Appendix Buchan
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 Buchan 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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Ardallie
Key Planning Objectives for the settlement:
•

Meet local need for housing.

•

Sustain existing local services.

Reference

Proposal

Overview

M1

Allocated for up to 30 houses with 15
delivered in the second phase

Site requires some local road
widening which is crucial to the
progress of any future planning
application(s). Road improvements to
be
approved
before
planning
application(s) can be progressed,
which has meant some delay to
bringing this site forward. It is
anticipated that planning applications
will be submitted in late 2013 / early
2014.

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

Sustain existing local services.

•

Meet the local need for new housing.

•

Provide opportunity for small scale employment.

Reference

Proposal

Overview

EH1

Allocated for 6 houses

Planning Application APP/2008/4399 for
4 dwellings refused in 2010 due to lack
of information on contaminated land and
drainage no further applications have
been submitted.

H1

Allocated for up to 31 houses

No master plan, development framework
or planning application has been
received to date. An application is not
anticipated for this site until Autumn
2015 with delivery 2017 onwards.

M1

Allocated for up to 16 houses and 8
small business units

No master plan, development framework
or planning application has been
received to date.It is anticipated that
planning applications will be submitted in
2014..

Conclusion
No proposed changes to this settlement.
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Boddam
Boddam is a small commuter settlement, set within a coastal strip which is dominated
by cliff-edged headlands, 1.5km south of Peterhead. Lying to the east of the A90,
Boddam was originally a fishing village, and grew significantly when RAF Buchan
was located on the terminal of the former Boddam railway line in the 1950s. It has a
small local economy, with the main industrial activity at the harbour and part of the
former RAF Buchan which closed in 2006. There is a primary school in the village.
The core of the village is now a Conservation Area. The remains of Boddam Castle
are located on a peninsula to the south of the settlement. Boddam is boarded by
Peterhead Power Station to the north, and the A90 and Stirling Village to the west.
Major energy developments, including several large transformer stations are
proposed to the northwest of Boddam under proposals set out in the National
Planning Framework 3. These will have significant implications on the landscape
around Boddam, although the settlement itself will be unaffected.

The Planning Objectives for the settlement are to:
•

Meet the demand and provide housing choice within the Strategic Growth
Area and Energetic corridor.

•

Provide opportunities for development related to Peterhead Power Station
and major energy developments, as set out in National Planning Framework
(NPF) 3.

•

Sustain existing local services, including Boddam Primary School.

Current Infrastructure:
•

There is capacity in Peterhead Academy and Boddam Primary School in
2016.

•

There is currently water treatment capacity.

•

Peterhead Waste Water Treatment Works has capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 6 residential units.

Planning application pending for 11
houses.

H1

Allocated for 6 residential units.

No master plan, development framework
or planning application has been
received to date. Draft 2013 HLA states
development to begin in 2016.

H2

Allocated for 9 residential units.

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 officer’s have not preferred
Reference

Proposal

Overview

Bcn009

3.5
hectares
of
employment land and 35
houses at Howe of
Boddam, Stirling Village,
Boddam.

The site is constrained and potentially can not be
developed as the entire site is within the consultation
zone for Peterhead Power Station. The site is also
within the proposed Stirling Hill Local Nature
Conservation
Site
that
seeks
to
protect
geomorphology interests, but the small scale of the
proposal is unlikely to adversely affect the qualifying
interests of the protected site.
Nonetheless, the site is visually prominent and is
located to the west of the A90(T) which segregates it
from Boddam, and its scale and location would result
in over development of Stirling Village, affecting its
character and setting. Two additional access points
off the A90(T) are proposed, but the likelihood of
delivery is uncertain.

Bcn010

7 residential
Lendrum
Boddam.

units at
Terrace,

The site is within the proposed Stirling Hill Local
Nature Conservation Site but the small scale of the
proposal is unlikely to adversely affect the reserve. It
may be more appropriate to allow organic growth
along Lendrum Terrace under policy SG Rural
Development 1. However, there may be a waste
water issue as soakaways have proven unsuccessful
in the area.
The amenity of this site may be affected by potential
electricity transmission infrastructure associated with
the R1 transformer station.

Conclusion
Boddam currently has three existing housing allocations totalling 21 dwellings. This
provides a sufficient supply of housing land capable of becoming effective. A
planning application is currently pending for 11 houses on site EH1 and the draft
2013 HLA reports that development on site H1 is to commence in 2016 and on site
H2 in 2017.
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On account of the existing allocations which satisfy the proposed Strategic
Development Plan’s housing and employment requirements along with the bid sites
segregation from Boddam, drainage issues affecting Bcn010, and potential
landscape impact it is unlikely that any further allocations are required in Boddam. In
light of these issues, it may be more appropriate to consider small-scale development
(i.e. organic growth) in Boddam under supplementary guidance SG Rural
Development1: Housing and business development in the countryside.
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Crimond
Key Planning Objectives for the settlement:
•

Provide housing choice within the Regeneration Policy Area.

•

Provide opportunity for employment within the Regeneration Priority Area.

•

Sustain existing local services.

Reference

Proposal

Overview

EH1

Allocated for 25 houses

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

H1

Allocated for up to 90 houses with No master plan, development
framework or planning application has
45 delivered in the second phase
been received to date.

E1

Allocated for employment uses

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

Cruden Bay
Key Planning Objectives for the settlement:
•

Provide local housing and meet local need within the Energetica Corridor.

•

Provide local opportunity for employment within the Energetica Corridor.

•

Sustain existing local services.
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Reference

Proposal

Overview

EH1

Allocated for 120 Houses

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

EH2

Allocated for 14 affordable houses

Aberdeenshire
Council
Property
Service site. Full Planning Permission
was granted in 2011 (application
reference APP/2010/3715) for 13
units. Site is currently under
construction.

H1

Allocated for up to 41 houses

No
master
plan,
development
framework or planning application has
been received to date. Site also
required to be masterplanned in
conjunction
with
adjacent
M1
allocation.

M1

Allocated for up to 200 houses and 2
hectares of employment land

Conclusion
There are no proposed changes to this settlement.
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Land owners agent has advised that
this site is constained by marketability
and smaller chunks of the site will
need to be brought forward in phases.
An enquiry to develop 20 houses on
part of the site was submitted in
March 2013. No application has been
submitted to date, but agent advises
that proposals are currently being
worked on.

Fetterangus
Key Planning Objectives for the settlement:
•

Provide choice of housing and meet local need for housing.

•

Sustain existing local services.

Reference

Proposal

Overview

EH1

Allocated for 24 houses

This development has been built out.

H1

Allocated for up to 26 Houses

Development has commenced on
site. Half of site has permission for 10
units which are being sold off as
individual plots. The existing yard was
in the ownership of Les Taylor (in
administration).

H2

Allocated for up to 27 houses after
2016

No
master
plan,
development
framework or planning application has
been received to date. The Agent has
advised that a masterplan is
anticipated in December 2013.

Conclusion
There are no proposed changes to this settlement.
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Hatton
Hatton serves as both a service centre for the surrounding rural area and as a
commuter village for Peterhead, Ellon and Aberdeen. While the majority of the
settlement is located to the north of the A90 a small number of houses, a hotel and
garage is located to the south. There is a range of services in the village, including a
primary school.
Although predominantly residential, the main employment
opportunity is provided by a national bakery, and there are business units to the
south of the A90.
Hatton is surrounded by undulating/rolling agricultural land, and the main part of the
village is set at a higher level than the main road, rising from the valley formed by the
Water of Cruden. To the north of Main Street the hillside falls away steeply only to
rise again towards Hatton Farm Road making this area difficult to develop. To the
east of Station Road, the land rises to create a plateau, which is partially protected as
site P1 to conserve the setting of Hatton. A tree planting scheme at Auchlethan
Farm creates a natural barrier to further growth of the village to the southwest.

The Planning Objectives for the settlement are to:
•

Meet housing need within the Strategic Growth Area and Energetica corridor.

•

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

•

Sustain existing local services, including Hatton Primary School.

Current Infrastructure:
•

There is forecast to be capacity at Ellon Academy and Hatton (Cruden)
Primary School in 2016.

•

There is currently water treatment capacity.

•

Hatton of Cruden Waste Water Treatment Works has limited capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 15 residential units.

Outline planning permission was
granted in 2010. Detailed application
to be submitted in 2013 with
construction beginning in 2014.

EH2

Allocated for 20 residential units.

Outline planning permission was
granted in 2009 with an extension for
reserved matters up to five years
thereafter.

H1

Allocated for 40 residential units in
the second phase of the plan.

For delivery post 2016. No master
plan, development framework or
planning application has
been
received to date.

E1

Allocated for employment uses.

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

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

Proposal

Overview

Bcn020

50 residential units at Hatton Vale
Development.

The site is well connected to the
existing settlement due to the proposal
for a footbridge, although the
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unclassified access road, off Rowan
Terrace will need to be widened. The
site fits into the landscape and
townscape setting, and the majority of
the existing trees could be retained as
part of the required open space.

Other options which officer’s have not preferred
Reference

Proposal

Overview

Bcn008

10.5ha employment land at Upper
Mill, Hatton.

The site proposes a large area of
employment land in the Energetica
corridor and the Strategic Growth
Area, but it is segregated from Hatton
by the Water of Cruden to the north
and playing fields and protected land
to the west (site P1 - to safeguard the
setting of Hatton). However, a new
footpath is proposed to link with the
settlement. Hatton of Cruden WWTW
will need to be upgraded, unless
sewage is pumped to Peterhead as
part of Scottish Water’s SR10
investment programme. There is low
demand for employment land in Hatton
as the premises at BUS1 is vacant and
E1 remains undeveloped. There is
also uncertainty as to whether
Transport Scotland would support
upgrading access into this site.

Conclusion
Hatton currently has three existing housing allocations totalling 75 dwellings. This
provides a sufficient supply of housing land capable of becoming effective. Planning
permission in principle has been approved for sites EH1 and EH2, but no detailed
applications have been submitted. The Hatton of Cruden WWTW will need to be
upgraded, unless sewage is pumped to Peterhead as part of Scottish Water’s SR10
investment programme.
Part of bid Bcn020 includes site EH2, and increasing site EH2 could improve
linkages between this site and Hatton, as well as helping to support the village’s
services in the long term. However, on account of the current substantial existing
allocations which satisfy local need, it is unlikely that further allocations are required
in Hatton. Nonetheless, should further development be required, site Bcn020 would
be an appropriate option in terms of both scale and location.
In relation to employment land provision, there is a sufficient allocation of
employment land in the Ellon to Peterhead Strategic Growth Area, most notably in
Ellon and Peterhead. Furthermore, the demand for employment land in Hatton is low
given the lack of development at sites BUS1 and E1. In addition, access off the A90
trunk road into site Bcn008 would need to be upgraded, and Transport Scotland has
previously not supported this.
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Longhaven
Longhaven is a small community that provides basic services for its surrounding rural
area including a shop and Post Office, village hall and primary school. The
settlement sits adjacent to a fast flowing section of the main Peterhead to Aberdeen
trunk road (A90) and as a result, potential growth is severely restricted for reasons of
public safety.

The Planning Objectives for the settlement are to:
•

Meet the need and provide housing choice within the Strategic Growth Area
and Energetica corridor.

•

Sustain existing local services, including Longhaven Primary School.

Current Infrastructure:
•

There is forecast to be capacity at Peterhead Academy and Longhaven
Primary School in 2016.

•

There is water treatment capacity for anticipated growth.

•

There is no drainage provision for waste water.
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Existing development allocations to be carried forward
Reference Proposal

Overview

H1

No master plan, development framework or
planning application has been received to date.
Housing Land Audit states the start date will
commence in 2016.

Allocated for 30 residential
units.

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

Overview

Bcn023

The A90(T) segregates this site from Longhaven
and Transport Scotland have not previously
supported development that increases vehicle
crossings over this road. Furthermore, given the
scale of this site and its location within an open
coastal landscape it would have a significant
landscape and visual impact. There is no sewage
facility serving this location and clarity from
Scottish Water is necessary to as to whether
sewage is pumped to Peterhead as part of
Scottish Water’s SR10 investment programme.
Finally, it is uncertain whether Longhaven Primary
School could be extended or relocated to the site
as its capacity will be exceeded and it is located
across the A90(T).

Mixed use development
including 330 houses up to
2026 and 17.44ha of
employment
land
at
Blackhill, Longhaven.

The site is also adjacent to the Buchan Ness to
Collieston Special Area of Conservation and
Special Protection Area, and the scale of
development combined with coastal core paths will
increase the number of people along the coastline.
As such, there is the potential for this development
to significantly impact on this designation.

Conclusion
Longhaven currently has one existing housing allocation totalling 30 dwellings. In
light of the scale of this settlement, this allocation provides a sufficient supply of
housing land capable of becoming effective.
Site Bcn023 is located within the Strategic Growth Area and the preferred strategy
identified for this corridor is to promote the majority of housing and employment
development in Peterhead. The scale of this proposal would also have an adverse
impact on the adjacent Buchan Ness to Collieston Special Protection Area and
Special Area of Conservation and the coastal landscape character. There is also no
waste water infrastructure serving Longhaven. Finally, it is unlikely, given previous
consultations that Transport Scotland would support upgrading access into this site,
unless there is a significant economic benefit (e.g. proposal(s) listed in National
Planning Framework 3). In light of the above and the existing housing allocation, no
further development in Longhaven is supported.

Buchan 17

Longside
Key Planning Objectives for the settlement:
•

Meet local needs for housing.

•

Sustain existing local services.

•

Provide affordable housing for local need.

•

Provide opportunity for small scale employment.

Reference

Proposal

Overview

M1

Allocated for up to 90 houses with 52
after 2016 and 1.7 ha of employment
land.

Part of the site is currently under
construction. An application for full
planning permission for a further 17
homes is pending (APP/2010/3343).

Conclusion
There has been a proposed new settlement objective to take into account the
employment land on the M1 site.
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Maud
Maud acts as a rural service centre for its surrounding area and as a commuter village.
Lying 2km south of the A950 Banff to Peterhead road, Maud was originally developed
around a cattle market (mart) and train station, both of which were located at its centre and
have since closed, along with Maud Hospital. These were major employers in the area,
but the mart has since been redeveloped, which includes a community service centre, and
the disused railway line has become part of the Formartine and Buchan Way, and its
station a business centre. A redevelopment opportunity still remains at Maud Hospital.
Maud continues to diversify in light of these closures and tourism and small business
development seems likely to continue to offer most potential for increasing employment
opportunities.

The Planning Objectives for the settlement are to:
•

Provide for local housing needs.

•

Sustain existing local services.

Current Infrastructure:
•

There is forecast to be capacity at Mintlaw Academy in 2016 but Maud Primary
School is projected to have limited capacity.

•

There is water treatment capacity.

•

Maud Waste Water Treatment Works has capacity.
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Existing development allocations to be carried forward
Reference Proposal

Overview

EH1

Allocated for 32
residential units.

No master plan, development framework or planning applica
has been received to date. Site deemed constrained
marketability grounds.

EH2

Allocated for 10
residential units.

Partially built. An estimated 4 plots without planning consent.

H1

Allocated for 75
residential units.

No master plan, development framework or planning
application has been received to date. Draft 2013 HLA states
the site is being marketed and that progress not expected
until 2016.

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

Overview

Bcn028

Development of the site may result in visual implications as
it proposes the removal of a commercial tree plantation on
the southern gateway into Maud. However compensatory
planting is proposed. The deciduous trees along the
boundary to the site should be retained if possible.

37 residential units
and 2 retail units at
Nethermuir District
Heating, Nethermuir
Road, Maud

While the district heating tower may initially appear
prominent in the landscape, the proposed landscaping will
provide screening in time. Nevertheless, the tower may
provide an interesting focal point in the southern approach
to the village. The tower will be no more prominent than a
farm silo, in this rural location, such towers are
commonplace.
This site would help to sustain local services, but it is likely
to result in Maud Primary School exceeding its capacity and
development of this scale may only be able to make
moderate contributions to address this issue.

There are no other options.
Conclusion
On account of the current substantial existing allocations which satisfy local need along
with the potential adverse visual impact and current school capacity issues, it is unlikely
that any further allocations are required in Maud. There are three existing housing
allocations totalling 117 dwellings which provides a sufficient supply of housing land
capable of becoming effective.
The likelihood of delivering site EH1 could be investigated as it has been allocated since
the 2006 Aberdeenshire Local Plan and no progress has been made to develop this site.
Should further housing need be identified, Bcn028 is identified as an officer’s preference.
While the district heating tower may be considered an unusual addition to the townscape,
its scale will be similar to a farm silo, a feature not unusual in such a rural location. The
use of such technology is both welcomed and promoted and, as proposed, is considered
to be acceptable. However the proposed development may result in Maud Primary School
exceeding its capacity and development at this scale may only be able to make moderate
contributions to address this issue.

Buchan 20

Mintlaw
Mintlaw, strategically located at the junction of the A952 and A950, serves both as a
commuter village for Peterhead and Aberdeen, and also a service center for the
surrounding rural area. Set within two landscape character areas (wooded estates to
the west and coastal agricultural plain to the east), the surrounding land is low
undulating agricultural land interspersed with very small pockets of trees to the east
and larger areas of woodland to the west, including Aden Country Park, which acts
as a natural barrier to development. It has a varied economic base which is centred
on the industrial estate located at the western edge of the settlement. There is a
wide range of services in the village including a library, doctor’s surgery and two
primary schools. Secondary education for both Mintlaw and Central Buchan is
provided at Mintlaw Academy.

The Planning Objectives for the settlement are to:
•

Enhance settlement’s role as rural service centre.

•

Provide for local housing needs (including provision of care for the elderly).

•

Provide opportunity for employment and retail.

•

Sustain existing local services.

Current Infrastructure:
•

There is forecast to be capacity at Mintlaw Academy and Pitfour Primary
School in 2016 but Mintlaw Primary School is projected to be over capacity.

•

There is currently water treatment capacity.

•

Mintlaw Waste Water Treatment Works has capacity.
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Existing development allocations to be carried forward
Reference Proposal

Overview

EH1

Allocated for 50 residential
units.

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

EH2

Allocated for 34 affordable
residential units.

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

EH3

Allocated for 50 residential
units.

Planning permission in principle refused under
Policy 8, SGLSD 1: Masterplanning, but the draft
2013 HLA confirms that the access issue with M1
has been resolved and reasonable to programme
site from 2017.

M1

Allocated for up to 500
residential units, including
services for the elderly, a
neighbourhood
retail
centre,
and
5ha
of
employment land.

Development Framework approved for this site. A
masterplan for the site is in development.

H1

Allocated
for
600
residential
units
and
include facilities for the
elderly.

Development Framework approved for this site. A
finalised masterplan has been submitted.
A
planning application is pending for 86 houses in
the SW corner of the site.

H2

Allocated for 15 residential
units.

No master plan, development framework or
planning application has been received to date.
Council not actively looking to dispose of site but
the future of this and other depots is under
scrutiny.

H3

Allocated for 20 residential
units.

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 officer’s have not preferred
Reference Proposal

Overview

Bcn006

30 residential units at
Nether Aden Road East,
Mintlaw.

The site is located on the edge of Mintlaw and
development would be very prominent, and
moderately exposed, although strategic landscape
could negate any negative issues. This site would
help to sustain local services, but Mintlaw Primary
School is predicted to exceed its capacity in 2016
and development of this scale may only be able to
make moderate contributions to address this issue.

Bcn019

20 residential units on
Land at Newlands Road,
Mintlaw.

Sited on BUS1 there is a balanced argument to
retain employment land near the centre of Mintlaw
or to continue with the development of housing to
the west, which may be more sympathetic to
neighbouring uses – school, housing and parkland.
However, site EH2 to the south remains vacant
and has become a gap site with new development
on either side. As such, preference is to develop
EH2 before reallocating BUS1 land for housing.
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Conclusion
Mintlaw currently has seven existing housing allocations totalling 1269.This provides
a sufficient supply of housing land capable of becoming effective. A development
framework for sites M1, H1 and EH3 has been approved, and masterplans are
commencing for these sites.
The likelihood of any progress on site EH1 is unknown as it has been allocated since
the 2006 Aberdeenshire Local Plan and no progress has been made to develop this
site.
Bcn019 proposes the reallocation of BUS1 to housing, but as site M1 is only at the
masterplan stage, there is limited supply of business land in Mintlaw at present.
Combined with EH2, which remains undeveloped nearby, it is preferred that site EH2
is developed before re-zoning BUS1 for houses.
On account of the current substantial existing allocations which satisfy local need
along with the current school capacity issues, and the preference to develop gap
sites before re-zoning safeguarded employment land for housing, it is unlikely that
any further allocations are required in Mintlaw.
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New Deer
Key Planning Objectives for the settlement:
•

Meet local housing needs

•

Sustain existing local services.

Reference

Proposal

Overview

H1

Allocated for up to 35 houses

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

H2

Allocated for up to 7 houses

Planning Permission in Principle
(application
reference:
APP/2011/2534) granted for 7 units
earlier in 2013. Further applications to
be submitted for detail of proposals
with an anticipated start on site in late
2014.

H3

Allocated for up to 40 houses after
2016

Alternative access arrangements are
being investigated due to land
ownership constraints. No master
plan, development framework or
planning
application
has
been
received to date.

Conclusion
No proposed changes to this settlement.
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New Leeds
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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New Pitsligo
Key Planning Objectives for the settlement:
•

Sustain existing local services

•

Meet local need.

•

Provide housing choice.

•

Preserve the amenity of the settlement.

Reference

Proposal

Overview

EH1

Allocated for 12 houses

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

EH2

Allocated for 10 houses

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

EH3

Allocated for 10 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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Old Deer
Old Deer serves as a commuter village for the surrounding larger settlements with
Peterhead to the east and Fraserburgh to the north. The setting and village of Old
Deer has been designated as a conservation area, the character and setting of the
village is enhanced by having Aden Country Park to the east and the South Ugie
Water to the North.

The Planning Objectives for the settlement are to:
•

Meet local need for housing

•

Maintain the character and setting of the settlement

Current Infrastructure:
•

Both Mintlaw Academy and Strichen Primary School are forecast to have
capacity in 2016.

•

There is currently water treatment capacity.

•

Stuartfield waste water treatment works has limited capacity.
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Existing development allocations to be carried forward
EH1

Allocated
houses.

for

10

No master plan, development framework or planning
application has been received to date. Action
programme states the site is to be marketed within a
five year period. The Housing Land Audit identifies
the site as constrained on marketability grounds.

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

Proposal

Overview

Bcn002

15 residential units at
Old Deer Housing
Land West.

This site is constrained as the scale of the proposal
would adversely impact on the landscape character of
the area and the townscape setting of Old Deer.
Furthermore, the nearest services are around 2km at
Mintlaw and Stuartfield. It would be more appropriate
to consider small-scale development (i.e. organic
growth) in Old Deer under supplementary guidance
SG Rural Development1: Housing and business
development in the countryside.

Conclusion
Old Deer currently has one existing housing allocation totalling 10 dwellings. The
EH1 site is currently constrained due to marketability but nevertheless this provides a
sufficient supply of housing land capable of becoming effective.
The proposal Bcn002 would change the character of the setting and may have an
adverse impact on the conservation area. The proposal would also not be
sustainable as the nearest services are 2km away. Therefore there is no need for
further housing allocations. Old Deer is also an identified settlement in Appendix 1 of
Supplementary Guidance Rural Development 1 which permits limited growth in the
village. It is considered that this will provide sufficient housing to support local
services.

Buchan 30

Peterhead
Peterhead is one of northern Aberdeenshire’s main service and employment centre.
Peterhead offers many different services including, shops, schooling and community
facilities. The town has three conservation areas within it each with a slightly different
character. Historically Peterhead was an established place for trade with fishing and
the local quarry the dominant economies. While the quarry is no longer in operation,
the fishing industry remains an important employer in the town. Since the 1970s the
town has expanded due to introduction of major oil industry services and the
development of the Peterhead Power Station. There are opportunities in Peterhead
for future development given the generally flat nature of the land and the location of
the A90.

The Planning Objectives for the settlement are to:
•

Enhance settlement’s role as regional service centre.

•

Sustain and enhance the vitality and viability of the town centre through the
redevelopment of vacant and derelict land and buildings.

•

Meet housing demand, including affordable housing, within the Strategic
Growth Area, Regeneration Priority Area and Energetica corridor.

•

Provide opportunities for development related to Peterhead Power Station
and major energy developments, as set out in National Planning Framework
(NPF) 3.

•

Build flood resilience.

Current Infrastructure:
•

There is forecast to be capacity at Peterhead Academy, Clerkhill Primary
School and Dales Park Primary School however Buchanhaven Primary
School will be over capacity. Burnhaven Primary School and Peterhead
Central Primary School will both be significantly over capacity in 2016 where
as both Longhaven Primary School and Meethill Primary School will be
significantly under capacity.

•

There is currently water treatment capacity.

•

Forehill waste water treatment works has capacity.
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Existing development allocations to be carried forward
Reference Proposal

Overview

EH1

Allocated
for
development.

housing

Planning Permission in Principle was granted
for 225 dwellings in 2010 subject to a legal
agreement, but there has been no progress
to date. HLA states the site is constrained
due to marketability.

EH2

Allocated for 130 houses.

The site is under construction for 120 houses
and is due for completion in 2018.

EH3

Allocated for 185 houses.

Masterplan has been approved for this site
and H1. Planning permission has been
granted for 84 houses. Part of the site is
under construction and is due for completion
in 2021.

H1

Allocated for 250 houses.

Masterplan has been approved for this site
and EH3. Draft 2013 HLA suggests this site
will not be delivered until site EH3 is
completed in 2021.

H2

Allocated for 1 house.

Planning application is pending for a single
house.

M1

Allocated for 1265 houses,
community facilities, and 4ha of
employment land.

A development framework for the whole site
and masterplan for part of the site is in
development.

E1

Employment Use.

No master plan, development framework or
planning application has been received to
date. Only activity is an extension to an
existing building, which is pending.

CC1

Commercial Centre.

No master plan, development framework or
planning application has been received to
date. Outline planning permission was
granted in 2009 for a bulky good
warehousing and full planning permission for
a hotel in 2010.

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

Overview

Bcn016

The site has development potential and would
provide an opportunity to improve the gateway
into Peterhead. Transport Scotland would
need to agree to allowing new access off the
A90(T) (as proposed) and this tends to only
be if a site is developed for a project of
significant economic benefit, There is also
potential for a pathway along the former
railway line to improve connectivity to
Peterhead. Any development on the site
would need to conform to the Peterhead
Development Framework, which focuses on
design solutions for this area, and will

Industrial/Commercial land at
Upperton, Peterhead
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Reference Proposal

Overview
encompass the Energetica vision and
Peterhead South Environment Masterplan.

Bcn017

Extension to existing industrial
estate at Wellbank, Peterhead

The site has development potential, although
its connectivity with Peterhead needs to be
resolved (i.e. bus service within the industrial
estate) and preference is for existing
employment sites in this area to be developed
first.

Bcn027

Employment land at
Collielaw, Peterhead

The site is around 240m west of Wellbank
Industrial Estate, which is an established area
of employment land to the south of Peterhead.
There is an opportunity to screen the site
along the watercourse that runs parallel to the
site. Depending on the sites use, it could
increase vehicle movements into the
countryside and moderately impact on air
quality. The site has development potential,
although its connectivity with Peterhead
needs to be resolved.

North

Other options which officers have not preferred
Reference

Proposal

Overview

Bcn004

Commercial/industrial
Howemuir,
west
Peterhead.

at
of

The site is adjacent to an established
industrial estate and includes brownfield land.
While the site is near an existing bus route, its
location would increase vehicle movements
into the countryside and moderately impact on
air quality.
In light of its proximity from
Peterhead, it would be more appropriate that
this site is developed under policy SG Rural
Development 1: Housing and business
development in the countryside. Furthermore,
sufficient employment land has been allocated
in Peterhead to meet satisfy the proposed
Strategic Development Plan.

Bcn005

Commercial/industrial/
Energetica at Forehill, west of
Peterhead.

The proposed site is just over 200m from an
established industrial estate to the west, but it
is 700m west of Peterhead, and is purely a
greenfield site. The site is screened from the
main road by a bund and vegetation. The site
is near an existing bus route, but its location
would increase vehicle movements into the
countryside and moderately impact on air
quality. In light of its proximity from Peterhead
it would be more appropriate that this site is
developed
under
policy
SG
Rural
Development 1: Housing and business
development in the countryside. Furthermore,
sufficient employment land has been allocated
in Peterhead to meet satisfy the proposed
Strategic Development Plan.

Bcn011

2 residential units on land
adjacent to Balmoor House,
Peterhead.

The site is constrained as a Tree Preservation
Order covers the entire site. However, it may
have development potential if the houses are
well sited and designed, but given its small
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Reference

Proposal

Overview
scale and location between the wider M1 site,
it would be more appropriate to consider this
application
as
an
infill
development
opportunity and realign the settlement
boundary to include the existing houses to the
west of the A90(T). A planning application for
two houses on this site is currently pending.

Bcn015

Retail/Destination shopping at
Damhead, Peterhead.

The site is undevelopable for retail use as it is
preferable for this site to remain as
employment land given the neighbouring uses
and that it is within the consultation zone for
Baker
Hughes
(chemical
hazard).
Furthermore, Transport Scotland is unlikely to
agree a new access point off the A90 trunk
road unless it is a development of national
importance. As such, access must be from an
existing point. The north-western boundary of
the site is also partially at risk form flooding.
CC1 has not been fully developed, which is an
established retail centre. Outline planning
consent was approved in 2009 for the
remainder of this site, but no further detailed
application has been submitted. As such,
development on the CC1 will be promoted first
before another site is identified. Furthermore,
this site would not be viewed as an extension
of site CC1 as it is divorced from site CC1 by
the A90(T) and existing employment uses.

Bcn022

15 residential units on land at
Inverugie, Peterhead.

The site is undevelopable as it is at risk from
flooding and constrained due to its potential
impact on the setting of three nearby
Scheduled Ancient Monuments. In light of
this, along with potential adverse landscape
and townscape impacts, this site is not
suitable for development.

Conclusion
Peterhead currently has six existing housing allocations totalling 1831 dwellings. The
EH1 site is currently constrained due to marketability but nevertheless this provides a
sufficient supply of housing land capable of becoming effective.
On the account of the current substantial existing allocations which satisfy the
proposed Strategic Development Plan’s housing and employment requirements, it is
unlikely that any further allocations are required in Peterhead. However, should
further development be required, site Bcn016 for industrial/ commercial land would
be an officer’s preference along with Bcn017 to extend the industrial estate and
Bcn027 for employment land. The site Bcn027 was previously allocated for major oil
and gas related works which has now been changed to employment uses which is
why the site is an officer’s preference. These proposals are officer’s preferences in
terms of both scale and location.
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Rora
Rora is a rural settlement which is situated to the north of the River Ugie and acts as
a commuter village to Peterhead, 5.8km away. It has a small village hall located near
the heart of the settlement. Rora is known for the horizontal parallel nature of the
streets with one major vertical street running through the settlement. The settlement
is dominated by scattered rural development.

The Planning Objectives for the settlement are to:
•

Provide for local housing needs in the Regeneration Priority Area.

•

Define the settlement boundary of Rora.

Current Infrastructure:
•

There is capacity at Peterhead Academy however St Fergus Primary School
is forecast to have limited capacity in 2016.

•

There is currently water treatment capacity.

•

There is no public drainage provision in the area.
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Existing development allocations to be carried forward
Reference Proposal

Overview

H1

Allocated to deliver a public park opposite the
village hall, the draft 2013 HLA reports completion is
due between the years of 2015-2017 at a rate of 2
houses per year.

Allocated for up to 6
houses.

Development Bid sites
There are no officer’s preferences.
Other options which officer’s have not preferred
Reference Proposal
Bcn024

5 residential units
Smithy Croft, Rora.

Overview
at

Development of the site would change the
landscape characteristics of the area by introducing
ribbon development along the one major vertical
road within the settlement. This would form a
substantial infill area where scattered rural
development is the dominant character at present..
There are also very limited services in Rora with the
nearest service centre 3km away at St Fergus.
With only a notional bus stop at the village hall, and
no school or shops in the settlement, no further
allocations are supported.

Conclusion
Rora currently has one existing housing allocation totalling 6 dwellings. This provides
a sufficient supply of housing land, which can be made effective.
The proposal Bcn024 would significantly change the landscape setting of Rora by
introducing ribbon development. The proposal at this stage would also not be
sustainable as Rora has no bus or local services. In light of the above and the
existing housing allocation, no further development in Rora is supported.
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St Combs
Key Planning Objectives for the settlement:
•

Sustain existing local services.

•

Provide for need for housing locally and in the Regeneration Priority Area.

Reference

Proposal

Overview

H1

Allocated for up to 40 houses with 20
houses delivered after 2016

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

EH1

Allocated for 7 houses

2 of 7 houses are consented/built, but
marketability constraining further plots
coming forward.

EH2

Allocated for 40 houses

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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St Fergus Gas Terminal
Key Planning Objectives for the settlement:
•

Provide opportunity for major oil and gas developments.

•

Provide opportunity for employment within the Regeneration Priority Area.

There are no allocated development sites.
Conclusion
There are no proposed changes to this settlement.
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St Fergus
St Fergus serves as a commuter village to Peterhead as well as to the St Fergus gas
terminal along with focus on local business activity. There is a range of facilities
within the settlement which include a car showroom, a shop and a primary school. St
Fergus has developed alongside the A90 which now acts as an eastern boundary to
the settlement preventing further development to the south eastern edge of the
settlement.
The Planning Objectives for the settlement are to:
•

Sustain existing local services.

•

Meet local and provide a mix of housing in the Regeneration Priority Area.

Current Infrastructure:
•

There is capacity at Peterhead Academy however St Fergus Primary School
is forecast to have limited capacity in 2016.

•

There is currently water treatment capacity.

•

St Fergus Scotston Waste Water Treatment Works has capacity.
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Existing development allocations to be carried forward
Reference Proposal

Overview

H1

Allocated for up to 55 houses.

No
master
plan,
development
framework or planning application has
been received to date. A masterplan
will be required for this site.

H2

Allocated for up to 2 houses.

Planning permission has been granted
for 2 houses on this site.

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

Overview

Bcn021

This site is constrained as there is insufficient
capacity in the local primary school to accommodate
the proposed development together with site H1. It
is noted that there has been no progress with H1
and bid Bcn021 could be a potential future option.
The bid site is well connected to the settlement,
although it is on a minor road and would require
better linkages with St Fergus/ Kirkton. The setting of
the adjacent listed St Fergus Parish Church is
unlikely to be adversely affected.

25 residential units on
land at Kinloch Road, St
Fergus.

Conclusion
St Fergus currently has two existing housing allocations totalling 57 dwellings. This
provides a sufficient supply of housing land capable of becoming effective.
On account of the current existing allocations which satisfy local needs, it is unlikely
that any further allocations are required in St Fergus. However, should further
development be required, site Bcn021 could be a possible option, in terms of its
connectivity to the settlement of St Fergus.
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Strichen
Strichen serves both as a service centre for the surrounding area and as a commuter
settlement as it is well located to Fraserburgh and Peterhead. The area has a mixture
of services including a small shop, pharmacy, bowling green and a primary school.
Strichen sits within is a valley formed by the North Ugie Water and four small hills
with the surrounding area being undulating agricultural land with large areas of
woodland to the south across the North Ugie Water. Strichen was developed as a
planned settlement, and is largely covered by a conservation area designation. Due
to the setting of Strichen being within the river valley, there are limited opportunities
for future development.

The Planning Objectives for the settlement are to:
•

Sustain existing local services.

•

Meet local housing need.

•

Maintain the character and setting of the settlement.

Current Infrastructure:
•

Both Mintlaw Academy and Strichen Primary School are forecast to have
capacity in 2016.

•

There is currently water treatment capacity.

•

Strichen waste water treatment works has capacity.

Existing development allocations to be carried forward
Reference Proposal

Overview

EH1

Allocated for 15 houses.

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

EH2

Allocated for 12 houses.

Site is under construction for 17 houses.
Due to be completed in 2015.

H1

Allocated for 50 houses.

Planning Permission in Principle has been
granted subject to a legal agreement, for
the eastern half of the site (28 houses).
Ownership and local flooding issues may
constrain the western half from coming
forward.
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Development Bid sites
There are no officer’s preferences.
Other options which officer’s have not preferred
Reference Proposal

Overview

Bcn018

The site is constrained as it is located
prominently on the lower flanks of Mormond
Hill and would be visually intrusive, resulting
in potential adverse impacts on the setting
of Strichen Conservation Area and the listed

32 residential units on land at Hospital
Brae, Strichen.
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Reference Proposal

Overview
buildings within it. The development would
also break the skyline of development
especially when being viewed from the
cemetery at the south.

Bcn026

0.75Ha of residential Development on
land on northwest of Ugie View, Strichen.

This site is located in a very prominent
location on the lower flanks of Mormond Hill
and would be visually intrusive, by breaking
the existing skyline when being viewed from
viewpoints to the south making the site
constrained. The development could also
result in potential adverse impacts on the
setting of Strichen Conservation Area and
the listed buildings within it.

Conclusion
Strichen currently has three existing housing allocations totalling 77 dwellings. This
provides a sufficient supply of housing land capable of becoming effective.
The two proposals (Bcn018 and Bcn026) would have a negative effect on the setting
of Strichen and break the current skyline for built development. The proposals could
also have adverse effects on the setting of the Strichen Conservation Area.
On account of the current substantial existing allocations which satisfy local needs
and the potential adverse impact on Strichen Conservation Area and local landscape,
no further allocations are required in Strichen.
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Stuartfield
Stuartfield serves as both a service centre for the surrounding rural area and as a
commuter village for Peterhead and Aberdeen. Stuartfield was a planned town built
with four wide streets radiating outwards from a central square. Stuartfield lies within
a valley formed by four small hills with several small water courses running through it,
the surrounding area is flat agricultural land interspersed with trees. The area has
several services including a small shop and a primary school. There are opportunities
in Stuartfield for future development given the flat nature of the land, however given
the planned layout of Stuartfield, development opportunities should be well linked to
the settlement by respecting its traditional layout.

The Planning Objectives for the settlement are to:
•

Sustain existing local services.

•

Meet local housing needs.

Current Infrastructure:
•

Both Mintlaw Academy and Strichen Primary School are forecast to have
capacity in 2016.

•

There is currently water treatment capacity.

•

Stuartfield waste water treatment works has limited capacity.
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Existing development allocations to be carried forward
Reference

Proposal

Overview

EH1

Allocated for 15 houses.

The site is under construction and is due for
completion in 2015.

EH2

Allocated for 5 houses.

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

EH3

Allocated for 10 houses.

The site is under construction and is due for
completion in 2013.

H1

Allocated for up to 75
houses.

For delivery post 2015. No master plan,
development framework or planning application
has been received to date.

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

Proposal

Overview

Bcn013

Increase existing site
H1’s phase 2 allocation
from 25 to 50 houses on
Land at Hillview Farm
east of Stuartfield.

The site has development potential as it would
not have any adverse impacts for the landscape
quality. Due to the scale of development it could
have a positive effect due to the provision of
affordable housing for the area.

Bcn014

34 residential units at
Stuartfield West.

The site has development potential as the site is
well connected to the existing settlement and fits
well into the landscape.

Conclusion
Stuartfield currently has four existing allocations totalling 105 dwellings. This provides
a sufficient and effective supply of housing land.
Site R2 is reserved for sport and community facilities including a health centre, but
the NHS has confirmed that a replacement health centre is no longer required in
Stuartfield and that developer contributions should instead be sought for an
extension at Mintlaw Surgery.
Stuartfield Primary School has potential capacity for an additional 60 houses. Taking
into account the allocation of 75 houses at site H1, it is likely that there will only be
sufficient capacity for either site Bcn013 or site Bcn014. Further investigation is
required on the potential to increase the capacity of the primary school with an
additional classroom. In addition, waste water capacity would need to be addressed.
On account of the current substantial existing allocations which satisfy local needs, it
is unlikely that any further allocations are required in Stuartfield. However, should
further development be required, the most suitable option for development would be
Bcn013. The development would not have adverse impacts on the landscape quality,
is connected to the settlement and is on land already allocated for housing (H1).
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Buchan Landward sites
Longside Airfield, Glendaveny

Bid

Grid Reference

Proposal

Overview

Bcn003

407770,847721

Glendaveny by
Longside,
Peterhead
should be listed
as a settlement
under SG Rural
Development 1
to allow houses
under the 400m
rule

Glendaveny has no local community
services with the nearest service centre
is 1.6km away at Peterhead, and no
need has been identified. It would be
more appropriate to consider future
greenfield development proposals in
Glendaveny
under
SG
Rural
Development1: Housing and business
development in the countryside.

Bcn007

407509,846958

Employment
use (classes 5
and
6)
at
Longside
Airfield

This is a large isolated site measuring
98
hectares
and
represents
a
redevelopment opportunity of part of the
former WW2 Longside Airfield, part of
which overlaps bid Bcn012 to the east.
However, the east and west edges of
the site are within the consultation zone
for several pipelines and much of the
site is within the consultation zone for an
explosives storage plant of hazardous
material, which is located to the south of
the site.
Longside Airfield is a WW2 airfield and
is an archaeological site listed in the
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Sites and Monuments Record. Remains
of the World War II airfield are still
visible, and the bid includes all of one
former runway and parts of two others.
However, supporting information states
that the bid excludes much of the former
WW2 remains, as it recognises the
historical nature of this site. A memorial
with a car park is located to the SW of
the site.
It is noted that this bid provides the
opportunity
to
masterplan
the
redevelopment of much of this former
airfield and avoids the piecemeal
development that has occurred around
the edges of the airfield, but much of the
site has returned to nature and is
currently used for sheep grazing. Gorse
bushes cover areas of runway that have
not been cleared/used for storage.
Finally, part of the northern runway,
which is excluded from the bid, is still in
use for air traffic, and its operation now
and in the future must not be adversely
affected
by
any
redevelopment
opportunity.
Bcn012

408017,847066

Industrial estate
(classes 4, 5
and
6)
at
Longside
Airfield

This bid seeks to extend the existing
industrial Estate at Tortorston to the
north, and it provides an opportunity to
plan the redevelopment of part of the
former WW2 Longside Airfield and avoid
the piecemeal development that has
occurred around the edges of the
airfield. It is a large isolated site
measuring 41 hectares and partially
overlaps bid Bcn007 to the west.
However, the eastern part of the site is
within the consultation zone for several
pipelines and much of the site is also
within the consultation zone for an
explosives storage plant of hazardous
material, which is located to the
southwest of the site.
The bid includes the majority of one
former
runway
and
existing
buildings/features, which are listed in the
Sites and Monuments Record, and
although much of the site has returned
to nature and is currently used for
grazing, their setting could be adversely
affected by this proposal.
Part of the northern runway, which is
adjacent to the site, is still in use for air
traffic, and its operation now and in the
future must not be adversely affected by
any redevelopment opportunity.
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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.
Of the landward sites summarised above, there are none identified as officers
preferences to be considered if further allocations are required.
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