interim measures and proposals are in hand for an
expansion of the works in Summer 2013.

4.7

Two existing Transco gas pipelines run north to south on either side of
Drumoak. These impact upon Sites 1 and 2 with Site 1 falling entirely within
the consultation zone and the western portion of Site 2 being similarly affected.
These are however, consultation zones and not necessarily an impediment to
development. Nevertheless, realignment of the pipelines will be necessary or
alternatively upgrading and encasement to urban rather than rural standard to
permit development in the immediate vicinity of the pipelines. This is an issue
that will be addressed in detail with the pipeline operators and the Health and
Safety Executive and does not prevent the principle of development being
established. Indeed, the same pipeline was diverted in Westhill which allowed
the Broadshade development to proceed which confirms that such diversions
are viable and deliverable

4.8

A number of small overhead power lines cross site 2 as a consequence of the
electricity sub-station to the north east of the site. All are capable of being
rerouted or placed underground and are not, therefore, an impediment to
development.

Opportunities
4.9

The scale of development proposed for Drumoak creates a number of
opportunities of benefit to the wider community. In the past, as with many
settlements in Aberdeenshire, expansion has occurred on a “piece meal” basis
with little scope for community benefit.

By providing sufficient land for a

phased expansion of the village over a number of years it is possible to provide
for a proper planned expansion with provision for new community facilities and
services to satisfy the needs of the expanded village.

4.10 Further development will in the long term help sustain the replacement Primary
School. As with other recent Primary School developments this will perform a
much broader role providing a facility for the use of the wider community. A
new multipurpose sports pitch will also be provided as part of that facility. This
will also free up the existing school for development or alternatively additional
community facilities. Further residential development would secure maximum
benefit from the investment in the replacement school.
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4.11 The existing cemetery adjoining the church is nearing capacity and land is set
aside for its expansion.

4.12 Employment opportunities in Drumoak are currently limited necessitating
commuting to Aberdeen, Westhill or Banchory to source employment.
Identification of land for employment uses would encourage business to locate
in the village and create an opportunity for residents to work in the village. For
those who continue to commute additional development would provide scope
to enhance public transport provision serving the village.

4.13 The village is presently served by a Post Office and public house in the vicinity
of Deeview Gardens and by a shop at nearby Park to the west. Planning
permission has been granted for the relocation of the public house to a new
location to the west of the village adjoining Site 2. Completion however, is
dependant upon improvements to the waste water treatment works. Additional
residential and employment development in the village will help sustain these
existing services and may provide scope for additional retail provision serving
the village and the wider hinterland.

4.14 The provision of mains drainage is being addressed and the scale of
development would be sufficient to enable a further expansion and upgrade of
the treatment works. Adequate land is available for the upgrade of the works.
This expansion and upgrade would potentially enhance the discharge to the
River Dee which is a Special Area of Conservation.

4.15 As well as a constraint, the topography of the land also presents an
opportunity.

The south facing aspect in particular will capitalise upon

opportunities for sustainable energy use and some properties will have the
benefit of views over Deeside.

More importantly, the higher ground and

peripheral landscaping to the west of Site 2 can be kept free from development
and provide a community park with open space for informal recreational use
where users can enjoy views over Deeside. Footpath links would connect this
with existing and proposed development areas in Drumoak and to the wider
countryside beyond.

5.0

DEVELOPMENT PROPOSALS

5.1

As previously intimated there are 3 distinct areas of land considered capable of
accommodating a cohesive expansion of Drumoak. Development has already
been accepted on part of area 2 and this area could accommodate further
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The indicative masterplan provides a cohesive and planned expansion of
Drumoak to create a sustainable community. However, it is recognised that
this will take many years to implement but it is important to ensure that future
sites identified through this, and future Reviews, adhere to the masterplan.
The land allocated in the extant Plan accords with the indicative masterplan
and it is logical that the balance of the H1 site is built out as the next phase of
development. Beyond this, a new access from the A93 would be provided to
run northwards through the site to link with the eastern access road. This
would provide access to the public house and make provision for further
commercial / local retail space. The land to the east of the distributor road
would be utilised to extend the recreation ground with Areas 5 and 6,
highlighted on the indicative Masterplan, developed for housing.

5.5

The proposed layout of development envisages, so far as possible, retaining
the existing field pattern and providing enhanced landscaping. Importantly, the
higher ground to the north west of the site is retained to provide a community
park for public open space and kept free of development in order to provide
views out over the wider area. It will be utilised for informal recreational use
with a footpath network linking Drumoak with the countryside beyond. Also, a
substantial area of strategic landscaping is provided to the south west of the
site in order to avoid coalescence and maintain the identity and character of
the grouping of properties at Park.

5.6

The second stage of development will involve Site 1 to the east of the village.
A new access can be provided from the A93 to serve this site with a potential
secondary access from School Brae. This area is subdivided by the existing
woodland which would be retained and strengthened. The northern portion of
the site is contained by that woodland and housing to the west whilst the
southern portion is defined by the shelterbelt to the east which would be
strengthened to form a defensible boundary to the village.

5.7

Site 3 to the south of the village could be provided as a third and final phase of
development or alternatively, could be developed in conjunction with Sites 1
and 2 should occupiers be found for the employment land in the early stages of
development.

5.8

This site lends itself to subdivision where the minor water course which runs
north south through the site. The character of each area differs and this could
be emphasised by the retention of the water course with enhanced landscaping
along it. The western portion of the site would provide the employment land,
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allotments and residential use and would be accessed from the road leading to
Park Bridge. The eastern portion of the site would also be accessed from a
continuation of that road across the minor watercourse.

5.9

The current speed limit on the A93 through the village is restricted to 40 mph
whilst other roads in the village taking access from that are either restricted to
20mph or 30mph.

Development to the north and south of the A93 would

necessitate a reduction in the speed limit on that road to 30 mph. Appropriate
pedestrian crossing facilities would also be required to provide improved
connectivity.

5.10 It must be emphasised however, that these, along with the masterplan, are
entirely indicative at this time. The masterplan, range of uses and phasing will
be the subject of community involvement and will evolve as that process
moves forward.

6.0

PLANNING CONSIDERATIONS

6.1

The current development plan for the area comprises the City and Shire
Structure Plan, approved by Scottish Ministers in August 2009, and the
Aberdeenshire Local Development Plan, adopted in June 2012. A proposed
Strategic Development Plan has recently been the subject of public
consultation and will eventually replace the extant Structure Plan.

The

proposed Strategic Development Plan is the subject of significant objection,
particularly in regard to its failure to increase the housing allocation in
response to a significant increase in the projected housing requirement.

6.2

The extant Structure Plan for the City and Shire area identified a requirement
for around 72,000 dwellings within the Structure Plan area over the next 20-25
year period.

It identified Drumaok as falling within the Aberdeen Housing

Market Area in an area capable of accommodating local growth and
diversification. The Plan allocated 3,700 houses to that area in three phases.
This comprised 1,000 houses in the period 2007-2016, 1,350 houses in the
period between 2017 and 2023 and a further 1,350 houses between 2024 and
2030.

6.3

Whilst a range of sites have been identified through the extant Local
Development Plan to address the Structure Plan allocations a number of these
have yet to come forward for development. As a consequence, the Plan has
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failed to deliver the required housing numbers in the period to 2017 which will
have a ‘knock on’ effect in the subsequent Plan period. This will be further
compounded by the increased housing requirement highlighted by the
National Registers of Scotland population and household projections.
Together, this will necessitate the identification of additional housing land
capable of early development.

7.0

SUMMARY OF DEVELOPMENT BENEFITS

7.1

Drumoak has proved a popular location for new housing development in recent
years.

Where development has occurred it has become quickly over

subscribed with demand outstripping supply. The most recent 2012 and draft
2013 Housing Land Audits demonstrates a failure of the larger housing
allocations to come forward for development in the anticipated timescale.
Accordingly, replacement sites require to be identified which are capable of
early delivery. Drumoak provides a range of site options which are capable of
delivery in the short, medium and long term. There is developer commitment
to development in the village and development could be phased over a number
of years to ensure continuity of construction activity and housing supply.

7.2

The further release of land at Drumoak would, as well as addressing short term
requirements, conform with the requirements of Scottish Planning Policy and
advice. The layout and design of the development and mix of uses proposed
would be sustainable and furthermore provide benefit for the wider community
through improved employment opportunities, educational facilities and service
provision.

Throughout Aberdeenshire many of the existing facilities are

“pressured” as a consequence of recent “piece meal” development which,
although generating significant planning gain contributions, has resulted in little
tangible community benefits.

The indicative masterplan provides for a

coherent planned expansion of the community.

7.3

The scale of long term and release proposed would provide for a mix of house
types and sizes and would include affordable housing to meet the requirements
specified at the time. As well as enabling the provision of new community
facilities, further development would help sustain existing services and create
opportunities, through additional demand, for further services such as local
shopping provision. Land will be set aside to accommodate such uses.

7.4

The allocation of land for employment uses will create opportunities for people
to live and work in the village.

For those that will continue to commute
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enhanced public transport will be provided along the North Deeside Road
corridor between Aberdeen and Banchory, the two main employment
destinations.

7.5

The overall scale of development proposed is also capable of being
accommodated within the landscape setting of Drumoak. The sites to the east
and south are contained by existing development and landscape features and
are readily accessible. The larger area to the north west is capable of access
from two points and development within this area will respect the existing field
patterns and, importantly, avoid any development on the higher ground. This
area of higher ground will be retained for use as a community park with
strategic landscaping and public open space where the community can enjoy
informal walks with views over Deeside. Further strategic landscaping will be
provided along the western boundary of the village to clearly define the edge
and maintain separation between the village of Drumoak and the existing
grouping of houses at Park.

7.6

The owners of the land live in Drumoak and therefore have a vested interest in
ensuring that the village remains an attractive location in which to live and that
all necessary community facilities are available locally. They have in the past
provided land at nil cost for the provision of facilities to the overall benefit of the
community. Stewart Milne Homes have also demonstrated their continuing
commitment to Drumoak having been involved in the most recent growth of the
village.

7.6

All parties are committed to the proper planned expansion of Drumoak with the
provision of related services and facilities to match that growth.

The

masterplan proposals at this stage are entirely indicative and it is anticipated
that these will evolve through detailed public involvement through the design
process.
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DRUMOAK
Land Use Schedule;
Residential;
Area 2
Area 3
Area 4
Area 5
Area 6
Area 7
Area 8
Area 9
Area 10
Area 11

2.34ha
1.75ha
2.71ha
1.98ha
2.76ha
3.35ha
1.25ha
2.64ha
1.80ha
1.54ha

(5.78 acres)
(4.32 acres)
(6.67 acres)
(4.89 acres)
(6.28 acres)
(8.28 acres)
(3.09 acres)
(6.52 acres)
(4.45 acres)
(3.80 acres)

Sub Total

22.12ha

(54.08 acres)

Recreation Ground Extension

0.46ha

(1.14 acres)

Commercial / Local Shopping

0.90ha

(2.22 acres)

Business

1.21ha

(3.0 acres)

Allotments

0.99ha

(2.45 acres)

Sub Total

3.56ha

(8.81 acres)

Appendix 2

PAPER APART
Representations to the Main Issues Report on behalf of Stewart Milne
Homes in response to Question 14 and in relation to sites KM063 (Drumoak
North), KM060 (Drumoak East), KM061 (Drumoak South) and KM062
(Drumoak West)

Introduction
Stewart Milne Homes welcomes the identification of Site KM063 (Drumoak
North) as a preferred site for 15 20 residential units. However, objection it taken
to the failure of the Main Issues Report (MIR) to identify additional land for
development comprising either all, or parts, of KM060 (Drumoak East), KM061
(Drumoak South) or KM062 (Drumoak West). The allocation could be phased
over both periods of the 2016 Local Development Plan (LDP) Review to satisfy
long term demand both in the settlement and the wider Aberdeen Housing
Market Area.
Representations submitted in response to Question 13 relative to land supply
and distribution argue that additional sites require to be identified in an effort to
ensure that there is at least a 5 year supply of effective housing land at the end
of the Plan period. These representations therefore require to be considered in
the context of that representation. They also require to be considered in
conjunction with the development bids submitted at the pre MIR stage.

General Comments on Drumoak
The Settlement Statement provided as an appendix to the MIR notes that the
planning objectives for the settlement are to meet local need for housing, support
local services and provide land for the construction of a replacement primary
school. It highlights that the primary school itself is forecast to be over capacity
and, consequently, implies that this is a constraint on development.
However, the comments regarding the primary school are somewhat misleading.
Aberdeenshire Council has recently acquired land for the provision of a new
primary school, that primary school has full planning permission and construction
work is due to start later this year. As a consequence, any capacity issues with
the existing primary school will be addressed and cognisance should be taken of
the scale of investment in that new primary school and the need to ensure that
maximum benefit is gained from that investment. Accordingly, a long term
phased land release, beyond that currently identified as an officers’ preference,
should be provided for through the proposed Local Development Plan. This
would help satisfy the identified local housing need and maximise the investment
in the new primary school, whilst helping to sustain and support existing services
which, the Settlement Statement notes, are of a fairly high level for a village of
this size.

The forecast over capacity in secondary education at Banchory at 2016 is noted.
However, the 2012 based school roll forecasts show the school roll to fall
significantly post 2016 taking it close to capacity. Notwithstanding the fact that it
will still be marginally over capacity, this need not be an impediment to
development and can be addressed through developer contributions. Similarly, it
is recognised that the existing waste water treatment works has limited capacity.
This has been the case for a number of years, with various improvements carried
out to accommodate additional development. There continues to be scope to
improve and expand the waste water treatment works, given that Stewart Milne
Homes has options over adjoining land, and this need not be an impediment to
development.
It is not accepted that there is no need to allocate additional housing units in
Drumoak on account of “…. the current substantial existing allocations
which satisfy the proposed Strategic Development Plan”. It is evident from
the response to Question 13 that additional housing land is required and, it is
contended that Drumoak has the capacity to accommodate further development
beyond that currently envisaged. This is acknowledged by the Settlement
Statement and further land should be allocated for development through the
proposed Local Development Plan.
It is accepted that the scale of development promoted through the Development
Bids for Drumoak is significant. That said, there is no compulsion on the
Planning Authority to accept any development bid in its entirety. It would be
perfectly acceptable, as happened on a number of occasions in the Extant Local
Development Plan, to allocate parts of bid sites for development. Indeed, it
would be appropriate to provide for a phased release at Drumoak over both
periods of the 2016 LDP Review.
The allocation of further land for development within the settlement also provides
an opportunity to address issues arising from past development. The Settlement
Statement, for example, highlights the use of cul de sacs in earlier development
and argues that, as a consequence, connectivity in the village is lacking. That in
itself reflects the limited land allocations that emerged through previous
Development Plans. It has resulted in a “piece meal” approach to development
and this could be remedied by a more comprehensive land release, albeit on a
phased basis to accommodate local growth.
For example, the allocation of all, or part of, Site KM062 (Drumoak West) could
enable the provision of a through road connecting the H1 site and primary school
directly with the A93, North Deeside Road. Similarly, Site KM060 could provide a
through route between the A93 and School Brae, connecting with Sunnyside
Drive. Indeed, there are merits in all of the development bid sites promoted by
Stewart Milne Homes.

KM063 (Drumoak North)
This site comprises the balance of the H1 site allocated through the Extant Local
Development Plan. Planning permission has been granted for 33 of the 35
houses allocated through the Extant Plan, leaving a balance of the site
undeveloped. Construction work has commenced on that development and it
would be logical to develop out the remainder of the H1 site through a further
allocation of 20 units. Significant demand has been experienced by Stewart
Milne Homes for their current development and a further release would help
satisfy that demand.
The comment that the site is some distance from services is somewhat
surprising; it immediately abuts an existing allocated site and is only a matter of
metres from the existing church, church hall and proposed new primary school.
Furthermore, all other services are well within the acceptable walk distances
specified in Planning Advice Note 75. Such a comment, therefore, should have
no bearing on the consideration of this site for development.
Consideration should also be given to reallocating the R2 site, presently reserved
for a cemetery extension, for residential use. No recent attempts have been
made to acquire the land for a cemetery extension which would suggest that it is
no longer required. Also, one must question if it is the appropriate location
immediately adjacent to the new Primary School. Should it be required
consideration should be given to a reduced area with the balance of the site
allocated for housing. This approach could also help deliver a smaller cemetery
extension.
KM060 (Drumoak East)
The response to the development bid acknowledges that the site sits adjacent to
the settlement, but notes, erroneously, that there are no linkages to existing
housing. However, it is clear from the indicative Masterplan submitted with the
development bid that a connection could be provided to School Brae which was
developed by Stewart Milne Homes, the promoter of the current bids.
The existing tree belts do provide screening and should there be a concern
regarding development beyond the existing tree belt to the north, the land
allocated for development could be contained to the south of that. The tree belt
itself would provide a backdrop to the housing and ensure that the skyline was
not breached by development.
KM061 (Drumoak South)
The positive comments in relation to the screening and accessibility of the site
are welcomed.
It is a site contained by natural features and existing
development, it would allow for the organic growth of the village and provide a
degree of balance between the developments to the north and south of the A93.
Services themselves are currently located both to the north and south of the A93.
The road itself should not be seen as a barrier to development. Recent

developments have seen a reduction in the speed limit on the A93 and
encouraged the provision of pedestrian crossings. These linkages could be
enhanced further by the development of this site.
The site’s proximity to the River Dee Special Area of Conversation is highlighted
as a potential constraint. However, any development, both during construction
and upon completion, would ensure that surface water run off from the site had
no adverse impact on the Special Area of Conservation.
KM062 (Drumoak West)
The acknowledgement that development on this site could be integrated into the
village is to be welcomed. Planning permission already exists for a new pub and
restaurant accessed off the A93 adjacent to Keithmuir Gardens. As highlighted
in the Development Bid, further land could be allocated adjacent to that to
provide for additional commercial and retail space to serve the village. Additional
land could also be provided to expand the existing recreation ground to the north
of Keithmuir Gardens.
Development of this site, as highlighted in the indicative Masterplan submitted
with the bid, could provide a new road link with the H1 site, addressing the
concerns, highlighted above, regarding the use of cul de sacs in previous
development. Strategic landscaping to the west of the development would
minimise visual impact on the approach to Drumoak from the west. Furthermore,
the concerns expressed regarding the prominent nature of development on the
higher ground have been addressed through the indicative Masterplan. This
proposes a community park with woodland planting on the elevated land to the
north west of the site. This would provide public open space with footpath
provision around the settlement for the enjoyment of existing as well as residents
of the proposed housing.
Summary
It is contended, through representations in response to Question 13, that the
proposed Local Development Plan should be identifying further sites for
residential development. Drumoak is a popular location for development and, as
acknowledged by the MIR, benefits from a range of services. The need to satisfy
local demand for housing in the settlement is recognised by the MIR and, as a
consequence, further land beyond that currently preferred, should be identified
for development through the proposed Plan. The investment in the new primary
school should be maximised with a long term phased release of development
land within the settlement to ensure that the capacity of the school is maintained.
Each of the development bid sites promoted by Stewart Milne Homes have merit
and, whilst it is recognised that not all will be allocated, there is no impediment to
the Planning Authority allocating all or part of the bid sites. In this regard, it is
suggested that the balance of Site KM063, and the land currently reserved for a
cemetery extension, be released for development in the first period of the 2016

LDP Review with a further release in the second period being met from Site
KM061 lying to the south of Drumoak.
Stewart Milne Homes would be pleased to work with the Council on structuring a
phased release of land in Drumoak through a masterplanning approach for the
settlement.

PAPER APART
OBJECTION TO PROPOSED ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2016 ON
BEHALF OF STEWART MILNE HOMES RELATIVE TO SITE OP1: LAND TO THE NORTH
OF SUNNYSIDE FARM, DRUMOAK
Introduction
Stewart Milne Homes welcome the allocation of Site OP1, which has been carried forward from
the extant Plan, but object to the limited capacity imposed on the site.
Modification Required
The number of units allocated to the OP1 Site should be increased from 35 to 44 in order to
accurately reflect the capacity of the site. Consequential amendments should be made to
Appendix 5 to reflect an increased allocation.
Background
The site was allocated as Site H1 in the extant Local Development Plan with a capacity of 33
units. This followed the submission of a Development Bid by Stewart Milne Homes for the
inclusion of the site and adjoining land for residential development. Planning Permission was
subsequently granted to Stewart Milne Homes for 33 units and those units have recently been
completed. During the detailed design process, it was evident that the capacity of the site was
greater than the allocation specified in the Plan. Stewart Milne Homes chose to restrict the
number of units to 33 but during the Public Consultation process carried out in respect of the
Planning Application, made it clear that the site could accommodate additional units and
identified the balance of the site for future development.
In an effort to realise this, a further Development Bid for the balance of the site was submitted
in April 2013 in response to the Council’s call for sites. This suggested that the site could
accommodate between 15 and 20 units.

A copy of the Bid is attached at Appendix 1. The

remaining sites encompassed within the Bid are addressed within a separate Representation.
The Main Issues Report (MIR), published in October 2014, allocated the site reference KM063
and acknowledged that it had potential for development and identified it as an Officer’s
preference. The MIR suggested that it had possibly become available due to the higher density
of housing on the remaining allocated site.
Representations were submitted in response to the Main Issues Report (Appendix 2). This
Representation welcomed the identification of the site as an Officer’s Preference for
Development and emphasised that significant demand had been experienced by Stewart Milne
Homes for their current development of 33 units and that the further release and would help

satisfy that demand. Issue was taken with the comment in the MIR that the site is some
distance from services, given the fact that it forms part of an allocated site in the extant Local
Development Plan, it was only a matter of metres from the existing church, church hall and the
new primary school, currently under construction.
The Planning Officer’s response to the Representations was considered by the Kincardine &
Mearns Area Committee on 6 May 2014 and by the Infrastructure Services Committee on 3
July 2014.

The respective Committees accepted the Officer’s recommendation that no

additional need had been identified and as such, no further development was proposed. The
Officer recommended that the settlement should be allowed a period of consolidation to
integrate the existing development.
As a consequence, the proposed Plan carries forward the allocation of the site for development,
but fails to increase the number of units allocated to the site.
The capacity of the site to accommodate an additional 9 units has been confirmed by an
application for full planning permission. This was refused by the Council as it breached the
numbers allocated to the site. However, it was confirmed as acceptable in terms of density,
layout and design. A layout plan is attached at Appendix 3.
Justification
Drumoak lies within that part of the Aberdeen Housing Market Area identified by the Strategic
Development Plan to accommodate local growth. The village occupies a strategic position on
the A93 corridor, midway between Aberdeen and Banchory. Frequent public transport services
run between the two passing through Drumoak, thereby making it a sustainable location for
residential development within commuting distance of both Aberdeen and Banchory. It is an
attractive and popular community evidenced by the demand for the 33 houses recently
completed. This is acknowledged in the Settlement Statement in Appendix 8 where the opening
statement confirms that “Drumoak is an area of high demand for housing”. This was also
recognised by the Main Issues Report which noted that the planning objectives for the
settlement were to meet local need for housing and support local services. Despite the
acceptance of the need and demand for new housing in Drumoak, the Council have chosen
not to increase the unit numbers on an already allocated site. This position is untenable given
the need to maximise the use of existing resources and Scottish Planning Policy emphasis on
sustainable development.
Scottish Planning Policy (SPP) encourages the planning system to support economically,
environmentally and socially sustainable places by enabling development balancing the costs
and benefits of the proposal over the longer term. SPP requires that policies and decisions
should be guided by and give due weight to economic benefit; making efficient use of existing
capacities land, buildings and infrastructure; and, supporting the delivery of accessible
housing. The allocation proposed is entirely sustainable in accordance with SPP. It makes

efficient use of the existing capacity of an already allocated site falling within the defined
settlement boundary. Planning Permission has already been granted for 33 houses on part of
the site and the principle of development is firmly established. That development took up only
part of the site and satisfied all policy requirements in terms of development density, gardens
sizes and open space provision. Allocating an additional 9 houses to the site, two of which
would be affordable, would allow the site to be built out to a similar density to that already
completed.
The development of the balance of the site would utilise the existing drainage, road
infrastructure and other utilities already provided. More specifically, it would utilise spare
capacity provided in the new primary school which is built to allow future development.
Significant public funds have been expended on the new school, as well as developer and land
owner contributions and Planning Policy dictates that maximum benefit should be gained from
that investment. That can only be achieved by developing the remainder of the site.
Scottish Planning Policy at Paragraph 8 seeks to guide new development to locations within or
adjacent to settlements. The proposed development falls within a defined settlement boundary
and satisfies this criterion. The Strategic Development Plan is also perfectly clear that “…land
brought forward for development must be used efficiently…”. It also highlights the need
to invest in both existing and new infrastructure to ensure the area has enough people; homes
and jobs to support the level of service and facilities needed to maintain and improve the quality
of life. Both Scottish Planning Policy and the Strategic Development Plan Policy are, supportive
of maximising the use of land.
To constrain the development of an allocated site where there is adequate infrastructure
provision is perverse. It conflicts with both SPP and SDP guidance. Sites should be developed
to their maximum capacity, subject, of course, to density and open space standards being met.
Stewart Milne Homes have clearly demonstrated this through the completed housing and their
proposals for the balance of the site show that it can comfortably accommodate the numbers
proposed. It is contended that the LDP allocation to a particular site can only ever be for
guidance. It is only when detailed design has been undertaken that the true capacity of a site
can be determined. Inevitably, some sites will accommodate less than the allocated numbers,
whilst others will accommodate more.

This should be perfectly acceptable providing

infrastructure is available, as in this case. A flexible approach is necessary to ensure that the
housing allocations set out in the Strategic Development Plan are satisfied.
To limit development to only part of the site will leave an area of surplus land with no beneficial
use. It is detached from the farm unit by the new primary school and the recently completed
housing and is of a size that it can no longer be used for agricultural purposes. It will become
vacant and potentially over-grown detracting from the adjoining residential development.
Separate Representations have been made regarding Housing Land Supply and these should
be referred to for their terms. The key point is that the Strategic Development Plan has under

estimated the housing requirements. This is evident from the most recent population and
household projections and it is contended that additional land requires to be released to
address this. Increasing the capacity of allocated sites maximises the use of a finite land
resource and helps meet the shortfall in the housing requirement.
Conclusions
The proposed Plan acknowledges that Drumoak is an area of high demand for housing. The
MIR identified the site as an Officer’s Preference for Development, the conclusions to the MIR
advising that the site “…allows an opportunity for a small scale development on land
already considered acceptable…” The popularity of the settlement and demand for housing
is evident from the sale and recent completion of the initial 33 units.
The MIR and proposed Plan acknowledge that Drumoak benefits from a good range of service
and this has been significantly enhanced through the provision of the new primary school. The
provision of infrastructure to serve the initial development of 33 houses and the development
of the primary school represent a significant investment in the village. Logic dictates that
maximum use should be realised from that investment. Such an approach is advocated by
Scottish Planning Policy and Strategic Development Plan Policy.
Stewart Milne Homes have clearly demonstrated that the site has the capacity to accommodate
the 44 units proposed and accordingly, the allocation should be amended to reflect that.
Recommendation
On the basis of all of the above, it is recommended that he allocation for the OP1 Site lying to
the north of Sunnyside Farm, Drumoak be increased from 35 units to 44 units thereby ensuring
maximum use of the allocated site and utilising available infrastructure.
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1.0 INTRODUCTION
1.1 This development bid is submitted in response to a call for sites by
Aberdeenshire Council to be considered for inclusion within the Aberdeenshire
Local Development Plan Rrview.

The land which is the subject of the

development bid is owned by

and is under option to

Stewart Milne Homes Ltd. This bid is submitted on their behalf.

1.2 The Landowners,

, own and farm a substantial area of land

in and around the settlement of Drumoak.

Both are resident in the area

maintaining a long history of family ties with the settlement. Over time they have
released land for both private and public sector residential development and in
recent years construction work has included a partnership housing scheme in
the centre of the village and private residential development completed by
Stewart Milne Homes Ltd in 2006.

The landowners have also made land

available over time to Aberdeenshire Council at no cost for the provision of
community facilities. This has included land for the provision of a church hall,
the provision of a bowling green and associated facilities in the centre of the
village and the provision of a school play area.

Negotiations are currently

ongoing regarding the sale of land for a replacement primary school.

1.3 Stewart Milne Homes Ltd are part of the Stewart Milne Group, founded in
Aberdeen in 1975. Since that time the Group has grown to become one of the
UK’s leading privately owned house builders. The company have a commitment
to enterprise and innovation meshed with traditional value for quality services.
SMH are currently building homes across the North East of Scotland, Tayside,
the Central Belt and in the North West of England.

1.4 The development proposals for Drumoak evolved following a detailed analysis of
the land and the capacity of Drumoak itself to accommodate further
development. A mixed use development was proposed in response to the first
Aberdeenshire Local Development Plan to promote a sustainable community
and to provide services and facilities, not only for the occupiers of the new
development, but also for the benefit of the existing community. An Indicative
Masterplan was submitted with that previous bid.

1.5 The overall development proposals were not accepted and a reduced area was
identified in the extant Local Development Plan for the phased development of
35 houses. Land was also reserved for the provision of a replacement primary
school.

Planning applications for both developments are currently awaiting
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determination and it is anticipated that works will commence on site later this
year.

1.6 The clear demand for housing in Drumoak and the investment involved in the
provision of a replacement primary school would dictate that further land should
be released for development in Drumoak. In the context of the initial bid it is
proposed that four areas be considered for development. This comprises the
balance of the currently allocated H1 site and the pockets of land to the west,
east and south of the settlement.

2.0

DEVELOPMENT CONTEXT

2.1

Drumoak lies approximately 17km to the west of Aberdeen on Royal Deeside.
It straddles the A93 which is the main arterial route linking Aberdeen with
towns and villages to the south west of the City including Banchory, Aboyne
and Ballater. The village is almost equidistant between Peterculter to the east
and Banchory to the west. Banchory, is the main town in Deeside within the
Aberdeen Housing Market Area and provides a range of services, community
facilities and employment opportunities serving a wide hinterland.

Figure 1; Location Plan
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The extant Structure Plan identifies Drumoak as falling within the Aberdeen
Housing Market Area where the spatial strategy is one of local growth and
diversification. The extant Aberdeenshire Local Development Plan identifies
site H1 for the development of 35 houses over two phases. An adjoining site
(R1) is identified for the provision of a replacement primary school. These
areas are highlighted in Figure 2 below.

Figure 2; Extract from adopted Aberdeenshire Local Plan

2.3

The village benefits from a number of services and facilities including a primary
school (which is soon to be replaced with additional capacity), a church, church
hall, village hall, post office, shop at the nearby Park, public house and bowling
club. Planning permission has also recently been granted for a replacement
public house to the west of the village next to Keithmuir Gardens. The main
employment use in the village is Deeside Caravans, located in the heart of the
village.
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In topographic terms, the site enjoys a south facing aspect rising from the 50m
contour at its south western boundary with Park to the 115m contour at its
northern boundary. The ground rises gradually from the 50m contour to the
75m contour at approximately its midway point before rising more steeply to
the 115m contour over the remainder of the site. The majority of the land
remains in agricultural use and again, has most recently been in arable crop.
As well as access through Sunnyside Farm, the site can be accessed from
Sunnyside Drive to the north east and from the A93 at its southern boundary.

3.5

The land to the north east of area 2 was accepted for development through the
extant Aberdeenshire Local Development Plan. The red shaded area in Figure
4 above was identified in the Plan to accommodate 35 houses, a replacement
primary school and a cemetery extension. Planning applications are pending
for the school and the housing. The land for the cemetery extension has yet to
be acquired by the Council.

A residual area of land remains within the

allocated housing site capable of accommodating a further 15-20 houses. This
site should be identified in the current Review for development and built out as
a priority.

3.6

Site 3, which lies to the south of the A93 abutting the existing settlement
boundary is set in a natural landscape bowl and as a consequence is well
contained in landscape terms.

The site is bound to the north by Deeside

Caravans and housing at West Reidford. Much of the northern boundary is
formed by the former Deeside Railway beyond which lies the recently
completed Reidford Gardens housing development, built by Stewart Milne
Homes.

The eastern boundary is formed by the wooded access and the

grounds of Drumoak Manse whilst the southern boundary is formed by an area
of woodland which has been felled in recent years. The waste water treatment
works serving the village is located to the south west of the site, screened by
leylandii hedging.

3.7

The site slopes gradually upwards from south to north with a 10-15m gradient
change across the site. The slope is more prominent to the north east of the
site where it rises to the north east corner. A feature of the site is the minor
water course which runs north south towards the River Dee and lies to the
eastern third of the site. Previously in agricultural use the site now lies vacant
and overgrown.
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CONSTRAINTS AND OPPORTUNITIES

Constraints
4.1

There are a number of physical and technical constraints which require to be
given detailed consideration and addressed through the expansion of
Drumoak.

Technical constraints are capable of being resolved through

development whilst physical constraints, mainly involving landscape issues, are
capable of mitigation through development.

Indeed, these may present

opportunities for the community.

4.2

The primary physical constraint on development is likely to be the topography
of the land, particularly that to the north west of the village.

Whilst the

gradients of the south facing slopes are not an impediment to built
development, the elevated nature of the land to the north west of Site 2 would
suggest that it should be kept free of development. Panoramic views can be
gained from this area across Deeside and conversely this area of the site can
be seen from a number of distant vantage points. Restricting development to
the lower lying ground would avoid breaching the skyline and ensure that any
development, when viewed over a distance, was seen against rising ground to
the north.

4.3

The existing field patterns, particularly within each of the sites to the north, are
distinctive features and should be retained, wherever possible.

With the

exception of the woodland belt which crosses Site 1 from west to east, there is
little else in terms of mature landscape features. It is considered important to
retain the woodland belt through Site 1 as it helps contain potential
development and “break up” distant views of the site.

4.4

The minor water course running north to south through Site 3 is an important
feature which will again require to be retained. A part of this site may be
required to extend the Waste Water Treatment Works in the future and the land
immediately adjacent to this will require to be kept free of residential
development. This does not however, impede other uses.

4.5

There are a number of technical issues which need to be considered in the
context of further development in Drumoak. The first of these is the Primary
School, which is soon to be replaced. The Council are currently in negotiation
with the land owners regarding the acquisition of the site.
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The waste water treatment works is presently at capacity. Recent residential
developments have been accommodated through minor improvement works.
These are, however, interim measures and proposals are in hand for an
expansion of the works in Summer 2013.

4.7

Two existing Transco gas pipelines run north to south on either side of
Drumoak. These impact upon Sites 1 and 2 with Site 1 falling entirely within
the consultation zone and the western portion of Site 2 being similarly affected.
These are however, consultation zones and not necessarily an impediment to
development. Nevertheless, realignment of the pipelines will be necessary or
alternatively upgrading and encasement to urban rather than rural standard to
permit development in the immediate vicinity of the pipelines. This is an issue
that will be addressed in detail with the pipeline operators and the Health and
Safety Executive and does not prevent the principle of development being
established. Indeed, the same pipeline was diverted in Westhill which allowed
the Broadshade development to proceed which confirms that such diversions
are viable and deliverable

4.8

A number of small overhead power lines cross site 2 as a consequence of the
electricity sub-station to the north east of the site. All are capable of being
rerouted or placed underground and are not, therefore, an impediment to
development.

Opportunities
4.9

The scale of development proposed for Drumoak creates a number of
opportunities of benefit to the wider community. In the past, as with many
settlements in Aberdeenshire, expansion has occurred on a “piece meal” basis
with little scope for community benefit.

By providing sufficient land for a

phased expansion of the village over a number of years it is possible to provide
for a proper planned expansion with provision for new community facilities and
services to satisfy the needs of the expanded village.

4.10 Further development will in the long term help sustain the replacement Primary
School. As with other recent Primary School developments this will perform a
much broader role providing a facility for the use of the wider community. A
new multipurpose sports pitch will also be provided as part of that facility. This
will also free up the existing school for development or alternatively additional
community facilities. Further residential development would secure maximum
benefit from the investment in the replacement school.
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4.11 The existing cemetery adjoining the church is nearing capacity and land is set
aside for its expansion.

4.12 Employment opportunities in Drumoak are currently limited necessitating
commuting to Aberdeen, Westhill or Banchory to source employment.
Identification of land for employment uses would encourage business to locate
in the village and create an opportunity for residents to work in the village. For
those who continue to commute additional development would provide scope
to enhance public transport provision serving the village.

4.13 The village is presently served by a Post Office and public house in the vicinity
of Deeview Gardens and by a shop at nearby Park to the west. Planning
permission has been granted for the relocation of the public house to a new
location to the west of the village adjoining Site 2. Completion however, is
dependant upon improvements to the waste water treatment works. Additional
residential and employment development in the village will help sustain these
existing services and may provide scope for additional retail provision serving
the village and the wider hinterland.

4.14 The provision of mains drainage is being addressed and the scale of
development would be sufficient to enable a further expansion and upgrade of
the treatment works. Adequate land is available for the upgrade of the works.
This expansion and upgrade would potentially enhance the discharge to the
River Dee which is a Special Area of Conservation.

4.15 As well as a constraint, the topography of the land also presents an
opportunity.

The south facing aspect in particular will capitalise upon

opportunities for sustainable energy use and some properties will have the
benefit of views over Deeside.

More importantly, the higher ground and

peripheral landscaping to the west of Site 2 can be kept free from development
and provide a community park with open space for informal recreational use
where users can enjoy views over Deeside. Footpath links would connect this
with existing and proposed development areas in Drumoak and to the wider
countryside beyond.

5.0

DEVELOPMENT PROPOSALS

5.1

As previously intimated there are 3 distinct areas of land considered capable of
accommodating a cohesive expansion of Drumoak. Development has already
been accepted on part of area 2 and this area could accommodate further
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The indicative masterplan provides a cohesive and planned expansion of
Drumoak to create a sustainable community. However, it is recognised that
this will take many years to implement but it is important to ensure that future
sites identified through this, and future Reviews, adhere to the masterplan.
The land allocated in the extant Plan accords with the indicative masterplan
and it is logical that the balance of the H1 site is built out as the next phase of
development. Beyond this, a new access from the A93 would be provided to
run northwards through the site to link with the eastern access road. This
would provide access to the public house and make provision for further
commercial / local retail space. The land to the east of the distributor road
would be utilised to extend the recreation ground with Areas 5 and 6,
highlighted on the indicative Masterplan, developed for housing.

5.5

The proposed layout of development envisages, so far as possible, retaining
the existing field pattern and providing enhanced landscaping. Importantly, the
higher ground to the north west of the site is retained to provide a community
park for public open space and kept free of development in order to provide
views out over the wider area. It will be utilised for informal recreational use
with a footpath network linking Drumoak with the countryside beyond. Also, a
substantial area of strategic landscaping is provided to the south west of the
site in order to avoid coalescence and maintain the identity and character of
the grouping of properties at Park.

5.6

The second stage of development will involve Site 1 to the east of the village.
A new access can be provided from the A93 to serve this site with a potential
secondary access from School Brae. This area is subdivided by the existing
woodland which would be retained and strengthened. The northern portion of
the site is contained by that woodland and housing to the west whilst the
southern portion is defined by the shelterbelt to the east which would be
strengthened to form a defensible boundary to the village.

5.7

Site 3 to the south of the village could be provided as a third and final phase of
development or alternatively, could be developed in conjunction with Sites 1
and 2 should occupiers be found for the employment land in the early stages of
development.

5.8

This site lends itself to subdivision where the minor water course which runs
north south through the site. The character of each area differs and this could
be emphasised by the retention of the water course with enhanced landscaping
along it. The western portion of the site would provide the employment land,
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allotments and residential use and would be accessed from the road leading to
Park Bridge. The eastern portion of the site would also be accessed from a
continuation of that road across the minor watercourse.

5.9

The current speed limit on the A93 through the village is restricted to 40 mph
whilst other roads in the village taking access from that are either restricted to
20mph or 30mph.

Development to the north and south of the A93 would

necessitate a reduction in the speed limit on that road to 30 mph. Appropriate
pedestrian crossing facilities would also be required to provide improved
connectivity.

5.10 It must be emphasised however, that these, along with the masterplan, are
entirely indicative at this time. The masterplan, range of uses and phasing will
be the subject of community involvement and will evolve as that process
moves forward.

6.0

PLANNING CONSIDERATIONS

6.1

The current development plan for the area comprises the City and Shire
Structure Plan, approved by Scottish Ministers in August 2009, and the
Aberdeenshire Local Development Plan, adopted in June 2012. A proposed
Strategic Development Plan has recently been the subject of public
consultation and will eventually replace the extant Structure Plan.

The

proposed Strategic Development Plan is the subject of significant objection,
particularly in regard to its failure to increase the housing allocation in
response to a significant increase in the projected housing requirement.

6.2

The extant Structure Plan for the City and Shire area identified a requirement
for around 72,000 dwellings within the Structure Plan area over the next 20-25
year period.

It identified Drumaok as falling within the Aberdeen Housing

Market Area in an area capable of accommodating local growth and
diversification. The Plan allocated 3,700 houses to that area in three phases.
This comprised 1,000 houses in the period 2007-2016, 1,350 houses in the
period between 2017 and 2023 and a further 1,350 houses between 2024 and
2030.

6.3

Whilst a range of sites have been identified through the extant Local
Development Plan to address the Structure Plan allocations a number of these
have yet to come forward for development. As a consequence, the Plan has
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failed to deliver the required housing numbers in the period to 2017 which will
have a ‘knock on’ effect in the subsequent Plan period. This will be further
compounded by the increased housing requirement highlighted by the
National Registers of Scotland population and household projections.
Together, this will necessitate the identification of additional housing land
capable of early development.

7.0

SUMMARY OF DEVELOPMENT BENEFITS

7.1

Drumoak has proved a popular location for new housing development in recent
years.

Where development has occurred it has become quickly over

subscribed with demand outstripping supply. The most recent 2012 and draft
2013 Housing Land Audits demonstrates a failure of the larger housing
allocations to come forward for development in the anticipated timescale.
Accordingly, replacement sites require to be identified which are capable of
early delivery. Drumoak provides a range of site options which are capable of
delivery in the short, medium and long term. There is developer commitment
to development in the village and development could be phased over a number
of years to ensure continuity of construction activity and housing supply.

7.2

The further release of land at Drumoak would, as well as addressing short term
requirements, conform with the requirements of Scottish Planning Policy and
advice. The layout and design of the development and mix of uses proposed
would be sustainable and furthermore provide benefit for the wider community
through improved employment opportunities, educational facilities and service
provision.

Throughout Aberdeenshire many of the existing facilities are

“pressured” as a consequence of recent “piece meal” development which,
although generating significant planning gain contributions, has resulted in little
tangible community benefits.

The indicative masterplan provides for a

coherent planned expansion of the community.

7.3

The scale of long term and release proposed would provide for a mix of house
types and sizes and would include affordable housing to meet the requirements
specified at the time. As well as enabling the provision of new community
facilities, further development would help sustain existing services and create
opportunities, through additional demand, for further services such as local
shopping provision. Land will be set aside to accommodate such uses.

7.4

The allocation of land for employment uses will create opportunities for people
to live and work in the village.

For those that will continue to commute
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enhanced public transport will be provided along the North Deeside Road
corridor between Aberdeen and Banchory, the two main employment
destinations.

7.5

The overall scale of development proposed is also capable of being
accommodated within the landscape setting of Drumoak. The sites to the east
and south are contained by existing development and landscape features and
are readily accessible. The larger area to the north west is capable of access
from two points and development within this area will respect the existing field
patterns and, importantly, avoid any development on the higher ground. This
area of higher ground will be retained for use as a community park with
strategic landscaping and public open space where the community can enjoy
informal walks with views over Deeside. Further strategic landscaping will be
provided along the western boundary of the village to clearly define the edge
and maintain separation between the village of Drumoak and the existing
grouping of houses at Park.

7.6

The owners of the land live in Drumoak and therefore have a vested interest in
ensuring that the village remains an attractive location in which to live and that
all necessary community facilities are available locally. They have in the past
provided land at nil cost for the provision of facilities to the overall benefit of the
community. Stewart Milne Homes have also demonstrated their continuing
commitment to Drumoak having been involved in the most recent growth of the
village.

7.6

All parties are committed to the proper planned expansion of Drumoak with the
provision of related services and facilities to match that growth.

The

masterplan proposals at this stage are entirely indicative and it is anticipated
that these will evolve through detailed public involvement through the design
process.
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DRUMOAK
Land Use Schedule;
Residential;
Area 2
Area 3
Area 4
Area 5
Area 6
Area 7
Area 8
Area 9
Area 10
Area 11

2.34ha
1.75ha
2.71ha
1.98ha
2.76ha
3.35ha
1.25ha
2.64ha
1.80ha
1.54ha

(5.78 acres)
(4.32 acres)
(6.67 acres)
(4.89 acres)
(6.28 acres)
(8.28 acres)
(3.09 acres)
(6.52 acres)
(4.45 acres)
(3.80 acres)

Sub Total

22.12ha

(54.08 acres)

Recreation Ground Extension

0.46ha

(1.14 acres)

Commercial / Local Shopping

0.90ha

(2.22 acres)

Business

1.21ha

(3.0 acres)

Allotments

0.99ha

(2.45 acres)

Sub Total

3.56ha

(8.81 acres)

Appendix 2

PAPER APART
Representations to the Main Issues Report on behalf of Stewart Milne
Homes in response to Question 14 and in relation to sites KM063 (Drumoak
North), KM060 (Drumoak East), KM061 (Drumoak South) and KM062
(Drumoak West)

Introduction
Stewart Milne Homes welcomes the identification of Site KM063 (Drumoak
North) as a preferred site for 15 20 residential units. However, objection it taken
to the failure of the Main Issues Report (MIR) to identify additional land for
development comprising either all, or parts, of KM060 (Drumoak East), KM061
(Drumoak South) or KM062 (Drumoak West). The allocation could be phased
over both periods of the 2016 Local Development Plan (LDP) Review to satisfy
long term demand both in the settlement and the wider Aberdeen Housing
Market Area.
Representations submitted in response to Question 13 relative to land supply
and distribution argue that additional sites require to be identified in an effort to
ensure that there is at least a 5 year supply of effective housing land at the end
of the Plan period. These representations therefore require to be considered in
the context of that representation. They also require to be considered in
conjunction with the development bids submitted at the pre MIR stage.

General Comments on Drumoak
The Settlement Statement provided as an appendix to the MIR notes that the
planning objectives for the settlement are to meet local need for housing, support
local services and provide land for the construction of a replacement primary
school. It highlights that the primary school itself is forecast to be over capacity
and, consequently, implies that this is a constraint on development.
However, the comments regarding the primary school are somewhat misleading.
Aberdeenshire Council has recently acquired land for the provision of a new
primary school, that primary school has full planning permission and construction
work is due to start later this year. As a consequence, any capacity issues with
the existing primary school will be addressed and cognisance should be taken of
the scale of investment in that new primary school and the need to ensure that
maximum benefit is gained from that investment. Accordingly, a long term
phased land release, beyond that currently identified as an officers’ preference,
should be provided for through the proposed Local Development Plan. This
would help satisfy the identified local housing need and maximise the investment
in the new primary school, whilst helping to sustain and support existing services
which, the Settlement Statement notes, are of a fairly high level for a village of
this size.

The forecast over capacity in secondary education at Banchory at 2016 is noted.
However, the 2012 based school roll forecasts show the school roll to fall
significantly post 2016 taking it close to capacity. Notwithstanding the fact that it
will still be marginally over capacity, this need not be an impediment to
development and can be addressed through developer contributions. Similarly, it
is recognised that the existing waste water treatment works has limited capacity.
This has been the case for a number of years, with various improvements carried
out to accommodate additional development. There continues to be scope to
improve and expand the waste water treatment works, given that Stewart Milne
Homes has options over adjoining land, and this need not be an impediment to
development.
It is not accepted that there is no need to allocate additional housing units in
Drumoak on account of “…. the current substantial existing allocations
which satisfy the proposed Strategic Development Plan”. It is evident from
the response to Question 13 that additional housing land is required and, it is
contended that Drumoak has the capacity to accommodate further development
beyond that currently envisaged. This is acknowledged by the Settlement
Statement and further land should be allocated for development through the
proposed Local Development Plan.
It is accepted that the scale of development promoted through the Development
Bids for Drumoak is significant. That said, there is no compulsion on the
Planning Authority to accept any development bid in its entirety. It would be
perfectly acceptable, as happened on a number of occasions in the Extant Local
Development Plan, to allocate parts of bid sites for development. Indeed, it
would be appropriate to provide for a phased release at Drumoak over both
periods of the 2016 LDP Review.
The allocation of further land for development within the settlement also provides
an opportunity to address issues arising from past development. The Settlement
Statement, for example, highlights the use of cul de sacs in earlier development
and argues that, as a consequence, connectivity in the village is lacking. That in
itself reflects the limited land allocations that emerged through previous
Development Plans. It has resulted in a “piece meal” approach to development
and this could be remedied by a more comprehensive land release, albeit on a
phased basis to accommodate local growth.
For example, the allocation of all, or part of, Site KM062 (Drumoak West) could
enable the provision of a through road connecting the H1 site and primary school
directly with the A93, North Deeside Road. Similarly, Site KM060 could provide a
through route between the A93 and School Brae, connecting with Sunnyside
Drive. Indeed, there are merits in all of the development bid sites promoted by
Stewart Milne Homes.

KM063 (Drumoak North)
This site comprises the balance of the H1 site allocated through the Extant Local
Development Plan. Planning permission has been granted for 33 of the 35
houses allocated through the Extant Plan, leaving a balance of the site
undeveloped. Construction work has commenced on that development and it
would be logical to develop out the remainder of the H1 site through a further
allocation of 20 units. Significant demand has been experienced by Stewart
Milne Homes for their current development and a further release would help
satisfy that demand.
The comment that the site is some distance from services is somewhat
surprising; it immediately abuts an existing allocated site and is only a matter of
metres from the existing church, church hall and proposed new primary school.
Furthermore, all other services are well within the acceptable walk distances
specified in Planning Advice Note 75. Such a comment, therefore, should have
no bearing on the consideration of this site for development.
Consideration should also be given to reallocating the R2 site, presently reserved
for a cemetery extension, for residential use. No recent attempts have been
made to acquire the land for a cemetery extension which would suggest that it is
no longer required. Also, one must question if it is the appropriate location
immediately adjacent to the new Primary School. Should it be required
consideration should be given to a reduced area with the balance of the site
allocated for housing. This approach could also help deliver a smaller cemetery
extension.
KM060 (Drumoak East)
The response to the development bid acknowledges that the site sits adjacent to
the settlement, but notes, erroneously, that there are no linkages to existing
housing. However, it is clear from the indicative Masterplan submitted with the
development bid that a connection could be provided to School Brae which was
developed by Stewart Milne Homes, the promoter of the current bids.
The existing tree belts do provide screening and should there be a concern
regarding development beyond the existing tree belt to the north, the land
allocated for development could be contained to the south of that. The tree belt
itself would provide a backdrop to the housing and ensure that the skyline was
not breached by development.
KM061 (Drumoak South)
The positive comments in relation to the screening and accessibility of the site
are welcomed.
It is a site contained by natural features and existing
development, it would allow for the organic growth of the village and provide a
degree of balance between the developments to the north and south of the A93.
Services themselves are currently located both to the north and south of the A93.
The road itself should not be seen as a barrier to development. Recent

developments have seen a reduction in the speed limit on the A93 and
encouraged the provision of pedestrian crossings. These linkages could be
enhanced further by the development of this site.
The site’s proximity to the River Dee Special Area of Conversation is highlighted
as a potential constraint. However, any development, both during construction
and upon completion, would ensure that surface water run off from the site had
no adverse impact on the Special Area of Conservation.
KM062 (Drumoak West)
The acknowledgement that development on this site could be integrated into the
village is to be welcomed. Planning permission already exists for a new pub and
restaurant accessed off the A93 adjacent to Keithmuir Gardens. As highlighted
in the Development Bid, further land could be allocated adjacent to that to
provide for additional commercial and retail space to serve the village. Additional
land could also be provided to expand the existing recreation ground to the north
of Keithmuir Gardens.
Development of this site, as highlighted in the indicative Masterplan submitted
with the bid, could provide a new road link with the H1 site, addressing the
concerns, highlighted above, regarding the use of cul de sacs in previous
development. Strategic landscaping to the west of the development would
minimise visual impact on the approach to Drumoak from the west. Furthermore,
the concerns expressed regarding the prominent nature of development on the
higher ground have been addressed through the indicative Masterplan. This
proposes a community park with woodland planting on the elevated land to the
north west of the site. This would provide public open space with footpath
provision around the settlement for the enjoyment of existing as well as residents
of the proposed housing.
Summary
It is contended, through representations in response to Question 13, that the
proposed Local Development Plan should be identifying further sites for
residential development. Drumoak is a popular location for development and, as
acknowledged by the MIR, benefits from a range of services. The need to satisfy
local demand for housing in the settlement is recognised by the MIR and, as a
consequence, further land beyond that currently preferred, should be identified
for development through the proposed Plan. The investment in the new primary
school should be maximised with a long term phased release of development
land within the settlement to ensure that the capacity of the school is maintained.
Each of the development bid sites promoted by Stewart Milne Homes have merit
and, whilst it is recognised that not all will be allocated, there is no impediment to
the Planning Authority allocating all or part of the bid sites. In this regard, it is
suggested that the balance of Site KM063, and the land currently reserved for a
cemetery extension, be released for development in the first period of the 2016

LDP Review with a further release in the second period being met from Site
KM061 lying to the south of Drumoak.
Stewart Milne Homes would be pleased to work with the Council on structuring a
phased release of land in Drumoak through a masterplanning approach for the
settlement.
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PAPER APART
Representation to the Proposed Aberdeenshire Local Development Plan 2016 on behalf of
Robert Gordon University.
Land at Waterside Farm, Banchory Devenick, Aberdeen.

Introduction
Representation is made to the Proposed Aberdeenshire Local Development Plan 2016 (PLDP), which
has failed to identify land at Waterside Farm, Banchory Devenick, previously identified as site “KM044”
within the published Main Issues Report (MIR), for facilities associated with the Robert Gordon
University (RGU). The PLDP should identify this land for a combination of University uses including,
teaching/education facilities, student accommodation and associated car parking, in addition to the
sports and recreation use previously requested through the submission of a Development Bid for the
site in April 2013.
The site is considered an appropriate expansion to the existing world-class higher education facilities
at the RGU Garthdee Campus, with opportunities to connect the two sites via a pedestrian footbridge.
This would present a fantastic opportunity for Aberdeenshire Council to form a direct link with the
existing campus which is at present entirely within the Aberdeen City Council boundaries. An
appropriate allocation of land at Waterside Farm would allow for much needed expansion of the existing
RGU campus and could provide a medium to synergise the economic benefits of the university between
both local authorities, with students being able to move freely between the existing campus and the
proposed site at Waterside.
It should be noted that a separate representation to the Aberdeen City Local Development Plan Review,
has been prepared for RGU in relation to the existing campus requesting that the approved
Development Framework be retained as Supplementary Guidance to the new LDP. RGU has not yet
exhausted all potential development opportunities at the existing campus, however these have become
limited. As such, RGU have been reviewing their options on both sides of the River Dee for future
development and would hope that through collaborative working with both Aberdeen City and Shire
Councils, delivery of an exemplar new expansion to the Garthdee campus can be achieved on the
Waterside Farm Site, allowing for new teaching/learning related uses, crucial student accommodation
as well as high quality sports, recreation and amenity facilities.

Modification that you wish to see
An appropriate land allocation for further education use, student accommodation and ancillary uses
associated with RGU should be identified on land at Waterside Farm, as delineated within MIR site
KM044. Accordingly, the site should be included within the associated PLDP Settlement Statement and
map for Kincardine and Mearns and removed from the Greenbelt.
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In addition, Section 14 of the PLDP “Shaping Places”, should be modified to contain specific local policy
in respect of higher education facilities and ancillary uses, to provide greater flexibility to enable the
delivery of such uses on suitable sites such as Waterside Farm. Such policy provision is contained
within Aberdeen City Council’s extant Local Development Plan under Policies CF1 & CF2 for Existing
Community Sites and New Community Facilities. The land around the existing RGU campus falls within
designation CF1, which stipulates that “existing further education and research institute sites shall be
used mainly for these purposes” and any “proposals for new or extended uses on these sites will be
supported in principle”. As such, Policy P5 of the Proposed Aberdeenshire LDP should be modified to
include provision for further education facilities and associated uses, similar to the policy provision
currently contained within the Aberdeen City LDP.

Reason for change
Background
This representation should be read in conjunction with the previous Development Bid submitted in April
2013 (Appendix 1) requesting consideration of land to the south of the RGU Garthdee Campus at
Waterside Farm for outdoor sports facilities. The Main Issues Report was published on 28 th October
2013, which identified the site as KM044. The MIR failed to include the site as an ‘Officer’s
Recommendation’ citing separation from Aberdeen, perceived infrastructure and traffic issues at the
Bridge of Dee and also perceived landscape impacts as determining factors.
The MIR “Issues and Actions” Report indicates that a number of responses were received in relation to
site KM044, objecting to inclusion of the site within the PLDP on similar grounds to those set out above.
SEPA indicated in their response that the “entire site is at risk of flooding”. On that basis, the site has
been excluded from the PLDP. RGU challenge the content of the PLDP and will continue to promote
the land at Waterside Farm through the ongoing LDP Review process.
Campus Expansion and Accommodation Requirements
RGU’s estates have driven forward a substantial transformation to the Garthdee campus over the last
15 years, in an effort to consolidate all academic and administrative activities at RGU, creating an
exemplary student-focussed teaching and learning environment on the banks of the River Dee, with the
aim of further enhancing its position as the UK’s leading modern university. The RGU Development
Framework 2009, forms approved Supplementary Guidance to the extant Aberdeen Local Development
Plan 2012 and has been a lynchpin in culminating development on the exiting campus over the last 5
years. This has seen the fusing together of iconic historic campus buildings, such as the Scott
Sutherland building and Gray’s School of Art, with a large swathe of modern and innovatively designed
buildings.
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The linear nature of the existing campus site, together with the surrounding built up area has meant that
development up until this point has been restricted to the realms of the northern site boundaries of the
Garthdee site. However RGU’s land ownership straddles the River Dee, encompassing a further 22.2
Ha of land surrounding Waterside Farm. The approved Development Framework highlights this area
and is clear that upon completion of development at the existing Garthdee Campus to the north of the
Dee, further development options will be explored.

Whilst it is acknowledged that the Development Framework and the initial Development Bid (Appendix
1) stipulate that the site would be utilised for open sports and recreation purposes, in the background
however, demand for student accommodation has been spiralling to the extent where RGU require
approximately 600 beds to address current shortfalls. Suitable accommodation for students is a vital
component of their university experience and RGU is keen to locate this as close to the existing campus
as possible. Unfortunately, exploration for suitable options within the existing Campus have proven to
be seriously limited, therefore attention has been turned to the Waterside Farm land, with the intention
of developing much needed student accommodation. This would be closely aligned with the provision
of new teaching/learning facilities, in addition to sports/recreational/amenity use and ancillary car
parking provision.

Connectivity
Suggestion had been made within the MIR that the site is “not well related to Aberdeen” and would
require users to travel approximately 3km to the existing campus on the north side of the Dee. Direct
access would however be fundamental in order to connect both the existing campus and proposed
facilities at Waterside. Accordingly, the creation of a pedestrian/cycle bridge crossing would form an
integral part of the proposals, to ensure the continued fluid movement of students in and around the
campus. The proximity of the Waterside Farm site to the existing campus would in fact help reduce the
need for students to travel, in line with SPP, offering accommodation as well as new teaching and
recreation facilities within a few hundred metres of the main Garthdee Campus.

Suggestion that the site will lead to increased car demand and vehicular movements is refuted. RGU is
committed to sustainable practices, which includes the promotion of sustainable modes of transport. As
highlighted above, the delivery of a new pedestrian/cycle bridge would be at the very core of taking the
Waterside Farm site forward. In addition, there is an excellent public transport network serving the
campus, with a number of stops located along Garthdee Road, adjacent to the existing campus, which
would also be within 400m of the Waterside Farm site as required by SPP. RGU would also seek to
work closely with existing public transport operators with a view to providing an additional stop along
the B9077 (South Deeside Road), thus allowing direct access to the site from the south.
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Inevitably the site will require access by some private car users and the MIR highlighted this as an area
of concern stating, “with no direct access it would require the use of the constrained River Dee Bridge”.
RGU are currently exploring a number of options for a safe and direct access to the site from the south.
This has included active discussions with Transport Scotland and Aberdeen City Council’s
Transportation Service regarding the ongoing study and appraisals for a replacement Bridge of Dee.
RGU are confident that through ongoing consultation, an appropriate option can be taken forward which
could provide direct access from the A90 onto both the South Deeside Road, adjacent to the Waterside
Farm site and also onto Garthdee Road, adjacent to the existing campus. This would negate any
requirements for traffic to utilise the existing Bridge of Dee crossing in order to access the Waterside
Farm site from the south. A robust Traffic Assessment (TA) would ultimately be required to demonstrate
minimal impact would be posed by the development on the surrounding transport network.

Flood Risk
RGU is fully aware that the site falls within an area of medium – high flood risk, as identified within
SEPA’s Flood Map. Whilst this will present challenges, RGU is confident that through a combination of
expert consultancy advice and innovative design, a technical solution can be achieved to facilitate the
delivery of student accommodation as well as sports and amenity use on the site.

Initial conceptual designs are currently being worked on, which demonstrate that buildings on the site
could be designed for accommodation starting at 1st floor level, which would raise any habitable areas
outwith the 1 in 200 year flood level. This would also be intrinsically linked with the proposals for a
pedestrian/cycle bridge, where direct access could be achieved from these raised floor levels. Ground
floor levels could be utilised to provide car parking provision and amenity areas. Any proposals taken
forward for the Waterside Farm Site will be subject to active discussions with SEPA and a robust Flood
Risk Assessment and Management Plan, as required by SPP for areas identified as medium to high
risk. Appropriate SUDS provision would also be fundamental in taking forward proposals for the site, in
line with current SEPA regulations.

Perceived Environmental/Landscape Impacts

RGU recognise the sensitivity of the surrounding environment and in particular the River Dee SAC and
would stress that any development on the Waterside site would be to the highest standard and
sympathetic to the environmental sensitivities on site and within the context of the wider surrounding
area. A robust assessment of any potential environmental and ecological impacts would be carried out
within an appropriate Environmental Impact Assessment (EIA), prior to lodging any future planning
application(s) for development of the site. The EIA would correlate consultations with Statutory
Consultees such as SEPA, SNH, Historic Scotland and Scottish Water, as well as detailed survey and
analysis work carried out in relation to the proposed development at Waterside Farm, setting out
explicitly any potential impacts on the environment that could be caused by the development. The EIA
would be ultimately expected to demonstrate that:
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≠

There are no significant environmental, ecological or landscape impacts which could not be
reduced through appropriately conditioned mitigating measures; and

≠

Any residual impacts are not significant.

In addition, a Landscape and Visual Impact Assessment would also be an integral requirement in taking
the site forward. RGU are confident that through high quality design, structured landscaping and open
space, buildings could be integrated and contained within site, posing no net-detriment to the
surrounding landscape character. Suggestion at MIR stage that development on the site is “likely to
have a significant adverse landscape impact” is unsubstantiated.

CONCLUSION

The above challenges to the PLDP, coupled with the previously submitted Development Bid highlight:
≠

RGU’s intention to drive forward an expansion of their world class Garthdee campus, creating
a high quality development of student accommodation to address an existing and acute
demand.

≠

Accessibility and connectivity will be central to developing the site thus ensuring fluid movement
of students between the existing campus and development south of the river, via a new
pedestrian/cycle bridge.

≠

The proposed development will incorporate an innovative design to overcome any potential
flood risks and environmental sensitivities and would be supplemented by a robust EIA, FRA
and Management Plan.

≠

RGU development at Waterside Farm will be sympathetic to the site and surrounding area, will
be fully integrated into the landscape and topography through a contained layout and design,
backed up by robust supporting information.

On the basis of the foregoing, we respectfully request that land at Waterside Farm, Banchory
Devenick is allocated in the new LDP and appropriate policy provision for higher education
facilities and ancillary use is also incorporated within the associated policy section of the new
LDP.
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PAPER APART
Stewart Milne Homes Ltd – Waterton, Ellon

Introduction
Objection is made to the failure of the Proposed Aberdeenshire Local Development Plan
(ALDP) to identify lands at Waterton, Ellon for mixed use development.
Stewart Milne Homes welcomes the Proposed ALDP’s acknowledgement, by the proposed
allocation of site CC1 for 10,000sqm retail and leisure use, that the site at Waterton is
developable. However, they wish to see the allocation modified to encompass residential
development within a mixed use designation.
In doing so, development potential can be released and housing delivered in Phase 1 of the
ALDP 2016, alleviating the housing shortfall in Ellon arising due to ineffective delivery and
constraints of the allocated sites. Mixed use development at Waterton will ensure a positive
visual entrance and improved gateway to Ellon from the east, providing a distinctive edge to
the eastern boundary of the town that will make optimum use of its excellent accessibility. This
representation should be read in conjunction with the Waterton Development Capacity Study
(Appendix 1), which accompanies this submission, as well as the Development Bid (Appendix
2) and responses to the Main Issues Report (Appendix 3 & 4), made in April 2013 and January
2014 respectively.
Modification that you wish to see:
The CC1 site boundary should be extended to the south to meet the River Ythan to allow the
inclusion of a riverside park that will enhance levels of permeability, promote recreational
activity and ensure that the land resource potential is maximised. Accordingly, Table 4 of
Appendix A5 ‘New Housing Land Allocations’ should be modified to include a new allocation
of 150 units at Waterton, Ellon for delivery in the period 2017-2026. The Settlement Statement
for Ellon and description of CC1 should also be modified accordingly to include a mixed use
allocation inclusive of 150 residential units.
Reason for change:
Background
Stewart Milne Homes have promoted this site through both the 2006 Local Plan and the extant
2012 ALDP. A Development Bid was submitted in April 2013, promoting land at Waterton for

residential development and a riverside park. The Main Issues Report (MIR) of October 2013
considered the site for both mixed use (site reference FM030) and residential uses (site
reference FM031) but was identified as a non-preferred option by officers. Notwithstanding
this, the site was recognised as being ‘technically developable’ and possessing ‘excellent
connectivity by road, cycle, foot and public transport’, confirming its positive attributes.
Representation was made to the MIR in January 2014 objecting to its failure to identify
additional lands at Waterton for development. The Council’s response to representations
recommended Formartine Area Committee against the site’s inclusion. However, at their
meeting of June 2014, Formartine Area Committee recommended site FM030 to be included
in the Proposed ALDP as the preferred development option for out-of-centre retail
development.
In response to these actions, Stewart Milne Homes appointed OPEN to prepare a
Development Capacity Study (Appendix 1) to demonstrate the capacity of the site to
accommodate a mixed use development.

It is contended that a single allocation for

10,000sqm of retail and leisure uses as included in the Proposed ADLP would result in
underdevelopment of a site of approximately 16.3 hectares. Best practice dictates that a mixed
use development would achieve optimum use of the land resource, achieving retail and leisure
provision as well as meeting an identified housing need as well as providing a more
appropriate design led entrance to the town.
Justification for Residential Development
Members of Formartine Area Committee agreed with Officers who noted that ‘there have been
no material changes in the proposal since the previous exam’ in the context of housing land
supply, resulting in no residential allocation being made in the Proposed ALDP. Objection is
made to this as the failure of the extant ALDP to deliver residential allocations is considered
material. Failure to deliver these allocations ultimately undermines Ellon’s role as a major
service centre and restricts its growth.
The extant ALDP (2012) allocates delivery of 750 units at sites M1 and H1 by 2016, with the
remainder of the 980 units to be completed by 2023. The 2014 Housing Land Audit (HLA)
states that completions are unlikely on the M1 site at Cromleybank until 2016, when 25 units
are to be delivered. In 2017, 40 units are expected to be constructed with an annual rate of
50 units from then on. Planning consent has yet to be secured on the H1 site at Hillhead Drive,
with an application withdrawn in mid-2014. Additionally, the unallocated 49 units at Hospital
Road continue to be constrained, exacerbating the shortfall in housing delivery in Ellon. It is
expected that 243 units shall be delivered by 2016 on the existing EH1 site at Castleton, the
only area under construction within the settlement at present.

As a result, a shortfall of 371 units is anticipated within Ellon by the end of Phase 1 of the
extant LDP. Notwithstanding the predicted rate of construction delivering 367 units by 2023,
a deficit of 239 dwellings will remain. As such, this is required to be ‘clawed back’ within the
period 2017-23. Failure to do so will result in Ellon falling short in its role as a major service
centre which is required to contribute to the aims and objectives of the Aberdeen – Peterhead
Strategic Growth Area (SGA) and Energetica Framework through the delivery of up to 3,800
homes and 88 hectares of employment land in the period to 2035. Consequently, the 2016
ALDP will fail to ensure an effective 5 year housing supply is achieved at all times, in conflict
with paragraph 110 of SPP.
Construction at the proposed site would occur at a rate of 35 houses per annum at a density
of approximately 30 dwellings per hectare, in accordance with the optimum density stipulated
by the SDP and be inclusive of affordable housing. Developer Obligations would make a
significant contribution to securing facilities and services growth within the settlement and to
some extent, addressing the deficit in this regard as a result of lengthy development lead in
times and construction rates at other sites in Ellon.
This notwithstanding, the population of the North East region is projected to rise to around
570,000 by 2035, significantly in excess of the figure of 500,000 upon which Aberdeen City &
Shire Strategic Development Plan (SDP), housing allowances have been based. This will
inevitably result in a shortfall in housing supply over the next 20 years, requiring additional
sites to be identified to alleviate this problem. It is clear that this is a material change to the
circumstances regarding housing land supply in Ellon since the previous examination and
therefore justifies the identification of additional sites for development.
Strategic Development Potential
Ellon is viewed as having ‘important strategic assets, high environmental quality and significant
potential for development’, as recognised by paragraph 3.24 of the SDP. Ellon epitomises
these three qualities due to its importance as sub-regional centre with excellent transport
linkages both to Aberdeen and north to Peterhead; its desirable landscape setting by the River
Ythan; and its significant areas of developable land. As mentioned above, significant supplies
of both employment and housing land are allocated by the SDP for development to 2035 within
the Aberdeen - Peterhead SGA, with paragraph 3.29 emphasising the importance of
‘diversifying the economy with a strong focus on the quality of development’.
The site at Waterton possesses substantial development potential as it has been identified by
the Proposed LDP for retail and leisure provision, however it is contended that the land
resource can be maximised through the addition of residential use within a mixed use
allocation.

The Development Capacity Study has been prepared in light of the

‘appropriateness of the site and its potential contribution to the town both from a setting and a
needs perspective’. This is due to its excellent transport links lying adjacent to the A90 and
A920, as well as the Ellon Park & Ride. These routes provide links with Ellon town centre to
the west as well as north to Peterhead and south to Aberdeen, approximately 18km away.
Ellon Park & Ride provides frequent daily connections to Aberdeen, Dyce, Aberdeen Airport
and Inverurie. Development at Waterton would maximise usage of this facility and be well
placed for residents and employees, improving the accessibility of the area and promoting
sustainable mixed communities, in line with paragraph 3.8 of the SDP. Furthermore, this would
encourage the use of public transport links whilst discouraging that of the private car,
enhancing commuter travel and links with the Energetica corridor and wider SGA.
Ancillary uses such as the Balmacassie Business Park and Tesco Superstore border the site
across the A920 immediately to the north, as well as the Meadows Sports Complex located
approximately 400m west, within the parameters laid out by PAN 75: Planning for Transport.
This confirms the site’s well connected location, which can be maximised through the effective
planning and delivery of a mixed use development.
This will ensure that sufficient homes and employment land are delivered and that Ellon grows
appropriately to fulfil its function as a sub-regional centre. This will contribute to achieving
75% of housing and business development occurring within strategic growth areas in the
period to 2035, in compliance with the SDP. It will promote sustainable mixed communities
and deliver much needed residential development due to delayed delivery at the M1 allocated
site at Cromleybank.
Efficient Use of Land
Scottish Planning Policy (SPP) adopted in 2014 alludes to all development contributing to
sustainability and placemaking in order to achieve the four objectives of the National Policy
Framework 3 (NPF): creating a successful, sustainable place; a low carbon place; a nature
resilient place and a well-connected place. The efficient use of the parcel of land at Waterton
for mixed use development can meet the requirements of the retail and leisure allocation
included within the Proposed ALDP, as well as delivering vital residential units within a
balanced and sensitively designed proposal, as detailed by the accompanying Development
Capacity Study.
Lower density residential land use would focus on the lower elevated and more secluded south
and west of the site upon south facing land in order to benefit from passive solar gain. Retail
based mixed used facilities will be concentrated around the east and north eastern perimeters,
maximising links with the A90 and A920 upon more elevated land. This will ensure the creation
of a strong gateway entrance to Ellon from the east, effectively utilising topography to limit

visual impact on surroundings. Woodland planting ensures the amenity of the proposed mixed
use area adjacent to the eastern perimeter is not impinged upon, and a linear park marks
transition between this area and the residential-led west, providing a balanced, high quality
development.
Broomies Burn partially borders the site’s western perimeter and is complemented by a Core
Path which follows the River Ythan, around which a riverside park would be focused. This will
enhance recreational facilities for pedestrians and cyclists. As encouraged by paragraph 3.10
of the SDP, this would enhance links and permeability through the site, past Waterton House
and linking to the nearby sports centre and beyond to the town centre. These elements provide
the basis for the creation of a high quality mixed use proposal which builds on the ‘pleasant
access routes located along the river bank and through the green spaces of the town’, as
previously recognised by the Council in its assessment of Ellon within the MIR. This aims to
promote a healthy lifestyle for residents, employees and visitors.
Conclusion & Recommendation
Paragraph 40 of SPP promotes development which makes use of existing resources and the
co-ordination of ‘housing and business development with infrastructure investment’. This is
consolidated by the objectives of the SDP which promotes population growth and encourages
diversified land uses and high quality development. The allocation of the land at Waterton for
mixed use development can be justified as the ‘right development in the right place’, as
promoted by SPP, and would help to achieve the aims which form the basis of NPF3.
There exists clear justification for additional residential allocation due to the material change
in housing delivery since the previous examination. Doing so will ensure that the 2016 ALDP
complies with SPP in allocating effective sites in order to achieve an effective 5 year housing
supply at all times. The provision of homes, employment land and recreational facilities can
be successfully delivered on effective land which has been identified by the Proposed Plan
due its strong development potential and attributes. SPP promotes flexibility in the planning
system and in this instance, the development potential of this site should be maximised
through allocation for mixed use which will strengthen and improve connectivity through the
area and promote high quality design through a balanced layout. This will benefit the success
of the town as well as that of the SGA and Energetica corridor.
Based on the foregoing it is respectfully requested that boundary of site CC1 be extended
south to meet the River Ythan and be included within the Aberdeenshire LDP 2016 as an
opportunity site for mixed use development including 150 dwellings. This will ensure the
development potential of the site is maximised in order to meet local and strategic housing
needs and deliver employment land vital to the success of the region.
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PAPER APART
Introduction
Objection is made by Westhill Developments (Arnhall) Ltd to the failure of the Proposed
Aberdeenshire Local Development Plan (ALDP) to identify the full extent of site Ga034
at Arnhall Phase 4, Westhill (land lying to the south of the B9119, Tarland Road) for
business and industry use.
On behalf of Westhill Development (Arnhall) Ltd support is offered for the identification of site
R1 at Arnhall Phase 4, as reserved land for development in the Proposed ALDP. However,
objection is made to the restricted area of land allocated. The strategic and regional importance
of Westhill as a ‘global subsea centre of excellence’, as recognised by the vision for the town
denoted by the Proposed ALDP requires additional land to be made available in order to meet
demand and maintain Westhill’s function as a successful employment centre. The allocation
of additional land to the south of the B9119 and to the east of R1 is a logical expansion to the
thriving Arnhall Business Park.
This representation requires to be read in conjunction with the Development Bid submitted at
the pre-MIR stage (Appendix 1) and the Representation made in response to the MIR (Appendix
2).
Modification that you wish to see:
It is contended that the full extent of site Ga034, as promoted through the Development Bid of
April 2013 and the Representation to the Main Issues Report (MIR) submitted in January 2014,
should be identified within the Aberdeenshire Local Development Plan 2016 for business and
industrial development. Additionally it should be allocated for development immediately rather
than as strategic reserve land. As such, the proposals map for Westhill, as well as Table 5 of
Appendix 1: Business Land Allocations, should be amended to reflect this.
Reason for change:
Background
Westhill Developments (Arnhall) Ltd previously promoted the lands to the south of the B9119
Tarland Road, extending to 11.6 ha, through the extant ALDP, with the examining Reporter
concluding that ‘the [Westhill] capacity study identifies land to the south of the B9119 as having
potential for employment uses’ and acknowledged that if ‘further employment land be required
in Westhill, this area would be clearly suitable’.

However, the land was not included in the

extant ALDP due to infrastructure constraints arising owing to the development of the earlier
stages of Arnhall Business Park, lying immediately north of the bid site between the A944 and

the B9119, where around 50 hectares of land has been approved for business and employment
use.
In response to the Council’s call for sites, a Development Bid was submitted in April 2013
promoting the identification for the lands to the south of the B9119 for allocation for business
and industrial use, as a logical extension to Arnhall Business Park to the north. The Main Issues
Report (MIR) of October 2013 recognised that ‘an employment development could be achieved’
at bid site Ga034 as it is ‘considered appropriate to allocate land within Westhill to specifically
support the future growth of the internationally important Westhill sub-sea cluster’.
Representation was made to the MIR on behalf of Westhill Developments (Arnhall) Ltd
welcoming the site’s identification for business and industrial development. The Garioch Area
Committee accepted the recommendation of the Council’s Policy Team but only allocated a
limited part of the site (R1) as reserved land within the Proposed ALDP ‘for future expansion of
sub-sea industries’. It was considered that development should only take place in the western
part of the site due to the presence of the BP Forties pipeline to accord with PADHI health and
safety advice.
Development Potential
Objection is made to this restricted allocation. The presence of the pipeline through the site
does not constrain development but only limits the size of units that can be constructed on the
site. This is evident in the amount of business development located elsewhere in Arnhall
Business Park, testament to the fact that appropriately planned and scaled proposals can be
delivered effectively regardless of the presence of the pipeline. The identification of the entire
Ga034 site as promoted through the Development Bid will ensure that a healthy supply of
effective employment land is available to achieve targets set out in the SDP and in order to
maintain Westhill’s status as a global subsea centre of excellence, as promoted by the
proposed vision statement for the settlement.
Page 20 of the Proposed ALDP, entitled ‘Shaping Garioch’, acknowledges the rapid growth of
Westhill in accommodating inward investment from the oil and gas industry. As a result the
town is considered to be ‘significantly restricted by overstretched infrastructure’, therefore
constraining development potential.

However, it recognises Westhill as part of a key

development area within Aberdeenshire and as such, ‘extra business land in the community
needs to be provided’. The extension of the R1 designation at Arnhall Phase 4 with an
allocation for business and industrial uses will meet this requirement and provide improvements
to the road network which will proportionately relieve infrastructure issues.
The proposal site is capable of development with minimal impact on the setting of Westhill. It
occupies a relatively low lying site with the topography of the site rising in all directions beyond
the site boundaries. The incorporation of strategic landscaping would minimise the visual

impact of development, especially to the south and west. It would also be viewed against the
backdrop of the existing Arnhall Business Park and would be well connected to the settlement
of Westhill, and to the wider area, given the proximity of the existing road network.
Infrastructure
The restricted infrastructure at Westhill was noted by the examining Reporter into the extant
ALDP, who recognised that additional employment land would ‘create major congestion in
various locations and particularly at the six Mile Fork roundabout’. Road upgrades including
the widening of the A944 and part of the B9119 as well as the implementation of a signalised
junction to replace the Six Mile fork roundabout have been provided by Westhill Developments
(Arnhall) Ltd in order to enable the effective delivery of employment land in Westhill.
This package of roads improvements as part of the development of Phase 3 of Arnhall Business
Park has now been completed and is viewed as a successful measure in alleviating traffic
congestion in the area at peak commuter times. An application for future development at
Arnhall Phase 4 would be accompanied by a full Transportation Assessment including any road
network improvements required to accommodate traffic arising from such proposals. Thorough
analysis and traffic modelling would ensure a cohesive strategy for the delivery of any road
network improvements is established and implemented preceding any development on site.
This will enable the delivery of development which is vital to the appropriate expansion of
Westhill and that will maintain its function as a successful employment centre, noted within the
town’s vision statement in the Proposed ALDP.
Employment Land
The allocation of the entire Ga034 site (as contained in the MIR) at Arnhall Phase 4 is a logical
expansion of the existing and developing business park to the north of the B9119. This will
ensure that the continued demand for high quality business and industrial premises in Westhill
is met through appropriate levels of supply. Westhill has illustrated the most rapid levels of take
up of employment land in Aberdeenshire over the last ten years, with sustained demand
envisaged in the future.
Although not included within a Strategic Growth Area (SGA), as designated by the Aberdeen
City & Shire Strategic Development Plan (2014), Westhill continues to fulfil a strategic role in
the provision of employment land in the North East. The proposed settlement statement
provides only site R1 at Arnhall Phase 4 as an area for future expansion of sub-sea industries
which are vital to the performance of the town as a centre of excellence in this field. Site OP3
at Arnhall Gateway is subject to a number of planning permissions and is being built out at
present. Negotiations are ongoing and a number of occupiers are already been established,
therefore limiting the opportunities of prospective investors.

Demand for business premises as well as industrial sheds and storage yards is anticipated to
remain strong in the North East, justifying additional allocation of business and industrial land.
This will ensure the consolidation of the region as a centre of expertise and research.
The 2013 Employment Land Audit identifies a number of sites in the Gariach area which are
subject to constraints and delays in delivery. The entire Ga034 site at Arnhall Phase 4 has
been identified as effective and is capable of delivery in the short term, due to the proactive
approach of the developer in the development of lands to the north. The release of this land
for business and industrial use will meet levels of demand and maintain a healthy supply of
marketable employment land in the region, thus helping to achieve targets laid out in the SDP.
Westhill must move prudently to strengthen its position in order to attract and maintain the skills
and labour force required for this to function effectively, building on existing assets and ensuring
‘that there is enough of the right type of land for business use, in the right places’, as promoted
by paragraph 4.3 of the SDP. Additionally, the continued expansion of residential land in
Westhill requires to be addressed through the further release of employment land to ensure
that the settlement remains a sustainable mixed community with a balance of uses. Therefore,
it is contended that the full extent of the lands at Arnhall Phase 4 are allocated in phase one of
the 2016 ALDP in order to release development potential and ensure that a sufficient stock of
effective employment land is available to meet the demands of inward investors and retain the
influx of population arising from residential allocations in Westhill.
Accessibility
Paragraph 101 of Scottish Planning Policy (SPP), approved in June 2014, encourages local
development plans to allocate a range of sites for business taking account of ‘their accessibility
to transport networks by walking, cycling and public transport and their integration with and
access to existing transport networks’.

The Ga032 site at Arnhall Phase 4 is optimally

positioned to make maximum use of the existing improved road network and excellent public
transport links. The site benefits from being in close proximity to bus service route numbers
215, 777, 917N, A2B4, A2B5 and X17, linking Westhill with Aberdeen City to the east and the
Shire to the west. This ensures that employees can avail of excellent levels of commuter
transport as an alternative to the private car.
Works on the Aberdeen Western Peripheral Route (AWPR) have begun recently, with a view
of completion in 2018. A grade separated junction will be implemented between Kingswells
and Westhill, approximately 1km east of the site at Arnhall Phase 4. This piece of major
infrastructure will further enhance the accessibility of Westhill and improve connections both
north and south of Aberdeen. The new route is likely to have a positive impact on levels of
investment into the area and subsequently, additional employment land should be allocated to
accommodate this as a result of the increased levels of connectivity arising from the AWPR.
Conclusion & Recommendation

It is contended that the owing to the strategic importance of Westhill and its role in a key
development area within Aberdeenshire, additional land should be allocated at Arnhall Phase
4 to cater for future inward investment. Westhill must have the ability to expand and for the
wider Aberdeenshire area to benefit from that expansion. The Council, through the allocation
of the restricted parcel of land at site R1, recognise the lands as developable. The presence
of the BP Forties pipeline cannot be considered a valid constraining factor to development when
viewed in the context of what has been constructed and consented to the north of the site at
Arnhall Business Park.
The Reporter examining the extant ALDP considered that the area to the south of B9119 ‘would
clearly be suitable’ for additional employment land, confirming the viability of the full extent of
the land at Arnhall Phase 4 for development. The allocation of the site will ensure that Westhill’s
position as a world centre of sub-sea excellence is consolidated, whilst being in a position to
accommodate future investment which may arise as a consequence of the site’s proximity to
the AWPR.
Based on the foregoing, is it respectfully requested that the boundary of site R1 is extended to
encompass the entire Ga034 site to the south of the B9119 Tarland Road as promoted through
the Development Bid in April 2013 and identified as an opportunity site for business and
industrial use for development in phase one of the ALDP 2016. Accordingly, the proposals map
for Westhill and Table 5 of Appendix 1: Business Land Allocations should be modified to reflect
this.

Westhill Developments
(Arnhall) Ltd

Development Bid for Business
and Industrial Land at Westhill
(Arnhall Phase 4)

April 2013

Ryden LLP
25 Albyn Place
Aberdeen
AB10 1YL
Tel; 01224 588866
Fax; 01224 589669
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1.0

INTRODUCTION

1.1

This development bid is submitted on behalf of Westhill Developments (Arnhall) Ltd
who own land adjacent to the southern boundaries of Westhill. The land, lying to the
south of the B9119 Tarland Road, extends to approximately 11.6 hectares (28.5
acres). This is identified in Figure 1 below.

Figure 1: Site Location Plan

1.2

Westhill is the main service and employment centre for the east part of Garioch and a
popular, well established commuter town for Aberdeen, with a population of over
10,000. Public transport services 215, 777, 917N, A2B4, A2B5, and X17 are provided
in relatively close proximity to the identified land.

1.3

The town’s economy is closely linked to that of the City of Aberdeen and Westhill has
become an attractive location for industrial development.

Approximately 25% of

Westhill’s residents work within Westhill making it one of the most sustainable
communities in the Aberdeen Housing Market Area.
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2.0

DESCRIPTION OF SITE

2.1

The land is located 6 miles west of Aberdeen abutting the southern boundary of
Westhill, off the B9119 (Tarland Road), and extends to approximately 11.60 hectares.
The site is bound to the north by the Tarland Road beyond which lies Phase 2 of the
Arnhall Business Park. The remaining boundaries to the south and west are with
open agricultural land and are mainly defined by drystone dykes. The Brodiach Burn
which denotes the administrative boundary between the City and Shire flows north to
south along the sites eastern boundary.

Figure 2: Aerial Photograph

2.2

The site presently comprises vacant agricultural land with part of it having been used
for spoil storage during the construction of Phase 2 of the Arnhall Business Park. In
terms of topography, the site is relatively level to the south of the B9119 at
approximately 110 metres AOD (Above Ordnance Datum).

There are no notable

areas of vegetation other than localised scrub and gorse along some of the field
margins.

2.3

As part of the Aberdeen Western Peripheral Route proposals, a grade separated
junction is to be provided on the A944 between Westhill and Kingswells, at a point 0.8
miles to the east of the identified land. This would ensure that the land would have
excellent linkages to the surrounding area. This is shown on Figure 3 below. A
package of road improvement measures has also been agreed as part of the Arnhall
Phase 3 works. This involves replacing the “six mile” roundabout with a signalised
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junction, improvements to the geometry of the approach roads and widening and
improvement of the A944 between the “six mile” junction and the roundabout providing
access to Westhill Town Centre

Figure 3: Proposed Alignment of AWPR

2.4

Consideration must also be given to the historical expansion of Westhill, and in
particular to the success of the employment land allocations. In 1997, outline planning
permission was granted for Arnhall Business Park for an initial 4.29 hectares. This
was followed by a further permission for 14.68 hectares.

An application for the

second phase of the Business Park (18.86 hectares) was granted in October 2004. At
the same time, extensions were also made to the Westhill Business Park. The
majority of these sites have now been built out and overall Westhill has proved
immensely popular for employment development, given the existing connectivity to
Aberdeen, and the availability of land.

2.5

More recently, planning permission in principle (APP/2006/2551) was granted to
Westhill Developments (Arnhall) Ltd for the eastern expansion of the Arnhall Business
Park by a further 12.61 hectares, between the A944 and B9119. Part of this site has
now been sold for development and negotiations are ongoing with two potential
occupiers who will take up the remaining land.

This includes an area of land

extending to 1.2 hectares lying beyond the Brodiach Burn within Aberdeen City. It is
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anticipated that planning permission in principle will be granted for this site in early
May.

3.0

PROPOSALS

3.1

In light of the proximity to the existing settlement, site topography and the accessibility
to the existing road network (and proposed AWPR), it is considered that the identified
land is physically capable of development. The proposal would include the provision
of a mix of employment uses, comprising classes 4 (business), 5 (general industrial)
or 6 (storage and distribution).

3.2

In respect of access, this has been dictated by the location of the junctions onto the
B9119 for the second phase of Arnhall Business Park. Two four arm roundabouts
have been constructed on the B9119 and would provide direct access into the bid site.

3.3

An indicative layout is attached at Appendix B demonstrating how the site could be
developed reflecting the adjoining mix of business uses to the north of the B9119.

4.0

PLANNING BACKGROUND

4.1

A Development Bid was previously submitted on behalf of Westhill Developments
(Arnhall) Ltd, for the inclusion of their land adjacent to the southern and eastern edges
of Westhill, in the first Aberdeenshire Local Development Plan.

4.2

Aberdeenshire Council published their Main Issues Report (MIR) in May 2009. The
report identified the site lying between the A944 and B9119 as preferred for
development of employment uses. The current bid site lying to the south of the B9119
was considered technically capable of development. The MIR highlighted a need for
development to sustain local services and to sustain the community of Westhill. In
particular, the report outlined that “there is also a high demand for employment land in
Westhill and the sub-sea cluster makes the Arnhall area an attractive location for
similar businesses. However, the impact that future employment development will
have on the transport network in and around Westhill will be significant and any further
development could jeopardise the marketability of the existing employment sites.”
The perceived constraints of the road network were considered to be the main reason
for limiting the expansion of Westhill.

4.3

Representations submitted in response to the Main Issues Report called for the Local
Development Plan to reflect the Westhill Capacity Study (WCS), undertaken by Entec
UK Ltd which had identified the bid site as preferred for development. Reasoning said
that because Westhill contributes so significantly to the regional economy,
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development should reflect this. Whilst the identification of the land to the north east
was welcomed objection was taken to the limited scale of land release.
Representations argued for the release of further development supporting the Main
Issues Reports’ ideals of “accessibility” and “investment” to support infrastructure. The
response also highlighted that the site is well related to the strategic transport
corridors running East into Aberdeen City. Access will be significantly improved by the
infrastructure associated with the Western Peripheral Route (AWPR), providing direct
linkage to the A944.

It also highlighted the scope to alleviate the claimed road

network constraints through the release of land for development and improvements
carried out as a consequence.

4.4

The Council in response, maintained the contention that additional employment land
allocations to the south of the B9119 would create “major” congestion at the “six mile”
junction which would require major investment to resolve.

4.5

Following the Examination in Public the Reporter concluded that “should further
employment land be required in Westhill, this area to the south of the B9119
would clearly be suitable”.

He noted the position of the Council regarding

congestion and concluded that it would not be prudent to allocate additional land for
large scale employment development until such time as solutions have been identified
for the traffic congestion.

He specifically advised that the Review of the Local

Development Plan will provide the opportunity to re-assess employment requirements
in Westhill in light of the Aberdeen Western Peripheral Route and any requirements
for other road improvements.

5.0

DEVELOPMENT PLAN CONSIDERATIONS

5.1

In terms of economic development Scottish Planning Policy (SPP) advises that
authorities should respond to the diverse needs and locational requirements of
different sectors and sizes of business and take a flexible approach to ensure that
changing circumstances can be accommodated and new economic opportunities
realised.

It highlights that removing unnecessary planning barriers to business

development and providing scope for expansion and growth is essential. Planning
authorities are required to ensure that there is a range and choice of marketable sites
and locations for businesses allocated in development plans to meet anticipated
requirements and a variety of size and quality requirements

5.2

The Structure Plan approved in August 2009 seeks to provide opportunities which
encourage economic development and create new employment in a range of areas
that are both appropriate for and attractive to the needs of different industries. It
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identifies Westhill as falling within an area for local growth and diversification. In the
area local development plans are required to identify and maintain an ‘appropriate’
amount of business land. No limit is set on the scale of that requirement.

5.3

The extant Local Development Plan identifies the Arnhall Phase 3 site for
development.

The bid site is currently identified as falling within an area of

countryside.

6.0

LOCAL SERVICE PROVISION

6.1

There is capacity in the Nigg Waste Water Treatment Works to service any
development on this bid site.

In terms of water supply, it is understood there is

presently capacity at the Invercannie Water Treatment Works to cater for
development.

6.2

Figure 4 below indicates that there may be some minor localised flooding associated
with the Brodiach Burn. As part of the planning application for the Phase 3 site to the
north east, both SEPA and the Council’s Flood Prevention Unit were satisfied with the
suggested SUDS proposals and Drainage Impact Assessment.

Accordingly, it is

considered that the site can be adequately drained, without any risk of flooding.

Figure 4: SEPA Flood Risk Map
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7.0

JUSTIFICATION

7.1

With a location only 6 miles west of Aberdeen, and one of the most successful
business locations in the City and Shire, it is considered that there is significant
development potential for the identified land at Westhill.

Westhill has historically

proven extremely popular both as a commuter town, and more recently as an
employment centre in its own right. Furthermore, the construction of the AWPR is
anticipated to have a positive impact on the economy of the North East of Scotland,
and shall enhance linkages across Aberdeen and Aberdeenshire, as well as to the
north and south.

7.2

Representations have also made been made on behalf of Westhill Developments
(Arnhall) Limited to the proposed Strategic Development Plan requesting the inclusion
of Westhill within the Strategic Growth Area covering Aberdeen City.

This is

considered justified given the contribution it makes to the local and regional economy.
In light of the recent success of Westhill with its reputation as a centre of excellence
for Subsea technologies, Westhill is considered a suitable location to accommodate
further employment development to meet the objective of the extant Structure Plan
which aims to create sustainable mixed communities.

7.3

Westhill is somewhat of an anomaly, sitting immediately adjoining a Strategic Growth
Area, but falling within an area of Local Growth and Diversification with opportunities
for further development to match previous growth restricted. The proximity of Westhill
to, and its relationship with, the City of Aberdeen make it unique in the role it performs.
Over the last 10 years it has performed a strategic role in terms of the provision of
employment and housing land meeting demand for both in the Aberdeen Housing
Market Area. Over that time it has been key to the strategic growth of Aberdeen and
has made a significant contribution to the economy of the North East. It has been,
and continues to be, a popular, attractive and recognised location for business and
industrial uses. In the circumstances, therefore, it is logical to capitalise upon the
continued demand for employment within the settlement. Failure to include it within a
Strategic Growth Area has stifled that demand to the detriment of Westhill and the
wider area.

7.4

The bid site is relatively low lying when compared to the existing Business Park and
sits in a natural bowl given that the topography rises in all directions beyond the site
boundaries. In addition, the incorporation of strategic landscaping would minimise the
visual impact of development especially to the south and west. As such, the allocation
of the site for employment use, whether it be business, general industrial or storage
purposes would ensure that the development would be well connected to the
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settlement of Westhill, and to the wider area, given the proximity to the existing road
network (and dual carriageway link to the proposed AWPR).

7.5

Scottish Planning Policy emphasises the importance of providing an adequate supply
and choice of employment land that is well placed in relation to the transport network
and the labour force. The land at Westhill not only has excellent linkages onto the
B9119 and A944, but is also in close proximity to the labour force in both Westhill, and
Aberdeen City itself. Recent development at Westhill has seen its southern expansion
to the B9119 (Tarland Road) and now moving east to the “six mile” junction. Given
the rate of take up and the lack of available sites within the existing settlement
boundary, the identified land is the next logical site to accommodate development.
Furthermore, with the continued expansion of residential land in Westhill, there
requires to be a further release of employment land to ensure that the settlement
remains a sustainable mixed community with a balance of uses.

Therefore the

development of the identified land would be in accordance with the principles of
Scottish Planning Policy whilst also according with the objectives of the approved
Structure Plan.

7.6

Westhill has been the focus of significant activity in recent years and that demand
shows no sign of abating.

Arnhall Phase 2 is now nearing completion and

development is soon to commence on Phase 3.

Phase 3 was granted planning

permission in principle on 10 September 2012 and the entire site of 12.61 hectares is
now under offer to three principal occupiers seeking to develop their own office
headquarters and workshop facilities. Westhill now contains the largest concentration
of sub-sea technology companies anywhere in the world and as such, every effort
should be made to capitalise on that and attract related companies. It is contended
that this would not be achievable were it simply to accommodate local demand. It
must be recognised that Westhill is a successful business location and adequate land
must be allocated to accommodate that demand.

7.7

Take-up of employment land over the last 12 year period between 1999 and 2010 has
also significantly exceeded every other settlement within the Aberdeen Housing
Market Area.

Only Portlethen came close with 29.2 hectares being developed

compared to 35.5 at Westhill (2011 Employment Land Audit). Notwithstanding its
location in a strategic growth area, the presence of the railway corridor has had no, or
very little, bearing on the growth of Portlethen as an employment destination and
fewer than 5% of Portlethen residents actually work in Portlethen, yet it lies within a
Strategic Growth Area.
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7.8

In considering submissions to the earlier Local Development Plan as set out in
Section 4.0 the Reporter was clear that “should further employment land be
required in Westhill, the area to the south of the B9119 would clearly be
suitable”.

Indeed he went so far as to advise that this Review provides the

opportunity to reconsider the inclusion of this site having regard to changing
circumstances. In this regard, there is now a firm commitment to the construction of
the Aberdeen Western Peripheral Route (AWPR) with completion anticipated in
2017/18.

Also, major road improvements have been agreed, and will soon be

implemented, as part of the Arnhall Phase 3 development. The investment in these
works is significant but it will resolve the traffic congestion issues and the release of
this site for development would ensure maximum benefit from these improvements.
Any additional works considered necessary could be undertaken as part of the Phase
4 development.

8.0

CONCLUSIONS AND RECOMMENDATION

8.1

It is considered that the site represents a clear opportunity to provide high quality
development to the south of Westhill, and alongside one of the main arterial routes in
and out of the City of Aberdeen.

The site is suitable for industrial/employment

development given the topography, and its proximity to the transportation network,
and in light of the ability of the settlement to continue to accommodate strategic
development as experienced in recent years. In light of the strategy of the approved
Structure Plan for further economic growth throughout the city region, it is considered
imperative to ensure that there is an adequate supply of employment land, especially
close to the City. This gives the land a distinct advantage in terms of connectivity,
although it would also be located close to the available workforce in Westhill.
Furthermore, with population growth also featuring as an aim of the approved
Structure Plan, it is necessary to provide a balance of uses to ensure Westhill remains
a sustainable mixed community.

8.2

The proposal is considered to accord with the principles of Scottish Planning Policy as
the land is well related to the existing pattern of development given its position directly
adjacent to the existing settlement boundary and by being next to the main
transportation network. The transportation linkages would also assist in reducing the
need to travel by private car, while the topography would help integrate the proposals
into the landscape.

The opportunity to provide structural landscaping to the site

boundaries would also assist in accommodating the development within the
settlement.
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8.3

It is considered that Westhill offers the opportunity for future development adjacent to
the existing settlement boundaries thus being the most effective and sustainable
manner in which to accommodate growth.

8.4

The previous Westhill Capacity Study identified this site as preferred for development.
The Reporter to the previous Local Development Plan considered it suitable for future
development subject to road improvements.

The AWPR is now committed and

significant local road improvements have been agreed as part of the Arnhall Phase 3
development. Accordingly, the site should be allocated in the Local Development
Plan Review for development.

8.5

On the basis of the above, it is considered that the identified land should be allocated
in the Aberdeenshire Local Development Plan for employment development as an
extension to Westhill.
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Appendix A: Location Plan
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Arnhall Phase 3

Arnhall Phase 4 Bid Site

Appendix B: Indicative Layout
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Arnhall Phase 4 Development Bid – Indicative Layout

PAPER APART
Representations to the Main Issues Report on behalf of Westhill Developments (Arnhall)
Ltd in response to Question 14 and specifically in relation to Site Reference: Ga034,
Arnhall Phase 4, Westhill, Aberdeenshire
On behalf of Westhill Developments (Arnhall) Ltd support is offered for the identification of Site
Ga034, Arnhall Phase 4, as an Officer’s preferred site for development in the Main Issues
Report (MIR). It is contended that the site should be identified within the proposed Local
Development Plan for business and industrial development. Indeed, it should be allocated for
development immediately rather than as strategic reserve land.
This representation requires to be read in conjunction with the Development Bid submitted at
the pre-MIR stage.
The success of Westhill as an employment centre and a focus for the sub-sea sector is in no
small part due to the proactive nature of Westhill Developments (Arnhall) Ltd in delivering
employment land along with associated infrastructure improvements. Indeed, the major road
improvement works currently being undertaken to the A944 and six mile fork junction are being
funded and delivered entirely by Westhill Developments (Arnhall) Ltd. This was only achievable
through the allocation of Arnhall Phase 3 for development and that project itself took an
inordinate length of time to deliver through the planning system.
The Westhill Settlement Statement contained in the Appendix to the MIR notes that a strategic
solution to current congestion issues, that would allow the long term expansion of Westhill, has
not been identified. Unfortunately, the Main Issues Report does little to address this difficulty.
The Council, rather than be proactive and promote a cohesive development strategy for
Westhill, which could deliver infrastructure improvements, has been reactive and relied on the
development industry coming forward with proposals for development and the necessary
infrastructure to deliver those proposals.

This has led to piecemeal improvements to

infrastructure in the area rather than any cohesive and comprehensive infrastructure
improvement. The fact that Site Ga034 can come forward for development in the short term is
to be welcomed, but it is important to ensure that a strategy is in place for infrastructure
improvements capable of delivering the wider development of Westhill.
The proposal site is capable of development with minimal impact on the setting of Westhill. It
occupies a relatively low lying site in a natural bowl with the topography rising in all directions
beyond the site boundaries. The incorporation of strategic landscaping would minimise the
visual impact of development, especially to the south and west. It would also be viewed against
the backdrop of the existing Arnhall Business Park and would be well connected to the
settlement of Westhill, and to the wider area, given the proximity of the existing road network.

As highlighted in the Development Bid, Scottish Planning Policy emphasises the importance of
providing an adequate supply and choice of employment land that is well placed in relation to
the transport network and labour force. This site has excellent linkages on to the B9119 and
A944 and is also in close proximity to the labour force in both Westhill, and Aberdeen City itself.
Recent development at Westhill has seen its southern expansion to the B9119 (Tarland road)
and now moving east to the “six mile” junction.
Given the rate of take-up, and lack of available sites within the existing settlement boundary,
the proposal site is the next logical phase of development. Furthermore, with continued
expansion of residential land in Westhill, there requires to be a further release of employment
land to ensure that the settlement remains a sustainable mixed community with a balance of
uses. The release of the proposal site through the Local Development Plan would, therefore,
be in accordance with the principles of Scottish Planning Policy and also address the objectives
of the approved Structure Plan and emerging Strategic Development Plan.
On the basis of all of the above, it is respectfully requested that the site, identified as an Officer’s
preference, should be carried forward into the proposed Local Development Plan and allocated
for the development of business, industrial and storage & distribution uses. Furthermore, given
the current land supply situation there should be no impediment to the early release of that site
for development.

Representations on behalf of Westhill Developments (Arnhall) Ltd in respect of Issue 16
- “Is further development opportunity required in Westhill?” and Question 18 - “Should
limited employment land development specifically to support the “sub-sea cluster” at
Westhill be allowed?”
The question raised following discussion on Issue 16 is too narrow and does not address the
main question posed under Issue 16. Further business and industrial development should be
encouraged in Westhill, not only related to the sub-sea sector, and provision should also be
made for further residential development. In an effort to maintain a sustainable community
where a high proportion of residents actually work in Westhill, housing land should be released
concomitant with employment land to ensure that that balance is maintained.
Issue is taken with the contention in paragraph 6.53 of the Main Issues Report wherein it
advises that Westhill was not included within a Strategic Growth Area, largely because “…. it
had large amounts of development land already allocated and yet to be built and there was
some infrastructure capacity issues with both roads and school places”. In actual fact, the
demand for development in Westhill, both residential and employment has consistently been
strong and, as highlighted above in response to Question 14, the issue has been a lack of
infrastructure and, more particularly, a cohesive and comprehensive strategy for the delivery of
infrastructure associated with the release of land for employment and residential development.

Over the last 10 years, Westhill has performed a strategic role in terms of the provision of
employment and housing land meeting demand for both in the Aberdeen housing market area.
Over that time it has been key to the strategic growth of Aberdeen and has made a significant
contribution to the economy of the North East. It has been, and continues to be, a popular,
attractive and recognised location for business and industrial uses. In the circumstances,
therefore, it is logical to capitalise upon the continued demand for employment within the
settlement. Failure to include it within a strategic growth area has stifled that demand to the
detriment of Westhill and the wider area.
The town has been the focus of significant activity in recent years and that demand shows no
sign of abating. Arnhall Phase 2 is now complete and development is underway on Phase 3,
which was granted Planning Permission in Principle on 10 December 2012. As highlighted in
the Development Bid, the take-up of employment land over the last 12 year period between
1999 and 2010 also significantly exceeded every other settlement within the Aberdeen Housing
Market Area. Every effort should, therefore, be made to continue that momentum and ensure
that there is sufficient land and infrastructure available to satisfy demand in Westhill.
Westhill should have scope for further growth, not only in terms of employment land, but also
in terms of housing. Population growth is an objective of the approved Structure Plan and
emerging Strategic Development Plan and as such, it is necessary to provide a balance of uses
to ensure Westhill remains a sustainable mixed community.
Westhill must have the ability to expand and for the wider Aberdeenshire area to benefit from
that expansion. The Council, through its proposed Local Development Plan, must be proactive
in encouraging that growth and ensuring that a strategy is in place to deliver the necessary
infrastructure provision to accommodate further development.
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PAPER APART
OBJECTION TO THE PROPOSED LOCAL DEVELOPMENT PLAN: DEEBANK, BANCHORY
WESTHILL DEVELOPMENT COMPANY LTD
Objection is made to the Proposed Local Development Plan on behalf of Westhill Development
Company Ltd in relation to land at Deebank, Banchory.
Modification that you wish to see
The Local Development Plan has failed to identify land at Ma017 (as contained in the Main Issues
Report) for a small scale residential development or a new Health Centre. Objection is therefore made
to this and it is requested that the proposal map for Banchory is amended to include this site and that
it is subsequently identified for development. Table 7 in Appendix 5: New Housing Land Allocations
should also be amended to reflect this.
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 either
a small scale residential development of around 15 houses, or alternatively, the site was considered
to be suitable for the relocation and expansion of the health centre, or other similar uses.
The Main Issues Report was published on 28th October 2013, which identified the site as Ma017. The
settlement statement highlighted that Banchory is a thriving rural service centre. It acknowledges
that the town has extended to the north, east and west, but not to the south over the River Dee. Some
of the planning objectives for Banchory include meeting local demand for housing including special
housing needs particularly sheltered and affordable housing types; and to sustain existing services and
provide opportunities for new services. In terms of infrastructure, a new health centre is required.
The Proposed Plan indicates that no additional major new development allocations are proposed.
There are four existing allocated sites which are carried over from the extant Local Development Plan.
These are mostly small scale allocations, with a large mixed use allocation at Hill of Banchory. The
2015 Draft Housing Land Audit indicates that the proposed 15 units at site OP4/H1 is constrained, but
gives no reasons for the constraint. As such, there is no actual or programmed completions in any
years between 2007 and 2022.
In relation to site Ma017, the Main Issues Report stated that the site is currently in immediate
proximity to the River Dee SAC and a LNCS as well as containing a significant number of mature trees.
It was considered that all of these have biodiversity value upon which development could have a
negative impact. It was accepted that the trees could provide screening which would aid landscape
integration and that the principle of development has been established adjacent to the site by existing
dwellings. However, the scale of the proposal was considered incompatible with the surrounding
dwellings and natural environment.
A representation to the Main Issues Report was submitted to Aberdeenshire Council on 15th January
2014 (Appendix 2) objecting to this. Issue was taken with all the comments made within the Main
Issues Report. It is therefore requested that the site should be identified for residential development
in the Aberdeenshire Local Development Plan.

Justification
The site lies immediately adjacent to existing residential development at Deebank. It is well contained
in the landscape being bound on east and west by housing; to the north by the River Dee and beyond
this Banchory Caravan Park; and, to the south by B974. Although it is not within the settlement
boundary of Banchory, it lies only 500 metres from the town centre and is more accessible to it than
new development at Hill of Banchory.
Deebank has long been recognised as an established settlement and was recognised as such in
previous Local Plans. In addition to this, the principle of development in this location is accepted by
Aberdeenshire Council in the Main Issues Report when they state “It is acknowledged that the
principle of development has been established adjacent to the site by the existing dwellings”. As such,
it is considered to be a logical location for infill development. It would be highly sustainable being
only a short distance from the services of the town centre. Sustainable development is at the core of
Scottish Planning Policy.
SPP requires a range of sites to be identified to meet the hosing land supply requirements. At present,
all new development is proposed to the north, mainly at Hill of Banchory and this has been
acknowledged by Aberdeenshire Council. The failure to identify this site would result in a lack of
choice of location for housing in the settlement contrary to SPP.
River Dee SAC and LNCS
The Main Issues Report stated that the site is currently in immediate proximity to the River Dee Special
Area of Conservation (SAC) which has biodiversity value upon which development could have a
negative impact. This is refuted. The site lies close to it, but not within the SAC itself. There is already
residential development to the south of the river, and also to the north, a similar distance to the River
Dee. The principle of development has therefore been accepted and further small scale development
is not considered to have a negative impact. Any surface water run-off will be carefully collected both
during construction and following completion of development and as a result, development is
considered to be acceptable.
It is not accepted that the site would have an impact on the Leys Local Nature Conservation Site (LNCS).
This lies to the north of Banchory, adjacent to sites OP2, OP3 and OP4 as well as existing dwellings.
The site at Deebank lies over 3km from the LNCS and there would therefore be absolutely no impact
on it from the development of this site.
Trees
In relation to the trees on the site, Aberdeenshire Council considered that all of these have biodiversity
value upon which development could have a negative impact. However, they also accepted that the
trees could provide screening which would aid landscape integration. The trees on the site are
therefore seen as a benefit in that they can integrate the site and provide an attractive landscape
setting for residential development by providing immediate biodiversity value to the development.
It is not accepted that the development would have a major negative impact on these trees. The
majority of the trees line the B974 and would be retained where possible. However, it is inevitable
that some tree loss would be required as a result of the development. The principle of tree removal

has been accepted at Hill of Banchory demonstrated by the large number of trees that were removed
to make way for that development.
A tree survey was undertaken in May 2009 (Appendix 3). Significant decay was noted on several trees
with others exhibiting symptoms of general decline. A number of trees lining the road display
significant structural defects and as a result of these issues a number of them can be removed for
safety reasons. An updated Tree Survey would be carried out to confirm whether any others require
to be removed. In any case, additional trees can be planted to compensate for any that require to be
removed.
Scale of Development
The scale of the proposal was considered within the MIR to be incompatible with the surrounding
dwellings and natural environment. Any development would be entirely compatible with the
surrounding dwellings. The principle of development has been established adjacent to the site by
these dwellings and this was accepted by Aberdeenshire Council. It is not considered that an
additional 15 houses would have a major adverse impact. The development of the site would be seen
in the context of existing development and would effectively be infill development screened by the
mature trees. In any event, it is possible to reduce the number of dwellings on the site, if this was
considered appropriate.
Housing Land Supply
Current residential sites in Banchory are well established and making progress. However, the 2015
Draft Housing Land Audit identifies that the OP4 site to the north of Raemoir Garden Centre for 15
houses is constrained. As such, there are no programmed completions proposed in any year between
2007 and 2022. This site is of a similar size to the Deebank site and proposes a similar number of units.
As the OP4 site is not anticipated for development in the Local Development Plan period, it should be
removed from the Local Development Plan and the site at Deebank (Ma017) identified in its place.
This would ensure an effective housing land supply is maintained in Banchory in line with SPP
requirements and the requirement to meet the local housing need in Banchory.
Health Centre
If housing is not considered appropriate, it was argued previously that consideration should be given
to identification of this site for the relocation of Banchory Health Centre. The need for a new health
Centre is identified in the Main Issues Report and the Proposed Local Development Plan reserves site
R4 for a potential health centre. This is located along Station Road to the east of Banchory, a
considerable distance from the town centre and other facilities.
Aberdeenshire Council in their response to the MIR representation advised that “it is noted that the
site is not appropriate for a health centre as it is too far from the housing in Banchory”. This is refuted.
Deebank lies close to the town centre and housing and is therefore considered to be highly accessible
and sustainable in line with SPP. It is considered to be more accessible and much closer to the town
centre than the potential location at R4.
Further consideration should therefore be given to the identification of this site for the new Health
Centre. It would integrate well in the surrounding landscape and would ensure that the requirements
of the health service are accommodated.

Conclusion
Deebank has historically been identified as an established settlement and the principle of residential
development is firmly established. It is therefore capable of accommodating further development.
The principle of development is firmly established. The site is well contained in the landscape and is
bound on all sides by either existing residential development or defensible features. The site is
considered to be a logical location for infill development. The scale of development proposed is not
excessive and would be the subject of detailed design at the application stage.
It is not accepted that any development would have a detrimental impact on the River Dee SAC or
LNCS. Trees on the site have been surveyed and a number can be removed due to decay and disease.
The remainder will ensure the site is screened and would provide a mature landscape setting for
development. Any trees that require to be removed to allow development would be replaced to
compensate.
The existing OP4 designation to the north of Raemoir Garden Centre is identified as constrained in the
2015 Draft Housing Land Audit. The site at Deebank is of similar size and scale and should be identified
in its place to ensure an effective supply of housing land is maintained in Banchory to meet the local
need.
If housing is not acceptable, the site is also considered suitable for the new Health Centre and is
considered to be in a more accessible location than the R4 site reserved in the Proposed Plan.
Recommendation
It is therefore respectfully requested that Banchory Map 2 is amended to include this site for
residential uses. Table 7 in Appendix 5: New Housing Land Allocations should be amended to reflect
this. Failure to do so will stagnate future development in the settlement and fail to deliver an
appropriate supply of housing to meet a local need. Alternatively, the site is considered suitable for
the new Health Centre in Banchory.

ABERDEENSHIRE LOCAL DEVELOPMENT PLAN
APPENDIX 1 – DEVELOPMENT BID

Westhill Development
Company Ltd

Development Bid for Land at
Deebank, Banchory

April 2013

Ryden LLP
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Aberdeen
AB10 1YL
Tel; 01224 588866
Fax; 01224 589669
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1.0

INTRODUCTION

1.1

This development bid is submitted on behalf of Westhill Development Co. Ltd who
own land at Deebank, to the south of Banchory as highlighted in Figure 1.
Figure 1: Site Location Plan

1.2

Banchory is located approximately 18 miles south west of Aberdeen on Royal
Deeside.

It has a population in excess of 6,500 and is the main service and

employment centre for the east part of Marr and benefits from a wide range of
services and facilities, including a primary and secondary school, swimming pool,
leisure centre, health centre and a wide range of shops and other services. Business
and industrial land is focused at Hill of Banchory to the north, which is accessed on
the approach from Aberdeen.
1.3

In terms of the current Local Development Plan, the key planning objectives for
Banchory are to meet the local demand for housing; sustain existing services and
provide opportunities for new services; and provide local opportunity for employment.

1.4

A development bid was previously submitted in November 2008 and the site promoted
through the Local Development Plan process at that time. No allocations were made
to this area of Banchory due to the perceived adverse impacts on the landscape and
setting of Banchory.
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1.5

A number of residential allocations were made elsewhere in Banchory, including 15
houses at H1; 50 houses at H2; 30 houses at M1; and 345 houses at M1. These are
all located to the north of Banchory.

2.0

DESCRIPTION OF THE SITE AND PROPOSALS

2.1

The site extends to approximately 1.3 hectares (3.21 acres) and is immediately
adjacent to the built up area of Banchory, being only a few metres from the settlement
boundary. It lies within an area known as Deebank, which is a grouping of around 20
houses to the south of the river. The site is linked to Banchory town centre by the
B974 and lies only 500 metres from the town centre. Whilst the settlement boundary
is formed by the north bank of the River Dee, there is no reason why it could not be
extended to include Deebank where there is existing development.

2.2

The site is shown below in Figure 2. It is well contained in the landscape and is bound
to the north by the River Dee and beyond this Banchory Caravan Park; to the east by
a large detached house set in its own grounds; to the south by the B974; and, to the
west by existing housing. The site enjoys a secluded location screened from the
public road by mature hedging and trees. Within the site there are mature trees, some
of which could be retained in the layout of the development to provide screening and
integrate the site within the wider area.
Figure 2: Aerial Photograph

2.3

Banchory is capable of accommodating more development than its designation as a
Local Growth and Diversification area would suggest, due to the range of services and
facilities that exist in the town. This site could contribute to the Structure Plan and
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Proposed Strategic Development Plan requirements and should be identified for
residential development in the 2016 Aberdeenshire Local Development Plan.
2.4

Banchory requires a new medical centre and alternatively, the bid site could provide
an ideal location to accommodate the relocation and expansion of the health centre,
or other similar uses in the town.

The site is generally level and therefore in

topographic terms, there is no impediment to the development of this site for
residential or healthcare uses. Access to the site would be taken from the B974. At a
low density, the site could accommodate up to 15 dwellings.

3.0

SCOTTISH PLANNING POLICY

3.1

Scottish Planning Policy is the statement of the Scottish Government’s policy on
nationally important land use matters. It replaces individual documents and provides
guidance on important issues in one document. Paragraph 3 highlights that planning
guides the future development of land. It is about where development should happen,
where it should not and how it interacts with its surroundings.

3.2

In terms of sustainable development, paragraph 37 advises that the planning system
has an important role in supporting the achievement of sustainable development
through its influence on the location, layout and design of new development.
Decisions on the location of new development should reduce the need to travel and
prioritise sustainable travel and transport opportunities; take account of the capacity of
existing infrastructure; and, promote rural development and regeneration (paragraph
38).

3.3

Paragraph 45 in relation to economic development states that authorities should
respond to the diverse needs and locational requirements of different sectors and take
a flexible approach to ensure that changing circumstances can be accommodated.
Removing unnecessary planning barriers and providing scope for expansion and
growth is essential. The planning system should support economic development in all
areas by promoting development in sustainable locations, particularly in terms of
accessibility.

3.4

Paragraph 66 in relation to housing states that the planning system should enable the
development of well designed, energy efficient, good quality housing in sustainable
locations and allocate a generous supply of land to meet identified housing
requirements. Planning authorities, developers, service providers and other partners
in housing should work together to ensure a continuing supply of effective land and to
deliver housing (paragraph 76).
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3.5

The siting and design of new housing should take account of its setting, the
surrounding landscape, topography, character, appearance, ecologies and the scope
for using local materials. The aim should be to create places with a distinct character
and identity, promoting a well integrated mix of land uses including well designed
homes of different types and tenure (paragraph 78).

New housing developments

should be integrated with public transport and active travel networks rather than
encouraging dependence on the car (paragraph 79).
3.6

Paragraph 84 states that the majority of housing land requirements will be met within
or adjacent to existing settlements and this approach will help to minimise servicing
costs and sustain local schools, shops and services.

3.7

In terms of rural development, paragraph 92 highlights that by taking a positive
approach to new development, planning authorities can help to create the right
conditions for rural businesses and communities to flourish. The aim should be to
enable development in all rural areas which supports prosperous and sustainable
communities whilst protecting and enhancing the environment. In more accessible
and densely populated rural areas, most new development should be in or adjacent to
settlements. 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 (paragraph 95).

3.8

In relation to transport, paragraph 165 states that the planning system should support
a pattern of development which reduces the need to travel, facilitates travel by public
transport and provides safe and convenient opportunities for walking and cycling.
Planning permission should not be granted for significant travel generating uses in
locations which would encourage reliance on the private car where access to public
transport networks would involve walking more than 400 metres.

3.9

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.
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4.0

ABERDEEN CITY AND SHIRE STRUCTURE PLAN

4.1

The Aberdeen City and Shire 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, accommodating 75-80% of growth. Around half of new development is
located within Aberdeen City, with significant development taking place in the Huntly
to Aberdeen and Aberdeen to Laurencekirk road and rail corridors and the Aberdeen
to Peterhead corridor.

4.2

Additional allocations are made outwith these areas, in local growth and diversification
areas. Levels of growth in these areas relate to local need and vary from place to
place. Within the Aberdeen Housing Market Area within which Banchory lies, the
Structure Plan identifies a requirement for 3,700 houses over the Structure Plan
period. This includes 1,000 between 2007 and 2016; 1,350 between 2017 and 2023;
and a further 1,350 in the period 2024 to 2030.

4.3

In terms of economic growth, appropriate levels of employment land needs to be
identified to meet local needs as required by the Local Development Plan.

It is

considered that this includes health care provision, which is required to accommodate
increased population and household provision.
4.4

The Structure Plan also advocates sustainable mixed communities. It states that a
focus on communities means that new housing and developments for employment
should be well related to each other to improve people’s quality of life and opportunity.

5.0

PROPOSED ABERDEEN CITY AND SHIRE STRATEGIC DEVELOPMENT PLAN

5.1

Within the Proposed Aberdeen City and Shire Strategic Development Plan (February
2013), the housing land requirements are unchanged in the Local Growth and
Diversification areas. 1,000 houses are identified as existing LDP allocations to 2016,
with 1,350 between 2016 and 2026 and a further 1,350 between 2027 and 2035. The
focus of new housing is in, or as an extension to existing settlements to create and
maintain successful places and be more sustainable.

5.2

As the Proposed Strategic Development Plan does not identify any increase in
housing land requirements, it is the subject of objection from the Development
Industry. With many sites being ‘drawn down’ early to augment the 2012 – 2016
supply and a number of sites no longer considered effective or being developed at a
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slower rate than expected, there is a possibility of increased housing allocations to
meet the increased housing requirement.

6.0

SERVICES

6.1

With regards to mains drainage, public sewers are available at a distance of
approximately 350 metres to the north west of the site, across the river. Scottish
Water’s 2012 Waste Water Asset Capacity tables indicate that there is capacity for
295 houses within the Banchory WWTW.

6.2

Scottish Water’s 2012 Water Asset Capacity tables indicate that there is water
capacity for over 2000 houses in Banchory.

Scottish Water have also invested

£165,000 upgrading the water system to improve pressure. Further to this, £14.8
million has been spent on Invercannie Water Treatment works and £8.2 million on an
aqueduct upgrade and £3.5 million on Glendye drinking water upgrade, all of which
serve the Banchory area.
6.3

A Drainage Impact Assessment has previously been prepared for the site which
demonstrates that surface water can be adequately dealt with on site due to good
porosity, and it is intended to pump foul water drainage to the nearest public sewer in
Dee Street.

6.4

An extract from SEPA’s Flood Risk map in Figure 3 highlights that there is no issue in
relation to flooding associated with the site. However, given the proximity to the river,
a Flood Risk Assessment has been undertaken which confirms that the site is not at
risk from flooding.
Figure 3: SEPA Flood Risk Map
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6.5

The 2012 based school roll forecasts identifies that Banchory Primary School is
operating below capacity. In 2012, it was forecast to be operating at 67% of capacity.
This was forecast to rise slightly to 68% in 2013 and 2014, before falling to 65% by
2017. Banchory Academy also has a falling school roll, operating at 103% capacity in
2012, falling to 90% by 2017.

6.6

There are no infrastructure impediments to the development of the site.
Aberdeenshire Council’s Roads Department previously confirmed that residential
development would require to be served by a road to an adoptable standard. This
would require the extension of the street lighting and speed limit along and the
surfacing of the footpath along the B974.

There are no technical difficulties in

achieving this.

7.0

JUSTIFICATION

7.1

Banchory is capable of accommodating residential development on a larger scale than
its designation as a local growth and diversification area in the Structure Plan and
Proposed Strategic Plan would suggest. Although it is not identified as a Strategic
Growth Area, it benefits from a wide range of services, facilities and good links to the
surrounding area.

7.2

The site forms a logical area for development, given its location immediately adjacent
to the settlement boundary of Banchory. Although Deebank currently lies outwith the
settlement boundary of Banchory, it has long been recognised as an established
settlement and was acknowledged as such within the 1993 Kincardine and Deeside
District Wide Local Plan and the 1998 Consolidated Aberdeenshire Local Plans
(CALP). Given its proximity to Banchory, it should be included within the settlement
envelope and identified for residential development or for the relocation of Banchory
Health Centre, given its proximity to the town centre.

7.3

In recent years, Hill of Banchory has been the focus for all new residential
development within the town and this is demonstrated by the allocations within the
current Local Development Plan.

This does not provide a choice of residential

environments. Deebank lies significantly closer to the centre of Banchory than other
new housing developments in the settlement and relies entirely on Banchory’s central
area for the provision of its services and facilities. Residential development on this
site would provide a choice of location.
7.4

There is already a substantial grouping of houses at Deebank and there is existing
development on three sides of the bid site. It is effectively an infill site. It is within
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walking distance of the town centre and all the facilities and services associated with
it.

This is in line with guidance contained in SPP to develop sites in accessible

locations to reduce demand for travel and reliance on the private car. It also lies
within 1600 metres of the town centre and its services and therefore, the accessibility
requirements of PAN 75. Further to this, it lies within the 400 metre distance to public
transport as required by SPP and the site is considered sustainable.
7.5

The site is relatively low lying and well contained in landscape terms by the presence
of existing mature woodland on the periphery of the site. The development of the site
would be seen in the context of existing development and would have minimal visual
impact. It would not affect the landscape and setting of Banchory, which was why it
was not allocated for development in the current Local Development Plan.

7.6

Aberdeenshire Council’s 2012 based School Roll Forecasts highlight that Banchory
Primary has a capacity of 600 pupils. It was operating at 67% in 2012, but this was
due to fall to 65% by 2017.

The identification of additional land for residential

development would help sustain the primary school and support this service.
Banchory Academy also has a falling school roll with forecasts identifying it operating
at 90% capacity by 2017. Both the primary and secondary school therefore have
scope to accommodate new residential development.
7.7

The Proposed Strategic Development Plan does not propose any increase in housing
allocations and objections have been submitted by the Development Industry to the
SDP in this respect.

Should the Reporter to the Strategic Development Plan be

minded to increase allocations, there will be insufficient allocations within the Local
Development Plan to meet this.

This is compounded by a number of existing

allocations which have been drawn down early to augment the 2012 – 2016 supply.
In addition to this, a number of sites identified in the Local Development Plan are no
longer viable or are being developed at a slower rate than expected. In relation to
Banchory, the Draft 2013 Housing Land Audit identifies sites H1, M1 and M2 as
allocated. It is therefore understood that no progress has been made in relation to
their development.

As such, new allocations should be identified to meet the

inevitable shortfall in housing land supply.
7.8

The bid site is an ideal location to meet this as it is close to existing services, are
capable of delivery and continue to provide housing for local needs within the
Aberdeen Housing Market Area.

There are no technical difficulties in providing

infrastructure to the site and it is therefore capable of being developed to contribute to
the housing land requirements contained in the Proposed Strategic Development
Plan. It is considered suitable for development in the period 2017-2021.

As such, it
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should be identified for residential development in the 2016 Aberdeen Local
Development Plan.
7.9

If residential development is not considered appropriate, consideration should be
given to the identification of this site for the relocation of Banchory Health Centre. The
current Local Development Plan identifies a requirement for a new centre and given
the proximity to the town centre, this would be an ideal site for it to be located. It
would integrate well in the surrounding landscape. Its relocation to the bid site would
ensure that the changing circumstances of the health centre are accommodated and
expansion and relocation realised to the benefit of the whole town.

This is a

sustainable location and is accessible, in compliance with SPP.

8.0

CONCLUSIONS AND RECOMMENDATION

8.1

The settlement boundary of Banchory should be extended to include the significant
grouping of properties at Deebank and the bid site identified either for small scale
residential development, or as a site for the relocation and expansion of Banchory
Health Centre.

8.2

Banchory

is

capable

of

accommodating

significant

growth

and

residential

development on a greater scale that the Structure Plan and Proposed Strategic
Development Plan would suggest. The bid site is in an accessible location, given its
proximity to the town centre. Development to the south would provide a choice of
location for those not wanting to live at Hill of Banchory to the north of the town.
8.3

There are no technical difficulties in providing infrastructure to the site and any
development would be well contained in the landscape and not affect the setting of
Banchory, contrary to the reasons why no development was made in this location in
the current Local Development Plan.

8.4

Residential development on the bid site would contribute to the housing requirements
for the Aberdeen Housing Market Area anticipated through the Structure Plan and
Proposed Strategic Development Plan. It would meet the shortfall in housing land
supply from existing sites which are ineffective or coming forward more slowly than
anticipated.

8.5

As such, this site should be identified for residential development in the 2016
Aberdeenshire Local Development Plan, for development in the period 2017
– 2021. Alternatively, the site should be identified for employment uses and
the relocation of Banchory Health Centre to support the increased population.

11

12

ABERDEENSHIRE LOCAL DEVELOPMENT PLAN
APPENDIX 2 – MIR REPRESENTATION
Paper Apart
Representations to the Main Issues Report on behalf of Westhill Development Company
Ltd
Site Reference: MA017 Deebank, Banchory
Objection is made to the failure of the Main Issues Report (MIR) to identify land at MA017 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 (LDP).
Issue is taken with the suggestion in the MIR that development of the site would have a detrimental
impact on the River Dee Special Area of Conservation (SAC). As recognised by the MIR, the site lies
within proximity to the SAC and does not lie within the SAC itself. As such, its development is not
considered to have a detrimental impact. Indeed there is significant development in Banchory located
in proximity to the SAC. In addition to this, there is development to the east and west of Banchory, all
of which lie within proximity to the River Dee SAC, yet exist without resultant detrimental impact on the
adjacent River Dee SAC designation. Any surface water runoff will be carefully collected both during
construction and following completion of development. As such, development in this area is acceptable.
The MIR goes on to note that the site would have a detrimental impact on the Leys Local Nature
Conservation Site (LNCS), due to its proximity to the LNCS. The Leys Local LNCS lies to the north of
Banchory adjacent to adopted sites M2, H1 and H2 as well as development at Hill of Banchory and
existing residential dwellings. To cite that MA017, which lies to the south of Banchory over 3km from
the LNCS, would have a detrimental impact on biodiversity there beggars belief. It is therefore evident
that development at MA017 would have absolutely no negative impact on the Loch of Leys Local Nature
Conservation Site and suggestions otherwise are strongly refuted.
In discussing the presence of mature trees on site the MIR again surprisingly finds development to have
a detrimental impact. However, the MIR goes onto contradict this by stating that ‘the trees could provide
screening which would aid landscape integration’. The Development Bid previously submitted for the
site recognises the presence of mature trees on site and highlights that where possible they would be
retained to provide screening and integration with the wider site. It is inevitable that some of these trees
would require felling to enable development. In any event, it is very likely that these trees may be in
poor condition and would have required felling. In any event a Tree Survey would be undertaken to
accompany any application for planning permission to identify such trees. In the absence of a tree
survey it is premature to conclude that development on the site would have a negative impact on existing
trees, especially when it has been stated in the Development Bid that they would be used for screening
and site integration.
The MIR states ‘the scale of the proposal is considered incompatible with the surrounding dwellings
and natural environment’. Issue is taken with this statement. There is already a substantial grouping

ABERDEENSHIRE LOCAL DEVELOPMENT PLAN
APPENDIX 2 – MIR REPRESENTATION
of houses at Deebank and there is existing development on three sides of MA017 and accordingly the
site is considered to be an infill site. The site is relatively low lying and well contained in landscape
terms by the presence of existing mature woodland on the periphery of the site. The development of
the site would be seen in the context of existing development. In any event, the LDP may choose to
allocate a smaller site to that proposed should it be considered more appropriate.
The MIR highlights comments made by the Reporter during examination into the extant Plan. It is
important to note that these comments were made in response to previous representations submitted
during the examination of the extant Plan and not the Aberdeenshire Local Development Plan 2016.
Comments made by the Reporter suggesting that ‘the scale and layout of development would be totally
unrelated to the existing form of Deebank, which is essentially composed of houses strung along the
roadside’ are refuted. As discussed above the LDP may choose to allocate a smaller site to that
proposed should it be considered more appropriate. Accordingly, comments to state that the scale of
development proposed is unrelated to Deebank is unjustified. Furthermore comments made by the
Reporter suggesting that the layout is unrelated to Deebank were made in reference to a layout
previously submitted to the ‘call for sites’ to inform the Aberdeenshire Local Development Plan in 2008.
It should be noted that an indicative layout was not submitted as part of the current Development Bid
and it is therefore misleading to restate the Reporters comments in this regard. Should the site be
allocated for development, the layout of the site will be designed with regards to national and local
planning policy, which has changed since 2008, and in consultation with the Planning Service. This will
ensure that development of the site is sympathetic and in keeping with the local area.
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.
If residential development is not considered appropriate, consideration could be given to the
identification of this site for the relocation of Banchory Health Centre. The current Local Development
Plan identifies a requirement for a new centre and given the proximity to the town centre, this would be
an appropriate site for it to be located. It would integrate well in the surrounding landscape. Its
relocation to MA017, would ensure that the changing circumstances of the health centre are
accommodated and expansion and relocation realised to the benefit of the whole town. This is a
sustainable location and is accessible, in compliance with SPP.
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In light of the reasoning set out above, it is respectfully requested that MA017 is identified as a preferred
option for development. Doing so will ensure that an effective supply of housing land is maintained in
Banchory.

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. Section 12 of the proposed LDP is not clear regarding what restrictions are in place for developments in rural villages
which are not included in Appendix 4. Is it that 'no more than an additional 20% growth of the settlement, up to a
maximum of 10 new homes, will be permitted' applies?
2. Appendix 5 does not reflect the significant number of additional planning applications which have been approved to
date in Ythanbank, mainly to the south of the Methlick road. The development plan still talks as if only site H1 will be
developed. It is therefore unclear/inconsistent what the true vision is.

Reason for change
Point 1
Ythanbank is currently covered by SG RD2 which restricts organic growth to 20% in the plan period. When reading the
proposed plan it is not clear whether this restriction is still in place or indeed what restrictions there are for development
outside the settlements in Appendix 2 and rural clusters. I think this should be made clearer. If Ythanbank is no longer
protected in this way I would like to understand why.
Point 2
I would like it to be made clear on the settlement statement that any further development would be restricted (like
currently) and that backfill development behind existing houses will not be accepted. It was suggested to us by a
council worker on site recently (to our horror) that this was a possibility.

Fiona Thompson
From:
Sent:
To:
Subject:

06 May 2015 23:08
LDP
Feedback on plans for Blackburn

Hi There
I agree with the plans for the Blackburn area where I live for the reserved areas, additional housing and new
school.
It is already mentioned with regards to the Caskieben thin road which could be an issue with regards to the
school location, but agree it's a logical location given the limited areas to build.
The BUS area, is my concern. I support new business in Blackburn and any other areas nearby, but I
feel Blackburn is in need of new small retail/business outlets to encourage new shops/chemist or similar,
there are very little resources in Blackburn, and with another 50 houses it will only be more of an issue.
There is no supermarket nearby, a lot of people were expecting a supermarket to be built in Kintore, but I
see no mention of this.
The walking paths are limited in the protected land areas and I don't see any proposal for improvements, for
example from burn park to the back of Scotsmill is used by a lot of people but partially a mud path most of
the year and would benefit from a tarmac path or more robust path, please let me know if I can support
better pathways for walking in any way. Ideally eventually a full route round the protected areas would be
supported by the locals in Blackburn.
thanks
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