Appendix Marr
1

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

2

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

3

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

4

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

5

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

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

Reserved land

H

Housing sites allocated in the Aberdeenshire LDP 2012

E

Employment sites allocated in the Aberdeenshire LDP 2012

BUS

Existing BUSiness sites

EH

Existing Housing sites

SR

Strategic Reserve employment sites
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Aboyne
Aboyne is small town set within heavily wooded countryside on Royal Deeside. It lies
on the edge of the Deeside and Upper Deeside Estates landscape character areas
within which the River Dee is a prominent feature. The town is historically associated
with Aboyne Castle which inhibited development to the northwest, and the thrust has
been consistently westwards along the main North Deeside (A93) Road.
The village as a whole is characterised by the spacious 19th Century villas lining
Ballater Road, with the greater part contained within the angle formed by the A93 and
the River Dee west of Charlestown Green. There is continuity in the Aboyne Castle
style of architecture which characterises the town. Aboyne is surrounded by semimature/mature garden ground and wooded areas which are particularly important to
the ambience and character of the settlement as well as the town’s conservation
area. Noteworthy buildings are the Huntly Arms Hotel, the old Free Church and the
Aboyne & Dinnet Parish Church, the War Memorial Building and St Thomas’s
Episcopal Church.

The Planning Objectives for the settlement are to:
•

Protect and enhance the role and attractiveness of the town centre.

•

Meet local housing needs, particularly affordable and specialised housing
needs including sheltered.

•

Sustain existing local services.

•

Provide local opportunity for employment.

Current Infrastructure:
•

Aboyne Primary School is forecast to be significantly over capacity in 2016,
along with Aboyne Academy. Further education provision will be required as a
result of any further allocations.

•

Aboyne Waste Water Treatment Works currently has limited capacity and
additional land allocations will require further provision to be provided.

•

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

Overview

EH1

Allocated for 135 houses (carried over
from Local Plan 2006).

Full planning permission has been
granted, construction in progress.

M1

Allocated for a mix of uses including 175
houses (with 60 in the first phase (20122016) and 115 in the second (2017-2023)
and 5 Ha of employment land. A
masterplan is required.

Masterplan in progress.

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

Overview

MA013

The site is in close proximity to local services and
relates fairly well to Aboyne (abuts the western
boundary), although does not provide a natural
extension of the town. The site is suitable for
small scale development and the scale of the
proposal is unlikely to have any significant
impacts on existing services.

6 residential units on land
adjacent to west of Aboyne
settlement.

Other options which are not preferred by officers
Reference Proposal

Overview

MA012

The proposal site currently comprises a significant
area of woodland which is of biodiversity value.
Whilst it is expected that some woodland could be
retained as part of the proposal, it is still likely to
have an impact. In addition, the site is in close
proximity to the River Dee Special Area of
Conservation (SAC).

20 residential units at
Dalwhing, Glen Tanar
Estate as part of enabling
development to conserve
listed buildings on the
estate.

The level of housing (20 units) is significant in a
location that has no services within walking
distance and is likely to result in high car
dependency. In addition, the site does not relate
or integrate well to the existing town.
As an enabling development proposal this site
could be pursued through the current Local
Development Plan policies, notably SG Enabling
Development 1.
MA020

105 residential units on
land at Haugh Farm,
Aboyne.

Site is gentle undulating farmland on the eastern
approach to Aboyne. Development of the site
would be very prominent, and would significantly
affect the landscape setting of the town.
In addition, development of the site may affect the
existing trees on the site as well as biodiversity
within the adjacent ancient woodland. The site
relates relatively well to the existing settlement but
some distance from the town’s centre which could
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result in higher car dependency.
MA024

180 residential units on
Land to the north of Castle
Park, Aboyne (As phase 2
(From 2023) in the next
LDP).

The site abuts the northern boundary of Aboyne
and existing allocation M1. There is currently
limited access to the site (in relation to the level of
housing it proposes) which could impact how
effectively it integrates with the town. Connecting
with M1 would be important for integration of the
site to its surroundings.
In addition, development of the site could affect
the existing trees on the site as well as
biodiversity within the adjacent ancient woodland.
The site is not in close proximity to any services
which may result in car dependency. It is
considered that the landform and surrounding
woodland would help contain landscape impacts.
The site was previously subject to examination as
part of a larger site (M85). The southern part of
the site was allocated in the LDP as site M1,
however it was concluded that ‘Any extension of
development northwards would constitute large
scale development in open countryside, which
would have significant landscape and visual
impacts. There is no justification for such largescale housing within the timescale of the
proposed Plan and there is no requirement for
housing development post-2023’.

MA030

3 residential units at Bal na
Coille, Aboyne.

The ancient woodland on the site and proximity to
River Dee SAC provide some environmental
constraints. Whilst the scale of the proposal is
very small, the site is very sensitive. Part of the
site lies within a protected area in the current
LDP. Bal na Coille is a Category C Listed Building
and any proposal should respect its setting.
The site lies within Aboyne’s settlement boundary
and should more appropriately be considered as
an individual planning application.

MA043

25 residential units on land
adjacent to Allach wood,
Aboyne in Phase 2 (from
2023).

The site contains a small area of flood risk in the
north and abuts ancient woodland/woodland to
the west and the River Dee SAC to the north. In
addition, there is a scheduled feature (and
protected area in the current LDP) immediately to
the south. Due to the protected area, the site may
be slightly detached from the settlement.
It is considered that the landform and surrounding
woodland would help contain landscape impacts
on the site. Access is provided from the south but
improvements may be required to accommodate
the increase in traffic and part of the access lies
outwith the site.

MA057 (2
sites)

Approximately 16
residential units on land at
Birsemore, Aboyne.

The sites are in close proximity to the River Dee
SAC and surrounding woodland, however are
unlikely to have a significant impact. They are
important to the setting of the existing housing
and development of the sites could result in a
cluttered pattern and negative landscape impact.
In addition, the sites do not form part of a
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settlement. The site is not within walking distance
of local services and may result in car
dependency.
The sites were previously subject to examination
and it was concluded that ‘both sites contribute to
the rural character of this community and their
development for housing would detract from this
character’. Consideration of these sites for
development should be made under the housing
in the countryside policy.

Conclusion
Aboyne is a very scenic and historical town for which its setting is very important. It
currently has 2 existing allocations which comprise a total of 310 dwellings - 195 are
programmed for delivery within Phase 1 (2012 – 2016) and a further 115 in Phase 2
(post 2017). On account of these current substantial existing allocations which satisfy
the Strategic Development Plan’s housing, there is no need for any further
allocations in Aboyne.
There are currently capacity issues in relation to education and waste water which
will likely require infrastructure improvements in order to accommodate any further
development.
A number of bid sites have been proposed in Aboyne, however only site MA013 is
considered to be potentially appropriate for development. There have been a number
of larger sites which have been considered unsuitable due to their scale and potential
landscape and environmental impacts.
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Alford
Alford is a thriving rural service centre, set within the Howe of Alford. The town lies
within a wide concave bowl of farmland which is characterised by intensive farming
and scattered settlements, bisected by the River Don. Alford is an attractive town
which is home to a number of valuable assets including Haughton Country Park,
Alford Heritage centre and Grampian Transport Museum. It is also the site of the
Battle of Alford, a nationally important battlefield.

The Planning Objectives for the settlement are to:
•

Protect and enhance the role and attractiveness of the town.

•

Meet local housing needs.

•

Sustain local services.

•

Provide local opportunity for employment.

•

Protect and Preserve the site of the Battle of Alford.

Current Infrastructure:
•

Alford Primary School is forecast to be significantly over capacity 2016, along
with Alford Academy. A new community campus is currently being
progressed.

•

Alford Waste Water Treatment Works currently has some capacity however
additional land allocations will likely require further provision to be provided.

•

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

Proposal

Overview

EH1

Allocated for 165 houses.

Site is under construction and due for
completion in 2017.

EH2

Allocated for 85 residential units.

Site has outline planning permission
with construction to follow on from
EH1 in 2017.

M1

Allocated for a mix of uses including
30 houses, 1.2 Ha of employment
land and community uses.

Site is currently school. Development
cannot be progressed until completion
of the new school on adjacent site.

M2

Allocated for a mix of uses including
44 houses, 1 Ha of employment land
and community uses.

Planning permission for mixed use
development has been approved.

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

Overview

MA036

This site provides the most reasonable option for
an additional allocation in Alford. It relates well to
the existing town and is in close proximity to local
services. It lies adjacent to existing new houses
which are currently located on the settlement
boundary and no significant landscape impacts
are anticipated.

60 residential units at
Wellheads, Alford.

Other Options which officer’s have not preferred
Reference Proposal

Overview

MA019

Residential development on
land at Greystone Farm
(approx 42 hectares),
Alford.

The size of the proposal site is significant in
relation to Alford and this level of development is
currently far in excess of what would be required.
The proposal is likely to have a significant impact
on the landscape and setting of Alford (particularly
from the south) as well as putting pressure on
existing services. In addition, the proposal would
disproportionately extend Alford to the west and
would also likely have significant traffic
implications for those frequently travelling east to
Aberdeen.

MA034

140 residential units with
open space and
landscaping on land at
Meikle Endovie, Alford.

Development of the site at the proposed scale is
likely to cause significant visual implications from
the eastern approach to the town. The site is very
exposed and development is likely to be very
prominent. Development on the site would appear
detached from the urban area of Alford and it is
recommended that should any part of this site be
brought forward, it is done so prior or in
conjunction with MA036.
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MA050

25 residential units at
Upper Haugh Croft, Alford.

The site is isolated from the town and not within
close proximity of any services. This scale of
development is significantly out of proportion with
its surrounding rural setting and few existing
houses. MA050 does not relate well to the
existing settlement and the scale of the proposal
is unsuitable for consideration under the housing
in the countryside policy.

MA068

Removal R3 allocation.

Removing the allocation of R3 in Alford would
remove the requirement for development on the
site to be associated with the now non-existent
Donside Community Care.
The site lies
immediately north of Alford Medical centre so
would provide a natural extension if required or
suitable site for any other community care or
medical uses. Whilst there are currently
constraints in funding healthcare projects, it is
considered that retaining the site for future
expansion of the medical centre would be
appropriate.

MA074

Reserve site for use as a
car park for Alford Town
Hall.

The site was previously reserved for use as a car
park in the Aberdeenshire Local Plan (2006) but
was never progressed and is now used for
travelling show people. The site is significant in
size and developing the entire site for car parking
would not be appropriate. It was highlighted that
there is a lack of car parking in Alford, however on
the basis that the site is currently in use, it is not
considered that it should be allocated for a car
park.

Conclusion
Alford currently has 4 existing housing allocations totalling 294. This provides a
sufficient and effective supply of housing land. Site M1 is currently constrained. This
site is currently home to Alford Academy and development of it can only be
progressed once the new school has been built on the site to the west of it (R1).
There is significant demand for a new school in Alford as the current Academy is
considerably over capacity. This issue was raised at the previous examination and
the reporter concluded that ‘it would be premature to allocate further land for housing
until there is more certainty about this proposed development’. Planning permission
for the new community campus school has recently been approved and current
projections indicate that it could be delivered in around 2015.
On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements along with the current school capacity
issues, there is no need for any further allocations in Alford between 2016 and 2021.
However, should further development be required, site MA36 would be the officer’s
preference.
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Banchory
Banchory is a thriving rural service centre, set on the north bank of the River Dee,
enjoying a scenic setting, surrounded on all sides by afforested hills. The town lies
on a steep south facing slope over looking the River Dee and hills beyond and
provides the gateway to Royal Deeside. The town has experienced considerable
expansion in recent years, extending it to the north, and along the flatland to the east
and west. However, development does not cross the south of the River Dee, which is
itself an internationally important wildlife site.
The older built fabric of the town is crowded between the line of the old railway and
the slope of the ridge to the north. The town comprises a mix of old and new, with
prominent buildings including the High Street Churches, the town hall and Council
offices, Burnett Arms Hotel and the recreational facilities in the park.

The Planning Objectives for the settlement are to:
•

Protect and enhance the role and attractiveness of the town.

•

Meet local demand for housing including special housing needs particularly
sheltered and affordable housing types.

•

Sustain existing services and provide opportunities for new services.

•

Provide local opportunities for employment.

Current Infrastructure:
•

Banchory Primary School is forecast to have capacity in 2016; however Hill of
Banchory Primary School and Banchory Academy are anticipated to be over
capacity.

•

Banchory Waste Water Treatment Works currently has some capacity,
however on the basis of existing allocations, further provision will likely be
provided.

•

Banchory has water treatment capacity.

•

Provision for new health centre is required.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 15 houses in the
first phase (2012-2016).

Application previously submitted but
no recent progress.

H2

Allocated for up to 50 houses in the
second phase (2017-2023). A
masterplan is required.

A Proposal of Application Notice has
been agreed subject to additional
requirements in conjunction with M2.

M1

Allocated for a mix of uses to
include up to 30 houses in the first
phase as a demonstration eco
village, tourism uses, and
community uses including playing
field, one full size football pitch, and
a park and ride facility.

A Proposal of Application Notice has
been agreed subject to additional
requirements.

M2

Allocated for a mix of uses to
include 345 houses and 2ha of
business land with 135 in the first
phase and 210 in the second. A
masterplan is required for the site.

A Proposal of Application Notice has
been agreed subject to additional
requirements in conjunction with H2.
Masterplan is pending.

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

Proposal

Overview

MA063

34 residential units at Upper
Lochton, Banchory.

The site lies on the north western edge of
Banchory. It is contained by existing
woodland which would improve integration
into the landscape; however development
could affect surrounding woodland and
associated biodiversity. The site is not
within close proximity of any services
which may lead to increased car
dependency; however there will likely be
scope to improve transport services near
the site.
The site abuts the existing settlement
boundary and there is access to the site
from the south and east. Access to the site
may require improvement to accommodate
the additional traffic of 34 houses. Whilst
the site lies some distance from Banchory
town centre, it is considered that the site
provides a suitable alternative for
development.

Other options not preferred by officers
Reference

Proposal

Overview

MA007

7 residential units at

The site is in close proximity to the River
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Dykehead Garage, Blackhall,
Banchory.

Dee Special Area of Conservation (SAC),
extensive woodland and is within a Local
Nature
Conservation
Site
(LNCS).
However, the principle of development has
been established (it is a previously
developed site), and the scale of proposal
is unlikely to have a significant impact on
these.
The site does not relate particularly well to
the existing settlement being over the river.
It is considered that the site should be
considered under the housing in the
countryside policy.

MA008

4 residential units on
Minnonie Field, Banchory.

The site is in close proximity to the River
Dee SAC and extensive woodland,
however the scale of development is
unlikely to have a significant impact on
these. The site lies over the river meaning
it does not relate particularly well to the
existing town.
In respect of its scale and location, it is
considered that such a proposal would be
more appropriately dealt with under the
housing in the countryside policy.

MA016

230 residential units and
associated community uses
on land at Braehead Farm,
Auchattie, Banchory.

The scale of the proposal is significant and
lies south of the River Dee from Banchory,
separating it from the main town. It does
not relate to the existing town and could
lead to car dependency through lack of
services. There are currently major
infrastructure issues in relation to drainage
capacity as well as access and roads
which would be required to be addressed.
Finally, it was noted at the previous
examination that the development of the
site would result in a significant landscape
impact from Scolty Hill.
The reporter concluded that this site along
with those proposed around Auchattie
nearby ‘would result in a major intrusion of
development into the countryside south of
the River Dee…the view from Scolty Hill…
would be significantly affected by these
developments. Major investment in roads
and drainage infrastructure would be
required to deliver these proposals. The
deliverability of any development within the
timescale of the proposed Plan is
uncertain’.

MA017

15 residential units at
Deebank, Banchory.

The site is currently in immediate proximity
to the River Dee SAC and a LNCS as well
as containing a significant area of mature
trees. All of these have biodiversity value
upon which development could have a
negative impact. The trees could provide
screening which would aid landscape
integration, however the scale of the
proposal is considered incompatible with
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the surrounding dwellings and natural
environment. It is acknowledged that the
principle of development has been
established adjacent to the site by the
existing dwellings, however they are not of
the same scale as this proposal.
The site was previously subject to
examination and the reporter deemed that
‘This 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. Deebank lies outwith the
settlement boundary of Banchory and any
small-scale housing on this site falls to be
considered against the appropriate policies
of the proposed Plan’.
MA048

9 residential units on Land at
Mains of Invery, Banchory.

The site is in close proximity to the River
Dee SAC and ancient woodland, but it is
not considered that the proposal would
severely impinge on these.
The site lies in a rural area outwith
Banchory and is poorly located in terms of
access to services and community
facilities. It does not connect to any existing
settlement and such a proposal should be
dealt with under the housing in the
countryside policy although this scale
would not be considered suitable.
The site was subject to the previous
examination for the same number of
houses and the reporter concluded that the
‘Mains of Invery is located in the
countryside to the south of Banchory. The
allocation of land for 9 houses at this
location would not be consistent with the
principles of sustainable development set
out in the vision and aims for the plan and
in the spatial strategy. Any housing
development at this location should be
assessed against the proposed Plan’s
policy for development in the countryside’.

MA054

10 residential units at
Banchory West, Banchory.

The site is currently in immediate proximity
to the River Dee SAC and a LNCS. All of
these have biodiversity value upon which
development could have a negative impact.
The trees could provide screening which
would aid landscape integration to the
south and further planting in the north may
help minimise the visual impacts from the
road (A93) to the north. However the scale
of the proposal is significant in relation to
the existing dwellings to the north. The site
lies in an area between Inchmarlo and
Banchory, and the proposal could
contribute to the coalescence of these two
separate but closely related settlements.

MA058

Community housing (70

As the area comprises a significant area of
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units), Community Care and
workshop developments,
The Corsee Project, North
West of Banchory.

woodland, any development has the
potential to have a negative impact.on the
site.
However the proposal is aimed to deliver a
mix of housing and possibly facilities that
would be particularly beneficial for the local
community. The bid proposes a concept
which would deliver sites for self build
housing, a recognised form of affordable
housing.
The site relates well to the existing
services in Banchory and is in fairly close
proximity to the high street. The southern
most parts of the site are easily accessible
to local services. There is also scope to
improve bus services to this area.
Development of this site was proposed as
an objection to the 2012 Local
Development
Plan.
The
reporter
summarised that ‘The Corsee Project
encompasses a large area of commercial
woodland….(and) envisages a community
led mixed development of housing,
workspace and care facilities within a
woodland
setting.
The
site
could
accommodate some 300 houses, including
affordable housing. Whilst this is an
innovative project, no site assessment has
been carried out and its deliverability has
not been tested. Accordingly, it would not
be appropriate to consider this proposal for
inclusion in the proposed Plan’.
From the reporter’s comments, it is evident
that further information is required. The
concept would be beneficial for local
people in Banchory, however the scale of
the site is significant and is likely to have
environmental impacts as well as access
issues. Allocating substantial development
in the west of Banchory could affect
congestion in the town centre as the east is
better connected. The site as it currently
stands is not suitable for development,
however a smaller proposal in the south
eastern portion would be considered
preferable.

MA060 (2
sites)

250 Residential units (From
2020-2026) at Banchory
North, Banchory.

The site lies in immediate proximity to the
Loch of Leys LNCA, and this scale of
development has the potential to impact on
local biodiversity and habitats in the area.
The scale of the proposal will likely have
some landscape impacts. This risk has
been noted by the application and a
Landscape impact assessment has been
submitted.
The site is not within walking distance of
local services which may result in car
dependency. There would be scope for
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future public transport. The site relates
fairly well the existing settlement boundary,
however
extends
the
town
disproportionately to the north east (which
is subject to significant development under
the current LDP), locating people further
from the town centre.
It should be considered whether there are
more appropriate sites in closer proximity
to the town that could provide some of this
housing if it is indeed deemed to be
necessary.
MA061

57 residential units at Upper
Arbeadie, Banchory.

Whilst the site relates fairly well to the
existing settlement boundary, it is slightly
disjointed from existing surrounding
houses. It is contained by some woodland
to the north and west which would help aid
integration into the landscape. The site is
not in close proximity to any services which
may result in increased car reliance.
However, there should be scope to
improve public transport to the site.
The site does contain an area of woodland
in the west, and removal of this would have
a negative impact on biodiversity. The
trees form part of woodland which extends
from the north, down the west to the south
west and removing them would break up
this corridor. The woodland would also be
important for the setting of the site and
should be retained.
In addition, the access to the site is limited
and would require significant improvement
to accommodate the associated traffic of
57 houses.

MA062

56 residential units at
Banchory Tillynarb,
Banchory.

The site lies just to the north west of
Banchory, but does not directly connect
with the settlement boundary. The site is
contained by existing woodland which
whilst minimises landscape impacts, also
isolates it somewhat meaning it does not
naturally integrate with the rest of the town.
It is considered that this site should only be
considered in conjunction with bid MA061
which lies between the site and the
settlement boundary of Banchory.
Development of the site could potentially
impact on the surrounding woodland and
associated biodiversity. The access to the
site is also currently limited and would
require improvement to accommodate the
associated traffic of 56 houses.

Conclusion
Banchory currently has 4 existing housing allocation comprising a total of 180 housing
units in the current plan period and a further 260 proposed in the second phase (20172023). Housing needs would appear to be met.
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On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements, there is no need for any further allocations in
Banchory. However, should further capacity be required, suitable alternatives have been
identified. It is considered that MA063 provides a possible option for further housing in
Banchory. MA063 relates well to the settlement boundary and whilst it still lies some
distance from the town centre, it abuts the settlement boundary and is considered to have
capacity to accommodate development.
There is an additional option which is considered preferable but would require the
amendment of a bid site. MA058 is an extensive site which is not considered suitable for
development in its entirety. The Southern segments of the site abut existing housing and
could provide additional development land which is accessible and well integrated to the
existing town. This site could be considered as a suitable alternative on a smaller scale to
the proposed bid. The bid also seeks to use this site to support self builds for local people
in the area which would also help provide much needed housing of greater affordability in
this extremely pressurised town.
No proposals for development of business land have been made.
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Cairnie
Cairnie is a small rural settlement which lies within the Dough of Cairnborrow
Landscape Character Area which is an area of rough upland farmland found between
Keith and Huntly. Cairnie lies between the Bin and the Balloch which form small
wooded hills and enhance the upland character of the landscape and dominate the
skyline. The settlement forms a linear settlement pattern, located along a single road
with Cairney Primary School at the western edge and the Cairnie Parish Church in
the east.

The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Sustain local services including the Primary School.

Current Infrastructure:
•

Cairney Primary School is forecast to be significantly under capacity in 2016.

•

Cairnie Waste Water Treatment Works has limited capacity and additional
provision will likely be required to accommodate further development.

•

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

Proposal

Overview

H1

Allocated for up to 8 houses.

Planning permission approved for 8
houses subject to a legal agreement.

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

Proposal

Overview

MA052

30 residential units at Land
at Binside, Cairnie, Huntly.

Whilst the site itself presents no significant
environmental issues, constraints exist in
relation to water provision and sewage capacity.
It is also considered that the scale of the
proposal is significant in relation to the existing
size of the settlement. Development of this
scale is likely to provide landscape implications.
Other than the local school, there are no other
services within the settlement which would likely
increase car dependency. It is unlikely that a
proposal of this size would instigate the creation
of further services, particularly due to the
proximity of Huntly.

Conclusion
Cairnie currently has an existing housing allocation (H1) for up to 8 houses which is
currently being progressed.
MA052 is proposed for 30 residential units which is significant in relation to the
existing settlement. Whilst development of this scale would help support the school
roll, there are infrastructure capacity issues and no services within the settlement.
The settlement as a whole is in a visually prominent location and the proposed scale
of development is likely to have landscape and setting implications.
On account of the current allocations which satisfy the Strategic Development Plan’s
housing requirements, there is no need for any further allocations.
There are currently other opportunities for development within Cairnie, as it is an
identified village within Appendix 1 of the rural development policy (Supplementary
Guidance: Rural Development 1) which allows organic growth of the settlement. This
therefore provides an additional opportunity to provide limited growth that is more in
keeping with the existing settlement.
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Clatt
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services

Reference

Proposal

Overview

H1

Allocated for up to 5 houses

Site constrained by Waste Water Treatment
tank – insufficient capacity. This was an officer
bid and limited progress has been made to
bring the site forward.

EH1

Allocated for 4 houses

No landowner information. Yet to be
progressed.

Conclusion
No proposed changes to this settlement.
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Craigwell, Aboyne
Key Planning Objectives for the settlement:
•

Provision of community recycling facility

Reference

Proposal

Overview

R1

Reserved for the provision of a
community recycling facility
adjacent to the existing council
yard.

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

Conclusion
No proposed changes to this settlement.
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Crathes
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Improve local services

Reference

Proposal

Overview

EH1

Allocated for 45 houses

An application for Full Planning Permission
APP/2013/1175 was submitted April 2013 for
45 units including 10 affordable houses and
remains pending.

Conclusion
The settlement objectives have been amended to remove the requirement to ‘resolve
issues associated with the existing waste water drainage’ which is being addressed
as part of the EH1 allocation. In addition, the objective to ‘sustain local services’ has
been amended to ‘improve local services’. The Primary School is forecast to be
significantly over capacity in 2016 and improving it would be beneficial.
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Drumblade
Drumblade is a small rural community lying just under 5 miles east of Huntly. It lies
within the Northern Rolling Lowlands Landscape character area which covers a
swathe of farmland extending into the Deveron valley to the north and to the
moorland of the Glens of Foudland in the south. There is a simple landscape pattern,
with large rounded rolling hills, which tend to draw the eye across the landscape to
more distant views. Drumblade is a dispersed group of houses along with Drumblade
Primary School which provides for the surrounding rural area.

The Planning Objectives for the settlement are to:
•

Sustain Primary School.

Current Infrastructure:
•

Drumblade Primary School is forecast to have capacity in 2016.

•

Drumblade has water treatment capacity.

•

There are no public sewers within the vicinity of the area.

Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 5
houses. Site is located
adjacent to a small
watercourse so flood risk
assessment may be
required.

Planning Permission currently pending on the site
for 5 houses.
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Development Bid sites
There are no officer’s preferences
Other Options which officer’s have not preferred
Reference

Proposal

Overview

MA009

5 residential units on
Field 2 opposite
Drumblade primary
school, Drumblade by
Huntly.

This bid would provide an extension to the
existing
allocation
H1.
The
combined
development (H1 and the bid site) would not be in
keeping with the existing surrounding housing
patterns which tend to follow the road. In addition,
the site would require access through H1.
The site is not in close proximity of any services
other than the school and a bus stop. Whilst an
additional allocation could benefit the school, it is
considered that development needs may be better
delivered through the housing in the countryside
policy.

Conclusion
On account of the current substantial existing allocations within the wider rural
housing market area which satisfy the Strategic Development Plan’s housing
requirements, no further allocations are required in Drumblade between 2016 and
2021.
MA009 lies immediately to the south-east of the existing H1 allocation and whilst it
provides additional houses which could support the primary school, it is not
consistent with the surrounding housing pattern. There is scope for further
development within this area which could be delivered through the housing in the
countryside policy (Supplementary Guidance: Rural Development 1).
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Drumdelgie
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Removal of dilapidated buildings to improve amenity

Reference

Proposal

Overview

M1

Allocated for up to 7 houses and 2
holiday units

An application for Full Planning
Permission APP/2012/0721 is still
pending. No recent communication
has been received from developer.

Conclusion
There are no proposed changes to this settlement.
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Finzean
Finzean is a small rural settlement set within the Deeside Landscape Character Area.
It lies within a more open agricultural basin between the River Dee and the Water of
Feugh. The village is divided into two parts along the B976 with the main village to
the west and Whitestone to the east. The village has a primary school, parish church
and hall along with a caravan park and hotel in Whitestone.

The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Sustain local services including the Primary School.

•

Maintain Woodland character and setting.

Current Infrastructure:
•

Finzean Primary School is forecast to have capacity in 2016.

•

No public sewers in the area.

•

There is sufficient water treatment capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 5 houses.

Planning permission granted and site being
progressed.

H1

Allocated for 10 houses
with 5 in the first phase
and 5 in the second.

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

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

Proposal

Overview

MA044

16 residential units at
Feughside, Whitestone,
by Banchory.

The scale of the proposal is significant in relation
to the surrounding settlement and is on a fairly
exposed site (from the east) which would result in
potential landscape impacts. The site is also in
close proximity to the River Dee Special Area of
Conservation and without drainage capacity, the
proposal may have a negative impact on the
waterway.
Whilst the site is in immediate proximity to a hotel
and caravan/camping park, there are also no key
services within close proximity of the site which
for a proposal of this scale provides an
unsustainable development pattern which is likely
to lead to car dependency.
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Conclusion
Finzean currently has 2 existing housing allocations totalling 15 houses. EH1 has
been progressed.
On account of the current allocations which satisfy the Strategic Development Plan’s
housing requirements, there is no need for any further allocations in Finzean.
The scale of bid site MA044 is not compatible with the existing village and therefore
not identified as an officers preference. There are currently other opportunities for
development within Finzean, as it is an identified village within Appendix 1 of the rural
development policy (Supplementary Guidance: Rural Development 1) which allows
organic growth of the settlement. This therefore provides an additional opportunity to
provide limited growth to support the primary school that is more in keeping with the
scale of the existing settlement.
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Forgue
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services, particularly Largue Primary School

Reference

Proposal

Overview

H1

Allocated for up to 5
houses

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

EH1

Allocated for 5 houses

Planning Permission in Principle (APP/2012/0430)
for Erection of 4 houses was granted early in 2013
and marketing is due to commence in Quarter 4 of
2013. This is likely to be a plotted sale to individual
purchasers and therefore key dates are very
difficult to provide as development will likely
proceed incrementally.

Conclusion
On account of the current allocations which satisfy the Strategic Development Plan’s
housing requirements, there is no need for any further allocations.
It has been proposed by a community council that a settlement objective for Forgue
should be to support the two primary schools in the parish. Forgue Primary School is
currently and forecast to be in 2016, significantly over capacity. However Largue
Primary School is forecast to be under capacity and it is a valid settlement objective
to support it.
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Gartly
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services including the Primary School

Reference

Proposal

Overview

EH1

Allocated for 3 houses

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

H1

Allocated for up to 5 houses

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

Conclusion
No proposed changes to this settlement.
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Glass
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services including the Primary School

Reference

Proposal

Overview

H1

Allocated for up to 5 houses

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

Conclusion
No proposed changes to this settlement.
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Glenkindie
Glenkindie is a small traditional village set within the rolling Donside Landscape on
the edge of the River Don. It lies just to the east of the Cairngorm National Park
boundary on a northerly route into the Park. The village has a local garage service
station with shop and a bowling green which not only provide for Glenkindie itself but
the surrounding rural area.

The Planning Objectives for the settlement are to:
•

Preserve the amenity of the village.

•

Meet local housing needs.

•

Sustain local shop/service station and Towie Primary School.

Current Infrastructure:
•

Towie Primary School nearby is projected to have capacity in 2016.

•

There is no public drainage provision in the area.

•

Towie has water treatment capacity.

Marr 38

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

Proposal

Overview

MA029

6 residential units on land
to the west of Glenkindie
Bowling Club, Glenkindie.

Whilst there is no public drainage provision, the
scale of the proposal is not significant and could
be supported through a private system. The site
lies immediately adjacent to the existing small
settlement of Glenkindie and does not pose any
significant environmental or landscape issues.
The scale of development is considered to be
appropriate in relation to the existing
surroundings and could help sustain the remote
rural community.

Reference

Proposal

Overview

MA028

Single residential unit on
land to the east of
Glenkindie Bowling Club.

Site is currently within existing allocation P1
which is protected to conserve the bowling
green and adjacent amenity land. It is therefore
not considered to be an appropriate location for
development. In addition, it is more appropriate
for a single dwellinghouse to be considered as
an individual application.

Other Options

Conclusion
Glenkindie is a small settlement which currently has a small petrol garage and
associated shop as well as a bowling green. There are currently no housing
allocations in the village, however it is an identified settlement within Appendix 1 of
Supplementary Guidance: Rural Development 1 which permits organic growth up to
20% of the existing size of the village. This therefore provides opportunity for limited
development around the settlement.
Allocating a small site such as MA029 may provide a further small scale opportunity
for development which could help support the villages’ services. Taking into
consideration the settlement objective of meeting housing needs, it is considered that
should this allocation be taken forward, there should an element of affordable
housing.
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Huntly
Huntly lies in a relatively flat depression at the confluence of the Deveron and Bogie
Rivers and is surrounded by afforested hills, which embrace it in a swathe of green.
The town grew out of the cross roads where the routes to and from crossing-points
on the two rivers met.
Today the main route north from the settlement is provided by the A97 (Banff) and
B9022 (Portsoy) Roads with Gordon Street still constituting the main access. Duke
Street’s significance has been enhanced, first with the coming of the railway, and
secondly with Tesco’s location at the western periphery of the town. The 18th Century
plan imposed a rectangular grid-iron layout in which the northeast quadrant remains
largely organic and defines the Old Town. New development should therefore not
detract from Huntly’s traditional character, and every opportunity should be taken to
exploit views of the surrounding terrain.

The Planning Objectives for the settlement are to:
•

Meet housing demand in the Strategic Growth Area.

•

Sustain existing services.

•

Provide opportunity for employment.

•

Protect and enhance the role of the town as a sub-regional service centre.

•

Protect and enhance the attractiveness of the town.

•

Build flood resilience.

Current Infrastructure:
•

The Gordon Schools currently have limited capacity for growth. Gordon
Primary School is forecast to be over capacity in 2016 and the Gordon
Schools are expected to have very limited capacity.

•

Huntly Waste Water Treatment Works currently has limited capacity for
further development but a growth project is currently in progress.

•

Huntly has water treatment capacity.

Marr 40

Marr 41

Marr 42

Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 105 houses.

Masterplan being progressed.

EH2

Allocated for 31 houses.

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

EH3

Allocated for 40 houses.

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

EH4

Allocated for 10 houses.

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

H1

Allocated for up to 485 houses in
the second phase of the plan (Post
2017). This site should be
masterplanned in conjunction with
EH1.

Masterplan being progressed.

E1

Allocated for employment uses.

Planning permission approved for
extension to adjacent workshop.

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

Overview

MA001

Development of the site is likely to affect the
setting and approach to Huntly. The site does not
relate well to the existing town and is not easily
accessible from the town centre which could result
in high car dependency.

Approximately 7.4 Ha of
residential use
Thorniebrae, Huntly.

The site was previously subject to examination
and the reporter stated that ‘It is located in an
elevated and visually prominent position close to
the junction of the A96 and A97 and any
development on this site would have a
considerable visual impact on the approach to
Huntly. It is also too distant from the town centre
and local services to be considered as a housing
site’.
MA003

90 residential units at
Gibston Bridge, Huntly.

The flooding issues on and surrounding the site
may cause future problems. The site also forms
part of the setting of Huntly from the north. There
are natural landscape buffers which currently
contain this part of Huntly and development would
therefore cause a landscape impact from the
north. The site is also not within easy walking
distance of the town which would increase car
dependency.
The site/s was subject to the previous
examination and the reporter identified that the
western portion of the site ‘is located in a visually
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prominent position close to the A96, and any
development on this site would constitute a
significant intrusion into open countryside’.
MA010

48 residential units on
fields opposite Linnorie
House, Huntly.

The site lies just south of Huntly, south of the A96.
It is detached from the town and does not relate
well to the existing built environment nearby which
is likely to result in a greater landscape impact.
The site also contains some flood risk to the south
and much of the western side of the site abuts the
flood risk area.
Development of the site will be conspicuous from
the A97 to the west. It is quite exposed along the
west by the road and development would be very
prominent from the adjacent A97.

MA045

30 residential units at
Battlehill, Huntly.

The site is in a fairly prominent location and has
the potential to have some landscape impact on
the approach and setting of Huntly. There are
existing dwellings in the south west of the site and
row of trees which would help contain some of the
visual impacts. However, development will likely
be prominent on the approach to Huntly from the
east. Whilst the site lies on the eastern boundary
of Huntly, it does not integrate particularly well to
the town. There is the potential to incorporate
access to the town which would not require use of
the A96.

MA046

8 residential units at
Lennox Terrace, Millbank,
Huntly.

The site lies within Huntly and relates well the
town centre. However, it contains a considerable
flood risk as well significant biodiversity value. The
site abuts the River Bogie and is covered in dense
scrub, woodland and mature trees. These issues
would be difficult to overcome. The bid also states
that the land could additionally provide an access
solution for EH2, however it is not considered that
this would be practicable.

MA047

250 residential units at
North East Growth Area,
Huntly (Corseknowes).

The scale of the site is significant which would
require extensive upgrades to infrastructure
provision and access. In addition, the site does
not currently integrate well with the existing town,
extending it disproportionately to the east.
Development of the site would have a detrimental
impact on the setting of Huntly and would
dominate the skyline on the approach from the
east. The site to the south west of this was subject
to the previous examination and the reporter
stated that ‘It is located in an elevated and visually
prominent position close to the junction of the A96
and A97 and any development on this site would
have a considerable visual impact on the
approach to Huntly’. It is considered that this site
would have a significantly larger impact on the
landscape setting and approach to Huntly.

MA051

Up to 20 residential units
on land at Corvichen,
Huntly.

The site lies to the south east of Huntly,
immediately adjacent to the small housing cluster
of Corvichen. Whilst the site relates well to
Corvichen, it does not relate particularly well to
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Huntly. The A96 divides Huntly and the site
meaning it is not very accessible from the town or
town centre. In addition, the scale of the proposal
(20 units) is significant in relation to adjoining
Corvichen and is out of keeping with the
surroundings.
Development in this location would be more
appropriately dealt with as an application under
the housing in the countryside policy.

Conclusion
On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements, no further allocations are required in
Huntly. The town currently has existing allocations totalling 671 houses. As yet none
of these allocations have been progressed. Waste Water capacity has been an issue
in the town and Scottish Water has initiated a growth project to be completed this
year (2013). However, there are no sewers to the east of the river which may
continue to cause problems for the existing housing sites. Once an appropriate
solution is established, there is considerable opportunity for these to be progressed.
Whilst a number of bid sites have been proposed for Huntly, it is not considered that
there are any sites which would provide a reasonable alternative. This is due to a
number of issues, most notably landscape impacts to the east and north-west, and
poor integration of sites to the south (due to the A96 immediately to the south of the
town).
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Inchmarlo
Inchmarlo is a self-contained Continuing Care retirement village west of Banchory. It
is set within the extensive Inchmarlo Historic Gardens which provide a scenic
backdrop to the retirement dwellings and listed Inchmarlo House which provides the
main service and facility centre of the community.

The Planning Objectives for the settlement are to:
•

Meet specific retirement housing needs of the Continuing Care Community.

•

Sustain local services associated with the Continuing Care Community.

Current Infrastructure:
•

Nearest schools to Inchmarlo are in Banchory. Banchory Primary School is
projected to have capacity in 2016, however Hill of Banchory Primary School
and Banchory Academy are anticipated to be over capacity.

•

Inchmarlo Waste Water Treatment Works has limited capacity for further
development.

•

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

Proposal

Overview

H1

Allocated for 60 houses
on a phased basis, as
part of the Inchmarlo
Continuing Care
Community subject to a
masterplan being
approved.

Planning permission was approved for 48 houses
in the western part of the site in 2009 which is
under construction. The remainder of the
allocation is likely to be progressed.

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

Proposal

Overview

MA004

5 dwellings at
Glencommon,
Inchmarlo.

The bid site comprises a significant area of land for
5 affordable houses. It is considered that more
could be accommodated on the site however this
may be inappropriate in relation to the surrounding
landscape and housing. An amendment to the site
area may need to be considered which would which
would be less likely to have visual implications. The
site relates well to the small number of surrounding
houses to the south and west, however is likely to
be car dependent due to its location.
The site does not lie within an existing settlement
and would ordinarily be considered under the
housing in the countryside policy. However
affordable housing would be beneficial in this
pressurised area and is unlikely to be delivered
without such an allocation.

MA031

In the region of 37*
residential units as part
of the Continuing Care
Retirement Community,
Inchmarlo.
*Bid does not stipulate exact
number of units, but identifies
that there are 163 built
retirement homes, and the
allocation of the site would
aim to bring that up to 200.

The proposal for retirement dwellings is compatible
with the neighbouring retirement village. The
proposal could result in a landscape impact from the
south due to the relatively steep south facing slope.
Mitigation measures could help minimise this,
however the appropriateness of this terrain for the
likely residents should be considered.
There are also infrastructure capacity issues which
would have to be overcome. The location of the site
relates well to the existing village, and residents will
be able to utilise the existing services. Whilst the
general location of the proposal may promote car
use, the residents are unlikely to undertake same
degree of travel that other proposals might - such as
taking children to school or commuting on a daily
basis.
The current allocation provides significant
opportunity for further development of the village
and at this stage it is not considered that this
allocation is required. However, it provides the most
suitable option for future expansion if additional
capacity was required.
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Other Options which officer’s have not preferred
Reference Proposal

Overview

MA014

The site relates fairly well to the existing houses
surrounding it, however Bridge of Canny East is
not a settlement and does not have any services
which could potentially result in increased car
dependency.

3 residential units on Land
to the east of Beltie
Cottages, Bridge of Canny
East, Inchmarlo.

Part of the site is located within an area of
identified flood risk. A flood risk assessment has
been submitted with the bid and this will be for the
consideration of appropriate consultees to
determine if it can be appropriately mitigated.
MA021

Inclusion of Queens Court
in the Inchmarlo settlement
boundary, and removal
from the Historic Gardens
Protected Area.

The site has already been developed for 42
holiday homes, therefore this bid does not require
the assessment of the development itself.
In terms of including the holiday homes within
Inchmarlo’s settlement boundary, whilst it is
considered that the site relates relatively well to
the existing settlement, the use of the site for
tourism is not consistent with the use of
Inchmarlo’s
Continuing
Care
community.
Therefore it is not considered suitable to include
this within the settlement boundary.
In terms of removing the site from Inchmarlo’s
designed landscape, it is currently included in
Historic Scotland’s Gardens & Designed
Landscapes Inventory and therefore would be an
issue of revision by them.

MA053

10 residential units at
Inchmarlo south, Inchmarlo.

The site is currently in immediate proximity to the
River Dee Special Area of Conservation (SAC)
and a Local Nature Conservation Site which are
both of biodiversity value and development could
potentially impact upon. The site is quite isolated
by the road to the north and waterway to the west.
In addition, it is not easily accessible to any
services.
Whilst there are a small number of houses to the
west of the site, they are separated by a waterway
and the site does not integrate with the existing
group. The site also lies to the south of
Inchmarlo’s settlement boundary and is separated
from the settlement by the road which would
affect integration.

MA055

Allocation of site with
Planning Permission
Principle (PPP) for
Tourism, Leisure and
Residential use, north of
Inchmarlo.

The site comprises a significant area of woodland
of which some areas will likely require to be
removed to accommodate the development. This
is also likely to result in visual and landscape
impacts.
In addition, the site does not relate to either of the
nearby settlements of Banchory and Inchmarlo.
The proposal is not consistent with the specialised
housing in Inchmarlo and the site lies approx 2km
from the service centre of Banchory. Development
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here is likely to result in increased car
dependency and does not provide a sustainable
pattern of development.
The proposal could however benefit the wider
area in terms of tourism and leisure facilities
which may promote other local services.
The site currently has PPP as a departure from
the LDP and is seeking an allocation to provide
certainty which would ultimately support delivery.
However, allocating the site only establishes the
principle of development which the current
application has already done. It is not considered
that an allocation is suitable or necessary.
MA067

20 residential units at
Bridge of Canny East,
Inchmarlo.

The scale of the proposal is quite considerable in
relation to its surroundings. The site lies just west
of Inchmarlo, and would extend from Bridge of
Canny East (not an identified settlement) to just
west of Inchmarlo. The site currently separates
the group and settlement and the development
could result in the coalescence of the two. There
are also likely to be visual and landscape
implications as a result of the proposal. The scale
of development in a location which has no
services would also result in increased car
dependency.

Conclusion
Inchmarlo currently has one allocation (H1) for 60 residential units associated with
the Continuing Care Community. Permission has been granted for 48 residential
units in the east of the site and the remainder of the allocation is likely to be
progressed within the current LDP timeframe.
However, on the basis of the current substantial existing allocations in the wider area
which satisfy the Strategic Development Plan’s housing requirements, no further
allocations are required in Inchmarlo between 2017 and 2023. It should be
established whether additional capacity is required to support the longer term
function of the Continuing Care community, for which MA031 would provide the most
suitable option however there are likely infrastructure implications associated with
this.
There are bid sites just to the west of Inchmarlo (Bridge of Canny East) which are
also considered within this statement. They lie outwith Inchmarlo’s settlement
boundary and should therefore be considered under the housing in the countryside
policy.
However MA004 proposes 5 affordable houses which could be particularly beneficial
in this pressurised location. They would be unlikely to be delivered in the absence of
an allocation. Whilst there is currently sufficient housing land supply; should there be
an identified need, MA004 is identified as an officer’s preference. Strict controls
would have to be placed on this site to ensure the houses are built at a price point
that would result in their affordability to income groups identified in the Housing
Needs and Demands Assessment as affordable.
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Keig
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services including the Primary School

Reference

Proposal

Overview

H1

Allocated for up to 5 houses after
2016

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

Conclusion
No proposed changes to this settlement.
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Kennethmont Distillery
Key Planning Objectives for the settlement:
•

Preserve the amenity of the village

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

Meet local housing needs

•

Sustain local services including the Primary School

Reference

Proposal

Overview

EH1

Allocated for 6 houses

An application for Planning Permission in
Principle APP/2008/4114 was granted for 9
houses, investigations are meantime taking
place with a consulting engineer regarding foul
drainage for the site prior further detailed
proposals being submitted.

H1

Allocated for up to 30 houses
with 15 delivered after 2016

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

H2

Allocated for 5 houses in 1st
phase of Plan

Planning Permission in Principle
(APP/2009/0798) granted for 4 units in
November 2012. No communication has been
received from developer in relation to bringing
forward further detailed applications.

E1

Allocated for employment use

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

Conclusion
No proposed changes to this settlement.
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Kincardine O’Neil
Kincardine O’Neil lies within the Deeside Landscape Character Area which is
associated with a rich vein of estates, woodlands and attractive small towns.
Kincardine O’Neil is no exception, nestled on the River Dee. The village is of historic
significance, set within an extensive conservation area which continues eastwards to
the listed Kincardine Castle and grounds.

The Planning Objectives for the settlement are to:
•

Protect and enhance the amenity and attractiveness of the village and
conservation area.

•

Meet local housing needs.

•

Sustain local services.

•

Provide local opportunity for employment.

•

Promote tourism.

Current Infrastructure:
•

Kincardine O’Neil Primary School is projected to be significantly under
capacity in 2016.

•

Kincardine O’Neil Waste Water Treatment Works has limited capacity and further
provision will likely be required to accommodate the development

•

Kincardine O’Neil has water treatment capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for up to 20
houses. A masterplan is
required.

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

EH2

Allocated for 8 houses.

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

M1

Allocated for mix of
employment uses including
8 houses and employment
uses.

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

E1

Allocated for employment
uses

Site in use and permission previously approved
for storage use. Employment use yet to be
progressed.

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

Overview

MA065

Much of the site is currently allocated in the ALDP
as EH1 (for 20 houses) and M1 (for 8 houses and
employment uses). It is logical to develop these in
conjunction to deliver a more integrated proposal
which more effectively relate to the existing
settlement.

Mixed use development
including 67 residential
units and 1 Ha employment
land on land south of North
Deeside Road, Kincardine
O’Neil.

There is a small part to the east of EH1 which
stretches along to M1 which is not currently
allocated, however it is not considered that this
presents any further issues. The site is in walking
distance to a number of services and it is
considered that this development within
Kincardine O’Neil provides a sustainable option.
The village is part of a large conservation area
and any development would have to take account
of its qualities and character.

There are no other Options
Conclusion
Kincardine O’Neill currently has existing allocations totalling 38 residential units and
employment land. There are two housing sites EH1 and EH2 which have yet to be
progressed.
Whilst EH1 is effective, EH2 contains and is adjacent to areas of flood risk which will
require a flood risk assessment. It is also identified as having a marketability
constraint in the Housing Land Audit. It should therefore be considered whether the
constraints can be overcome to make it effective. It may be appropriate to remove
this site from the plan.
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The bid MA065 incorporates sites H1 and M1, as well as a small additional area of
land linking the two. The bid proposes a significant increase in the numbers of
houses currently identified for the settlement. However the western part of the bid
site (EH1) was referred to in the previous examination. The reporter stated that ‘the
council has indicated that the increased allocation of 20 houses (from 15 houses)
only refers to the most northerly section of the site; the whole site having a larger
capacity’. The proposal for 67 houses is a significant increase from the previous 28
that the two sites are currently allocated for. However it is acknowledged that there is
greater capacity on the western part of the site.
There are potential infrastructure constraints within Kincardine O’Neil, and the
allocation of the site may provide a greater opportunity to address the issue. In
addition, combining the two allocations could help create a more integrated approach
to the village’s expansion for which a masterplan would be required. Finally it would
provide greater opportunity to support and sustain the falling school roll.
Strategically there is no identified need for further housing allocations, however
should circumstances change, it is considered that MA065 is a preferable option.
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Kirkton of Tough
Key Planning Objectives for the settlement:
•

Preserve the amenity of the village

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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Logie Coldstone
Logie Coldstone is a small rural village set on the edge of the Cromar Farmlands and
the Howe of Cromar Landscape character areas. It lies at the foot of the long slopes
of Morven on the edge of the Cairngorm National Park. The village itself is compact
with the Logie Burn flowing to the south. There is a hall and Primary School in the
village.

The Planning Objectives for the settlement are to:
•

Meet local housing needs particularly the provision of affordable housing.

•

Sustain Logie Coldstone Primary School.

•

Sustain and encourage local services.

Current Infrastructure:
•

Logie Coldstone Primary School is projected to be significantly under capacity
in 2016.

•

There is no public drainage provision in the area. High quality waste water
treatment would be required due to the sensitive watercourse in the village
(part of the River Dee Special Area of Conservation).

•

Logie Coldstone has water treatment capacity.
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Existing development allocations to be carried forward
Reference Proposal

Overview

M1

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

Allocated for a mix of uses
including 25 houses and
community uses. 15 houses
are due to be delivered in
the first phase and 10 in the
second.

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

Overview

MA040

The site would not have any significant landscape
impacts as it is contained within a woodland
setting. However this area of ancient woodland is
of significant biodiversity value and development
would likely require areas of woodland removal.
The site is also slightly detached from the existing
village.

6 residential units at
Blelack Estate, Former
Sawmill, Logie Coldstone.

There is already an existing housing allocation
which is considered to satisfy the existing need.
Development of housing in this location would
more appropriately be assessed through SG
Rural Development 1: housing and business
development in the countryside.
MA041

A caravan park and
convenience store at
Blelack Estate, former
sawmill, Logie Coldstone.

The site would not have any significant landscape
impacts as it is contained within a woodland
setting. However this area of ancient woodland is
of significant biodiversity value and development
would likely require areas of woodland removal.
The site is also slightly detached from the existing
village. The proposal could provide valuable
revenue for the local community as well as
providing a local convenience store which would
help promote sustainability. However there is
some uncertainty whether the size of the site
(Approx 2.5 Ha) could accommodate a caravan
park with convenience store, laundry, sanitary unit
and play area.
The site lies to the north east of 6 recently
developed log cabins which according to the
agent have been very successful. However, there
is an existing caravan park nearby, just on the
western edge of Tarland. This development could
be considered under SG Rural Development 1:
housing and business development in the
countryside.

Marr 59

Conclusion
Logie Coldstone currently has one existing housing allocation in the village for up to
25 houses over two phases which is yet to be progressed. In addition, it is an
identified settlement within Appendix 1 of the rural development policy (SG Rural
Development 1: housing and business development in the countryside) which
permits limited organic growth up to 20% of the existing size of the village. This
provides additional opportunity for development in and around the village which could
also help support the primary school.
On account of the current existing allocations which satisfy the Strategic
Development Plan’s housing requirements within the Rural Housing Market Area and
the existing opportunities within the settlement, there is no identified need for a
further housing allocation.
MA041’s bid for a caravan park and convenience store could provide an opportunity
to promote tourism and economic diversification within the village. However it is
considered that both proposals would be more appropriately considered under the
current rural development policy.
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Lumphanan
Lumphanan is a small village which lies within the Cromar Uplands landscape
character, to the north west of Banchory. Whilst characteristically a farmed moorland
edged landscape, it also has more open areas presenting wide visibility and long
views. Lumphanan itself is a traditional rural settlement with a number of local
services including Lumphanan Primary School, a local shop and pub.

The Planning Objectives for the settlement are to:
•

Allow for the development of community facilities.

Current Infrastructure:
•

Lumphanan Primary School is projected to be over capacity in 2016.

•

Lumphanan Waste Water Treatment Works has some capacity.

•

Lumphanan has water treatment capacity.
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Existing development allocations to be carried forward
There are no existing development allocations in Lumphanan
Development Bid sites
There are no identified Officer’s Preferences
Other Options that are not preferred by officers
Reference Proposal

Overview

MA042

The site fairly relates well to the settlement of
Lumphanan and is within walking distance of the
local primary school and shop as well as having
no major infrastructure constraints. However, the
site itself is in a very prominent position which is
likely to have an impact on the setting of the
village.

5 residential units at Kirk
View, Lumphanan.

The site was previously subject to examination for
8 residential units and the reported concluded that
‘The site at Kirk View comprises steep rough
ground in a prominent position. Any development
on this site would have a significant visual impact
on the setting of the village’.

Conclusion
On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements within the Rural Housing Market Area and
the school’s lack of capacity, no further allocations are required in Lumphanan. There
is an area in the north east of the settlement which was an allocation in the
Aberdeenshire Local Plan 2006 and currently has outline permission for 20 houses
but has not yet been progressed. It is considered that this, along with the
identification of Lumphanan within Appendix 1 of the rural development policy (which
permits limited organic growth) provides sufficient development opportunities within
the village.

Marr 62

Lumsden
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services including the Primary School

Reference

Proposal

Overview

EH1

Allocated for 6 affordable houses

Allocation carried forward from 2006
Aberdeenshire Local Plan with no
interest in the site.
No master plan, development
framework or planning application has
been received to date.

H1

Allocated for up to 30 houses with 15
delivered after 2016

Conclusion
There are no proposed changes to this settlement.
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No master plan, development framework
or planning application has been
received to date.

Monymusk
Monymusk is a small traditional estate village set within the Central Wooded Estates
Landscape Character of low hills and wide valleys. Monymusk is of historical
significance with the village square forming the central point of the conservation area.
In addition, the Monymusk designed landscape lies immediately to the west
surrounding the listed House of Monymusk. The woodland within the designed
landscape is an important part of the setting of the village.

The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Sustain local services including the Primary School.

•

Preserve the conservation area.

Current Infrastructure:
•

Monymusk Primary School is projected to have capacity in 2016.

•

Monymusk Waste Water Treatment Works currently has capacity.

•

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

Proposal

Overview

EH1

Allocated for up to 43
residential units with the
initial stages to be
located in the southern
half of site.

Site currently has planning permission and
construction has started in the southern part of the
site. A bid has been submitted to ensure the site
is retained as it will not be delivered within the
current plan period. However, as the site is
currently effective and allocated in the plan, it is
considered that this should be retained.

EH2

Allocated for 7 affordable
houses.

Planning permission approved.

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

Overview

MA018

The proposal site would fit in with the existing
village and allocation (EH1 should be developed
first). The site lies opposite the Monymusk
Designed Landscape and therefore would require
the proposal to be of high design quality. The site
contains flooding in the north of the site and
development should not take place here. In
addition development would result in the loss of
prime agricultural land but more positively the site
could be developed without removing any trees.
The site relates well to the existing village and
could help support the local primary school.

35-40 residential units in
land west of Monymusk
School, Monymusk.

There are no other options
Conclusion
Monymusk currently has 2 existing housing allocations totalling 50 houses. So far
only part of one site is in the process of being progressed and it is considered that
there is sufficient allocated land to meet the housing need. Whilst it is identified that
Monymusk Primary school is below capacity, it is considered that the existing sites
provide sufficient housing and should be delivered first.
On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements, no further allocations are required in
Monymusk between 2017 and 2023. Should further development be required, site
MA018 would be the most suitable option or could be considered for Phase 2.
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Muir of Fowlis
Key Planning Objectives for the settlement:
•

Preserve the amenity of the village

•

Provide local opportunity for employment

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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Rhynie
Rhynie is located in the pass between the ladder and Correen Hills. Tap o’ Noth’s
heathery slopes dominate the area in general and the village in particular, and the
character is one of mountainous terrain. Rhynie’s remoteness means that it has not
been subjected to speculative housing development, and what private housing there
is has taken place on an individual one-off basis, conforming to the pattern set down
in the 19th Century. Special care should be taken to safeguard the village’s rural
upland ambience.
The village’s main feature (and a significant asset) is the tree-lined stretch of green
public open space that abuts the Dufftown Road to the south and is separated into
two components by the Parish Church. Buildings of note are the Church and the War
Memorial.

The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Provide local opportunity for employment.

•

Sustain local services including the Primary School.

Current Infrastructure:
•

Rhynie primary school is projected to have capacity in 2016.

•

Rhynie Waste Water Treatment Works currently has capacity for anticipated
growth.

•

Rhynie Water Treatment Works currently has capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

H1

Allocated for up to 5
houses.

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

M1

Allocated for a mix of
uses including 25 houses
and employment land. 10
houses should be
delivered in the first
phases and 15 in the
second and 0.6Ha of
employment land.

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

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

Overview

MA002

The site is in close proximity to the main
settlement and is walking distance to the village
centre and school. An additional housing
allocation in Rhynie could be beneficial to
maintain the school roll and (limited) local
services. However the main problem with the site
is the very restricted access (single track which
continues on to a cemetery) to the site which
would be a major constraint, particularly for 16
houses.

16 residential units on
Manse Road, Rhynie.

The site was previously subject to examination
and the reporter stated that ‘the suggested
alternative site at Manse Road suffers from an
inadequate access and its allocation for housing
is inappropriate for this reason alone’.

Conclusion
On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements no further allocations are required in
Rhynie between 2016 and 2021. There are currently two existing housing allocations
which are proposed to deliver 15 houses in the first phase (2012-2016) and a further
15 in the second phase (2017-2021).
MA002 does not provide a suitable alternative site for development. Rhynie is
identified within Appendix 1of Supplementary Guidance: Rural Development 1 which
permits limited organic growth of the specified settlements. This currently provides
additional opportunity to develop in and around Rhynie, providing further opportunity
to support the school and local services.
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Ruthven
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services

Reference
EH1

Proposal

Overview

Allocated for 8 houses

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

Conclusion
No proposed changes to this settlement.
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Strachan
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain local services including the Primary School

Reference

Proposal

Overview

H1

Allocated for up to 15 houses with 7
delivered after 2016

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

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

Meet local housing needs

•

Sustain local services including the Primary School

•

Provide opportunity for local employment

Reference

Proposal

Overview

EH1

Allocated for 24 houses

Full Planning Permission for Residential
Development of 36 houses and Associated
Infrastructure (APP/2011/4027) was granted
permission in February 2013 subject to a
section 75 which is yet to be agreed.

M1

Allocated for up to 50 houses
and 1ha of employment land
with 20 houses delivered after
2016

A planning application is anticipated to be
submitted in 2015/2016 with delivery from
2016 onwards.

H1

Allocated for up to 10 houses

A planning application is anticipated to be
submitted in early 2015 with delivery from
2016 onwards.

Conclusion
There are no proposed changes to this settlement.
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Torphins
Torphins is a thriving village which lies between Banchory and Lumphanan on Royal
Deeside. It lies within the Cromar Uplands which is a farmed moorland edge
landscape merging into rough grazing land interspersed with afforested areas as the
eye lifts to the hills.
The village displays a somewhat disjointed development pattern with the ribbon
development on the A980 and Craigmyle Roads that extends the village’s reach by
over 1 kilometre. The village contains a number of buildings of architectural merit
including the Learney Arms Hotel and Hall, the Primary School, the War Memorial
Hospital, and the Parish Church.

The Planning Objectives for the settlement are to:
•

Preserve and enhance the amenity of the village.

•

Support local opportunities for employment.

•

Support and sustain local services.

Current Infrastructure:
•

Torphins Primary School is projected to have capacity in 2016.

•

Torphins Waste Water Treatment Works currently has some capacity.

•

Torphins has water treatment capacity.
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Existing development allocations to be carried forward
There are no existing development allocations in Torphins.
Development Bid sites
The following site has been identified as an officer’s preference
Reference Proposal

Overview

MA039

The northern part of the site is currently allocated as a
BUS site for employment uses.

Mixed used
development - 48
residential units and
business park at
Craigour Road,
Torphins (existing BUS
site)

The bid sought to change the use of the site from
business to mixed use (residential and business) as
well as extend its boundaries to the south. Planning
permission in principle for the northern half of the site
for residential use and business use in the southern
part has since been approved by Area Committee but
this still has to be approved by ISC.
If planning permission in principle is approved by ISC,
it is considered suitable for the site to be identified as
M (mixed use) or EH (existing) in the next plan.

Other options that are not preferred by officers
Reference Proposal

Overview

MA005

The site lies within a large area of flood risk which
only leaves a small area in the north not at risk from
flooding. In addition, the location and scale of the
proposal has the potential to have a significant impact
on the setting of the village. The site also abuts Beltie
Burn which is within the River Dee Special Area of
Conservation and the scale of development could
impact upon this.

50 residential units at
Annesley Farm,
Torphins.

The site was previously subject to examination and
the reporter identified that the combination of
associated issues meant it was not appropriate to be
allocated. The reporter outlined that ‘SEPA’s Flood
Risk Maps indicate that a large proportion of this site
is prone to localised flooding. Any development on
this site is restricted to two areas of higher ground to
the east and west. The Roads Authority has advised
that access and connectivity between these two areas
and to the public road network is likely to be
challenging due to potential land ownership and
flooding constraints. Two separate access points
would be required. The present edge of the settlement
is well defined by a belt of mature trees. Although the
visual impact of any development could be mitigated
by the proposal for informal open space and
landscaping on the lower ground adjacent to the Beltie
Burn, this is likely to have only minimal effect on a
housing development on the higher slopes.
Consequently, the proposed development would have
a significant impact on the landscape setting of
Torphins on the approach along the B993’.
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MA038

22 residential units at
Craigmyle Road,
Torphins.

The site is currently covered by extensive coniferous
woodland which is of biodiversity and landscape
value. The site is visible from the A980 and
development that is not carefully considered could
have a negative impact on the landscape. The site
does not connect particularly well to Torphins and
extends the village disproportionately to the east
which would also result in higher car dependency.
Accessibility to the public road network from this site
is limited to the Gallowcairn end, further divorcing its
relationship with the village.

MA056

54 residential units with
public square and
potential commercial at
Beltie Road, Torphins.

Whilst the site relates well to the village, the scale of
the proposal is significant in relation to the existing
village and is likely to result in some landscape
impacts on the approach from the north west. In
addition, this scale of development could potentially
affect the River Dee SAC which abuts the south
western edge of the site.
A larger version of the site was proposed in the
proposed plan and was subject to examination. The
reporter concluded that ‘Whilst the proposal is justified
on the grounds of being close to the village centre,
any development on site M1 would have an adverse
visual impact on the approach to the village from the
west and, consequently, on the character of the
village. It is not accepted that visual impacts are
contained and minimal. Furthermore, the lack of any
natural boundaries to development in this location
could lead to pressure for further development to the
south of Beltie Road. On balance, it is not considered
that there is sufficient justification for a mixed use
development in this location’.
Whilst the current proposal is for a smaller area than
previously, the scale of development remains the
same which is likely to have an impact.

Conclusion
On account of the current substantial existing allocations which satisfy the Strategic
Development Plan’s housing requirements in the Rural Housing Market Area, no
further allocations are required in Torphins between 2016 and 2021. The bid sites
proposed are all substantial in scale and are not considered appropriate alternatives
for the village. In addition, the proposed residential and business development on the
existing BUS which if approved will provide significant additional housing that had not
been planned for.
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Towie
Towie is a small rural village set within the rolling Donside Landscape on the edge of
the Cairngorm National Park. It lies on the outer edge of a large meander on the
River Don. A key feature of the Towie is the 19th Century Parish Church which lies in
the centre along with Towie Primary School which is another important community
asset not only to the village but a ten mile catchment of outlying glens.

The Planning Objectives for the settlement are to:
•

Meet local housing needs.

•

Sustain local services including the Primary School.

Current Infrastructure:
•

Towie Primary School is projected to have capacity in 2016.

•

There is no public drainage provision in the area.

•

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

Proposal

Overview

H1

Allocated for up to 5
houses. Site is located
adjacent to a small
watercourse so flood risk
assessment may be
required.

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

Development Bid sites
There are no officer’s preferences
Other options
Reference

Proposal

Overview

MA073

Residential use on Land
(0.2 Ha) west of P2,
Towie.

The size of the site and scale of potential
development (3-4 units) is compatible with the
surrounding houses and could help provide some
(albeit limited) support for the declining roll at the
school. There are no major constraints associated
with the site.

Conclusion
On account of the current allocations which satisfy the Strategic Development Plan’s
housing requirements, there is no need for any further allocations.
Towie currently has an existing housing allocation (H1) for 5 houses; however this
has not yet been progressed.
MA073 could accommodate approximately 3-4 houses, depending on their size.
There are currently other opportunities for development within Towie, as it is an
identified village within Appendix 1 Supplementary Guidance Rural Development 1:
housing and business development in the countryside which allows organic growth of
the settlement. This therefore provides the flexibility to develop the site when there is
a particular need so no allocation is considered necessary.
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Whitehouse
Key Planning Objectives for the settlement:
•

Provide local opportunity for employment

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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Marr Landward sites
Boghead, North of Alford

Bid

Grid Reference

Proposal

Overview

MA033

357585, 822467

Single
residential unit
on
site
by
Boghead

Site is very remote and poorly located in
terms of access to services and
community facilities. Bids put forward
for single houses outwith settlements
are not appropriate for formal allocation
and should be considered as an
individual planning application under
housing in the countryside.
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Bridge of Alford, Alford

Bid

Grid Reference

Proposal

Overview

MA035

356406, 817319

40 residential units
on land to the east
of Bridge of Alford

MA059

356084, 817376

18 residential units
at Bridge of Alford

MA035 contains some valuable
biodiversity (the waterway and
trees) which development could
affect. The scale of both proposals
is significantly out of proportion to
the existing village and the lack of
services will result in high car
dependency for residents on the
site. Development of the sites will
also have a significant impact on
the setting of Bridge of Alford,
particularly MA035 which will be
highly visible on the approach from
the north.
Any development proposals here
should be considered under the
housing in the countryside policy.
Bridge of Alford is an identified
village in Appendix 1 of the
Supplementary Guidance: Rural
Development 1 which permits
limited organic growth to identified
villages. It is considered that this
will provide a more appropriate
scale of development.
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Cammieswood, Banchory

Bid

Grid
Reference

Proposal

Overview

MA015

369817,
792406

Expansion of current
mineral extraction to
include landfill for inert
material and recycling
of soil, gravel and
stones
at
Cammieswood,
Blackness, Banchory

The principle of mining (through the
existing gravel abstraction area in the
south west of the site) has been
established and it may be appropriate
for further mining activities within the
site. However, due to the nature of
such a proposal, it is considered that
this should be subject to consideration
through a more specific application.
Sites are not specifically allocated
within the plan for mining use however
this area could be considered for
inclusion as broader area of search
within
Supplementary
Guidance
Safeguarding 7: Areas of search for
minerals.

MA026

369510,
792369

Single residential unit
on site to the south of
Gellan,
Strachan,
Banchory

MA027

369468,
792439

Single residential unit to
the south of Blarourie,
Strachan, Banchory
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The proposals are very remote and
poorly located in terms of access to
services and community facilities. Bids
put forward for single houses outwith
settlements are not appropriate for
formal allocation and should be
considered as an individual planning
application under housing in the
countryside.

Campfield, Torphins

Bid

Grid Reference

Proposal

Overview

MA022

365425, 800468

6 residential units
at
Campfield,
Torphins

Site is currently wooded with
biodiversity value and development
could impact on this. The scale of
the site is extensive for 6 units, and
development could result in impacts
on the landscape. The site is in
close proximity of a bus stop and
petrol station/shop. However a
proposal of this scale and location
would more appropriately be
considered under the housing in the
countryside
policy
SG
Rural
Development1.
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Culblean Cottages, by Tarland

Bid

Grid Reference

Proposal

Overview

MA006

351402, 803213

4 residential units at
Springbank
Croft,
Culblean Cottages, near
Tarland

The scale of the site is very
small and therefore unlikely to
present
any
significant
environmental issues. The
rural location of the site
however means that there
are no nearby services (other
than an outdoor centre and
hall) which will create a car
dependency.
On account of the scale and
rural location of the site, it
should be considered in
relation to the housing in the
countryside
policy
Supplementary
Guidance:
Rural Development 1

Marr 83

Glen Tanar Estate, By Dinnet

Bid

Grid Reference

Proposal

Overview

MA011

347301, 798279

20
residential
units at former
school,
Glen
Tanar Estate, By
Dinnet

The proposal is intended as enabling
development to secure the conservation
of the B listed school within the site.
The site lies within in relatively close
proximity to the River Dee Special Area of
Conservation and there is currently no
waste water capacity which could impact
on the river. This site is located in a
remote rural location and not within close
proximity of any public transport or
services. This scale of the proposed
development in this location without any
services is likely to result in higher car
dependency.
On the basis that the site is proposed as
enabling development, it is considered
that it should be pursued under the
current
Local
Development
Plans
enabling development policy - SG
Enabling Development 1.
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Hirn, Banchory

Bid

Grid Reference

Proposal

Overview

MA066

373118, 800149

14
residential
units at Hirn, by
Banchory

The site lies in a rural location,
approximately 2.5 miles from the nearest
service centre. Whilst there are a handful
of existing dwellings, the proposal is out
of proportion to its surroundings
particularly in the absence of any
services which would result in increased
car dependency.
The site was previously subject to
examination and it was concluded that
the site ‘lies within a landfill site’s zone of
potential contamination. Development
needs for the community would be
delivered better through the new rural
development policy’.
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Marywell, Aboyne

Bid

Grid Reference

Proposal

Overview

MA037

358355, 795834

50 residential units This scale of development in a
at Ballogie Estate, rural location that has limited
services (only a bus stop and
Marywell
nursery) is likely to create significant
car dependency and does not
promote a sustainable pattern of
development. It is also likely to have
landscape implications.
The scale of the proposal is out of
proportion with the surrounding
houses in the area and there are
likely to be significant infrastructure
constraints with there being no public
sewer within the vicinity of the area. It
is therefore not considered as
suitable for development.
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Montagarrie, Alford

Bid

Grid Reference

Proposal

Overview

MA032

357430, 817800

2 residential units
on
Mill
site,
Montgarrie

The site appears to be overgrown
scrubs/bushes which could be of
biodiversity value. There is a
potential issue in terms of
surrounding flood risk and the
sites’ proximity to waterways. An
environment report and flood risk
assessment was provided to
support the bid. However, on the
basis that Montgarrie is an
identified settlement in Appendix
1
of
the
Supplementary
Guidance: Rural Development 1
which permits limited organic
growth to identified villages, there
is no need to allocate the site
within the Local Development
Plan.
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Monymusk, former station and sawmill

Reference
Ma025

Grid
Reference

Proposal

Overview

8 residential units on
land
at
former
station and sawmill,
Monymusk.

The
site
contains
significant
biodiversity
value
which
development would have a negative
impact upon. In addition, the site is
isolated from Monymusk and does
not integrate with the existing
settlement. The location will also
result in car dependency. The site
also lies within the Monymusk
Designed Landscape for which the
development would have to take
account of. Development of the site
may also create issues for access
too. There are unlikely to be any
significant landscape implications
due to the woodland surrounding
the site.
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Oldyleiper, by Aboyne

Bid

Grid Reference

Proposal

Overview

MA023

355592, 796923

16 residential
units on Land at
Oldyleiper,
Birse,
By
Aboyne

The site lies within a more remote rural
area. Whilst there is a bus stop within
walking distance, the location of the site is
likely to encourage car dependency. The
scale of the proposal in relation to the
existing houses is significant and would not
provide a sustainable location for the
housing proposed.
The site was previously subject to
examination and it was concluded that the
proposal ‘would be excessive when
compared with the size of the existing
community. Oldyleiper is not a defined
settlement in the proposed Plan and the
allocation of land for housing in this location
would not be consistent with the principles
of sustainable development’.
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Wester Invery, Banchory

Bid

Grid Reference

Proposal

Overview

MA049

369236, 793764

Extension to Caravan Park
on Land at Wester Invery,
Banchory

The proposal is in close
proximity of the River Dee
Special Area of Conservation,
however, the principle of this
type of development is already
established on the adjacent site
and it is not considered that the
proposal will have a significant
impact. Whilst the proposal
would be beneficial for visitors
staying in the area, it is
considered that the proposal
would be more appropriately
considered as an individual
planning application in terms of
Supplementary Guidance Bus
4:
Tourist
facilities
and
accommodation.
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Conclusion
On account of the current substantial allocations which satisfy the proposed Strategic
Development Plan’s housing requirements, it is not considered that any further
allocations are required. However, there is a requirement to consider additional sites
should an identified need be established.
Of the landward sites outlined above, is not considered that any should be taken
forward as officers’ preferences should further allocations be required. A number of
the sites propose larger numbers of houses in remote rural locations which do not
provide a sustainable pattern of development. In some circumstances it is considered
that the proposal would more appropriately be assessed in terms of the existing
Local Development Plan policies.
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