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Infrastructure Services

REPORT TO INFRASTRUCTURE SERVICES COMMITTEE - 29 NOVEMBER 2018
ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2021 – MAIN ISSUES
REPORT AND SUPPORTING DOCUMENTS
1

Recommendations
The Committee is recommended to:
1.1

Consider the comments made by Area Committees.

1.2

Consider the proposed Main Issues Report for the Aberdeenshire
Local Development Plan 2021 in the context of the on-line Interim
Environmental Report of the Strategic Environmental Assessment,
the Assessment under the Habitat Regulations.

1.3

Approve the publication of the Main Issues Report for the
Aberdeenshire Local Development Plan 2021 for public
consultation as an “Officers’ Report” for a period of consultation
of 12 weeks.

2

Background / Discussion

2.1

The principal statute is the Town and Country Planning (Scotland) Act 1997.
Under Part 2 of the subsequent Planning legislation, set out in the Planning
etc. (Scotland) Act 2006, Aberdeenshire Council is obliged to prepare and
publish a Local Development Plan for the area. The obligation is to prepare a
Plan which sets out:

2.2

a)

A spatial strategy, being a detailed statement of the Planning
Authority’s policies and proposals as to the development and use of the
land,

b)

Such other matters as may be prescribed, and

c)

Any other matters which the Planning Authority consider it appropriate
to include.

In preparing a Local Development Plan the Planning Authority:
a)

Are to take into account the National Planning Framework,

b)

Are to have regard to such information and considerations as may be
prescribed, and
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c)

May have regard to such other information and considerations as
appear to them to be relevant.

2.3

Where the land to which a Local Development Plan relates is within a
Strategic Development Plan area, the Plan prepared must be consistent with
the Strategic Development Plan.

2.4

In carrying out their duty the Planning Authority are tasked with monitoring
changes to the principal physical, economic, social, and environmental
characteristics of the area and the impact of the policies and proposals
contained within the Local Development Plan. They are to publish a
statement as to this duty carried out by the Planning Authority. Section 16 of
the Act requires the Planning Authority to publish a Monitoring Statement.
This has been prepared and is published on the
https://www.aberdeenshire.gov.uk/planning/plans-and-policies/ldp-2021/
webpage.

2.5

With a view to facilitating and informing their work in preparing a Local
Development Plan, Section 17 of Part 2 the Act obliges the Planning Authority
to first compile a Main Issues Report as a key document in front loading
effective engagement on the Plan and aligning development planning with
Strategic Environmental Assessment (SEA). Early views on the Main Issues
Report have been sought from Area Committees to determine whether there
are any factual changes that may need to be made to a draft of the Main
Issues Report.

2.6

The following documents have been published at
www.aberdeenshire.gov.uk/LDP2021 to support the Main Issues Report:
a)

A copy of a draft Proposed Local Development Plan (in order to show
the impact of the changes we are proposing on the existing Plan);

b)

The interim Environmental Report from the Strategic Environmental
Assessment; and

c)

An appraisal of the draft Proposed Local Development Plan under the
Habitat regulations.

Other assessments will be necessary to support the publication of the
Proposed Local Development Plan in approximately 12 months’ time includes
Strategic Flood Risk Assessment, Transport Appraisal, and Equalities
Assessment.
2.7

This version of the Main Issues Report does not overwrite or change any part
of the existing Local Development Plan 2017, which remains the decision
making document of Aberdeenshire Council for consideration of planning
applications.

2.8

The Main Issues Report is a consultation document and Members are being
asked to agree that the Main Issues Report can be published to allow for
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comments on its contents to be received. It is appreciated that Members may
not agree with all aspects of the Main Issues Report but the document is
designed to create debate and discussion and Members will be asked in the
future to consider all comments received during the consultation exercise and
to make decisions taking cognisance of all the comments received. It is
important that Members avoid being seen to make decisions on matters
contained in the Main Issues Report at this stage so as not to potentially
prejudice future decision making on particular matters.
2.9

Wherever possible Officers have sought to resolve the issues raised during
Area Committee discussions, but as indicated above, the opportunity to agree
the content of the Proposed Local Development Plan comes after
consideration of all comments received to the Main Issues Report. The Main
Issues Report remains a discussion document.

2.10 The Area Committees provided a wide range of comments on the draft Main
Issues Report which has allowed the Planning Service to improve the
document. Relevant extracts of the Area Committee minutes are shown in
Appendix 2a, along with a detailed list of where the Service think that change
should be made to assist interpretation and provide clarity. Extracts of the
minutes of the Area Committees when they discussed the Main Issues Report
are contained in Appendix 2b.
2.11 The draft text of the Main Issues Report is contained in Appendix 3. The
draft settlement statements are included in six sections contained in
Appendix 4 which is split into the respective areas.
2.12 Full engagement is proposed on the Main Issues Report. Community
Councils have already been advised of the need to use the next 5 months to
ensure that their views on the proposals can be made productively.
Publication of the Main Issues Report is anticipated on 14 January 2019 with
closure of the consultation period on 15 April 2019. A short internet film is
proposed, and the Local Development Plan newsletter will be used to highlight
particular topics during the consultation period.
2.13 Members should note that the Service intends to allow on-line public access
to an Officer produced draft Proposed Local Development Plan during the
Main Issues Report consultation period to assist stakeholders and
communities to make comments on the Main Issues Report.
2.14 It is anticipated that a new Planning Act will be presented for Royal Assent in
2019. The Planning Service is confident that by undertaking actions such as
publishing a draft Proposed Local Development Plan along with the Main
Issues Report will ensure compliance with any changes that the new Act may
require.
2.15 The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this Report and their comments are
incorporated within the Report. They are satisfied that the Report complies
with the Scheme of Governance and relevant legislation.
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3

Scheme of Governance

3.1

The Committee is able to consider this item in terms of Section B.1.2 of the
List of Committee Powers in Part 2A of the Scheme of Governance. This
power allows the Area Committee to consider, comment on, and make
recommendations to any other appropriate Committee on any matter or policy
which impacts their Area.

4.

Implications and Risk

4.1

An Equality Impact Assessment has been carried out as part of the
development of the proposals set out above. It is included as Appendix 1
and the following impacts have been identified which can be mitigated as
described:
•

Impact on visually impaired resolved by using “reading” publication
software (Adobe Acrobat)

The following impacts have been identified which cannot be fully mitigated as
explained:
•

Impact on members of the public with mental impairment

4.2

There are no staffing and financial implications.

4.3

The following Risks have been identified as relevant to this matter from the
Corporate Risk Register.
•

•
•

Reputation management on the basis of not publishing a Main Issues
Report when we advised we would do so in the Development Plan
Scheme.
Social risk through not putting in place a scheme to allow the provision of
sufficient homes and businesses for our communities.
Environmental challenges associated with climate change risks

and:
•

•
•
•
•
•

Community Empowerment in terms of not allowing communities to have
early sight of the proposed issues for the Aberdeenshire Local
Development Plan 2021.
Active Travel in terms of the policy support required to achieve active
travel from new developments.
Regeneration, particularly in the four regeneration towns.
Climate Change and the impacts of new development on conservation
and mitigation of climate change issues.
Affordable Housing provision.
Flood Protection through prohibiting development in areas that may flood.
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•

Economic Development through the provision of sufficient land for new
and expanding economic development proposals.

All as they appear in the Directorate Risk Registers.
4.4 There are no specific impacts anticipated on town centres. Issues in the Main
Issues Report enhance the protections already given to such areas.

Stephen Archer
Director of Infrastructure Services
Report prepared by Piers Blaxter, Policy Team Leader
Date 12 October 2018
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APPENDIX 1
EQUALITY IMPACT ASSESSMENT
Stage 1: Title and aims of the activity (“activity” is an umbrella term covering policies,
procedures, guidance and decisions).
Service

Infrastructure Services

Section

Planning and Building Standards

Title of the activity etc.

Main Issues Report

Aims of the activity

Identify issues to be explored for the Proposed Local
Development Plan

Author(s) & Title(s)

Piers Blaxter, Policy Team Leader

Stage 2: List the evidence that has been used in this assessment.
Internal data
(customer
satisfaction surveys; Assessment of performance of Aberdeenshire Local Development
equality monitoring
Plan 2017 (ALDP 2017).
data; customer
complaints).

Internal consultation
with staff and other
services affected.

Engagement with Future Infrastructure Requirements (FIRS) group
including Transportation, Housing, Education and Sports and
Recreation Services.

External consultation
(partner
organisations,
community groups,
and councils.

Consultation with key stakeholders and others including
Community Councils, Scottish Natural Heritage, SEPA, Historic
Environment Scotland, Scottish Government and others.

External data
(census, available
statistics).

Use of statistics relating to past performance of policies and uptake
of development allocations in the Local Development Plan 2017.

Other (general
information as
appropriate).

None
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Stage 3: Evidence Gaps.
Are there any gaps in
the information you
currently hold?

No

Stage 4: Measures to fill the evidence gaps.
What measures
Measures:
will be
None
Taken to fill the
information gaps
before the activity
is implemented?
These should be
included in the
action plan at the
back of this form.

Timescale:

Stage 5: Are there potential impacts on protected groups? Please complete for each
protected group by inserting “yes” in the applicable box/boxes below.
Positive
Negative
Neutral
Unknown
Age – Younger
Yes
Age – Older
Yes
Disability
Yes
Race – (includes
Gypsy Travellers)

Yes

Religion or Belief

Yes

Gender –
male/female

Yes

Pregnancy and
maternity

Yes

Sexual orientation –
(includes Lesbian/
Gay/Bisexual)
Gender reassignment
– (includes
Transgender)
Marriage and Civil
Partnership

Yes

Yes

Yes
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Stage 6: What are the positive and negative impacts?
Positive
(describe the impact for each of the
protected characteristics affected)

Impacts.

Please detail the
potential positive
and/or negative
impacts on those with
protected
characteristics you
have highlighted
above. Detail the
impacts and describe
those affected.

Negative
(describe the impact
for each of the
protected
characteristics
affected).
Impact on visually
impaired members of
the public. They are
unable to read the
maps.
Impact on members of
the public with mental
impairment. They are
unable to understand
the Plan itself.

Stage 7: Have any of the affected groups been consulted?
If yes, please give
details of how this
was done and what
the results were. If
no, how have you
ensured that you can
make an informed
decision about
mitigating steps?

No

Stage 8: What mitigating steps will be taken to remove or reduce negative impacts?
These should
be included in
any action plan
at the back of
this form.

Mitigating Steps.

Timescale

A specialist reader is available from the Policy Team to
describe map based information for any visually impaired
stakeholders.
Attention will be drawn to the facility in Adobe Acrobat
Reader to read documents aloud as required.

At all times

In the final
document

Stage 9: What steps can be taken to promote good relations between various groups?
These should be
included in the action
plan.

None

Item: 4
Page: 26
Stage 10: How does the policy/activity create opportunities for advancing equality of
opportunity?

There are no issues associated with equalities in the document.

Stage 11: What equality monitoring arrangements will be put in place? How the EIA will
be used to monitor the proposal
These should be
included in any action
Complaints levied against the Local Development Plan 2021
plan (for example
will be logged and assessed for disability discrimination issues.
customer satisfaction
questionnaires).
Stage 12: What is the outcome of the Assessment?
No negative impacts have been identified –please
1
explain.

2
Please complete
the appropriate
box/boxes

Negative Impacts have been identified, these can be
mitigated - please explain.
* Please fill in Stage 13 if this option is chosen.

Negative impacts will be mitigated by the provision of a reader for
online mapping and the use of a PDF reader facility.

3

The activity will have negative impacts which cannot
be mitigated fully – please explain.
* Please fill in Stage 13 if this option is chosen

* Stage 13: Set out the justification that the activity can and should go ahead despite the
negative impact.
Planning is a very visual subject, requiring reference to maps and plans which are not
easily translatable for people with a visual impairment. Actions are proposed to minimise
these impacts. Other disabled groups, particularly those with cognitive disabilities are also
hard to engage with, but with no obvious solution at this time.
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Stage 14: Sign off and authorisation.
1) Service and
Team

Sign off and authorisation.

2) Title of
Policy/Activity

3) Authors: I/We
have completed the
equality impact
assessment for this
policy/ activity.

Piers Blaxter
Aberdeenshire Local Development Plan 2021 Main Issues
Report
Name: Piers Blaxter
Position: Team Leader
Date: 28 August 2018
Signature: Piers Blaxter

Name:
Position:
Date:
Signature:

Name:
Position:
Date:
Signature:

Name:
Position:
Date:
Signature:

4) Consultation
with Service
Manager

Name: Bruce Stewart
Date: 17 October 2018

5) Authorisation by
Director or Head of
Service

Name: Robert Gray
Position: Head of Service
Date: 5 November 2018

Name:
Position:
Date:

6) If the EIA relates to a matter that has to go before a Committee,
Committee report author sends the Committee Report and this form, and
any supporting assessment documents, to the Officers responsible for
monitoring and the Committee Officer of the relevant Committee. E.g.
Social Work and Housing Committee.

Date:

7) EIA author sends a copy of the finalised form to:
equalities@aberdeenshire.gov.uk

Date:

(Equalities team to complete)
Has the completed form been published on the website? YES/NO

Date:
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APPENDIX 2a

Supporting text and policies
Issue
Policies
Will allocated
sites remain
active for 10
years as the
next plan is
likely to remain
effective for 10
years.

MIR Page

Change Sought

Action Taken

General
comment

Need to allocate
adequate amount of
land for development
to cover the 10 year
period.

It is acknowledged that if the
Planning (Scotland) Bill is
passed as currently drafted,
the statutory duration of the
Plan shall be 10 years.
There is an effective supply
of land for the next 5 years
and the land supply shall be
reviewed in 5 years’ time to
ensure that adequate land is
available for development for
the following 5 years.

(Buchan)

No change considered
necessary.
Chapter 1 Introduction
Evaluation of
Page 3
Policy
(Formartine)

Regional Issues
Impact of
Page 5
Brexit
(Banff and
Buchan)

Public
Transport

Page 5

(Formartine)

Reference should be
made to the objective
to “Support the
delivery of the Health
and Social Care
Strategic Plan”.

Text has been added to
page 3 of the Report.

The “Introduction”
chapter has referred
to Brexit as a negative
or unknown influence
on land use planning.

Changes have been made to
the text within the report to
reflect both positive and
negative aspects of the
predicted impact of Brexit.

There may be an
inconsistency
between the pattern of
development being
promoted and
proximity to public
transport.

Land allocations have been
made in line with the size
and scale of settlements with
noticeably smaller
allocations in inaccessible
places.
No change considered
necessary.

Climate
Change
(Garioch)

Page 5

Generation of
renewable energy
should be included as
part of the discussion
under regional issues
on Climate Change.

The text under Policy C2
provides a policy for all forms
of renewable energy.
No change considered
necessary.
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Chapter 3 Shaping Business Land
Shaping
General
Clarification should be
Business
comment
provided within the
Development/
business land section
Shaping
or the housing
Homes and
section, or both,
Housing
relating to what is
expected under mixed
(Garioch)
use development.
Promoting
regeneration
and attracting
new
businesses

Page 8

More should be done
to promote the area
for new businesses
and business needs.

(Banff and
Buchan)

The mix of uses promoted on
“mixed use” sites will be
specified in the Proposed
Local Development Plan.
Explanation has been added
to the each Area Appendix
contents page.

The Local Development Plan
is a place based land use
planning document and
provides a basis for separate
economic development
based promotional
documents.
No change considered
necessary.

Main Issue 3

Page 9

(Kincardine
and Mearns)

Main Issue 4

Page 9

(Kincardine
and Mearns)

Greater clarity is
required on the uses
that should be
considered as allowed
on business land.

This will be provided by in
the draft Proposed Plan.

Greater flexibility is
required in allowing
tourist developments
in remoter locations

This is considered to be an
issue for comment through
the Main Issues Report and
public comment ton this is
being considered.

No change considered
necessary.

No change considered
necessary.
Chapter 4 Shaping Development in the Countryside
Definition of
Page 12
Need to promote
primary
businesses in the
industry
countryside.
(Marr)

It was acknowledged that
this topic is in the Main
Issues Report for
consultation and there would
be further opportunity to
discuss the issue.
No change considered
necessary.

Coastal Zone –
Main Issue 6
(Banff and
Buchan)

Page 13

Small villages should
be excluded from the
coastal zone. Areas
around towns and
villages should be
excluded from the
designation.

Text has been inserted such
that the ‘preferred option’ will
also permit incremental
development of settlements
in appropriate
circumstances. Such
settlements are also
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protected under landscape
and natural heritage policies
and opportunities for
development of this nature
may be contrary to these
policies.
Different Types
of Rural Area –
Main Issue 7

Page 15

(Kincardine
and Mearns)

Harmonisation of the
two Housing Market
Areas may impose
additional burdens
which may cause
concerns within
communities.

The Housing Market Areas
would not be relevant to
planning policy under the two
options suggested other than
the division in statistics
collected to meet the
obligations of the Aberdeen
City and Shire Strategic
Development Plan.
No change considered
necessary.

(Formartine)

Figure 1:
‘Scottish
Government 6
fold
urban/rural
classification’
is unclear.

Page 15

Explanation is
required of why
“increased
accessibility” in the
alternative option
impacts on the green
belt.

The AWPR is a new key
determinant of access which
could increase pressure for
development on the green
belt.

A clearer
image/illustration is
requested.

In the Main Issues Report,
this diagram shall be
presented in full colour to
assist interpretation.

No change considered
necessary.

(Buchan)
Chapter 5 Shaping Homes and Housing
Housing
Page 19
A third option should
Numbers on
be provided that
Sites – Main
seeks both the
Issue 10
preferred option and
the reasonable
alternative as this
would provide more
certainty and foster
better public
confidence.

The Planning Service
considers that restricting the
allocation numbers is not
going to reflect the flexibility
required from Scottish
Planning Policy.
No change considered
necessary.
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Affordable
Housing –
Main Issue 11

Page 20

(Garioch)

Would like to see the
alternative option as
the preferred option
(i.e. that developers
provide at least 25%
of affordable housing).
Note that the word
“no” may be missing
from the preferred
option.

Both options are available for
debate but lack of both
finance and land preclude
Aberdeenshire Council or
other social rented landlords
from building more
affordable housing at this
time. The preferred option is
considered to be a more
realistic approach.
No change considered
necessary.

(Kincardine
and Mearns)

Policy H3
Special Needs
Housing

Page 21

(Kincardine
and Mearns)

Policy H5
Gypsies and
Travellers

Page 22

(Formartine)

(Kincardine
and Mearns)

Chapter 6 Shaping Places
Policy P1
Page 24
Layout, Siting
and Design
(Garioch)

The term “goodwill”
should be removed
from the text.

The phrase has been
removed.

Development of
individual homes for
disabled persons on
the edge of a
settlement should only
be allowed under
exceptional
circumstances.

The caveat that no other
sites are available is an
appropriate test.

It should be noted that
temporary Gypsy/
Traveller sites relates
to the length of
occupation, not the
longevity of the site.

A sentence has been added
to the text to ensure all
Gypsy/Traveller sites are
permanent in nature.

Greater clarity is
required of the criteria
to be used to justify
public provision of
these sites.

Need is already
demonstrated by the
academic studies into this
topic conducted by the
Grampian Gypsy/ Traveller
Accommodation Needs
Assessment 2017.

Work needs to be
done in relation to
phasing of
development and
master planning to
ensure that
infrastructure such as
pavements are joined
up.

There remains a gap, insofar
the Aberdeenshire Council
cannot control the timing of
development on different
sites. All development has
to demonstrate that they are
“well connected” through
policy P1 Layout siting and
design. The Planning
Service has recently
commenced an improvement

No change considered
necessary.
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project concerning
Masterplans and the
Masterplanning process.
No change considered
necessary.
Policy P2 Open
Space and
Access in New
Developments

Page 25

A mechanism is
required to keep
green spaces tidy,
particularly through
development.

(Kincardine
and Mearns)

Policy P6
Community
Infrastructure –
Main Issue 15

This is not a matter for the
Local Development Plan but
associated with site waste
management rather than
open space provision.
No change considered
necessary.

Page 27

The Committee
preferred the
alternative option
presented.

(Kincardine
and Mearns)

Chapter 8 The Historic Environment
Policy HE2
Page 30
Consideration should
Protecting
be given to amend the
Historic and
use of the word “we”
Cultural Areas
in the final sentence
of the second
(Kincardine
paragraph.
and Mearns)
Chapter 9 Protecting Resources
Policy PR1
Page 32
Consideration should
Protecting
be given to
Important
mentioning the
Resources
contribution that
protected resources
(Kincardine
have to the sense of
and Mearns)
place.

This is an issue for debate
through the Main Issues
Report.
No change considered
necessary at this time and
will be dependent on
comments received.
The term “we” has been
removed from the second
paragraph and the sentence
revised.

This can be achieved
through amendment to the
policy wording in the draft
Proposed Local
Development Plan to
recognise the contribution
that protected resources
have to sense of place.
No change considered
necessary but appropriate
amendments can be shown
in the draft Proposed Plan.
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Chapter 12 Responsibilities of Developers
Policy RD2
Page 38
Reference should be
Developers’
made to the role of
Obligations
community
engagement and the
(Kincardine
importance of “place”
and Mearns)
in identifying where
developer obligation
should be sought.

An obligation must be related
to the use and development
of land, be set out in the
Local Development Plan and
must meet all five ‘tests’
which are set out in national
government legislation
Circular 3/2012: Planning
Obligations and Good
Neighbour Agreements.
These tests do not include
consideration of “place” or
community engagement.
No change considered
necessary.

Settlement Appendices
Status of
General
reserved sites
Comment

Clarification should be
provided regarding
the status of reserved
sites. Consideration
should be given to
including the word
“possible” before
future opportunity
sites to make it clear
that the reserved
status does not
guarantee future
development.
It would be helpful to
have the size of sites
included in reserved
sites so that possible
housing numbers can
be calculated.

A comment on the status of
reserved sites, including the
use of the word ”possible"
before future opportunity
sites will be introduced in
the introduction to each Area
Appendix.

General
Comment

Where applicable
reference to the A90
in the text should be
replaced with the A92.

The Area Appendix will be
amended accordingly.

General
Comment

The Committee felt
that site numbers
should be clearly
defined and not
indicative.

This is considered to be an
issue for comment through
the Main Issues Report.

(Garioch)

A90/A92
(Kincardine
and Mearns)
Housing
allocations
(Kincardine
and Mearns)

Part of the evaluation that is
required for long term sites is
to assess a realistic number
of homes that could be built.
No change considered
necessary at this time until
this exercise has been
completed.

No change considered
necessary.
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Maps

General
Comment

(Formartine)

All maps should have
the new AWPR and
Balmedie Tipperty
added.

Banff and Buchan Settlements Appendix
Banff
Banff and
There is inconsistency
Buchan 6
between the Banff
Vision and the land
use allocations made,
particularly in terms of
sites for business
uses.

The most up to date maps
will be used where available
from the Ordnance Survey.
Mark-ups will be used on the
Area maps to indicate the
A90 (T).

Text has been added to the
Banff vision to promote small
scale workshops in on the
Depot site at Tannery Street.
This is an unconfirmed
project.
Cross reference will be made
to the patterns of
development promoted in
Macduff and Banff.

Cairnbulg and
Inverallochy

Banff and
Buchan 11

The windfall site
adjacent to BB024 is
not labelled as such.

The windfall site on the map
has been labelled
appropriately.

Fraserburgh

Banff and
Buchan 23

The Harbour
Masterplan needs to
be referenced in the
Plan.

This Masterplan is still under
discussion and reference
could be added at the
“proposed Local
Development Plan” stage.
The harbour area will be
protected for ‘port related
activities’.
No change considered
necessary.

Macduff

Banff and
Buchan 35

Relationship between
Macduff and Banff
should be recognised
in the “vison”
statement.

Cross reference will be made
to the patterns of
development promoted in
Macduff and Banff as
discussed above under Banff
heading.

Portsoy

Banff and
Buchan 51

More business land
should be identified in
Portsoy.

There is not considered to be
market interest in promoting
land for business uses in
Portsoy. No bids for this use
were received.
No change considered
necessary.
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Mountblairy

General
comment

Should be given
status as a settlement
in the Local
Development Plan.

Mountblairy does not meet
the criteria to be identified in
the Plan as a formal
settlement.
No change considered
necessary.

Buchan Settlements Appendix
Boddam
Buchan 9

More development
land should be
identified in Boddam.

There is no necessity for
Boddam to increase in size
and Peterhead can fulfil the
shortage of development in
Boddam.
No change considered
necessary.

Buchan 11

There was preference
given to include both
bid sites in the next
Local Development
Plan. The bid to the
south (BU031) was
deemed to be set in
an acceptable location
and would blend in
with the row of houses
set to the west.

Bid BU030 is within a
reserved site for Peterhead
Power Station. Bid BU031 is
very close to SSSI, SAC and
SPA sites, and car reliant
developments adjacent to
this site. Development of
this scale to the west of A90
is not considered acceptable
for the next Plan period.
No change considered
necessary.

Fetterangus

Buchan 11

Bid BU031 –
Reference is made to
Skelmuir Hill Local
Nature Conservation
Site.

The full name of the Local
Nature Conservation Site
shall be added. It is
“Skelmuir Hill, Stirling Hill
and Dudwick Local Nature
Conservation Site”.

Buchan 19

Drainage is an issue
for the settlement.

Scottish Water are obliged to
provide waste water
treatment within 7 years of a
planning application being
approved.
No change considered
necessary.

Buchan 20

Bid BU026 to be given
consideration given in
the event that one of
the other sites is not
progressed.

There are other sites that are
required to come forward
and to be completed. This
site can be reviewed in 5
years’ time.
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No change is considered
necessary.

Mintlaw

Buchan 34

Site BU005b Land to
the north of Balring
Road should be
allocated for
employment land.
There is a need to
expand the Business
Park to allow for more
business uses.

Buchan 35

Bid BU033 Land east
of OP3 Mintlaw
should be changed
from “Reserved” to
“Preferred”.

The boundary of the site
shall be extended to the west
only to allow further
development. There is a row
of tress to the north dividing
further land to the north and
any development beyond the
row of trees would be
considered overdevelopment
and likely to result in an
negative visual impact.
There are other larger sites
that are required to come
forward and to be completed.
This site can be reviewed in
5 years’ time.
No change considered
necessary.

New Pitsligo

Buchan 45

More development
sites should be
identified to attract
businesses and
growth of the village.

Existing allocated sites OP1,
OP2 and OP3 will be
included in the Plan for
housing as there is no
landowner constraint.

Buchan 45

Bid BU034 will allow
the village to grow
and allow an
opportunity for
business
development.

The east and south part of
this site is in woodland and is
covered by Tree Protection
Order. Furthermore, an
opportunity should be given
to existing sites to come
forward and to be completed.
No change considered
necessary.

Peterhead

Buchan 53

More development
sites for housing
should be allocated.

There are a number of
existing sites allocated for
housing and until they are
delivered, it is recommended
not to explore new sites.
No change considered
necessary.

Buchan 54

A new hospital site
needs to be identified
and the proposed

There are likely to be other
suitable sites that can be
identified, with better public
transport connections,
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hospital site is
acceptable (BU046).

should the NHS wish to
explore these opportunities.
No change considered
necessary.

Formartine Settlements Appendix
Ellon
Formartine 35 No preference should
be given to alternative
access routes to be
delivered to
Cromleybank (FR090)
in the introductory
text.
Fintry

Formartine 42

Additional
development site on
the north east of the
village should be
shown.

The phrase “(Preferably)” will
be removed from the vision
for Ellon.

There are no allocations in
Fintry. As such it is
appropriate to remove the
settlement statement from
the Plan.
No change considered
necessary.

Fisherford

Formartine 44

Additional
development site on
the north of the village
should be shown.

There are no allocations in
Fisherford. As such it is
appropriate to remove the
settlement statement from
the Plan.
No change considered
necessary.

Foveran

Formartine 47

Bid FR082 is
incorrectly shaded on
the GIS as an “other
option”.

This is a drafting mistake. A
revised map will be provided
showing it as an “Officers’
preference”.

Formartine 49

Bid FR142 should be
promoted for
development despite
the prime agricultural
land designation.

This is a matter for comment
through the Main Issues
Report but it is considered
that there are adequate other
sites in Foveran. Loss of
prime agricultural land on
this site is not considered to
be justified.
No change considered
necessary.

Fyvie

Formartine 51

Sites previously
allocated in 2006
should be reinstated
to help the

Protection of national
battlefields is a stipulation of
national policy.
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Methlick

Formartine 63

sustainability of the
settlement.

No change considered
necessary.

Bids FR046 and
FR047 are no more
difficult to deliver than
FR014 and should be
included in the Local
Development Plan.

It is considered that there are
adequate / better alternative
sites to meet the planned
growth for Methlick than
FR046 and FR047.
No change considered
necessary.

Pitmedden

Formartine 80

Bid FR015 site could
be promoted for live /
work units.

The bid assessment
overview will be modified to
take this opportunity into
account.

Rothienorman

Formartine 93

There are concerns
that the scale of
development in the
village may be too
great. There may be
major problems with
Waste Water
Treatment Works
capacity. There may
be major problems
with roads access to
the preferred and
reserved sites.

The lack of capacity in the
Waste Water Treatment
Works will have to be
addressed by individual
developers in consultation
with Scottish Water as
applications come forward.
No issues have been raised
by the Roads Authority on
access to these sites.

The whole of FR098
needs to be supported
to make it
commercially viable.
It has good public
transport links and so
this should not be a
reason to discount
this site.

Scottish Ministers have
rejected this site in the past
due to lack of local services
in the village. Nothing has
changed that might result in
a change to that conclusion
the issue of the site being
included can be debated
through the Main Issues
Report.

St Katherines

Formartine 97

No change considered
necessary.

No change considered
necessary.
With a peak half-hour bus
service to any services the
site will remain car-reliant.
Modification of the text used
has been made to reflect this
position.
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Turriff

Formartine
109

Garioch Settlements Appendix
Blackburn
Garioch 8

Bid FR078 has an
unnecessary line in
the assessment.

Remove the text “the
proposal seeks to amend the
land uses expected to come
forward”.

There is not enough
employment land in
Blackburn. GR087
should be considered
for mixed use. It is
noted that 268 homes
would be a 25%
increase in the size of
Blackburn.

The amenity of site GR087 is
such that it is not considered
that it would be appropriate
for business development.
The scale of potential growth
on Blackburn was noted by
Reporters on their decision
not to delete the school site
from the existing OP1 site
during the LDP 2017
examination. Even if the site
was reduced in scale it
would be likely that a
planning application would
have been submitted to
secure that scale of growth
between 2017 and 2021.
No change considered
necessary.

Hatton of
Fintray

Garioch 26

Consideration should
be given to reduce the
size of bid GR044 to
accommodate only
the 12 homes
proposed in the bid.

The site is large enough for
up to 32 homes. Experience
shows that under-allocating
on development sites can
lead to very large unplanned
increases in housing
numbers on the site itself.
No change considered
necessary.

Insch

Garioch 28

Planning Officers
should check the
position regarding the
HWRC and update
the introduction
accordingly.

This has been checked and
the reference to the HWRC
has been removed from the
vision.

Inverurie and
Port
Elphinstone

Garioch 32

Officers should note
that preferred sites
are being used as part
of the school roll
forecasts for rezoning
work.

We are aware that existing
sites are factored into school
roll forecasts and rezoning
exercises.

Garioch 32

Site for
gypsy/travellers

To date no location has been
identified by the Housing
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halting site should be
detailed.

Service of a Gypsy/Traveller
site in Inverurie. A number
of suggestions have been
made but have not come
forward due to environmental
constraints and other issues.
No change considered
necessary.

Keithhall

General
comment

“Railway station”
should be used rather
than “train station”.

The use of the phrase
“railway station” is noted and
amended accordingly.

Garioch 45

It should be noted that
the level of proposed
development may
change the character
of the Keithhall
community.

Keithhall is a community that
has not grown for two
decades and it is
unreasonable to suggest that
a well-designed development
of 2.9 ha (at 25 houses to
the hectare) cannot be
successfully developed over
a 10 year period.
No change considered
necessary.

Kemnay

Garioch 48

Request that the need
for more affordable
housing be
considered and added
to the statement.

Affordable housing above
the 25% set by the Scottish
Government is a matter for
the Housing Service.
No change considered
necessary.

Kintore

Garioch 56

The protection for
Tuach Hill should be
reaffirmed.

Added reference has been
provided for the protection of
Tuach Hill.

Garioch 58

Bid GR053 –
consideration should
be given to retail
alongside housing
development.

The capacity for modest
retail development on this
site has been added to the
settlement statement.
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Garioch 59

Kirkton of
Skene

Garioch 61

Clarity is required
about what is being
recommended,
particularly in relation
to the status of the
reserved site
GR078b. Officers to
ensure that the sites
align with current
planning applications.

The allocations being made
in the Main Issues Report
coincide with existing
permissions.

Reaffirm the need to
keep Kirkton of Skene
separate from
Westhill.

The vision stresses the
importance of avoiding the
coalescence of the village
with Westhill.

No change considered
necessary.

No change considered
necessary.
Meikle Wartle

Garioch 66

It should be noted that
pupils from Meikle
Wartle require to be
bussed to Rayne
North school.

This is known to the
Learning Estates Team. The
need for a “safe route to
school” is an aspiration that
the community council would
wish to promote.
No change considered
necessary.

Midmar

Newmachar

Garioch 68

The school has
recently lost a teacher
and further
development in this
settlement would
support the school.

This has been noted by the
Learning Estates Team.
No change considered
necessary.

Garioch 72

Newmachar should be Development allocations
developed as a
supports this position.
sustainable mixed
community and
development should
support this position.
Larger employment
sites should be
provided. The
conclusion should
highlight the lack of
employment land.

Garioch 74

Consideration should
be given to the OP3
site being retained
and identified as
mixed use.

The employment site
identified as OP3 is
adequate for immediate
needs. There is no deficit in
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employment land allocations
in Newmachar.
No change considered
necessary.
Westhill

Garioch 83

Would like the
following addition
within the objectives
“preserving the setting
of Westhill through the
green belt”.
Reaffirm the need to
avoid the coalescence
with Kirkton of Skene.

Issues relating to green belt
could be addressed through
submissions to Main Issue 5
“Green belt”.
Wording added to “Planning
Objectives” to state “To
avoid coalescence with
Kirkton of Skene.”

Garioch 83

Clearly identify the
need for a community
sports facility to serve
the 12k population.

Wording added to final
sentence of the settlement
“Vision”.

Garioch 86

Would like to see
bigger commitment for
GR125 as Westhill is
a high priority area for
the Strategic Housing
Improvement Plan.
Would like to see it
coming forward for
affordable housing.
Question the need for
retail on this site.

The Strategic Housing
Improvement Plan is
managed by the Housing
service. The Local
development plan is
restricted in asking for more
than 25% affordable housing
on one site.

Kincardine and Mearns Settlements Appendix
Chapelton
Kincardine and Revised wording
Mearns 12
should be used in bid
KN055 (Chapelton).

No change considered
necessary.

The model described exactly
matches the role of the
developer and
housebuilders.
No change considered
necessary.

Drumoak

Kincardine and
Mearns 17

An improved road
crossing requires to
be identified in the
Settlement Statement.

Until a planning application is
submitted it is not known
whether this will be a
requirement for the
development.
No change considered
necessary.
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Edzell Woods
and Newesk

Kincardine and
Mearns 23

The A90 junction
upgrade has now
been carried out and
this should be noted
in the text.

The introductory text will be
updated, and the last
sentence will be deleted.

Findon

Kincardine and
Mearns 30

Clarity is required on
the density of bid
KN084.

Text will be deleted from the
conclusion.

Laurencekirk

Kincardine and
Mearns 50

Indicate a line for the
potential relief road to
the west of the
settlement.

An indicative route of the
western relief road cannot be
provided at this time as the
design of the A90 junction
upgrade(s) have yet to be
confirmed and no STAG
assessment has been
undertaken. This could be
considered at the Proposed
Plan stage.
No change considered
necessary.

Kincardine and
Mearns 54

Include a boundary
line for bid KN114 to
include six plots
already approved.

The seven homes at KN114
will be included within a
revised settlement boundary
in the Proposed Local
Development Plan. The
settlement boundary in the
Main Issues Report
represents the existing
settlement boundary shown
in ALDP 2017.
No change considered
necessary.

Luthermuir

Kincardine and
Mearns 56

The shaded area for
bid KN107 was
inaccurate and should
be checked.

The size of bid KN107 is
correct in the MIR. The top
half of the site would remain
as woodland (wildlife habitat)
and the southern half is
proposed for housing and a
shop.
No change considered
necessary.

Newtonhill

Kincardine and
Mearns 70

Amend the Settlement
Statement to include
that the core path
goes from Newtonhill

This aspiration will be added
in the second paragraph in
the introduction text and to
the settlement statement in
the draft Proposed Plan.
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to Cammachmore to
Portlethen.
Portlethen

Kincardine and
Mearns 78

Suggest that the
comments in relation
to the A92 Findon
trunk road junction
were submitted by
Transport Scotland be
included.

The last sentence in the
introductory text will be
amended to reflect Transport
Scotland’s views. The bids
will also be amended.

Kincardine and
Mearns 78

Consider a change of
wording with regard to
the opening statement
for Portlethen with
regard to the
extension of the town
centre to the west.

To date few town centre
opportunities have been
proposed to the east of the
A92 but there is aspiration
for town centre type uses on
the land identified.
No change considered
necessary.

Kincardine and
Mearns 81

St Cyrus

There is sufficient
room for the
expansion of Hillside
School.
Include the approval
of the Masterplan in
the opening text.

This text will be deleted from
the table for bid KN042.

Ensure that (P2), and
its protected
characteristics are
included in the draft
Plan.

This is not a matter for the
Main Issues Report.

Kincardine and
Mearns 95

Site OP1 has been
approved at appeal
but a second planning
application is still
subject to the
conclusion of a legal
agreement.

The status of the planning
application on site OP1 will
be made clearer (i.e. that it is
subject to Section 75
agreement).

Kincardine and
Mearns 95

Site OP5 site should
go forward for
consultation, but with
active consideration of
removal.

The Area Appendix will be
amended to reflect the
planning permission that has
been granted on the site.

General
comment

The Gas Works Car
Park to go forward in
the consultation for
consideration.

This site was not received as
a bid. We are unaware if an
appropriate risk assessment
has been undertaken to
resolve outstanding land

Kincardine and
Mearns 89

General
comment

Stonehaven

The Main Issues Report
amended accordingly.

No change considered
necessary.
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contamination issues on the
site.
No change considered
necessary.
Landward –
BanchoryDevenick

Kincardine and
Mearns 112

Include references to
the services of
Banchory-Devenick
School in the text.

The last paragraph in each
bid will be amended to reflect
that Banchory-Devenick
Primary School is in the
vicinity of the bid sites.

Landward –
Blairs

Kincardine and
Mearns 116

Rewording of the
statement on enabling
development to make
clear what buildings
and structures are
proposed for
restoration and also
the numbers of
houses involved in
this S75 legal
agreement.
Include in that text
how the pedestrian
bridge is to be funded.

The first and second
paragraphs will be amended
to clarify what the enabling
development is for.

Education should be
identified as an issue
as Aboyne Primary
and Secondary were
over capacity.

The bid overviews have
been updated to clarify the
issue.

Marr Settlements Appendix
Aboyne
Marr 7

The last paragraph will be
deleted.

Alford

Marr 9

The need for a new
recycling centre, as
included in the Waste
Strategy, should be
included.

This has been added to the
settlement vision and noted
for inclusion in the draft
Proposed Plan Infrastructure
section.

Banchory

Marr 14

The need to support
retail opportunities
should be
emphasised.

The vision for the town
highlights the promotion of
new retail opportunities
within the town centre.
No change considered
necessary.

Marr 18

The community
preference in relation
to football pitches at
site OP1/ MR075
should be checked.

Reference to the community
preference has been
removed.

Item: 4
Page: 46

Marr 19

School capacity
School capacity issues have
should be identified as been added to bid overviews
an issue.
where relevant.

Marr 21

Consideration should
be given to clarifying
some of the language
in relation to nonpreferred sites.

The wording of the bid
overviews have been
updated.

Inchmarlo

Marr 58

Typographical error
on page ‘Marr 58’ to
be corrected to
‘Bridge of Canny’.

This error has been rectified.

Keig, Tough,
Lumsden and
Bridge of
Alford

General
comment

Concerns about the
capacity of Alford
Campus, which were
highlighted under the
Alford settlement,
should also be
identified as an issue
for these settlements
as they fed in to the
Academy.

Education have not raised
concerns with secondary
school capacity in relation to
the scale of the bids in
Bridge of Alford and Kirkton
of Tough. There have been
no bids received in Keig or
Lumsden.
The scale of growth that
would come forward through
rural development and
organic growth policies
would not be sufficient to
restrain development on the
basis of secondary school
capacity.
No change considered
necessary.

Bridge of
Alford and
Montgarrie

General
comment

The need for a proper
footbridge and
pedestrian link to
Alford should be
highlighted.

The development bids are
landward sites. The
settlement statements for
any allocated site would
highlight local issues, such
as a safe route to school for
Tullynessle Primary School.
No change considered
necessary.

Item: 4
Page: 47
APPENDIX 2b
Banff and Buchan Area Committee 2 October 2019, Item 10
10. ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2021 - MAIN ISSUES REPORT
A report dated 12 September 2018 from the Director of Infrastructure Services had been
circulated to ask the Committee to consider Parts 1 and 2 of the proposed Main Issues
Report 2019 as they affect the Banff and Buchan Area and to recommend any changes they
wished to see included in the report.
The Committee:
1. Noted the terms of the report, and
2. agreed to make the following recommendations to be included in the Main Issues Report
before consideration by the Infrastructure Services Committee on 29 November 2018:
a) Consideration needs to be given to reviewing the coastal zone and providing more
flexibility as it appears to be a constraint on some villages where development is
needed,
b) Measures need to be put in place to capture any positive opportunities that may
come about as a result of Brexit rather than just negative or unknown influences on
land use planning
c) More should be done to promote the area for new business and industry,
d) Consideration should be given to the designation of employment land,
e) More employment land should be identified for Portsoy,
f)

Mountblairy should have some sort of designation to allow residents to have the
normal public services that other communities have.

g) The boundaries for Cairnbulg need to be re-drawn as they are now inaccurate as
they appear to show the windfall site as open land, and
h) The protected area for port activities at Fraserburgh harbour was welcomed but
account should be taken of the extra work from the Moray windfarm developments
and land made available for possible extra activity.
Buchan Area Committee 9 October 2018 9 October 2018, Item 5
5. ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2021 –
MAIN ISSUES REPORT
A report by the Director of Infrastructure Services had been circulated advising that under
Part 2 of the Planning legislation, as set out in the Planning (Scotland) Act 2006, the Council
is obliged to prepare and publish a Local Development Plan for the area. With a view to
facilitating and informing their work in preparing a Local Development Plan, Section 17
obliges the Authority to first compile a Main Issues Report. The views of the Committee was
sought to determine whether there are any issues that need to be highlighted to
Infrastructure Services Committee.
Having considered Parts 1 and 2 of the proposed Main Issues Report as they affect the
Buchan Area, the Committee agreed to put forward the following changes that they would
like to see included before it is considered by the Infrastructure Services Committee on 29th
November 2018 –
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(1)

Fetterangus – that consideration be given to reserving BU026 in the event that one of
the other sites is not progressed,

(2)

Mintlaw – (a) that consideration be given to reserving BU033 to allow for further
expansion, (b) in light of ongoing housing development, there is a need to expand the
Business Park to allow for more business uses, (c) to allow for expansion for more
business use that BU005b be considered, and (d) to acknowledge that site BU048 will
allow better connectivity

(3)

New Pitsligo – (a) that sites OP1, OP2 and OP3 be retained within this Plan to attract
more businesses and growth of the village, and (b) to note that BU034 will allow the
village to grow and allow an opportunity for business development

(4)

Peterhead – having noted that BU046 is highlighted as a possible site for a new health
centre, to acknowledge that Officers have noted that this site is out with the town and
that there may be other suitable sites that can be identified, with better public transport
connections, should the NHS wish to explore opportunities

The Committee further agreed:(1)

in respect of site BU031 at Boddam, to request that Officers check that the referenceto
Skelmuir Hill Local Nature Conservation Sites is accurate, and

(2)

to request that Officers seek an update from Scottish Water with regard to the
capabilities of the sewage and water system within Fetterangus.

Formartine Area Committee 30 October 2018, Item 11
11. ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2021 – MAIN ISSUES
REPORT
A report dated 12 September 2018 from the Director of Infrastructure Services had been
circulated to ask the Committee to consider Parts 1 and 2 of the proposed Main Issues
Report 2019 as they affect the Formartine Area and to recommend any changes they wished
to see included in the Main Issues Report before it is considered by the Infrastructure
Services Committee on 29 November 2018.
The Committee agreed: (1)

To note the terms of the report; and

(2)

To make the following recommendations to be included in the Main Issues
Report:
(a) Reference should be made to the objective to “Support the delivery of the Health
and Social Care strategic plan”. Text to be added to page 3of the Report;
(b) There may be an inconsistency between the pattern of development being
promoted and proximity to public transport;
(c) Explanation is required of why “increased accessibility” in the alternative option in
Main Issue 5 impacts on the green belt;
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(d) It should be noted that “temporary Gypsy / Traveller site” relates to the length of
occupation, not the longevity of the site. A sentence to be added to the text to
ensure all Gypsy / Traveller sites are permanent in nature;
(e) All maps should have the new AWPR and Balmedie Tipperty added;
(f) No preference should be given to alternative access routes to be delivered to
Cromleybank (FR090) in the introductory text. The phrase “(Preferably)” to be
removed from the vision for Ellon;
(g) Additional development sites on the north east of Fintry and Fisherford should be
shown;
(h) Foveran - the Site FR142 should be promoted for development despite the prime
agricultural land designation; the site FR082 was incorrectly shaded on the GIS as
an “other option;
(i)

Fyvie - the sites previously allocated in 2006 should be reinstated to help the
sustainability of the settlement;

(j)

Bid sites FR046 and FR047 are not more difficult to deliver than a site FR014 and
should be included in the Local Development Plan in Methlick;

(k) FR015 site in Pitmedden could be promoted for live / work units;
(l)

There were concerns that the scale of development in Rothienorman might be too
great. There might be major problems with Waste Water Treatment Works
capacity and the roads access to the preferred and reserved sites. Community
needs to be consulted;

(m) St Katherines needs to be supported to make it commercially viable. It has good
public transport links and so that should not be a reason to discount this site; and
(n) With regards to Turriff, a site FR078 has an unnecessary line in the assessment.
To remove the text “the proposal seeks to amend the land uses expected to come
forward”.
Garioch Area Committee 9 October 2018, item 6
6. ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2021 - MAIN ISSUES REPORT
A report by the Director of Infrastructure Services was circulated presenting the Local
Development Plan 2021 draft Main Issues report and seeking comments to Infrastructure
Services Committee.
The Planning Manager and Senior Policy Planner set the context of the report and
highlighted some key proposals in relation to policy. The Senior Policy Planner also gave
an overview of the proposals in each of the settlements.
Members discussed the approach to maximum numbers on site. They were concerned
about how this would be viewed by communities, particularly smaller settlements, for sites
where the numbers were previously identified as much lower. The Senior Policy Planner
assured Members that the 25 dwellings per hectare that had been identified by looking at
density rates on completed development across Aberdeenshire and it was not possible to
use different rates for larger and smaller settlements. She confirmed that this had been
used to address some of the extra housing required by the Strategic Development Plan
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without having to add more sites. She also explained that where the impact on smaller
settlements was considered to be unacceptable, consideration could be given to reducing
the size of the allocated site. Members accepted that certainty through maximum
numbers was helpful to communities, but felt that both the options detailed within the
report should be used.
Members highlighted the need for affordable housing and favoured the stronger approach
of the alternative option which would see “at least 25%” being provided on all
developments.
The Committee agreed to:
1.

Provide the following comments to Infrastructure Services Committee relating to
the main issues:-

Section Comment
Regional Issues.
Shaping Business
Development/shaping
Homes and Housing
Housing numbers on
sites - Main Issue 10

Phasing of
Development (P1)
Affordable Housing
Main - Issue 11

2.

Generation of renewable energy should be included
Clarification should be provided, within the business land
section or the housing section, or both, relating to what is
expected under mixed use development
A third option should be provided that seeks both the
preferred option and the reasonable alternative as this
would provide more certainty and foster better public
confidence
Work needs to be done in relation to phasing of
development and master planning to ensure that
infrastructure such as pavements are joined up
Would like to see the alternative option as the preferred
option(i.e. that developers provide at least 25% of
affordable housing) Note that the word “no“ may be missing
from the preferred option

Provide the following comments to Infrastructure Services Committee relating to
the settlements

Settlement Comment
General comments
Clarification should be provided regarding the status of
reserved sites. Consideration should be given to including
the word “possible” before future opportunity sites to make
it clear that the reserved status does not guarantee future
development. It would be helpful to have the size of sites
included in reserved sites so that possible housing numbers
can be calculated
Auchleven
No comment
Blackburn
Not enough employment in Blackburn. GR087 should be
considered for mixed use. It is noted that 268 homes would
be a 25% increase in the size of Blackburn.
Chapel of Garioch
No comment
Cluny and Sauchen
No comment
Dunecht
No comment
Durno
No comment
Echt
No comment
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Hatton of Fintray

Insch
Inverurie

Keithhall
Kemnay
Kingseat
Kinmuck
Kintore

Kirkton of Skene.
Lyne of Skene
Meikle Wartle
Midmar
Millbank
Newmachar

Old Rayne
Oyne
Westhill

Whiteford
All Landward sites

Consideration should be given to reduce the size of the
GR044 site to accommodate only the 12 homes proposed
in the bid.
Planning Officers should check the position regarding the
HWRC and update the introduction accordingly
Officers should note that preferred sites are being used as
part of the school roll forecasts for rezoning work. Site for
gypsy/travellers halting site should be detailed. “Railway
station” should be used rather than “train station”
It should be noted that the level of proposed development
may change the character of the Keithhall community
Request that the need for more affordable housing be
considered and added to the statement.
No comment
No comment
The protection for Tuach Hill should be reaffirmed. Clarity
is required about what is being recommended, particularly
in relation to the status of the reserved site GR078b.
Officers to ensure that the sites align with current planning
applications. GR053 – consideration should be given to
retail alongside housing development
Reaffirm the need to keep Kirkton of Skene separate from
Westhill
No comment
It should be noted that pupils from Meikle Wartle require to
be bussed to Rayne North school.
The school has recently lost a teacher and further
development in this settlement would support the school
No comment
Newmachar should be developed as a sustainable mixed
community and development should support this position.
Larger employment sites should be provided. The
conclusion should highlight the lack of employment land.
Consideration should be given to the OP3 site being
retained and identified as mixed use.
No comments, but Officers were asked to check the
Education situation.
No comment
Would like to see bigger commitment for GR125 as Westhill
is a high priority area for the Strategic Housing
Improvement Plan. Would like to see it coming forward for
affordable housing. Question the need for retail on this site
Would like the following addition within the objectives
“preserving the setting of Westhill through the Greenbelt”
Reaffirm the need to avoid the coalescence with Kirkton of
Skene Clearly identify the need for a community sports
facility to serve the 12k population
No comment
No comment
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Kincardine and Mearns Area Committee30 October 2018, Item 4
4. ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2021 – MAIN ISSUES REPORT
A report by the Director of Infrastructure Services was circulated advising the Committee of
the proposed Main Issues Report (MIR) as it affected the Kincardine and Mearns area. The
Planning Service Manager advised the Committee that Members had been kept informed of
the preparation of the Main Issues Report through seminars and briefings. Although there
was an ongoing review of the Planning Bill it was felt that the Main Issue stage was
important, and the report being presented was a consultative document designed to create
debate and comment. The MIR was essentially an Officer document, albeit assembled
through consultation with stakeholders. Members were advised that this was not a decision
making opportunity for them and that that stage would follow after full consultation with an
Issues and Actions report in the summer of 2019. Members were advised that the Strategic
Development Plan, which had been agreed at Full Council in September, and was now
published, was proposing increased numbers of housing and this would be reflected in the
Local Development Plan.
Members were then introduced to the proposed policy revisions, by the Senior Policy
Planning Officer, who advised that the majority of policies were considered to be sound but
that some 20 main issues were being presented for review. Members sought clarification on
the following items:
1.

What was the position in relation to receiving late bids for the developing Local
Development Plan? Members were advised that late bids would only be accepted
during the consultation of the Main Issues Report in 2019, and that they would need to
contain significant detail as they had already missed one stage of officer assessment.

2.

How would Officers deal with comments made from Area Committees? Members were
advised that Area Committee comments would be presented to the Infrastructure
Services Committee as an appendix to the report and that officer responses would be
supplied for each comment.

3.

Whilst indicative numbers were considered to be confusing for communities what criteria
was being applied to assess site capacity? Members were advised that a standard
density of 25 houses per hectare was being applied.

Members then agreed to forward the following comments on the policies element, of the
Main Issues Report, to the Infrastructure Services Committee, for their consideration.
Section Comment
Regional Issues
Concern was raised if there was to be harmonisation of the Aberdeen Housing Market Area,
with the Rural Housing Market Area and the adoption of additional burdens to reflect the joint
approach. This was causing concern as there were considered to be significant differences
between urban and rural locations. This needed to be clearly set out for community
consultation.
Vision of the Plan / Settlement Strategy
MI1 and 2- Ensure full text is included for Main Issues 1.
Policy B1 - Employment and Business Land / B2 Town Centres and Office
Development / Policy B3 Tourist Facilities
MI 3 & 4 B1 – employment and business land, which allocates land for new employment
uses and safeguards existing employment sites - clarify what uses were being covered and
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add more detail for greater understanding. B3 – Tourist Facilities – ensure that sustainability
is flexible as many tourism options were in remote locations.
Policy R3 Minerals and hill tracks
Remove the current graphic as it was misleading.
Housing Numbers on Sites
MI 10 The Committee strongly felt that housing numbers should be clearly defined and not
indicative as this leads to frustration in the community.

Policy H2 Affordable Housing
MI 11 Revised wording of ‘goodwill’ was required as this was not considered to be robust.
Policy H3 Special Needs Housing / Policy H4 Residential Caravans
Consideration of the rewording of (H3) to reflect that the development of individual homes for
disabled persons, on the edge of a settlement, would only be acceptable in exceptional
circumstances and also take account of the need for community facility access and
inclusion.
Policy H5 Gypsies and Travellers
Clarification of what the criteria for need was, to be assembled in relation to sites provided
by public funding, with necessity for need to be demonstrated for the facility.
Policy P2 Open Space and Access in New Development
MI 15 Ensure a mechanism for keeping green spaces tidy. Developers also to be
encouraged to keep sites tidy until developed.
Policy P5 Digital Infrastructure Policy P6 Community Infrastructure
MI 17 The officer preferred option was considered better, as it may not be possible, and or
appropriate, for all telecommunications equipment to be located in town centres as there
may not be a town centre.
Policy HE2 Protecting historic and cultural areas Policy H3 Helping to reuse listed
buildings at risk
Consideration given to the use of the word ‘we’ are not persuaded that a change in the
policy to exclude this aspect of the character of Conservation Areas is justified, as this was
considered inappropriate.
Conservation of Natural Resources, Development Sites, and Waste Facilities Policy
PR1 Protecting Important Resources
Recognising and protecting local resources was considered important and the use of ‘sense
of place’ should be included in the text.
Policy RD2 Developers’ Obligations
Consideration given to mention work around community engagement and the importance of
‘place’.
Councillor Carr, having declared an interest in bid (KN107) left the Chamber during
discussion of this item. Councillor Mollison, having declared an interest in bid (KN079) did
not leave the Chamber as there was no discussion on this bid.
The Policy Planning Officer was in attendance to take Members through the settlement
section of the Main Issue Report.
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Some Members raised concern about the level of development expected at Chapelton and
the slow delivery of this site which perhaps gave justification to look for other development
opportunities.
The Committee agreed to forward the following comments on the settlement element, of the
Main Issues Report, to the Infrastructure Services Committee, for their consideration:
Settlements:
General
Arbuthnott.
Auchenblae
Catterline.
Chapelton

Cookney No comment.
Drumlithie No comment.
Drumoak

Edzell Woods

Fettercairn No comment.
Findon.
Fordoun No comment.
Gourdon No comment.
Inverbervie Alter the word roll to role.
Johnshaven No comment.
Kirkton of Durris No comment.
Kirkton of Maryculter No comment.
Laurencekirk

Luthermuir.

Marykirk
Marywell

Mill of Uras No comment.
Muchalls No comment.
Newtonhill n.

Comment
Where applicable, the A90 should be
replaced with the A92 in the text.
No comment
No comment
No comment
The Planning Service was to assemble
revised wording on the Chapelton
overview for Bid (KN055). This will be
in consultation with the Area Chair and
Vice Chair.
No comment
No comment
Make mention of an improved road
crossing requirement in the Settlement
Statement
The A90 junction upgrade has now
been carried out and should be
updated in the text.
No comment
Density of 23 homes to be deleted as it
was inaccurate
No comment
No comment
No comment
No comment
No comment
Include a boundary line for (KN114) to
include six plots already approved.
Indicate, by the use of a line on the
settlement map, a route for the
potential relief road to the west of the
settlement.
The shaded area for (KN107) was
inaccurate and should be checked.
Alter the word truck to trunk
No comment
KN066) had been removed as a bid
site. Replace form to from in the
conclusion
No comment
No comment
Amend the Settlement Statement to
include connectivity, by means of the
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Park
Portlethen Village
Portlethen.

Roadside of Kinneff

St Cyrus.

Stonehaven.

West Cairnbeg
Woodlands of Durris
Banchory Devenick

core path, from Newtonhill to
Cammachmore to Portlethe
No comment
No comment
Ensure that the comments in relation to
the A92 Findon trunk road junction,
submitted by Transport Scotland, were
detailed as being comments from
Transport Scotland. Delete insufficient
room for expansion at Hillside School
as that was considered inaccurate.
Consider a change of wording to the
opening statement for Portlethen with
regard to the extension of the town
centre to the west
Do not include text with regard to a
retail unit as it was not considered
viable.
Include the approval of the masterplan
in the opening text. Ensure that (P2),
and its protected characteristics, were
included in the draft plan
Include information in relation to the
appeal decision for (OP1). (OP5) site
to go forward for consultation with
consideration of removal. The Gas
Works Car Park proposal to go forward
in the consultation for consideration.
Page (153) the road number should be
B979
No comment
No comment
Include the services of Banchory
Devenick School in the text. Blairs
Rewording of the statement on
enabling development to make clear
the buildings proposed for restoration,
and also the numbers of houses
involved in the S75 legal agreement.
Also include how the pedestrian bridge
was to be funded.

Marr area Committee 2 October 2018, Item 9
9. ABERDEENSHIRE LOCAL DEVELOPMENT PLAN 2021 – MAIN ISSUES REPORT
There had been circulated a report dated 12 September, 2018, by the Director of
Infrastructure Services, which presented the draft Local Development Plan Main Issues
Report 2019 and sought views on the document before it was considered by the
Infrastructure Services Committee.
The covering report explained that the Main Issues Report (MIR) remained a discussion
document and that Members’ opportunity to agree the content of the proposed Local
Development Plan would come after sight of comments made by other stakeholders on the
MIR.
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The definition of a primary industry and whether this should be extended to include those
employed in a trade was raised during discussion. Members acknowledged that the issue
was included in the Main Issues Report for consultation and that there would be an
opportunity to debate the matter at a later date. Members also asked questions in relation to
classification of different types of rural areas.
The Committee agreed:(1) to note parts 1 and 2 of the proposed Main Issues Report 2019 as they affected the
Marr area; and
(2) to recommend to officers the following changes to the Main Issues Report before
consideration by the Infrastructure Services Committee on 29 November, 2018:(a) Aboyne - Education should be identified as an issue as Aboyne Primary and
Secondary Schools were over capacity.
(b) Alford - The need for a new recycling centre, as included in the Waste Strategy,
should be included.
(c) Banchory - Consideration should be given to clarifying some of the language in
relation to non-preferred sites.
(d) Banchory - The community preference in relation to football pitches at site
OP1/MR075 should be checked.
(e) Banchory – School capacity should be identified as an issue.
(f) Banchory - The need to support retail opportunities should be emphasised.
(g) Inchmarlo - Typographical error on page ‘Marr 58’ to be corrected to ‘Bridge of
Canny’.
(h) Keig, Tough, Lumsden and Bridge of Alford - Concerns about the capacity of Alford
Campus, which were highlighted under the Alford settlement, should also be
identified as an issue for these settlements as they fed in to the Academy.
(i)

Bridge of Alford and Montgarrie - The need for a proper footbridge and pedestrian
link to Alford should be highlighted.

Aberdeenshire Council Local
Development Plan 2021
Main Issues Report
January 2019
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Context

Aberdeenshire
Council Main
Issues Report

Chapter 1

The new Plan is consistent with the Council’s priorities,
the Proposed Aberdeen City and Shire Strategic
Development Plan and Scottish Government
Legislation.

The Main Issues Report takes account of a Strategic
Environmental Assessment Appraisal under the
Habitats Directive (European Union Council Directive
92/43/EEC) and Strategic Flood Risk Appraisal (under
section 1 of the Flood Risk Management (Scotland) Act
2009).

The Main Issues Report focuses on those areas where
significant policy change might be required, and those
new sites where development should be permitted. It
discusses options that have been evaluated and for
which a “preferred option” is now presented.

In preparing a new Local Development Plan the
Council has to prepare a Main Issues Report which is
the primary consultation document in the preparation of
the Plan.

Every 5 years Aberdeenshire Council is required to
publish a Local Development Plan for its area,
excluding the Cairngorms National Park.

Introduction

Have the best possible transport and digital
links across our communities.
Have the right mix of housing across all of
Aberdeenshire.
Protect our special environment, including
tackling climate change by reducing
greenhouse gas emissions.

•

•

•

The Aberdeenshire Local Development Plan has to be
consistent with the Aberdeen City and Shire Strategic
Development Plan produced for the area by the
Strategic Development Planning Authority. The
Strategic Development Planning Authority is in the
process of promoting a Proposed Strategic
Development Plan to Scottish Ministers that sets out
the vision we share for the area and the collective view
of the scale of housing and employment development
that will be required for the next 20 years.

Support a strong, sustainable, diverse and
successful economy.

•

Overall four of the eleven priorities of Aberdeenshire
Council are addressed by the content of this Plan:
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Background
Papers

Scottish
Government
Priorities

Chapter 1

Scottish Planning Policy, paragraph 28 identifies a
presumption in favour of proposals that contribute
to sustainable development.

It is considered that consistency and continuity
with previous development plans remains a key
element so as to support the implementation of a
long term strategy and decision making.

There is a need for the Aberdeenshire Local
Development plan to be both flexible, to accord
with the changing commercial environment in
which we work, and yet provide confidence for
communities that may be affected.

•

•

•

Policy review papers have been prepared considering
each of the policy topics in the current Aberdeenshire
Local Development Plan 2017. These are available
online at
https://www.aberdeenshire.gov.uk/planning/plans-andpolicies/ldp-2021/. These have taken on-board both an
assessment of the current planning policy and of the
wider context in which the Aberdeenshire Local
Development Plan sits.

Paragraph 9, and the following paragraphs of
Scottish Planning Policy identifies a set of four
specific outcomes to which development plans
must contribute. These are: create successful
sustainable places; low carbon places; natural
resilient places; and more connected places.

•

Evaluation of planning policy and sites has been
undertaken with reference to four overriding principles
that govern the content of Local Development Plans in
Scotland:

Introduction

The Aberdeenshire Local Development Plan
2017 Monitoring Statement
The National Planning Framework.
The Regional Economic Development
Strategy.
The Regional Transport Strategy.
The City Region Deal.
The Local Housing Strategy.
The Housing Need and Demand Assessment.
The Housing Land Audit.
The Employment Land Audit.
The Health and Social Care Strategic Plan.
The Councils Capital Plan Programme.
The River Basin Management Plan.

Development bids in all six administrative areas of
Aberdeenshire have been assessed and a conclusion
reached. Each of the six areas has its own appendix
to the Plan which details those areas where we have
added development land opportunities, and those
where we have taken them away due to constraints.

Eighteen main policy issues have been identified from
our review of the policies and these are presented in
subsequent chapters.

•
•
•
•
•
•
•
•
•

•
•

•

A number of documents not referred to elsewhere have
been given due regard in the preparation of this
Report, these include:

Page 3
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Process

Chapter 1

It is our intention that the Aberdeenshire Local
Development Plan 2021 will be produced to a
programme that is set out annually in the
Development Plan Scheme. This document is
published in January each year and sets out in detail
the activities anticipated over the following 12 months.
Flexibility is required and the timetable can change
because of unknown circumstances. Currently it is
anticipated that consultation on the Main Issues Report
document will result in a “Proposed Aberdeenshire
Local Development Plan” in late autumn 2019. It is
expected that a public Examination of the LDP 2021
will probably start around mid 2020. The Examination
can take anywhere from six to twelve months to
complete, allowing us to adopt the new Plan in 2021.

Introduction

Page 4
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In preparing this document regard has been given to
issues affecting the North East as a whole as well as
issues affecting specific Local Development Plan
policies. These issues will continue to be taken into
account of in monitoring the performance of the new
Plan.

Regional
Issues

The uncertain impacts of the “Brexit” process,
and what may result in the short and medium
term to the national and regional economy.
Some of these are likely to be positive, and others
negative. Availability of labour, the international
value of the pound, and the need to renegotiate
international trade deals will all have a major
impact on the economy of the area. While it may
be too early at this stage to make substantive
changes, actions we can take include promoting
tourism to help diversify the local economy.
These changes are very difficult to plan for, but
are predicted to result in a measure of slowdown
in economic growth.

The unknown impacts of a long term reduction
in petrochemical extraction from the North
Sea. “Peak oil” has passed, and while there still
remain clear opportunities for oil and gas
exploration and extraction off our coast, it is clear
that diversification of the local economy into global
petrochemical support industries needs to be
promoted. The vision of The Regional Economic
Strategy for the North East promotes an economic
renaissance that results in a diversified and
resilient regional economy. It supports high-value
employment through becoming a globally
recognised hub for innovation and technology
development in the oil, gas and energy supply

•

•

In summary these issues are:

Regional Issues

Chapter 2

Infrastructure investment must continue to
encourage development. It is still too early to
see the impact of recent road and rail
improvements in the area (such as the Aberdeen
Western Peripheral Route) and some proposals
are at an early stage of development (such as the
A96(T) improvements). Issues such as
broadband provision and energy generation
developments will remain important but are
unlikely to impact on the land allocations in the
next Plan.
Climate change continues to have a direct and
noticeable effect on the local area. While we
have put in place policies that seek to address the
local implications of climate change, we have to
be aware that north east Scotland remains a very
stable and attractive destination. While the impact
of population movements in the light of climate
change cannot be predicted, it justifies the
adoption of an approach to housebuilding to
ensure we plan for significantly more homes to be
built to address this need. Overall our strategy is
based on locating development close to public
transport routes and reducing the need for the
private car. Sustainable mixed communities are
promoted to avoid creating just commuter towns.

•

•

chain. It also supports growing the region’s food,
drink, agriculture and fishing, life sciences, and
tourism sectors to deliver inclusive economic
growth and investment in our key sectors and
quality of place. All of these have a land
requirement which the Local Development Plan
must recognise.
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Chapter 2

Changing National and Local Priorities. While
the new Planning Act, anticipated in 2019,
remains uncertain it seems likely that the Scottish
Government will introduce “Local Place Plans”
which local communities can create themselves
and which can influence future Local
Development Plans. The impact of this emerging
legislation on the Plan will have to be closely
monitored. There is substantially more emphasis
on empowering communities to take responsibility
for their areas. We are encouraged to use
community engagement and the “Place Standard”
as a significant part of our tool box. Place
standard meetings have been held with a wide
range of Community Councils to discuss what
they want for their settlements.

Overall, the Local Development Plan 2021 will be
judged on its outcomes and consequences associated
with these issues.

It is inevitable that there will be a cost to the Council of
the growth promoted in the Local Development Plan.
All aspects of Aberdeenshire’s work will require the
resources to meet the demands of new development,
whether, for example, this is in the form of new school
extensions, new roads, or new recycling points.

•

Regional Issues
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The Vision of
the Plan

Chapter 3

An alternative might be to reduce the weight given to
the vision for the Plan to something which is more
accessible and less detailed, and to make it into a
broad statement of intent.

The preferred option is to keep the existing vision
statement unchanged, but to provide significantly
greater guidance on the value of the vision and how it
relates to the policies.

Main Issue 1

The vision of the Plan could be further highlighted to
justify contains the policies.

Vision and Strategy

Supplementary Guidance may not be part of a Local
Development Plan in future years as a consequence of
the Planning Bill 2018. A decision is required as to
whether the existing nine pieces of supplementary
guidance are reviewed and incorporated into the body
of the Plan, perhaps as Appendices.

Clarity is required within the glossary to avoid terms
which can be interpreted in ways which contradict the
anticipated objectives of the Plan’s policies.

An alternative would be to keep the statements for
each administrative area to assist communities and
Area Committees in using the Plan.

The preferred option is to remove the sections within
the spatial strategy which refer to the six different
administrative areas in Aberdeenshire and, instead to
give a wider context to the settlement strategy as it
applies over the whole area.

Main Issue 2

The existing section on the settlement strategy requires
to be revisited to make it clear what pattern of
development is expected over the next 10 years.
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Shaping
Business Land

Chapter 4

Policy B1 Employment and business land, which
allocates land for new employment uses and
safeguards existing employment land sites.

Policy B2 Town centre and office developments,
which defines those uses that should be located in

•

•

Currently the Aberdeenshire Local Development Plan
contains four policies that govern business land
development. These are:

The Local Development Plan 2021 will identify
sufficient Strategic Reserve Land for Employment for
the period 2033 to 2040 in line with the Proposed
Strategic Development Plan requirement.

Findings from the Monitoring Report and Employment
Land Audit identify that Aberdeenshire has a wealth of
allocated employment land, but that only a very small
part of it is being developed at any one time. Generally
employment uses “cluster” in industrial estates.
Frequently it is very difficult to attract development to
small sites in rural communities. Only developments
that need to be in a particular settlement will locate
there.

Four policies in the current Local Development
Plan implement the provisions of the National
Planning Framework 3 (NPF) and Scottish Planning
Policy (SPP) on the general provision of
employment land. Principal in those documents is
the need for economic development opportunities
to be place based, with opportunities for people to
contribute to a growing, adaptable, and productive
economy. SPP in particular makes reference to the
need for a diverse range of sites to be provided
that are capable of being delivered within 5 years
that can be accessed by a range of sustainable
transport modes.

Shaping Business Development

• Policy B4 Special development areas, which
promotes development in areas where there are
specific objectives associated with long term
regeneration.

• Policy B3 Tourist facilities which supports the
location of tourist businesses in sustainable
locations.

our defined town centres and the criteria that
should be used for locating such facilities
elsewhere.
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Policy B1
Employment
and Business
Land and B2
Town Centres
and Office
Development

Chapter 4

The alternative option would be to maintain the Plan
as it is, and to deal with such applications as
departures to the Plan.

The preferred option would be to provide clarity in
policy B1 that use-classes 10 and 11 of the Schedule
associated with the Town and Country Planning (Use
Classes) (Scotland) Order 1997 could be considered
for business land and employment land allocations,
provided the obligations of the Town Centres First
principles are applied.

Main Issue 3

Non-residential institutions (crèches, schools,
museums, public halls, places of worship) (all Class
10) and assembly and leisure uses (Class 11) need to
be planned for. These are high footfall generating
uses and would require to demonstrate that there were
no sites available for these uses in town centres
identified in the Plan. Beyond this they could be
legitimately considered for business and employment
land designations. However, this change would result
in the order of the policies to be altered to make Policy
B2 (currently Town centres and office development)
the first policy in the section. The title of the section
should be renamed to Town centre development.

In the interests of clarity it is considered that minor
changes may need to be made to Policy B1 which
deals with the changes that may be acceptable
between business use-class to others. Uses that
have in the past been seen to be acceptable in
employment areas include uses for business, general
industrial uses, and storage and distribution uses
(Classes 4, 5 and 6 from the Schedule associated with
the Town and Country Planning (Use Classes)
(Scotland) Order 1997).

Shaping Business Development

A further alternative option would be to amend the
Plan to specifically prohibit tourism facility development
in areas not well related to settlements in the Plan.

An alternative option would be to expand the text of
the policy to include an opportunity for major new
tourist developments on sites unrelated to settlements
but with a strong association with an existing physical
characteristic of a site.

The preferred option would be to maintain the Plan as
it is and to deal with such applications as departures to
the Plan.

Main Issue 4

While the current policy may be appropriate some
consideration is required as to whether expansion of
the policy is necessary.

Opportunity may be required to be provided for the
establishment of major new tourist facilities sited at, or
close to, a specific location. Examples include visitor
centres associated with castles, or car parks and
changing facilities associated with mountain bike runs.
These would not be related to a settlement.

Policy B3 “Tourist facilities” is considered to be
generally sound. National support through the
Government Economic Strategy, the Tourism
Development Framework for Scotland and Scottish
Planning Policy supports development well related
to existing settlements and tourist routes. Clarity
should be provided that this definition includes sites
within easy walking distance of the town boundary.
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Policy B4
Special
Development
Areas

Chapter 4

No changes have been identified with this policy, No
changes are considered necessary.

A policy on the application of the “Energetica” area will
still be necessary.

Policy B4 Special development areas permits the
development of housing to co-fund economic
development in a large area of land along the north
and north-east coast of Aberdeenshire. The number
of homes allowed which have been justified though this
policy has been very small and has not had the impact
that was anticipated.

Shaping Business Development
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Development in
the
Countryside

Chapter 5

Policy R1 Special rural areas which recognises
the specific nature of the green belt and the
coastal zone and restricts development to a
limited number of circumstances.

Policy R2 Housing and employment development
elsewhere in the countryside which permits
certain developments in the wider countryside
area. Greater flexibility permitted in the Rural
Housing Market Area as a “remote” rural area.

Policy R3 Minerals and hill tracks which permits
mineral developments and development of hill
tracks.

•

•

•

The policy group has three policies that govern
development in the countryside. These are:

The most sustainable pattern of development is to
promote growth within and adjacent to existing
settlements as noted in paragraph 40 of SPP and its
policy principle of “planning should direct the right
development to the right place”. However, there will be
particular limited situations where development cannot
be directed to settlements and will need to occur in the
wider countryside. Where the latter is promoted it is
essential that development does not cause an adverse
impact, such as suburbanisation of the countryside or
contribute towards social isolation.

This policy group aims to support a long-term
sustainable pattern of development that balances
needs and aspirations for development in rural
areas. Policies in the current Local Development
Plan seek to implement the provisions of National
Planning Framework 3 (NPF3) and Scottish
Planning Policy (SPP) to development in the
Aberdeenshire countryside outwith settlements.

Shaping Development in the Countryside
Despite fundamental changes being introduced in the
Aberdeenshire Local Development Plan 2012 and
further amendment to rural policies in LDP 2017, it is
considered that more could still be done to provide
greater clarity in policy wording, and to ensure that
policies direct necessary developments to the right
place when occurring outwith settlements.
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Paragraph 49 of SPP states that for most settlements,
a green belt is not necessary as other policies can
provide an appropriate basis for directing development
to the right locations.

Green Belt

SPP suggests that a review of the boundary of any
existing green belt should be undertaken, where
necessary (paragraph 50). Stakeholders have
indicated that a review may now be required because
of the completion of the Aberdeen Western Peripheral
Route (AWPR). It may be prudent to undertake a more
comprehensive review of the existing green belt once
the AWPR has been opened and driver behaviour can
be compared to the predicted traffic modelling. This is
unlikely to have been completed before the publication
of the Proposed Local Development Plan.

Policy R1 is designed to restrict development that
might impact on the special nature and specific
functions of the green belt and coastal zone.
Development is only permitted for a number of
specific developments as set out in the policy. It is
clear within the policy that development in the
green belt and coastal zone should only be
permitted where it is essential or proven to be
necessary, and cannot be located elsewhere.

Shaping Development in the Countryside

Policy R1
Special Rural
Areas

Chapter 5

An alternative option would be to make no
amendments to the outer boundary of the green belt to
account for the increased accessibility provided by the
AWPR, but to commit to a wider and more
comprehensive review in 2022. Particular attention
could be given to extending the green belt around
Aberdeen to include land to the north and west of
Westhill (to avoid coalescence) and to rationalise the
boundary of the green belt to the edge of the
Chapelton development, south west of Portlethen.

The preferred option would be to make no changes to
the green belt policy at this time.

Main Issue 5

The policy currently limits the scale of development to
“small-scale”. Again, clarification may be needed on
the definition of this term. This is omitted from the
current policy wording.

These trades do not have a requirement to be in a
particular location. It would be difficult to apply the
sections of the Standard Industrial Classification 2007
(which is used to define primary industries) to such
professions.

One of the ways in which development can take place
in rural areas across the whole of Aberdeenshire is if it
is for a worker in a “primary industry”. Generally these
are employment uses relating to agriculture and
forestry. It has been suggested by stakeholders that
the definition of “primary industry” should be extended
to include those employed in a trade, such as a
plumber, electrician, or joiner.
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Coastal Zone

Chapter 5

An alternative option would be to remove the coastal
zone designation and current policy wording from the
Plan in favour of promoting an approach that
addresses the issues through application of landscape
and natural heritage policies. SPP would be taken
forward at a local level through amendment to several
Local Development Plan policies.

The preferred option would be to retain the coastal
zone as part of Policy R1 and make minor
amendments to the policy wording to state that
development in the coastal zone should be “smallscale”, and that incremental development of
settlements will be permitted in appropriate
circumstances.

Main Issue 6

Particular conflict occurs when applying the coastal
zone policy to other parts of the Shaping Development
in the Countryside policies where clear conflicts apply.
At this time it is proposed that the coastal zone
designation should be retained but a full review will
need to be undertaken to ensure it is fit for purpose,
and make minor amendment to existing policy wording
to provide clarity.

It is considered that a review of the coastal zone is
due, the original coastal zones having been
developed in the early 1980’s. In considering this
matter it was noted that the provisions of SPP
could be delivered through integrating the “coast”
as part of other policies within the Plan (such as
policy on landscape and nature conservation).

Shaping Development in the Countryside

The future use of the “organic growth” element of
the policy.
The scale of development appropriate on rural
brownfield sites.

•

•

Wording is required to clarify that growth of housing
clusters and groups should be permitted in the
“remote” rural area. The scale of growth permitted
should be maintained at up to 20% of the existing size
of a housing cluster, but that capacity should increase
from 2 to 3 homes to reflect the 10 year period of the

The requirement that business proposals outwith
settlements should be “small scale” should be
removed.

The extent of the area within Aberdeenshire
identified as “pressured and easily accessible”.

•

There continues to be debate around how the policy
should be interpreted and applied, and where
amendment may be necessary. In a number of places
changes could provide greater clarity around the
intention of the policy. Three elements of the policy
require to be addressed:

Policy R2 aims to support a long-term sustainable
pattern of development that takes a measured
approach to development in rural areas, generally
directing development to our towns and villages
and restricting development in the wider
countryside to a small number of circumstances in
order to meet local needs. Local policy must
ensure that the right balance is struck between
promoting a flexible policy whilst also directing
growth towards existing rural service centres.

P a g e 13
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Chapter 5

Matters relating to housing clusters and the definition
of “small-scale” require greater clarification but are not
main issues.

existing cluster with a cluster or group not exceeding
15 homes.

Shaping Development in the Countryside
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Different Types
of Rural Areas

Chapter 5

Scottish Planning Policy suggests that an
“intermediate” policy definition could also be used. Any
definition of such an area would be subjective and
prone to challenge. Local knowledge could be used to
introduce an “intermediate” area to the north and west
of Mintlaw and Longside, but identifying a robust and
defensible boundary for an intermediate zone is very
difficult.

For consistency with other Scottish Planning
Authorities it is considered that the Scottish
Government’s Six Fold Urban Rural Classification
provides a very good, fact based, definition of the
different rural areas. This identifies an “accessible”
rural area in Aberdeenshire as an area within 30
minutes’ drive time of a settlement of over 10,000
people (“Large” and “Other Urban Areas”). All other
rural areas are classed as “remote”.

A number of detailed options have been looked at.
The use of the current Housing Market Areas is not
preferred as the boundary between “accessible” and
“remote” areas. The Housing Market Areas do not
reflect improvements to the transportation network
made since the 1980’s.

Scottish Planning Policy requires that we identify
“pressured and easily accessible” and “remote”
rural areas to protect against an unsustainable
growth in car-based commuting and
suburbanisation of the countryside It also
suggests that “intermediate” areas can be defined,
tailored to local circumstances. There are different
pressures for development across Aberdeenshire.
Modification of the boundary that we currently use
which is the Aberdeen Housing Market Area (AHMA)
would principally impact on opportunities for additions
to clusters of houses in area outwith the AHMA.

Shaping Development in the Countryside

An alternative option would be modify the Scottish
Government’s Urban Rural Classification and identify a
boundary for an intermediate area using local
knowledge.

The preferred option would be to use the Scottish
Government’s Six Fold Urban Rural Classification to
define accessible and remote areas for the application
of rural policy

Main Issue 7
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Organic
Growth

Chapter 5

An alternative option would be to remove organic
growth in favour of supporting a planned approach to
development with growth adjacent to settlements.

The preferred option would be to retain the organic
growth policy but consider other aspects of “need”
beyond focusing on school capacity and for the
Planning Service to identify areas permissible for
organic growth associated with identified settlements in
order to avoid constraints.

Main Issue 8

Restrictions placed on growth (in terms of scale of
development being 20% up to 10 new homes within
the Plan period and requirement for development to
occur within 200m of the settlement boundary) are
deemed to be appropriate and no change is required.

The purpose of the organic growth part of the
policy is to introduce an element of flexibility by
permitting additional small-scale sites to be
brought forward adjacent to settlements where a
need has been established. As a clear measure of
community facilities “need” has been determined
through an aspiration to support primary school
attendance rolls. However there are few primary
schools where such a need is established.
Furthermore, there are other constraints associated
with many settlements such as risk of
overdevelopment, woodland, prime agricultural land,
and flood risk that restrict opportunities to promote
organic growth. Currently Fordyce, St. Katherines,
Barthol Chapel, Berefold, Chapel of Garioch, Largue,
Ruthven, Clatt, Cairnie and Lumsden have been
identified as “organic growth” settlements.

Shaping Development in the Countryside

An alternative option is to not introduce an element of
flexibility for larger brownfield sites and permit only
“small-scale” development.

The preferred option would be to introduce an
element to the brownfield provision of Policy R2 to
account for larger brownfield sites.

Main Issue 9

It is also proposed to include a policy for large
brownfield sites to allow redevelopment of larger
brownfield sites up to a maximum of up to 7 homes
during the Plan period. Inclusion of this policy
provision would allow for a planned approach to larger
rural brownfield sites, rather than development
occurring through cumulative planning applications.

At times the current policy wording in respect of
the redevelopment of disused or redundant land
and / or buildings has proven difficult to interpret
and apply. As such, the policy requires to be
revised in order to provide clarity.
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Policy R3 seeks to ensure that development
associated with mineral extraction, and access
tracks for uses related with recreation, agriculture,
forestry, telecommunication masts, wind farms and
sporting purposes, fully consider any adverse
impact arising as a result of planning permission
being granted. Adverse impacts can be caused in
terms of the effect on landscape character,
communities, the natural and historic environment, and
the cumulative impacts of development.

Policy R3
Minerals and
hill tracks

Neither of these matters constitute a main issue for the
purposes of the Local Development Plan.

A review should be undertaken to ensure that a landbank of minerals is maintained and sites will be
identified should a shortfall be established. This could
be taken forward in the way of non-statutory planning
advice.

Minor changes are required to the policy to provide
clarity. This includes clarifying wording associated with
the review of conditions attached to mineral
permissions, adding wording to clarify how a buffer
zone is established and when the community
consultation is to be carried out.

Shaping Development in the Countryside

Chapter 5
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Homes and
Housing

Chapter 6

Policy H1 Housing land governs both the planning
and supply of new market housing.

Policy H2 Affordable housing regulates the supply
of affordable homes and sets an obligation to
provide 25% of the plots on any development site
for affordable housing.

Policy H3 Special needs housing provides for
housing opportunities for those with particular
needs, should opportunities not exist within the
village. It also promotes specialised continuing
care retirement communities which also provide
health care facilities.

Policy H4 Residential caravans prohibits
permanent caravans and only permits temporary
residential caravans in certain cases.

Policy H5 Gypsies and Travellers provides a
framework for considering the needs of this
community who suffer multiple deprivations.

•

•

•

•

•

The policy group has 5 specific policies:

Scottish Planning Policy (Paragraph 110) requires that
the planning system should identify a generous supply
of land for housing across all tenures to maintain at
least a 5-year supply of effective housing land at all
times. A sharp focus on delivery is required.

This policy group sets out to promote successful
sustainable places through the provision of “the
right development in the right place” in accordance
with Scottish Planning Policy (SPP) paragraph 15.
The Local Development Plan sets out a five-year
effective land supply in accordance with the
National Planning Framework 3 (NPF3), SPP and
the Aberdeen City and Shire Strategic
Development Plan.

Shaping Homes and Housing

Modifications were made by Scottish Government
Ministers to the Aberdeenshire Local Development
Plan 2017 following its examination. Scottish Planning
Policy promotes the efficient use of land and it was
noted that the figure expressed as a “no more than”
cap on housing development may be inappropriate. A
higher density of housing than that proposed in the
Plan may support associated issues of financial
viability and efficient infrastructure provision.

A Housing Need and Demand Assessment has been
undertaken, which the Proposed Strategic
Development Plan 2018 has used to inform a target for
the supply of new homes in both Aberdeenshire and
Aberdeen City. This target includes substantial
flexibility to allow for sites to be allocated that are not
expected to come forward immediately. Officers,
taking into account development interests, have
identified preferred new allocations that are detailed in
the six Appendices to this Main Issues Report. These
are designed to deliver the housing land supply target.
Existing unbuilt and partially built allocations also
contribute to the 5-year effective land supply target,
and are used to ensure this is maintained.

Policy H1 relates to the acceptability and scale of
development of housing. It is explicit in
supporting allocations for housing on opportunity
land allocated for that use, and equally clear that,
in general, other uses should not be allowed. This
policy builds on the importance of ensuring that the
Local Development Plan provides sufficient housing
land in a manner that is in accordance with the
principles that have been made in the preparation of
the Aberdeenshire Local Development Plan.
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Housing
Numbers on
Sites

Chapter 6

This has had two implications for the bids received.
Firstly, realistic capacities may be required to be
introduced for development sites. This is on the
understanding that sites that are identified by
developers to be viable for a small number of houses,
will likely be able to accommodate a small increase in
the number of homes without issue.

One option is to review capacity to a level greater than
that used for the allocations in the current Local
Development Plan (nominally 22 homes per hectare
plus up to 40% open space). The proposed Strategic
Development Plan 2018 sets a target for the Strategic
Growth Areas that housing development on sites larger
than one hectare should generally have no less than
30 homes per hectare. We think that outwith the
Strategic Growth Areas a nominal density of 25 homes
to the hectare should be used to reflect current
practice.

It is considered that the use of indicative housing
numbers is a main issue for this Plan. In particular,
this relates to providing a Plan that reflects what the
development industry initially sought for the
development of the site and on which they confirmed
viability. In addition, it has impacts on planning for the
capacity of infrastructure in an area, the provision of
open space within sites, and the expectations of
communities in achieving the scale and density of
developments in their villages. It is clear that some
form of flexibility and opportunity for change may be
required.

Shaping Homes and Housing

An alternative option would be to revert to setting a
maximum number of homes that are allowed on any
one site as identified by the development bid. This
could lead to some extraordinarily low densities of
housebuilding in some locations. As is argued through
the Local Development Plan 2017, this could provide
consistency and certainty for stakeholders but it would
be contrary to the Scottish Minters’ view expressed
through the examination of the 2017 plan that such a
cap is “inappropriate”.

The preferred option is to review capacity to a level
greater than that used for the allocations in the current
Local Development Plan (currently 22 homes per
hectare). A revised indicative standard density of 25
homes per hectare is proposed for the settlement
statements.

Main Issue 10

Secondly, we could reduce the site boundary identified
by the developer to accommodate the number of
houses that have been submitted. This would
challenge the low densities some developers are
proposing. Again, this would not affect viability of the
sites but would have a significant impact on the scale
of the land released (and this is particularly important
in some of our smaller communities).
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Policy H2
Affordable
Housing

Chapter 6

Delivery of affordable housing is not something that the
Local Development Plan can do in isolation. Allocation
of sites for affordable housing uses, and the use of an
“exceptions” policy (designed to allow affordable
housing to be built on unallocated green field sites)
have not proved to be effective. The timing of the
provision of affordable housing by developers has also

Even to meet the 35% target significantly greater
emphasis will be required on the delivery of affordable
homes on development sites.

The provision of affordable housing development is a
key community issue. The Housing Need and Demand
Assessment highlights that affordable housing need
across Aberdeen and Aberdeenshire is likely to be in
excess of 48% of all need. There is a common view
that encouragement needs to be provided to the
development industry to build more than 25% of their
sites as affordable homes.

The proposed Strategic Development Plan 2017
identifies that in the period from 2020 to 2032
Aberdeenshire Council has a requirement to deliver
6006 affordable homes, or 35% of the total
Aberdeenshire requirement. While there are a range of
means by which affordable housing can be provided,
PAN 2/2010 paragraph 14 states that the benchmark
figure is that each site should contribute no more than
25% of the total number of housing units as affordable
home sites.

Policy H2 and its accompanying supplementary
guidance provide the level of affordable housing that
developments should make available in a manner that
is fair to all developers. This is set by SPP and
informed at a local level by the Housing Need and
Demand Assessment and Local Housing Strategy’s
Affordable Housing Strategic Outcome Statement.

Shaping Homes and Housing

As an alternative option a radical approach may be
required. Developers could be required to make 25%
of all serviced sites available for the construction of
affordable housing, even if there is insufficient funding
from a social housing provider for their immediate
construction. In the long term this would increase gap
sites in the development for future affordable housing.
This would be a further incentive to the developer to
provide a range of house types and tenures within his
development. The gap sites may be used temporarily
as part of the open space.

It is the preferred option that the scale of affordable
housing need in Aberdeenshire is acknowledged in the
policy, and that developers are encouraged to engage
with a housing association or affordable housing
provider to deliver more than 25% of new homes on
any development site.

Main Issue 11

been an issue. This is likely to remain a main issue
unless there is a major change in both the funding and
availability of land for this particular use.
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Policy H3
Special Needs
Housing

Chapter 6

No issues have been identified with this policy. No
changes are considered necessary.

The policy supports the development of individual
homes for disabled persons on the edge of a
settlement (where there are no other opportunities) and
continuing care retirement communities outwith
settlement boundaries. Greater definition of what is
meant by “special needs” will be necessary in the new
Aberdeenshire Local Development Plan.

This policy provides for the development of housing
and care facilities for a small but growing sector of
society who are otherwise poorly provided for by the
general mix of market housing being provided, and not
in a way which may meet their specific needs. The
policy allows for the development of housing in those
circumstances where need is not otherwise met within
a community, or cannot be met through the open
market. It must be remembered that, as noted at
paragraph 5.15 of the Housing Needs and Demand
Assessment, the general housing stock will continue to
meet the needs of the vast majority of the older
population. National policy seeks to ensure that the
elderly remain independent and in their own home for
as long as possible, and can access a range of
housing options.

Shaping Homes and Housing

No issues have been identified with this policy. No
changes are considered necessary.

In the interests of clarity, it is proposed to add text to
the policy noting that it is only permanent structures
that are prohibited, and referring proposals for tourist
accommodation to Policy B3 Tourist facilities.

It acknowledges that caravans are temporary
structures and should not provide part of the solution
for permanent housing. While the policy is generally
prohibitive, it allows for some circumstances where
there may be a need for temporary accommodation.

This policy sets out to protect the environment from
unnecessary and inappropriate siting of residential
caravans and residential caravan sites.
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Policy H5
Gypsies and
Travellers

Chapter 6

No issues have been identified with this policy. No
changes are considered necessary.

Planning Aid Scotland (PAS) produced
Gypsy/Travellers and the Scottish Planning System’
guides in April 2015. PAS Guide No.2 Section 5
provides detail on key aspects to consider when
identifying suitable sites and paragraph 3 of Policy H5
takes forward this advice. Minor changes are
proposed to the policy to recognise three principal
types of Gypsy/Traveller site – permanent sites, transit
sites and stopping places and the difference in facilities
that are required for each site.

In all other cases, including the provision of sites for
rent to third parties, a specific need for the site still
requires to be proven. In addition, a secure site and
essential services must be provided according to the
nature of the site, including water connection, refuse
facilities, and basic toilet facilities.

This policy relates to the additional criteria that have to
be met to permit permanent or stopover sites for
gypsies and travellers on either allocated or
unallocated sites. For sites provided by public funding
it is necessary for a need to be demonstrated for the
facility. Sites proposed by members of the
Gypsy/Traveller community for their own personal use,
or on land allocated in the Plan for providing
Gypsy/Traveller sites, do not have to demonstrate a
need. For these developments, the policy goes
beyond Scottish Planning Policy, and it is assumed
that these developments will meet a need.

Shaping Homes and Housing
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Design

Chapter 7

Policy P1 Layout, siting and design seeks to
ensure that development proposals are of a high
quality that reflect the six qualities of successful
places and reflect any previously agreed design
statements. Enhancement of biodiversity and
geodiversity, and a site waste management plan
are sought.

Policy P2 Open space and access in new
development expects a standard of public open
space that is safe, welcoming, distinctive, well
connected and accessible.

Policy P3 Infill and householder developments
within settlements (including home and work
proposals) considers the acceptability of these
developments’ scale, design, and impact, on the
character of the surroundings.

Policy P4 Hazardous and potentially polluting
developments and contaminated land protects

•

•

•

•

The group contains six policies:

This policy group sets out to create better places
by directing the right development in the right
place in accordance with National Planning
Framework 3 and Scottish Planning Policy (SPP).
It provides detailed policy advice on the design
and location of developments, public open space
provision, infill developments, householder
developments, hazardous and potentially polluting
developments, and digital and community
infrastructure. The Scottish Government advocates
that developers use a design-led approach to creating
high-quality places, which in some cases will involve
using design statements, specific methods of design
assessment, and public involvement when developing
the designs.

Shaping Places

Policy P5 Digital infrastructure allows the erection
of telecommunications equipment where the siting
and design of the proposal is justified, and is
evidenced in supporting information.
Policy P6 Community infrastructure addresses the
siting and accessibility of new community
facilities.

•

•

both the public and the environment from any
negative impacts resulting from new and/or
existing development that may cause significant
nuisance, or could create an unacceptable hazard
or pollution.
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Policy P1
Layout, Siting
and Design

Chapter 7

Clarity requires to be provided within the next Local
Development Plan on the need for major developments
to have undergone a design review process and
thereafter to apply an agreed Masterplan.
Aberdeenshire Council has adopted the principles of
SP=EED® (Successful Planning = Effective
Engagement and Delivery – Planning Advice for
development management and prospective applicants
to guide public consultation on proposals for major or
national developments, and this too needs to be
referenced. The six qualities of successful places
need to be considered for all new developments,
although they may not be applicable in every case.

National Planning Framework 3 recognises the
importance of creating well-designed high-quality
places and sets the agenda for place making, as a
creative and collaborative process. Creating Places
and Designing Streets place active street design at the
centre of the place making agenda. The application of
Designing Streets is promoted to deliver better
environments for pedestrians and cyclists in
settlements. Paragraph 55 of Scottish Planning Policy
promotes the design-led approach and at paragraph 47
promotes the use of a consistent approach to the
assessment of design and place. Biodiversity
enhancement and the production of Site Waste
Management Plans is also supported.

Shaping Places

An alternative option would be to not include a new
appendix relating to design.

The preferred option would be to include a new
Appendix to the Local Development Plan Creating
successful places that gives further design guidance for
new development by providing a more detailed
interpretation of the six qualities of successful places, as
set out in the Policy. This guidance would form part of
the Local Development Plan and would have significant
materiality, allowing clear reasons why proposals
cannot be supported where they conflict with a relevant
criterion.

Main Issue 12

Due to its subjective nature there is no planning policy
in the existing Aberdeenshire Local Development Plan
that could be used to refuse developments on the
basis of poor design. This is seen as a significant Main
Issue.
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Chapter 7

Scottish Planning Policy (SPP) seeks to ensure that
open space provision is accessible and appropriate to
its place, there are links to other open spaces (where
possible), and any deficits or surpluses in the local
context are addressed. Paragraph 229 in SPP advises
Local Development Plans to encourage the “temporary
use of unused or underused land as green
infrastructure while making clear that this will not
prevent any future development potential…” The
current policy does not allow for the temporary
greening of land, which could contribute to a proposal’s
landscape framework in the future.

The protection and provision of public open space
is a key contributor to delivering the Scottish
Government’s key National Outcomes, and helps
to deliver Planning Outcome 3, as set out in
National Planning Framework 3 (NPF3). NPF3 also
advocates a more integrated approach and
‘greening’ of the urban environment. It
acknowledges the benefits that well-designed
green infrastructure can have on regeneration
projects, such as community food growing areas
on vacant and derelict land. Green infrastructure
networks and public access routes are also
acknowledged as integral components of
successful place making.

Shaping Places

An alternative option would be to not include
amendments to the policy.

As the preferred option, it is considered necessary to
remove the term “should” and substitute “must” from
the first paragraph of the policy (“All new developments
must be accompanied by adequate public open space
….”) to ensure that the obligation for adequate public
open space is a requirement for new developments.
Text relating to early implementation of strategic
landscaping, or use of temporary green infrastructure
on unused or underused land within a settlement,
should be added to the policy.

Main Issue 13

Policy P2 expects public open space to be safe,
welcoming, distinctive, well connected, and accessible,
in line with the Scottish Government’s practical
guidance document Green Infrastructure: Design and
Place making. It provides information on key design
issues and techniques that can help to incorporate
green infrastructure into place-making at any scale,
including Masterplans. It also expects all new
development to be accompanied by adequate public
open space that is appropriate to the standards set out
in the Open Space Audit (2008). No change is
proposed to the scale of open space required from new
development.
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Policy P3 Infill
and
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Developments
Within
Settlements
(Including
Home and
Work
Proposals)

Chapter 7

An alternative option would be to not include a new
Appendix linked to design.

The preferred option would be to include a new
appendix to the Local Development Plan House
extensions and ancillary developments that gives
further design guidance for new infill development by
providing a more detailed interpretation of the six
qualities of successful places, as set out in the Policy
P1. This guidance would form part of the Local
Development Plan and would have significant
materiality, allowing clear reasons why proposals
cannot be supported where they conflict with a relevant
criterion.

Main Issue 14

For clarity, the title of the policy should be amended to
ensure that all householder developments are
considered under this policy, and not just proposals
within settlements. Additional design criteria could be
added to expand on the existing policy framework and
to ensure a consistent approach is applied in the
decision making process.

Like Policy P1, this policy supports the principles
of good design that are set out in Creating Places
and Designing Streets, and the principles of that
policy still apply.

Shaping Places

The policy remains sound and no changes are
proposed.

Policy P4 addresses the risks posed by
contaminated land, hazardous and potentially
polluting development in line with national policy.
It looks to safeguard the environment, human health,
and biodiversity by mitigating negative effects of
contaminated land, hazardous and potentially polluting
developments and refusing planning applications
where such risks or hazards cannot be satisfactorily
mitigated.
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Policy P5
Digital
Infrastructure

Chapter 7

An alternative option would be to modify the policy to
require that only town centres are the location for high
footfall community facilities, not just generally
accessible locations. This could be a significant
disadvantage for our most remote rural communities.

The preferred option is to leave the policy largely
unchanged, as it may not be appropriate in all cases
for all community facilities to be located in local town
centres. Minor modification could be introduced
specifically to highlight town centres as logical places
for such development.

Main Issue 15

As a “high footfall” use, the policy supports
development of community facilities in accessible
locations. However, some local facilities in some of our
smallest communities may be inappropriate for
relocation to distant town centres and accessible
locations within the small village should be favoured.

Improving Scotland’s digital infrastructure is a key
planning outcome in the National Planning Framework
3 (NPF3), which will improve Scotland's digital
infrastructure. Scottish Planning Policy details what a
Local Development Plan should do to seek to assist
this process. Policy P5 reflects the principles designed
to deliver this.

No changes are proposed to this policy.

This policy requires new infrastructure to be
accessible to all members of the community,
including those who are less able or
disadvantaged. In this way, the policy builds on the
importance of creating and maintaining sustainable
communities by ensuring that there are adequate, wellsited, and accessible community infrastructure within
settlements.

Policy P5 allows for the erection of
telecommunications equipment where the siting
and design of the proposal is justified and is
evidenced in supporting information. Other policies
in the Local Development Plan deal with matters
arising from the impact of the equipment (e.g. siting
equipment on or adjacent to a listed building), which
must be complied with.

Shaping Places
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Natural
Heritage and
Landscape

Chapter 8

Policy E2 Landscape protects landscape
character as defined by Scottish Natural Heritage,
and Special Landscape Character areas of local
importance.

•

In all cases the precautionary principle (only allowing
development when there is clear scientific evidence
that it will do no harm) is adopted.

Policy E1 Natural heritage which sets out
protection for nationally and locally designated
nature conservation sites, protected species and
wider biodiversity and geodiversity.

•

The policy group contains two policies. These are:

The policy has been reviewed by Scottish Natural
Heritage on a number of occasions but there is still
room for improvement. Specifically, minor
modifications are proposed to paragraph nine of the
policy; to clarify the criteria which a proposal on these
sites must pass to allow development to proceed.

Aberdeenshire’s natural environment is an important
national resource, delivering a range of services that
includes the air we breathe and the water we drink. It
also gives local people a pleasant and attractive place
to live and work, and makes a significant contribution
to the economy through farming, food and drinks,
forestry, fishing and tourism. Scottish Planning Policy
states that the “planning system plays an important
role in protecting, enhancing, and promoting access to
our key environmental resources, whilst supporting
their sustainable use” (see SPP, paragraph 193).

This is not a main issue. No other changes are
considered necessary.

Policy E1 promotes the protection of nature
conservation sites and the wider biodiversity and
geodiversity from development that may cause
unacceptable adverse impacts to features of
Aberdeenshire’s natural environment. A framework
for exceptions to the policy is provided, accepting that
once natural heritage sites and species are lost they
are much more difficult to reinstate. These exceptions
include development which will have the potential to
facilitate enjoyment and understanding of natural
heritage, in line with Scottish Planning Policy.

This policy group sets out to ensure
Aberdeenshire Council meets its duties and
responsibilities by protecting and improving
Aberdeenshire’s natural heritage and landscapes
in accordance with National Planning Framework 3,
Scottish Planning Policy, Nature Conservation
(Scotland) Act 2004 and the European Landscape
Convention (2000). “Natural heritage” includes a
wealth of habitats and species of local, national, and
international importance, and a diverse range of
landscapes.

Natural Heritage and Landscape
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Policy E2
Landscape

Chapter 8

There are no main issues identified, and no other
changes are considered necessary.

Policy E2 sets out a general presumption against
development that would cause unacceptable
effects on a landscape’s overall character and
quality, and it expects developers to take account
of the Landscape Character Assessments
produced by Scottish Natural Heritage and the
Special Landscape Areas designation developed
locally and included in the Aberdeenshire Local
Development Plan 2017. Revision of the Landscape
Character Areas within Scotland is currently underway
and is nearing completion. Changes proposed by this
review will not affect the content of the policy.

Natural Heritage and Landscape
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The Historic
Environment

Chapter 9

Policy HE1 Protecting historic buildings, sites and
monuments which provides protection to
archaeological sites, scheduled monuments, and
listed buildings, except in circumstances of overriding public interests.

Policy HE2 Protecting historic and cultural areas
provides a policy for the protection of wider
historical sites such as conservation areas,
national battlefields, designated historic gardens,
and designed landscapes in order to preserve
their character and contribute to the objectives of
the designation.

Policy H3 Helping to reuse listed buildings at risk
provides limited financial assistance through using
enabling development on unallocated sites to help
fund the conservation and reuse of listed buildings
that are at risk from collapse or further decay.

•

•

•

Three policies that govern developments that may
influence the historic environment. These are:

This policy group sets out to protect and improve
the historic environment in accordance with
National Planning Framework 3, Scottish Planning
Policy, and Historic Environment Scotland Policy
Statement 2016. The historic environment includes
listed buildings, scheduled monuments,
archaeological sites, conservation areas,
battlefields, and historic gardens and designed
landscapes. It has an important role in the character
of an area and the quality of life for the people who live
there, and is an economic asset that should be valued.
The policy group provides “a framework for protecting
and, where appropriate, enhancing all elements of the
historic environment” in accordance with SPP
paragraph 139.

The Historic Environment

No main issues have been identified with this policy, no
changes are considered necessary.

This policy requires little modification (other than
seeking justification for works through a design
statement and clarification that “the original structure”
relates to “any features of special architectural,
cultural, or historic interest”).

The objective of this policy is to protect listed
buildings, sites, and scheduled monuments. It
encourages their protection, maintenance,
appropriate active use, and conservation. While
Policy HE1 supports the protection and improvement of
historic buildings, sites and monuments, it is explicit in
not allowing development proposals that would have a
negative effect on these sites. Exceptions are set out
when development may be supported on nationally or
locally important monuments or archaeological sites, or
their setting. It also clarifies when alterations to a listed
building would be permitted.
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Policy HE2
Protecting
Historic and
Cultural Areas

Chapter 9

Neither of these issues constitute a main issue for the
purposes of the Local Development Plan. No other
changes are considered necessary.

Likewise, some of the meaning may be lost within the
first sentence of paragraph 3 of the policy that ensures
development does not prejudice historic and cultural
areas, and disaggregation of this section would be
worthwhile.

An omission may be the lack of reference to potential
impacts on landscape, streetscape, or open space
within conservation areas. Appropriate window
replacement has been a major issue within existing
conservation areas. A specific and consistent policy
on the use of timber sash and case windows in
Conservation Areas could be provided. Given the cost
of effective lifetime value of timber sash and case
windows, it is not considered that a change in the
policy to exclude this aspect of the character of
Conservation Areas is justified. It may be appropriate
to seek justification for works through a design
statement.

Again, this policy topic has been the subject of
scrutiny by Historic Environment Scotland who
support the general presumption against
development that would have an adverse impact
on the integrity, character, and setting of a
designated conservation area, historic garden,
designed landscape, or battlefield.

The Historic Environment

Neither of these issues constitute main issues for the
purposes of the Local Development Plan. No other
changes are considered necessary.

It may also be appropriate to introduce a locational
requirement for enabling development to ensure that
enabling development is restricted to an adjacent
development site, although exceptions to this policy
may be supported.

The policy supports both the National Planning
Framework and Scottish Planning Policy, and in
particular that the development is the minimum
necessary that is required. However, it may not accord
with Scottish Planning Policy, which suggests that
protection should also be extended to non-designated
historic sites. Within the policy, reference is made to
“vernacular buildings exceptionally worthy of
conservation and reuse” and it may be appropriate to
modify the text in the Plan to widen this definition and
refer instead to “non-designated historic assets”.

The purpose of policy HE3 is to secure the longterm future of buildings deemed to be of
architectural or historic value that are at serious
risk of collapse or further decay. The policy
considers the acceptability of other development to
enable restoration, which would otherwise be contrary
to the Local Development Plan policies and therefore
refused planning permission, in order to secure the
long-term future and reuse of a listed building on the
Buildings at Risk Register. The policy supports limited
enabling development in suitable locations, but matters
relating to design, and its impact on historic assets and
other designations are dealt with under separate
policies. It does not extend to enabling commercial
developments, such as golf courses.
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Protecting
Resources

Chapter 10

Policy PR1 Protecting important resources
prohibits development that has a negative effect
on key environmental assets, such as water and
soils. When development may be appropriate,
specific exceptions or compensatory actions are
required. Some of this land will be designated “P”
(Protected land) within the settlement statement
maps of Appendix 8 of the Plan).

Policy PR2 Protecting important development
sites provides a policy that gives substance to the
“R” (Reserved) designation (within the settlement
statement maps of Appendix 8 of the Plan) to
safeguard potential sites for transportation, energy
generation, waste management, education,
community infrastructure and sites for national
developments.

Policy PR3 Waste facilities specifically
encourages and protects waste management
facilities in the area, and prohibits new
neighbouring development where it may
compromise waste handling operations.

•

•

•

Protecting resources is a fundamental task of the Plan,
ensuring that important environmental resources,
development sites, and waste facilities are all
appropriately protected and planned. This policy group
has three policies designed to achieve this effect:

This policy group sets out to conserve our natural
resources to safeguard the interests of future
generations, and at the same time promote
sustainable economic development. The policies
are designed to ensure we meet our responsibilities in
accordance with National Planning Framework 3 “to
strike the right balance between safeguarding assets
which are irreplaceable, and facilitating change in a
sustainable way”.

Protecting Resources

No other issues have been identified with this policy.
No changes are considered necessary.

Peat and carbon rich soils are also protected by Policy
C3 Carbon Sinks and Stores and should be crossreferenced to that policy.

In addition, greater clarification should be given to
“ancient woodland” designations within the policy.
These woodlands are already protected through the
reference to woodlands with “significant ecological,
recreational, historical, landscape and shelter value”
within the policy. Ancient woodlands are places where
these tests are likely to result in a recommendation for
refusal of planning permission, unless there are truly
exceptional reasons. Confusion still exists, and
therefore it is considered that this warrants specific
reference to ancient woodlands within the policy, and a
glossary entry derived from “A guide to understanding
the Scottish Ancient Woodland Inventory” (Scottish
Natural Heritage, 2011) is required. This is not a “main
issue” for the Aberdeenshire Local Development Plan,
as it clarifies what is already stated.

The main objective of policy PR1 is to ensure that
development proposals do not have a negative
effect on important environmental resources,
unless there will be clear public economic or social
benefits that outweigh the value of the site to the
local community, and if there are no reasonable
alternative sites. The main purpose of the policy is to
avoid harming or causing irreversible effects on unique
and important land resources. It also seeks to make
efficient use of existing resources and environmental
assets, and includes policies to protect designated
areas such as prime agricultural land and open space
within settlements, and trees and areas of woodland.
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Policy PR2
Protecting
Important
Development
Sites

Chapter 10

No other issues have been identified with this policy.
No changes are considered necessary.

A review will be undertaken to ensure consistency
across the Aberdeenshire Local Development Plan
2021 in designating future sites to be safeguarded as
“R” (Reserved) or existing sites to be identified as “P”
(Protected).

It may be appropriate to change the title of the policy to
“Reserving important development sites”. There is no
policy that protects existing infrastructure sites from
redevelopment, unless given a “P” (protected)
designation within the Aberdeenshire Local
Development Plan.

Under this policy alternative development will not
be allowed on sites that may reasonably be needed
for future infrastructure improvements. The policy
also recognises the benefits of safeguarding sites
such as disused railway lines, airfields, and areas
occupied by ports and harbours, as they cannot
always be relocated to another area and to ensure
that adequate land is available to meet the needs of
any forthcoming development.

Protecting Resources

No other issues have been identified with this policy.
No changes are considered necessary.

Policy PR3 supports the SPP objective that “planning
should direct the right development to the right place”
and highlights the potential for sites identified
specifically for energy from waste facilities to be linked
to potential users of renewable heat and energy. It
goes further than SPP by use of the phrase “minimise
the transport of waste from source” to minimise cost
and distance of transport, rather than the “greater
weight” SPP seeks in identifying suitable locations.

SPP provides a policy framework for achieving the
Zero Waste Plan and the Plan highlights the important
role planning has in supporting the provision of waste
facilities and infrastructure for future business
development, investment, and employment.
Aberdeenshire embraces the main principles of the
national waste hierarchy (waste prevention, reuse,
recycling, energy recovery and waste disposal) in
terms of ‘reuse, recycle and recover’ and these were
fundamental in the development of Policy PR3.

The policy focusses on those sites within the Plan that
are allocated or reserved for waste sorting and transfer
operations. The policy also aims to minimise transport
to and from the source.

This policy controls the development, location, and
use of land for waste facilities. It also aims to
reduce negative impact of waste facilities on local
amenities, and addresses various statutory and
non-statutory requirements which may require
additional information to be provided. The policy
also sets out to ensure neighbouring
developments do not compromise waste handling
operations at an existing waste management site.
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Climate
Change

Chapter 11

Climate change is a key global issue. It is likely to
have an impact on all elements of life in the north east
over time. It is an issue that does not present itself as
a rapid change to an area. It will have a long term and
dynamic impact on the quality of life of all residents
and the need for us all to undertake modification to our
behaviour. The policy group assists in providing
opportunities for all to flourish, through increasing
sustainable economic growth. Key phrases from the
relevant principle of SPP include “supporting climate
change mitigation and adaptation including taking
account of flood risk”.

This policy group sets out to help tackle and
mitigate against the impacts of climate change in
accordance with National Planning Framework 3
(NPF3), Scottish Planning Policy (SPP) and the
Climate Change (Scotland) Act 2009. Actions to
address and mitigate climate change revolve
around using non-renewable energy resources in
new buildings, the generation of renewable energy
technologies, the long term storage of carbon, and
addressing issues associated with flooding.

Climate Change

Policy C1 Using resources in buildings sets out
benchmarks for energy and water efficiency,
including assessing the feasibility of district
heating.
Policy C2 Renewable energy provides a policy for
all forms of renewable energy production and
includes a spatial framework for new wind
turbines.
Policy C3 Carbon sinks and stores ensures that
important carbon stores, such as peat and
woodland, are protected, including carbon capture
and storage developments.
Policy C4 Flooding sets out the policy framework
for consideration of development in areas that
may flood.

•

•

•

•

Currently the Aberdeenshire Local Development Plan
contains four policies that govern climate impacts from
land development. These are:
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Buildings
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The current policy does not require adherence to the
“gold” sustainability standard for energy (this is only
obliged “where feasible”). In any case the obligation
imposed by the Local Development Plan to promote
the “gold” standard of efficiency for energy efficiency
has been overtaken by events and the minimum
standard that will be required to be achieved is a
“platinum” standard. No change is required to the
standards obliged for water efficiency.

Enforcing such measures through the planning system
has proven to be immensely difficult with building fabric
issues generally being perceived as a Building
Standards issue.

Emphasis has changed in SPP towards a planning
system that is sympathetic to measures that promote
energy efficiency rather than solely reduction in
greenhouse gases through the use of low and zero
carbon generating technologies. Instead it suggests
that by “seizing opportunities to encourage mitigation
and adaptation measures, planning can support the
transformational change required to meet emission
reduction targets and influence climate change”
(paragraph 19). Greater emphasis should be placed on
energy efficiency measures in the policy.

The objective of this policy is to provide a
framework for the conservation of energy and
water within new buildings. In this regard the
obligations within the policy on energy and water
efficiency are based on the application of national
standards with a locally set target for CO2
emissions through on-site energy generation. It
promotes heat networks in major developments. It
provides an element for exception for those
buildings which cannot meet these targets by
allowing the reduction requirement to be met
through energy efficiency measures.

Climate Change

An alternative option would be to delete substantial
parts of the policy and revert to using only the Building
Regulations to provide substance to paragraph 3F of
the Climate Change (Scotland) Act 2009.

An alternative option would be to maintain the current
policy unaltered.

The preferred option would be to remove the text “If it
is clearly demonstrated that no suitable low and zero
carbon generating technologies are appropriate” from
paragraph 4 of the Plan to reflect that a “fabric first”
approach may be suitable.

The preferred option would be to remove the
reference to the “Gold” standard in the policy and
replace this with “Platinum” to reflect the higher
standard now required.

The preferred option would be to remove the phrase
“aim wherever feasible to” from paragraphs 1 and 3 of
the policy to provide certainty that climate change
mitigation actions are compulsory.

Main Issue 16

It is not considered that after 10 years of
implementation of the policy it is still legitimate to argue
that financial viability is an issue that might impact on
the creation of new homes, particularly when “fabric
first” conservation of energy have been given greater
weight and the highest possible level of sustainability is
being sought. It is not considered that additional
planning advice is required on these matters.

In areas not served by gas, consideration should be
given to alternative heat-based technologies such as
hot rock geothermal or biomass sources.
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Policy C3
Carbon Sinks
and Stores

Policy C2
Renewable
Energy

Chapter 11

No issues have been identified with this policy. No
changes are considered necessary.

This policy seeks to protect high carbon resources
in perpetuity so as to act as carbon stores for
atmospheric carbon dioxide. No issues have been
identified with this policy.

The alternative option is that on-farm biomass energy
generation could be given its own policy text.

The preferred option is to add text relating to repowering of wind turbines in perpetuity needs to be
added to the policy.

Main Issue 17

Policy C2 sets out a general presumption in favour
of development supporting the generation of
renewable energy technologies in the right places
and subject to appropriate controls. Wind energy is
now less of an issue in terms of the amount of planning
applications being received and the policy seems to be
robust. One matter that will require updating is the view
expressed from the Scottish Government (at Scottish
Planning Policy paragraphs 161 and 170) that
increasing the size of existing turbines and the use of
wind turbine sites in perpetuity is appropriate (known
as “re-powering” wind turbine sites). Reference to onfarm generation of biologically derived gases is a form
of biomass energy generation and is currently
controlled by the policy as a use suitable for business
land, and not as an agricultural process.

Climate Change

No issues have been identified with this policy. No
changes are considered necessary.

Flooding remains a serious and life-changing
phenomenon that planning can assist in avoiding.
The policy sets out a framework for the avoidance
of flood risks for new development in areas of
medium to high risk of flooding (up to 1:200 years
flood risk annual probability). It sets out exceptions
where development may be allowed in such areas, and
the standards that such development must abide by. It
gives advice on maintenance of buffer strips for water
bodies and prohibits land raising or excavations in low
to medium risk areas. Coastal flooding risks must be
assessed for areas under the 10m contour.
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Responsibility
of Developers

Chapter 12

Policy RD2 Developers’ obligations sets out those
items on which developers obligations may be
required to be paid to support good development.

•

Policy RD2 Developers’ Obligations is supported by
Supplementary Guidance that sets the current rates of
payment that may be required for each of the
elements identified in RD2 itself.

Policy RD1 Providing suitable services sets out
the standards expected from developers in
relation to critical site infrastructure such as
access, water, and waste removal.

•

There are two policies in the policy group:

This policy group sets out the minimum
requirements for developments to ensure that they
meet the standards related to good development,
and overcome the physical infrastructure issues to
allow us to grant planning permission. It is based
on two principles, firstly ensuring that
development provides infrastructure appropriate
for the adequate functioning of the developments,
and secondly, setting out the criteria which
developers are required to make a financial
contribution, either on- or off-site.

Responsibilities of Developers
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Policy RD1
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A Site Waste Management Plan is required for
developments, designed to allow the efficient
separation, collection, and storage of waste.

Similar guidance is given for water, and waste water,
provision, with Scottish Water and the Scottish
Environmental Protection Agency being identified as
key consultees. Development is allowed if a potable
supply of water is available and there is adequate
waste water disposal, both through public or private
systems. Surface water must be dealt with in a
sustainable manner, through the use of an integrated
Sustainable Drainage System.

Policy RD1 reiterates that only development that
provides adequate road, water, waste water, and
waste management facilities will be allowed. Through
reference to the national policy Designing Streets it
sets demanding standards for access to adjacent
areas for future development and public transport.
Provision for people with disabilities is secured.
Reference is made to when transport assessments
should be undertaken and the role of Aberdeenshire
Council Roads Development Service and Transport
Scotland as the guiding authorities in setting the
standards for the formation of new public accesses.
There may be a need to update the standards where
they have changes and clarity is required.

This policy addresses issues associated with
services that are shared within the community and
in which there is limited capacity. Some forms of
infrastructure, such as electricity or telecoms, may
be desirable for new development but they are
omitted from the policy as there is no “downstream” impact on other users that may need to be
controlled through planning policy.

Responsibilities of Developers

The preferred option would be to include reference to
“home and workplace electric charging and hydrogen
refuelling facilities” as a suitable service required by
new developments as a separate obligation within this
section. 100% of new housing developments should
have this requirement, while workplace recharging
could be discretionary.

An alternative option would be to seek to do nothing
on this subject, depending on building regulations to
provide private local refuelling facilities at home and at
work at some point in the near future.

Main Issue 18

The issue of private charge points for electric and
hydrogen vehicles in new development has been
raised. Scottish Planning Policy has recognised that
this should be considered as part of new
developments. It is the vision of the Government that
the majority of recharging will take place overnight at
home when electricity demand is off-peak, with the
support of workplace recharging for commuters and
fleets. It is recognised that a targeted amount of public
infrastructure will also be required where it will be most
used. It is difficult to see how the planning system
would facilitate this independently from other measures
to promote sustainable transport modes.

In all cases it is for the developer to fund infrastructure
on their site, and connection to the national assets (i.e.
pipework or other connecting roads).

P a g e 38

Item: 4
Page: 95

Policy RD2
Developers’
Obligations

Chapter 12

Sustainable public transport infrastructure within
development sites is an attraction for persons to
occupy a development. Lack of availability of publically
accessible charging points and fuelling stations will not
assist with the substantial changes that will be required
to ensure that private transport will be fuelled by
sustainable fuels in the future. This is better achieved
through the application of Policy RD1 to homes and
businesses.

A series of nine sub-headings provide guidance in the
Plan on the types of infrastructure that development
may need to provide. These include elements of
transport, open space, education, community facilities,
waste and recycling, and health facilities.

The infrastructure that may be required in the future
may not be known at this time and reference is made
to the settlement statements of Appendix 8 where
specific detail is provided. The Supplementary
Guidance sets out both how the need for developers’
obligations should be applied and what the current
rates of payment are likely to be.

This policy sets out the things for which
development must make a contribution, usually off
site. It is clear that the policy tests in Circular
3/2012: Planning Obligations and Good Neighbour
Agreements must be adhered to, and that
proportionate payments may be required.
References are also made in the policy to the exact
developers’ obligations being negotiated on the
basis of individual planning applications.

Responsibilities of Developers

No issues have been identified with this policy. No
changes are considered necessary.

It is not considered that such facilities could be
delivered through a developers’ obligations policy
when there is great difficulty in identifying that such
facilities are necessary to allow the development to
proceed, or they relate to the use and development of
land for which the developer obligation is being sought.
These are key tests within Circular 3/2012 and any
proposal to include off-site recharging facilities would
likely fail as it will be difficult to prove that payment
towards a distant public facility addresses the
sustainable transport needs of a development site.
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Introduction
This appendix details the Officers’ response to the development bids submitted in response
to our call for sites to inform the Main Issues Report of the Local Development Plan 2021.
This information is set out in the same manner for all our analysis with a statement of vision
and objectives for the settlement and then analysis of the existing allocations, the “officers’
preferred bids, and finally the other options that we have considered. Each settlement has a
conclusion associated with it.
Where existing sites should be removed from the plan, or new bids identified as long term
reserved sites with future potential for development post 2031, then this is noted in the
tables.
Each settlement has a map associated with it that identifies the location of bids and existing
opportunity sites from the Local Development Plan 2017.
The maps show:

•

Preferred sites as a cross hatch. These are sites that should be
made available for development immediately on adoption of the
Local Development Plan 2021.

•

Reserved sites as vertical lines. Reserved sites are out with
the settlement boundary and are unavailable for any form of
development under the Local Development Plan 2021 until
confirmed by a mid-term review and brought forward as a
specific proposal. They are not sites preferred for immediate
development and are identified as being possible future
opportunity sites only.

•

Other options, which are not preferred, as a dotted outline. These
are sites which may be deliverable, but better options exist.

All conclusions have been based on a full assessment of the opportunities that a site may, or
may not, provide, an Interim Environmental Report produced as part of the Strategic
Environmental Assessment and a Habitats Regulations Appraisal Record.
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Aberchirder
Lying to the north of the A97, Aberchirder acts as a rural service centre. The centre of the
settlement is designated as a Conservation Area and the older part of the town follows a
strict grid pattern. Set within undulating farmland, Cleanhill Wood acts as a natural barrier to
development to the west side of the settlement, while development to the south side has
been restricted to protect the overall setting of the village and to limit development on the
southern side of the A97. Fewer restrictions affect development on the eastern and northern
sides of the settlement. Future development must ensure Aberchirder’s attractive setting,
historic features and role are maintained.
Planning Objectives:
•
•
•
•

To maintain the role of the settlement as a service centre.
To preserve the historic fabric and amenity of the settlement.
To provide opportunity for employment.
To sustain community facilities and services.
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Existing Development Sites
Reference
OP1

Proposal
45 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning applications received to date.

OP2

65 homes

Identified as constrained due to “marketability” and
“ownership” in the Housing Land Audit 2018.
No Masterplan or planning applications received to
date. Remove from the Plan.

Development Bid Sites
No development bids were received.
Conclusion
The two existing housing allocations in Aberchirder were originally identified for future
housing need in the 2006 Local Plan, and subsequently allocated in the Local Development
Plan 2012, with no progress to date. The low market demand for housing has been
demonstrated through the bid process as no bids were received, although there has been
some recent housing development in the village on a small unallocated site. We have no
confidence at this time that sites OP1 and OP2 are deliverable, it is therefore proposed that
site OP2 is removed from the Plan and the settlement boundary adjusted accordingly.
However, it is proposed that OP1 is allocated as a site in reserve to meet potential future
demand. Although this site is currently constrained due to low market demand, the site
forms a logical extension to the settlement.
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Banff
Originally developed around Banff Bay at the mouth of the River Deveron, Banff is a key
settlement and an important administrative and service centre for the western half of
northern Aberdeenshire. Most of the historic lower town and the Georgian architecture of
the upper town comprise a Conservation Area. The southern aspect of Banff is covered by
the Duff House Gardens which has a National Designed Landscape designation.
The significance of Banff as a regional service centre is enhanced by its striking coastal
situation and its location on the main A98 road, making it an attractive tourist and visitor
destination for North East Scotland and the Moray Firth Coast.
The development of Banff has to be considered in relation to the town of Macduff, which is
located on the opposite side of Banff Bay. The two towns provide complementary functions
for each other and land use allocations take account of this relationship. Located within the
Regeneration Priority Area, it is important that all future development promotes regeneration
in the area, including improved transport infrastructure to and from the settlement, building
flood resilience, while protecting the historic character of the town to ensure the town
remains a popular destination for visitors and tourists.
The lack of new small scale, affordable housing is an issue for the local community.
Greater business development continues to be a key element that the community feel is
missing from the area, particularly for high wage jobs such as those provided for by software
and other elements of the digital industry, and there is a desire for business-ready units to be
made available locally. The Council Depot site off Tannery Street may be viable for a
number of small scale workshops to meet this business need. Community concerns have
also been voiced over the long term maintenance of the existing bridge over the River
Deveron.
Planning Objectives:
•
•
•
•
•
•
•
•
•

To enhance the role of the settlement as an administrative and service centre.
To preserve the historic fabric and amenity of the settlement.
To protect the coastal character and setting of Banff.
To strengthen sense of place and identity.
To protect and enhance the role and attractiveness of the town as a tourist and visitor
destination.
To provide improved housing choice and meet local need in the settlement.
To support local services and facilities, including the schools.
To support opportunities for local employment.
To maintain the complementary functions of Banff and Macduff.
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Existing Development Sites
Reference
OP1

Proposal
400 homes,
community
facilities,
leisure and
retail units

Overview
Identified as constrained due to “marketability” and
“ownership” in the Housing Land Audit 2018.
Masterplan agreed 2015. Full Planning Permission
application is pending for 94 homes on northern half of
site (expected to supersede an existing application for
121 homes due to expire September 2018). 94 homes
projected to be delivered by 2021.
See bid BB007 below.

OP2

295 homes

Identified as constrained due to “physical”,
“marketability” and “infrastructure” issues in the Housing
Land Audit 2018.
See bid BB020 below.
No Masterplan or planning application received to date.

OP3

25 homes

Identified as effective in the Housing Land Audit 2018.
Under construction, 7 homes built, completion expected
by 2019.

OP4

5 homes

Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
Expired planning approval for 4 homes.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB007
Site OP1
Land at
Goldenkno
wes, Banff,

Proposal
400 homes /
mixed use

Overview
The proposed site is for OP1 with no change to the
existing allocation which is a mixed use development of
400 homes with community facilities, leisure and retail
units as per the Masterplan agreed in January 2015.
The site is a natural extension of Banff with easy links
to the settlement using existing cycle and pedestrian
routes. This mixed use development also mitigates car
dependency by providing new community facilities, and
small scale neighbourhood retail that should not conflict
with the objectives for Banff Town Centre.
Delivery of this site has been slow because of multiple
owners being involved, but there is progress
nonetheless, with a pending planning application for 94
homes on part of the site, and therefore the site should
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continue to be supported in its entirety to retain the
integrity of the Masterplan.
BB020
Site OP2
Colleonard
Road,
Banff,

200 homes

The proposed site covers approximately two thirds of
the existing OP2 site and reduces the allocation from
295 to 200 homes. There is a slightly adjusted eastern
boundary to incorporate an additional small section of
land that may allow access off Montcoffer View,
although it is anticipated that the main access will be
created off the A97. The proposed revised western
boundary is defined by an existing tree lined access
track. This tree belt is a valuable landscape feature to
be retained.
The revised site fits with the existing settlement layout
and sits well in the landscape, contained by the
agricultural field structure with strongly defined
woodland edges. Moving the western boundary line
also means that P7 (strategic landscaping) can be
removed as the woodland edge along the existing track
would form the new boundary as well as potential
access. Supplementary woodland along this boundary
should be included within the site to strengthen this
edge and retain the southern ‘gateway’ role of the site
in this strategic location, and to ensure there is
meaningful green network enhancement.

Other options which Planning Officers have not preferred:
None.
Conclusion
Characteristically, settlement growth in Banff operates at a slow rate of development due to
market conditions. Two development bid sites are identified above as an “Officers’
preference” which justify the continued inclusion of OP1 and OP2 sites in the Local
Development Plan. The latter is proposed in bid BB020/OP2 as being taken forward at a
reduced size of allocation over a smaller area of land, which would provide a more
deliverable site. As such, the western portion of OP2 (including associated strategic
Planting P7) would be removed from the Plan. In addition it is proposed that OP4 is
removed as we are not confident this is deliverable. The settlement boundary would be
adjusted accordingly.
The aspiration for a link road between the A97 and A98 also needs to be considered. It has
become apparent that this will not be fulfilled in the foreseeable future as there is insufficient
evidence to justify large scale public investment at this time, therefore references to this
should be removed from the settlement statement. Finally, it is proposed that OP3 is
removed from the Plan as it is currently under construction and expected to be completed
before 2021.
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Cairnbulg and Inverallochy
The villages of Cairnbulg and Inverallochy lie adjacent to one another approximately 6km
east of Fraserburgh within the Regeneration Priority Area. Both fishing villages and the
harbour lie to the northwest of the settlements, while Inverallochy Golf Course forms the
eastern boundary. The coast at this point is part of an important geological site with good
examples of rock exposures along the shore and a raised beach/fossil cliff/sand dune
complex which is important for breeding, overwintering and feeding birds. The older parts of
the settlements are characterised by traditional buildings densely spaced, whereas more
recent expansion of the settlements to the south and west is of more modern design.
Future development in the settlements should provide a choice of housing, while also
attempting to adopt some of the characteristics of the old village to reaffirm the settlements’
unique built fabric and attractive coastal setting.
The lack of community facilities and amenities, in particular for younger people, is an issue
for this community. There is a desire to bring the current derelict community hall back into
use, and to have a local healthcare facility. The Conservation Area designation is highly
valued by residents who would like to see it enhanced through pavement improvements,
parking and speed restrictions. There is local demand for affordable housing, and a desire
to create employment opportunities by attracting new businesses or through home-working
opportunities.
Planning Objectives:
•
•
•
•
•
•

To preserve the historic setting and amenity of the settlement.
To protect the coastal character and unique natural assets.
To strengthen overall sense of place and identity.
To support community facilities and services.
To meet local housing need in the settlement.
To promote and support local employment opportunities.
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Existing Development Sites
Reference
OP1

Proposal
85 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
See BB017 and BB018 below.

OP2

9 homes

Unallocated
site

Complete.
Full Planning Permission for 37 homes outwith the
settlement boundary to the west (‘Westhaven’
development).

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB017
Site OP1,
South of
Allochy

Proposal
85 homes

Overview
The proposed site requires no change to the existing
OP1 site, together with P4 for strategic landscaping.
No adverse impact on the nature conservation
objectives of the nearby Site of Special Scientific
Interest and the Local Nature Conservation Site is
anticipated as the majority of the site is sufficiently
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Road,
Inverallochy

distanced and buffered by existing housing and the golf
course.
As a disused airfield, this is a flat site with low
biodiversity value which the proposed development
would enhance. There is a surface water flooding
issue that an appropriate Sustainable Urban Drainage
System would help mitigate, and potential
contamination including radioactive substances that
require specialist advice and investigations. There is
also a legal issue concerning secondary access to the
site to be resolved. This may require the allocation to
be reduced potentially to 49 homes should only one
access point be achieved. Otherwise the development
presents an opportunity to recognise and
commemorate the former use as a WWII airfield in the
public realm and overall development design.
This site should be cross referenced with Bid BB018
which proposes an extended OP1 site.

BB018

180 homes

Land South
of Allochy
Road,
Inverallochy
Airfield

Reserved.
This is not
preferred for
immediate
development.

The proposed bid of 95 homes is a very low density in
relation to the scale of this site which has potential
capacity for approximately 180 homes.
The proposed site is an extension of the existing OP1
site (bid site BB017). The bid proposal BB018 makes
reference to ENQ/2016/1226 providing an indicative
layout which is very low density but incorporates a
series of shared public spaces. However,
deliverability of this site is subject to site BB017 being
able to make provision for vehicle access for both sites.
Site BB018 is therefore a reserved site subject to
delivery of site BB017.
No adverse impact on the nature conservation
objectives of the nearby Site of Special Scientific
Interest and the Local Nature Conservation Site is
anticipated as the majority of the bid site is sufficiently
distanced and buffered by existing housing and the golf
course. As a disused airfield, this is a flat site with low
biodiversity value that the development would enhance.
There is a surface water flooding issue which an
appropriate Sustainable Urban Drainage System would
mitigate. There is also potential contamination
including radioactive substances that require specialist
advice and investigations. Otherwise, the site presents
an opportunity to recognise and commemorate the
former use of the site as a WWII airfield in the public
realm and overall development design.
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Other options which Planning Officers have not preferred:
Reference
BB024
Land North
of Rathen
Road,
Cairnbulg

Proposal
30 homes

Overview
The proposed development of 30 homes would have an
adverse landscape impact and erode a sense of place
largely due to its impact on the landscape. Set within
the North East Aberdeenshire Coast Special
Landscape Area, this area overall is characterised by a
strong sense of place with uninterrupted views out to
sea, with a striking sense of openness and
expansiveness at this arrival point into the village along
the adjacent Rathen Road. This impact is significant as
within this landscape designation the edges of
settlements are particularly vulnerable.

Conclusion
The historic character of the settlements of Cairnbulg and Inverallochy with associated
strong sense of place and sensitivity to landscape impact are key considerations in
balancing local housing need against potential overdevelopment. The settlement has few
services and lacks local employment opportunities and therefore all new development in
Cairnbulg and Inverallochy will result in increased car dependency.
There are two sites to the south of the settlement identified as an “Officers’ preference”.
Site BB017 justifies continued support of OP1 in the Local Development Plan albeit there is
an access constraint to overcome whilst BB018 is proposed as a “reserved” site dependent
on site BB017/OP1 being able to make provision for the development of BB018. In the
meantime the OP1 housing allocation, together with the recent windfall site will sufficiently
sustain the settlement’s housing need. Finally, it is proposed that the windfall site of 37
homes is included as an allocation in the Local Development Plan, and the settlement
boundary redrawn accordingly to include this.
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Cornhill
Cornhill is a small rural settlement situated to the southwest of Banff on the crossroads of
the A95 and B9023. The village contains a number of amenities including several small
local businesses, sports pitches, village hall and post office. The village has a character that
reflects its origins around the crossroads and subsequent organic growth along Mid Street.
The built form generally reflects individual or small groups of one, to one and a half storey
homes. Mid Street reflects a distinctive pattern by having the oldest properties hard against
the current road line while on the southern side, long gardens separate the road from the
houses. Mature tree features mark the oldest part of the village and contribute to making the
place distinctive. The adjacent local Ancient Woodland is also an important natural heritage
feature of the area. While demand for development is low, it is important that the distinctive
character of the village is maintained.
The local community would welcome new development to help sustain the village and boost
demand for local amenities, although flooding is a concern. The community desire new
footpath links around the village, including a connecting path to Ordiquihill Primary School,
and improved play facilities.
Planning Objectives:
•
•
•
•
•

To retain the distinctive character of the village.
To preserve the amenity and attractiveness of the settlement.
To strengthen the overall sense of place in the community.
To meet local housing need in the settlement.
To support local services and facilities.
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Existing Development Sites
Reference
OP1

Proposal
25 homes

Overview
Identified as effective in the Housing Land Audit 2018
(for 8 homes).
Full Planning Permission has been approved for 8
homes and a garage. Projected construction start in
2019, delivery by 2022.
See BB001 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB001
Sites OP1
and P3,
Midtown
Farm,
Cornhill

Proposal
12 homes and
Primary
School

Overview
The capacity of this site has been decreased from 18 to
12 homes.
The bid proposal requests that P3 is retained for a
primary school, and that the OP1 allocation is changed
from 25 homes to 18 homes.
Full Planning Permission is in place for 8 homes on a
portion of site OP1, and for a garage and vehicular
access to the existing farm building in the north east
corner of the site. To date, demolition only has taken
place.
A planting buffer is required alongside a drainage ditch
to the north west. A clump of trees creates a woodland
setting at the existing entrance to the site which will
provide a valuable feature, strengthening sense of
place, and helping to contain and screen the site. The
proposal would retain these trees, and extend existing
tree belts.
In consideration of the need for access to the P3 site
through OP1, together with space needed for planting
buffer and tree belts, based on the average plot size
from the existing planning application, a maximum of 12
homes would be more appropriate (including the 8
homes already approved). In relation to site P3,
Aberdeenshire Council currently have no plans to build
a new school in Cornhill. It is therefore proposed that
the site is removed from the Plan. However, provision
for access to the P3 site from BB001 should be retained
to allow for a potential future extension of the village in
this location.
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Other options which Planning Officers have not preferred:
None.
Conclusion
Despite the low demand for development in the area, the continued support of the OP1 site
is justified through the bid submission. This would however be at a proposed reduced
allocation of 12 homes which is a more appropriate and realistic density for this site. It is
also proposed that the existing site P3 site is removed as there is no prospect of a primary
school being built in Cornhill in the foreseeable future. There will be no other changes to the
settlement.
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Crovie
Crovie is a unique and traditional Banffshire fishing village built on a narrow ledge between
the base of the cliffs forming the east side of Gamrie Bay and the sea. The entire settlement
is designated as a Conservation Area. The scenic coastal setting and historic character of
Crovie must be protected to ensure the settlement remains a popular and attractive
destination for tourists and visitors.
Planning Objectives:
•

To preserve the historic setting and amenity of the settlement.

Existing Development Sites
There are no development sites.
Development Bid Sites
No development bids were received.
Conclusion
No new development sites are proposed. The settlement statement would be retained in
the Local Development Plan on account of Crovie’s Conservation Area designation.
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Crudie
Crudie is a dispersed village centred around an existing Primary School located to the
southeast of Banff and southwest of Fraserburgh. Its main role is to act as a focus for
community activity based on the library and primary school, which serve the wider rural area.
Demand for homes in this area may be low but opportunities have been provided for
development to sustain these services, and organic growth may be permitted. Development
is likely to progress at a relatively slow rate to meet the capacity of waste water treatment.
The local community are supportive of organic growth development in order to sustain local
services and facilities, including Crudie Primary School. Whilst recognising there is low
demand for new housing in the area, the community desire more mixed use/employment
development, and have aspirations for a new pathway around the village as a ‘selling point’.
Planning Objectives:
•
•
•
•

To enhance the role of the settlement as a focus for community activity.
To meet local housing need.
To support local services and facilities, including the primary school.
To provide opportunity for local employment.
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Existing Development Sites
Reference
OP1

Proposal
14 homes

Overview
Part of the site is identified as constrained due to
“marketability” and “infrastructure” in the Housing Land
Audit 2018.
On the part of the site that is identified as effective, Full
Planning Permission has been granted for 9 homes
with 1 home built to date. This is on land that is partly
on OP1, and partly on unallocated land immediately to
the south, next to Sunnybank Cottages. Of this
planning application, 4 homes are on the OP1 portion of
the site. This site is projected to be completed by 2024.
See BB006 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB006

Proposal
10 homes

Land at
Hawthorn
Cottages,
Crudie

Overview
This proposal is for a large portion of the existing OP1
site, excluding the area of land next to Sunnybank
Cottages that has planning consent for 9 houses.
These houses are not part of the 10 homes proposed in
this bid. However the site with planning approval
should remain in the Local Development Plan as an
allocated site in its own right.
The proposed bid site BB006 does not include the
vehicular access already made off the A98 for the
adjacent development of 9 houses. A separate access
could be provided for the bid site off Hawthorn Crescent
to the east to avoid access off the A98.
The proposal would meet the local community
aspiration to sustain local services without any
significant new allocations. Despite the general low
demand for homes in the area together with an
infrastructural constraint on waste water treatment
capacity, the current bid should be supported so that
the potential to link the two built up areas of Crudie
together can remain in place in the Local Development
Plan.

BB033
Site
adjacent to
‘The Firs’,
Crudie

4 homes
(self build)

The proposed site is on derelict land that is part
brownfield, part greenfield. This is an L-shaped plot set
around ‘The Firs’ – a 19th Century example of an “LPlan” house which is not listed, nor is it part of the site.
The site provides a wooded setting for the proposed
homes and has potential for a housing layout that would
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reflect the settlement growth pattern. This is
characterised by houses sitting behind each other, set
back from the road, and without impact on existing
trees. To overcome the local constraint on waste water
treatment capacity, a private solution is proposed.
Furthermore, the development would be viable at 4
homes if shared access can be taken off the adjacent
lane off the A98 to the east of the site.

Other options which Planning Officers have not preferred:
None.
Conclusion
On account of there being a low demand for new housing in the area, the two sites identified
as being an “Officers’ preference” propose only a modest increase in the housing allocation
overall. This comprises OP1/Bid site BB006 which provides 10 homes, and 4 homes on the
remaining portion of OP1 that is subject to a separate development. Inclusion of site
OP1/bid site BB006 also retains the opportunity to link the two separate built areas of the
settlement. It would be stated in the Local Development Plan that access should not be
taken from the A98 as it is a principal A class road.
There is an additional new site (Bid BB033) that would provide a further 4 homes through an
‘infill’ opportunity on derelict land that can be brought forward as individual self build plots in
accordance with market demand. Development of this derelict land is likely to be a
welcome addition to the Local Development Plan.
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Fordyce
Fordyce is a historic settlement located at the foot of Durn Hill. Protected by Conservation
Area status, the village has remained largely unchanged in recent years. The existing
church, castle, wooded setting and distinctive architecture styles which include private
gardens, make Fordyce an attractive and ‘green’ village. Limited future development is
acceptable and organic growth may be permitted, which should respect the existing
architectural styles found within the settlement.
Planning Objectives:
•
•
•
•

To preserve the historic setting and amenity of the settlement.
To meet local housing need in the settlement.
To help contribute to the overall sense of place in the community.
To support local services and facilities, including the primary school.

Existing Development Sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning applications received to date.
See BB027 below.
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Development Bid Sites
The following site has some potential for development and may be considered to be an
Officers’ preference:
Reference
BB027
OP1 West
Church
Street,
Fordyce

Proposal
5 homes

Overview
The proposed site is the existing OP1 site and the bid
seeks to retain the allocation of 5 homes within the
same site boundaries at this logical extension to the
settlement. The proposal may help support local
facilities, particularly as the local primary school roll is in
decline. In the Housing Land Audit 2018 the site is
constrained due to ‘marketability’, however, the site has
no physical constraints and represents the only
potential direction for development of this village
without impacting on its historic setting.

Other options which Planning Officers have not preferred:
None.
Conclusion
There are no proposed changes to this settlement and the existing housing allocation of 5
homes will be retained.
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Fraserburgh
Fraserburgh serves as a major employment and service centre within north eastern
Aberdeenshire. It is one of Europe’s premier fishing harbours and its growth has been tied
to the fortunes of the industry ever since its early origins. Fraserburgh offers a wide range of
services with good shopping and leisure facilities.
Bounded to the north and east by the sea, Fraserburgh has expanded inland without the
landward physical constraints of many of the smaller coastline settlements. The north has
undergone extensive housing regeneration and new tourism and recreation opportunities are
being provided with the ongoing regeneration of the lighthouse and beach. It is essential
that this effort continues during the Plan period in order to fully realise the potential
Fraserburgh has to be a vibrant place to live, work and visit. The harbour area has been
safeguarded for port related activities as there is potential new development arising from a
masterplanning exercise. A retail park in the south-east has added to the large scale
employment areas on the east and north boundaries. Significant employment and housing
land allocations have been made to the north, west and south of the town, with progress
being made on developing the housing sites to the south and south west.
Delivering housing choice within the Regeneration Priority Area and building flood resilience
within the settlement remain priorities for the local community. In particular there is a desire
for a broader, more diversified spread of funding beyond Council owned properties, and to
see investment being used to attract new businesses to the town. There is local concern
that negative perceptions from outside of Fraserburgh impact on decisions affecting the
town’s growth and development. There is a desire for improved localised health facilities to
avoid people having to travel.
Planning Objectives:
•
•
•
•
•
•
•
•
•

To protect and enhance the role and amenity of the town as a regional service centre.
To sustain and enhance the vitality and viability of the town centre.
To preserve the historic fabric of the settlement.
To conserve the harbour area for port related activities.
To meet local housing need in the settlement.
To provide housing choice.
To support opportunities for improved health and community facilities.
To support local business and employment opportunities.
To build flood resilience.

Banff and Buchan 23

Item: 4
Page: 121

Banff and Buchan 24

Item: 4
Page: 122

Existing Development Sites
Reference Proposal
OP1
600 homes, 4ha
employment
land, and sites
for a new
primary school,
health centre
and cemetery

Overview
Identified as effective in the Housing Land Audit 2018.
Masterplan approved 2014. Site under construction
with protracted build out rate. Phase 1 (120 homes)
expected to be complete by 2023, whole scheme
completion by 2047.
See BB035 below.

OP2

590 homes and
land for two full
size grass
pitches with
changing
facilities

Northern part of the site is identified as constrained due
to “marketability” in the Housing Land Audit 2018, the
southern part is effective.
Masterplan was agreed for whole site in 2014.
Southern part of the site (350 homes) is under
construction with 148 homes complete. The remaining
202 homes are expected to be built by 2031.
For the northern part of the site (240 homes) there has
been no progress to date.

OP3

CC1

16.5 ha
employment
land
Bulky
comparison
outlets

Marketable site, undeveloped. Masterplan agreed
2014 in line with OP2 site.
Mostly developed and occupied as retail park and
warehouses.
Remaining vacant part of site being marketed by
Aberdeenshire Council.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB032

Proposal
Healthcare
use

Overview
The site has no constraints and the bid proposes
redevelopment of a vacant brownfield site. Being
adjacent to an existing health centre, it would be
appropriate to safeguard this site for a healthcare use.

30 homes

The proposed site provides 1.35 hectares of housing
land with potential capacity for 30 homes. The site has
no constraints and it would be logical to align this site
with the phased development of the adjacent mixed use
site OP1, on the condition that BB035 development
accords with the Masterplan and that pedestrian access
linking the two sites is provided. It is also preferred that

Land at Mid
Street, West
of Albert
Lane,
Fraserburgh.
BB035
Land at
Tyronhill
Farm,
Fraserburgh
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the granite cottage and steadings are retained, as they
will contribute to Fraserburgh’s sense of place as site
OP1 develops.

Other options which Planning Officers have not preferred:
Reference
BB022
Part of R1,
Land West
of
Greenbank
Gardens,
Fraserburgh

Proposal
95 homes

Overview
The proposed site is in a peripheral location and as
such does not relate well to the existing settlement.
The site is constrained due to its poor road connectivity
with Fraserburgh, proximity from services, impact on
the amenity of the houses to the southeast of the site,
impact on the landscape, and loss of open space that is
reserved in the 2017 Local Development Plan as site
R1. Site R1 is also meant to act as a green buffer and
this proposal does not provide any compensatory open
space.
Regarding the R1 portion of this bid site, there has, to
date, been no application for change of use from
agricultural land to recreational use by the OP2
developer who has developed a significant proportion of
R1. It is recommended the R1 portion related to this bid
site is removed from its current R1 designation as it is
unlikely that the proposer who owns the land will be
providing the open space, and as such the settlement
boundary should be redrawn to contain the recently
built development.

Conclusion
Fraserburgh currently has two existing housing allocations totalling 1190 homes with
protracted build out rates due for completion 2031 and beyond. As such this is sufficient
housing land for foreseeable needs. In addition, there is adequate supply of deliverable
housing land to satisfy the Strategic Development Plan’s housing requirements for the Rural
Housing Market Area. In light of this, together with loss of open space, landscape impact
and the peripheral location of site BB022, this site is not proposed as an Officers’
preference. However it is logical to include site BB035 in the Plan given its location and
relatively small size. It would be specified in the Local Development Plan that the site should
align with the Masterplanning of OP1 site and its proposed phased delivery, and that
pedestrian access should be established to link the two sites. The settlement boundary
would be adjusted accordingly to incorporate BB035. It is also appropriate to include site
BB032 as this provides a logical infill development in a central location that would help meet
local health needs.
It is proposed that the harbour area of Fraserburgh is designated as a protected area for
‘port related activities’ for a potential Masterplanning of the area. Also, additional
employment land will be allocated in Fraserburgh and identified in the draft Proposed Plan.
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Gardenstown
Gardenstown has one of the most spectacular settings of any coastal village in
Aberdeenshire. The older part of the settlement climbing up the steep cliff from the harbour
has been designated as a Conservation Area. Development of both public and private
sector housing has taken place at the top of the cliff, and more recently private housing has
been developed to the west of the settlement. Historically a fishing village, its setting and
character has made it a popular tourist destination. A handful of shops are located on the
upper and lower areas of Gardenstown, but it is predominantly residential.
New development within the lower part of the settlement is severely constrained by street
and building layout. However there are two housing allocations within the upper part of the
settlement, and organic growth may be permitted. Located within the Regeneration Priority
Area it is essential that future housing development includes a range of housing types and
tenures to meet local need, while respecting the existing character and setting of the
settlement.
Lack of affordable housing is an issue for the local community. At the same time with low
demand for housing in the area, sustaining and improving local services are also key
priorities. This includes sustaining the primary school, safeguarding local businesses to
attract new people to the area (and for people to stay permanently) whilst maintaining the
coastal character and setting of the village. The community have expressed a desire for
land to be reserved to provide a safe route to school, and for land to be provided for
allotments.
Planning Objectives:
•
•
•
•
•

To maintain the coastal character and setting of the settlement.
To sustain existing local services and facilities, including the primary school.
To support local employment and business opportunities.
To meet local housing need and provide housing choice in the settlement.
To help contribute to the overall sense of place in the community.

Banff and Buchan 27

Item: 4
Page: 125

Existing Development Sites
Reference
OP1

Proposal
25 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Planning Permission in Principle approval is pending.

OP2

11 homes

Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
Full Planning Permission has been granted and
deemed to have commenced, but no homes built to
date. Construction anticipated to start 2019.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
BB008
Site South
West of
Castlehill
Drive,
Gardenstown

Proposal
7 homes

Overview
The location is not a favourable site for housing as it
does not blend in with the existing pattern of the
settlement. The development would also have adverse
visual landscape impact at the village boundary,
eroding the distinctive sense of place experienced at
this arrival point into the village, and generally
compromises the coastal character. The proposed 7
homes are adjacent to a site where 5 homes have been
granted Full Planning Permission (approved as a
departure from the Local Development Plan), and which
are now under construction.
Visual mitigation is proposed by cutting into the slope
and setting the housing low down in the landscape.
The visual impact would nonetheless be significant in
this sensitive landscape on this exposed site where
sense of openness, wildness and remoteness are key
qualities that would be compromised.

Conclusion
Whilst the two existing development sites OP1 and OP2 are identified as ‘constrained’,
progress has been made in bringing these sites forward, and we are confident that they will
be delivered. The bid site BB008 is identified as “not preferred” due to the cumulative effect
of this development in conjunction with the adjacent 5 detached homes that were approved
as a departure to policy, causing significant visual impact in this sensitive landscape. Whilst
it is important to sustain local services and facilities, an unallocated site has recently
delivered 25 new homes, and the local housing need can be met by retaining the two
existing development sites OP1 and OP2. As such, no changes to the settlement are
proposed.
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Inverboyndie
Inverboyndie is a small village located at the mouth of the Burn of Boyndie. It includes the
Banff Links dune system, which connects Inverboyndie to Banff, less than 1km away. As
such, the Banff Links, and land north of the A98 have been safeguarded from development
to protect Inverboyndie’s setting and to prevent its coalescence with Banff. In light of this,
there is very little housing in Inverboyndie. However, a large industrial estate is located to
the west and a caravan site to the north.
During the Plan period efforts should be made to retain the character and setting of
Inverboyndie to ensure it continues to be a settlement popular with tourists and visitors.
Employment opportunities should be promoted on the allocated site to meet the objectives of
the Regeneration Priority Area.
Planning Objectives:
•
•
•
•
•

To maintain the character and setting of the settlement and coastal landscape.
To prevent coalescence of the settlement with Banff.
To provide opportunity for employment.
To sustain and enhance the recreation and tourist potential of the area.
To preserve the amenity of the settlement.

Existing Development Sites
None.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
BB026
Land at Mill
of Boyndie,
Inverboyndie

Proposal
20 homes

Overview
The proposed site is somewhat detached from the local
settlement and is a site of two distinctive halves. On
the western half, the burn has shaped the landform into
a flood plain/meadow area which sits below the historic
‘B’ listed Mill buildings behind an attractive beech tree
lined avenue. These features provide a distinctive and
charming rural setting, whereas the eastern side is
more industrial. Although the industrial part is fairly
discrete being set low in the landscape, it is at high risk
of flooding.
Overall, it is the proposed scale of development that is
the main issue as this would be visually disruptive,
impacting on the distinctive sense of place that the site
contributes, albeit that the old mill is now in a state of
dilapidation. Sense of openness and integrity of
historic features are at most risk.

Conclusion
There are no proposed changes to this settlement. There is an existing unallocated site
with Full Planning Permission for 5 homes but we are not confident this will be delivered.
There was only one bid received which Planning Officers have “not preferred”, however if
significantly scaled down, this site has potential to be developed under rural development
policy allowing for a sensitive restoration, conversion or extension of a vernacular building on
a brownfield site. Alternatively, a planning application could be pursued using the enabling
development policy if the building is assessed as being on the ‘buildings at risk register’ or
as a ‘building worthy of retaining’.
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Ladysbridge
Situated south of Whitehills and adjacent to Boyndie village, Ladysbridge is a newly
developed mixed use site located just off the A98 Banff to Portsoy. The development has
become known as ‘Ladysbridge Village’ and it is accessed via the B9121 Whitehills Road.
Located within the Regeneration Priority Area, the new village is on a former hospital site
that has undergone redevelopment since 2009. This has included renovation of a number of
hospital buildings including the Category B listed Ladysbridge House. Ladysbridge Cottages
are existing residential properties that have been retained.
Employment opportunities would be promoted by reserving land identified in the
Masterplanning of the site for employment use. Existing tree belts of mature woodland, the
historic buildings associated with former hospital site together with associated landscaped
areas, are to be conserved. The village has good footlinks to Whitehills and Boyndie, a bus
service, and the village has a new small park with play equipment. A community building is
expected to be delivered and land for this should be protected.
Planning Objectives:
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
To preserve the historic core of the village centred on Ladysbridge House.
To provide local services and facilities.
To provide opportunity for local employment.
To meet local housing need in the settlement.
To prevent coalescence with Boyndie.
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Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB025

Proposal
129 homes

Land at
Ladysbridge
Village,
Boyndie

Overview
The bid has been submitted for the purpose of
allocating the whole site as a recognised settlement
within the new Local Development Plan. This includes
land reserved for employment use (commercial and
business) and which has to date built 93 homes, with a
further 36 units with consent, or consent pending,
amounting in total to 129 homes.
It is logical to include the settlement together with P1
and P2 to safeguard existing woodland and open space
areas that will help contain the development and
distinguish the settlement from Boyndie. The adjacent
Ladysbridge cottages should also be included within the
new settlement boundary. In addition, the tree belt to
the north of the site should be protected.

Other options which Planning Officers have not preferred:
Reference
Proposal
BB016
45 homes
Land at
Ladysbridge
Cottages,
Boyndie

Overview
The proposed site acts as an extension of the
Ladysbridge development, separated by a woodland
belt, for an allocation of approximately 45 homes of
mixed housing types, taking access to the site from
both Ladysbridge Cottages and the B9121. New
woodland planting is proposed with a path along the
northern boundary to link with existing paths. The
proposed 45 homes covers 6.7ha on a very low density
development.
Whilst this site has potential for housing being on a flat
site, this is not in a sustainable location with no existing
local services or employment opportunities, there is no
available school capacity, and this site presents further
encroachment into the countryside on prime agricultural
land.
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Conclusion
It would be logical to include Ladysbridge as a settlement in the Local Development Plan.
The new village meets the assessment criteria used for defining a settlement, i.e. it serves a
residential function, has street lighting and reduced road speed, and has at least 15 homes.
The integrity of the initial Masterplanning for Ladysbridge should be retained in order to
protect employment land, woodland belts, open space and the historic core of the
settlement. Protecting tree belts to the north and west will avoid coalescence with the
adjacent village of Boyndie. It is proposed that the settlement boundary is drawn to
incorporate the existing Ladysbridge Cottages, However, the development bid site BB016
is an option ‘not preferred’ owing to its unsustainable location distant from key services that
would result in car dependency, lack of school capacity and its encroachment into the
countryside on prime agricultural land.
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Macduff
Situated on Banff Bay across the estuary from Banff and located within the Regeneration
Priority Area, Macduff was first developed as a fishing harbour, around which the settlement
has expanded. Fishing vessels still use the harbour, but the principal use and source of
employment is now shipbuilding, ship repair and tourism. Existing buildings reflect the
fishing, shipbuilding and tourism activities, past and present. Its town centre stands
alongside the working port and maintaining the adjacent business and industrial potential is
a high priority.
The development of Macduff has to be considered in relation to the town of Banff, which is
located on the opposite side of Banff Bay. The two towns provide complementary functions
for each other and land use allocations take account of this relationship. There are a
number of opportunities for future housing and employment development on the southern
edge of the settlement, and there has been recent development in the east of the settlement
providing affordable housing choices. Development to the west is constrained by
topography and a need to retain separation of Macduff from Banff (to ensure local identity is
maintained) and to the east by the Royal Tarlair Golf Course. New development should
provide housing choice within the Regeneration Priority Area and not detract from the
attractive setting of the settlement.
This area is popular with tourists, including the neighbouring settlements of Banff, Pennan
and Gardenstown. Regeneration of the waterfront remains a priority for the local community,
focussing on marine and tourism industries, and attracting the digital industry to the area to
help strengthen the local economy. There is a desire for more start-up business units in
Macduff and for potential new business opportunities at the harbour to be explored.
Planning Objectives:
•
•
•
•
•
•

To enhance the role of the settlement as a regional service centre.
To support regeneration of the waterfront with a focus on marine and tourism industries.
To provide opportunities for employment and retail.
To meet local housing need in the settlement.
To provide housing choice.
To preserve the amenity and setting of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
85 homes

Overview
Identified as constrained due to “physical” and
“marketability” issues in the Housing Land Audit 2018.
Planning Permission in Principle for 41 homes expired
2013.
See BB037 below.

CC1

4 ha for large
format stores
and land for a
new health
centre

Marketable site.
See BB031 and BB036 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB031

Proposal
Health Centre

Overview
The bid establishes the future requirement for a
healthcentre, and requests an allocation of 0.8ha of
land within CC1 for the health centre, which is expected
to be delivered by 2031.

Retail/Health

‘Retail/Health’ use is considered more appropriate than
the ‘Retail/Business/Housing’ use that was proposed for
this development bid.

Site CC1,
South of
Corskie
Drive,
Macduff
BB036
Site CC1,
Land at Duff
Street,
South off
Corskie
Drive

Due to an access constraint and flood risk to the south
of the site, the main vehicular access would need to be
taken from the B9026 to the east. Development of the
site also presents an opportunity to link to an existing
footpath network that connects well to the existing
settlement.
Inclusion of land for a health centre should be a
condition on which this site is supported, as this
remains a requirement for the NHS Grampian (refer to
bid BB031). The designation of a Commercial Centre
on this site should be retained to enable other housing
sites in Macduff to be brought forward without losing the
opportunity for siting large format stores if town centre
spaces are not available.

BB037

41 homes

The proposed site lies within part of the existing OP1
site. The site is partially constrained being on elevated,
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Site OP1,
Land South
of Law of
Doune
Road

sloping land, although the proposed site is on the more
developable part of OP1 without electricity sub-stations.
The site’s position limits vehicle access, however
principal access is likely to be achieved from Law of
Doune Road.
Low market demand has also constrained the site with
no progress achieved through the last three Local
Development Plan cycles, and although the site has
previously been granted planning permission in
principle, this has now expired. The site however has
potential to connect well with the existing settlement
through a strong network of existing footpaths. Visual
impact from the A947 to the south is largely mitigated
by natural screening the woodland provides along the
Gelly Burn. The proposal should be supported as the
development makes a logical extension of the existing
settlement.

BB039

160 homes

Land South
and East of
Myrus
Circle

Reserved.
This is not
preferred for
immediate
development.

The bid submission does not specify housing numbers
but it is expected that approximately 160 homes of
mixed housing types could be delivered on a site of this
size.
The proposed site is on a flat area of land that is well
located to the existing settlement, and in close proximity
to a range of local facilities and services. The proposal
includes part of P2 site which conserves the playing
field and play areas as amenities for the town. P2
should remain protected land and as such has not been
considered part of the bid site.
There is a flood risk in the south east corner of the site
which a buffer strip is expected to mitigate. Strategic
planting should be included to link with an existing tree
belt south of P3 site to help mitigate landscape impact,
although the existing field structure contains the site to
some degree. Vehicle access however is an issue to
be resolved if this site is to be brought forward since
road access is not feasible from Montbletton Place off
Myrus Circle, nor alongside the adjacent playing field.
Otherwise, the development provides an opportunity for
provision of good quality open space with foot/cycle
pathways to fully integrate the site with the adjacent
residential area. A phased approach to delivery would
be appropriate for a site of this size, with a requirement
for a Masterplan before any development proceeds.

BB040

170 homes

Land West
of Corskie
Drive
Macduff

Reserved.
This is not
preferred for

The bid submission does not specify housing numbers
but a density of 170 is expected to be achieved.
The proposed site is adjacent to the OP1 site and is
currently not well connected to the existing settlement.
The site does however benefit from proximity to a well
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immediate
development.

used footpath network that could be enhanced to help
integrate the site with the adjacent residential area,
however vehicle access to the site would need to be
resolved.
Landscape impact is likely to be mitigated by strategic
planting. It is recommended this site is reserved,
pending delivery of the OP1 site and subject to vehicle
access being resolved.

Other options which Planning Officers have not preferred:
Reference
BB038
Land North
of Myrus
Caravan
Park

Proposal
Mixed use –
supermarket/
retail/
Hotel

Overview
The proposed site is located at a strategic ‘gateway’
point into Macduff. However the site is somewhat
detached from the settlement and part of the site is
deemed as being at high risk of flooding from the
adjacent burn. There is a risk of eroding sense of place
at this arrival point together with adverse impact from
traffic activity associated with a retail function.

Conclusion
Macduff currently has one housing allocation of 85 homes. Three new housing development
sites are identified above as an “Officers’ preference”, proposing an allocation of 41 homes
with additional housing land held in “reserve” on two sites with potential capacity for a
further 330 homes.
Two development bids were received for site CC1 which justify the continued support of its
allocation as a commercial centre for ‘Retail/Health’ use. One mixed use development bid
site (BB038) has been identified by Planning Officers as “not preferred” owing to its location,
flood risk and impact on sense of place. However, whilst a supermarket at this location is
not considered appropriate, potentially a hotel/leisure use of the site could be considered at
a future date.
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Memsie
Memsie has grown to be a commuter village for the town of Fraserburgh, on which it is
largely dependent for employment and services. With the exception of an existing
commercial development, the built up area is wholly residential. Set within large, flat open
fields, Memsie has expanded from a small group of buildings centred around the
A981/B9032 cross-roads, to principally being along the B9032. This is due to two major
constraints: restricted direct access off the A981 and no waste water treatment infrastructure
with the resultant need to use private septic tanks. All of Memsie is identified by SEPA as a
waste water drainage hotspot (i.e. poor ground conditions for soakaways) and this provides
a significant constraint to development. There is also currently a school capacity issue with
no school expected to be built in Memsie within the life of the Local Development Plan, with
limited school capacity at Rathen. As such, all future development within Memsie will
require to contribute towards primary education and infrastructure provision.
The local community have a desire for additional housing. There is however a concern
about the pavements, which the community feel are inadequate and unsafe for school
children in particular. The community would welcome new small business development in
the village such as storage and workshops.
Planning Objectives:
•
•
•
•

To meet local housing need in the settlement.
To support sustainable development opportunities.
To resolve issues associated with the existing waste water drainage.
To support local business opportunities.
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Existing Development Sites
Reference
OP1

Proposal
15 homes

Overview
Identified as constrained due to “ownership” and
“marketability” in the Housing Land Audit 2018.
Site is being marketed but no planning applications
received to date.
See BB010 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB003

Proposal
20 homes

Land to the
North of
Memsie
(Phase 1)

Overview
The proposed site would be a logical extension of the
settlement given that the site has potential to connect to
the communal drainage system located on this site.
This treatment works was originally provided as part of
a previous housing allocation in the LDP 2012 on
adjacent land (formerly H1 site, now Westcroft
Close/Cairn Close) in order to resolve the sewage
problems affecting this settlement, as existing
soakaways have been failing due to poor ground
conditions.
It is unclear if Scottish Water will adopt it, nonetheless,
SEPA expects such proposals to connect to the existing
communal drainage system, as there have been a
number of ineffective soakaways identified in Memsie.
Despite the lack of services in the village and the
unsustainable location that will encourage car
dependency, and a school capacity issue that would
have to be overcome, it is logical to include this site as
a new allocation. Subject to consultation with
Education and Children’s Services, it is expected that
Rathen Primary School would be able to accommodate
a small increase in pupil numbers over a period of
years. It is also proposed that it should be mandatory
for all new homes delivered through this site to be
connected to the communal treatment works.

BB009

15 homes

Land off
A981,
Adjacent to
Berryhill

Reserved.
This is not
preferred for
immediate
development.

The proposed site is well connected to Memsie and it
fits appropriately, consolidating the settlement. This
site also presents an opportunity to create a ‘village
green’ as a focal point for the village. Although Memsie
has no services and development would encourage car
dependency, it is on a main bus route. Nonetheless,
several constraints would need to be overcome,
Banff and Buchan 41

Item: 4
Page: 139

House,
Memsie

BB010

including school capacity issues and waste water
drainage, potentially connecting to the private
communal treatment tank opposite.
15 homes

Site OP1,
Crossroads,
Memsie

The proposed site is well connected to Memsie, and it
fits appropriately. Although Memsie has no services
and development would encourage car dependency, it
is on a main bus route. Several constraints would need
to be overcome, including school capacity issues and
waste water drainage.
Subject to consultation with Education and Children’s
Services, it is expected that Rathen Primary School
would be able to accommodate a small increase in
pupil numbers over a period of years.
Private septic tanks are proposed, but an alternative
solution could be to connect to the private communal
drainage system that was provided as part of a
previous housing allocation in the LDP 2012 (H1 site,
now Westcroft Close/Cairn Close). As such, there is
waste water capacity for this site. SEPA’s comments
on a nearby planning application for three houses
(APP/2016/3094) allows for a temporary septic tank per
house, but states they must be able to connect to a
public waste water treatment works.

Other options which Planning Officers have not preferred:
Reference
BB002
Land to the
North of
Memsie

Proposal
40 homes

Overview
The proposed site is a significant extension into the
open flat countryside in comparison to the scale of the
village. This would have a detrimental impact on the
landscape and the character and visual setting of
Memsie, elongating the settlement further along the
A981 which is already characterised by ribbon
development. Memsie also has no services, and no
school capacity.
This proposal could also prevent existing properties
from connecting to a communal drainage system
located on this site as only a limited number of existing
properties can connect to it. This treatment works was
originally provided as part of a previous housing
allocation in the LDP 2012 on adjacent land (formerly
H1 site, now Westcroft Close/Cairn Close) in order to
resolve the sewage problems affecting this settlement,
as existing soakaways have been failing due to poor
ground conditions. It is also unclear if Scottish Water
will adopt it, nonetheless, SEPA expects such
proposals to connect to the existing communal drainage
system as there have been a number of ineffective
soakaways identified in Memsie.
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Given the infrastructural constraints and a lack of
services in the village, this location is unsustainable and
will encourage car dependency.
BB011
P3 School
Site,
Memsie

Change of use
to infill for
housing

The proposed site is well connected to Memsie, and
would be a logical location to extend the settlement, but
the size and location of the site would give rise to a
significant change to the character of Memsie and is
likely to result in overdevelopment. Although Memsie is
on a main bus route, it has no services, no school, with
no capacity at Rathen Primary School.
The site is highly constrained on grounds of waste
water drainage. Private septic tanks are proposed, and
although an alternative could be to connect to the
existing private communal drainage system, this
proposal could also prevent existing properties from
connecting to it. Notably, SEPA have indicated their
expectation that septic tanks for individual houses
would be a temporary measure and that they must be
able to connect to a public waste water treatment
works.
Given the infrastructural constraints and lack of services
in the village, this site is unsustainable and will
encourage car dependency.

BB015

60 homes

The proposed site is detached from Memsie and would
present a significant development in open countryside
that would have a detrimental impact on the landscape.
Other constraints include insufficient school capacity
and the site is likely to have waste water drainage
issues. Furthermore, this is an unsustainable location
due to the lack of services in the village, which will
encourage car dependency.

30 homes

The proposed site is a significant extension into the
open flat countryside in comparison to the scale of the
village, which would have a detrimental impact on the
character of Memsie.

Land South
of Cairnmuir
Farm,
Memsie

BB019
Site at
Birnie
Woods,
North of
Muir Road,
Memsie

This site is identified as ancient woodland which
although largely felled, still contains mature larch trees
with a mix of deciduous trees. As an ancient woodland
site, under current policy this is a protected resource.
The land also provides a greenspace setting for the
core path that runs alongside the site.
Memsie has no services, and there is insufficient school
capacity. There is also a likely constraint on waste
water drainage, as per all of Memsie, although a
communal treatment works on the east side of Memsie
could help existing households. However, overall the
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site would constitute a significant development to the
village beyond that which could be easily consolidated,
and is in an unsustainable location that would
encourage car dependency.
BB021
Land South
of Muir
Road,
Memsie

60-70 homes

The proposed site is a significant extension into open
countryside that would have a detrimental impact on the
landscape. The scale of this proposal is also significant
in relation to Memsie, and would give rise to a
significant change in its character and is likely to result
in overdevelopment.
Development on this site would have a negative impact
on the setting of the scheduled monument Cairn of
Memsie with associated cists and cropmarks. Other
constraints include insufficient school capacity,
unsustainable location due to the lack of services in the
settlement which will encourage car dependency, and
the significant waste water drainage issues affecting all
of Memsie.

Conclusion
Memsie currently has one housing allocation of 15 homes. From the eight new development
bid sites, three are identified above as an “Officers’ preference”, and as such it is proposed
that a total of 50 homes will be allocated in the Local Development Plan.
There are 5 sites which Planning Officers have “not preferred” primarily on account of
Memsie being unable to sustain such a level of development due to its significant
infrastructural constraints and the car dependency that would result from development in this
location distant from key services. With regard to the P3 site that is currently safeguarded
for a new primary school, although the local community have expressed a strong desire to
retain the site to protect future educational needs, Aberdeenshire Council have no plans for
building a school in Memsie. It does not therefore make good planning sense to continue to
protect the site with no prospect of the school being built within the lifetime of the Local
Development Plan. However, should the situation change in the future, a school site would
be located and protected accordingly.
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New Aberdour
New Aberdour is a small 18th century planned village located 11km west of Fraserburgh just
inland from the Moray Firth within the Regeneration Priority Area. Built in an L-shape
leading from the church, the village has seen limited growth and the current form of the
village has changed very little over the years.
As well as the existing housing allocation, organic growth may be permitted. There are
currently infrastructure constraints affecting the village which may require a scale of
development not matched by demand to overcome, as development has proceeded on a
small and incremental scale to date.
The local community are in favour of new development to sustain its limited local facilities
and services at the church, shop and hall, but recognise that waste water treatment works
capacity and the village’s small roads and lanes are constraints to development.
Redevelopment of the former school site for housing would be welcomed by the community.
Planning Objectives:
•
•
•
•

To provide housing choice in the settlement.
To preserve the amenity of the settlement.
To strengthen the overall sense of place in the community.
To support local services and facilities.
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Existing Development Sites
Reference
OP1

Proposal
48 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
A Pre-Application Enquiry for 8 homes was submitted in
2015 for part of the site. No planning application has
been submitted.

Development Bid Sites
No development bids were received.
Conclusion
On account of the scale of the site and low market demand for housing in the area it would
be prudent to plan for the delivery of OP1 as a phased development. As such, it is
proposed that a Masterplan of the OP1 site is a requirement stipulated in the settlement plan
in order to avoid any long term issues regarding the siting, and layout of homes, roads,
access points and open space of the whole site, should smaller planning applications come
forward.
The former school site in the village has been released by Education and Children’s
Services, and it is therefore proposed that its current ‘protected land’ status for ‘community,
recreation and education uses’ is removed.
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New Byth
New Byth is a small planned village located approximately 25km southwest of Fraserburgh.
In part due to not being located on a direct route to any major settlement, New Byth has
seen a number of services close over recent years including the primary school, post office
and shop. These closures have had a negative impact on the settlement, illustrated by the
fact that the school building sits empty and awaiting redevelopment.
Over the years many of the original houses, especially on Main Street, which were built hard
against the road line, have been demolished and their replacement set back from the road.
Unique amongst the planned settlements in this area is the use of red sandstone rather than
granite, which is very prominent along Bridge Street and the southern end of Main Street.
Recent developments have incorporated red Fyfe stone into their design.
The local community favour infill development for a planned settlement such as New
Byth, and would not support organic growth.
Planning Objectives:
•
•
•

To strengthen overall sense of place in the community.
To reserve the historic fabric of the settlement.
To support controlled growth of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
6 homes

Overview
Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
The site was previously included in the LDP 2012 and
there has been no progress to date and no planning
applications received. It is proposed that this site is
removed from the Plan.

OP2

12 homes

Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Full Planning Permission approved in 2010, site
demolished, however no homes constructed to date.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB013
Site
Adjacent to
Urquhart
Road, New
Byth

Proposal
10 homes –
self build

Overview
The proposed site is well located in relation to the
existing settlement, forming an additional row of homes
parallel to existing housing. The majority of the site is
however prime agricultural land which is currently used
for grazing. Also local waste water treatment capacity
is not sufficient to accommodate 10 homes at this time.
The site has two potential access points, with one small
lane proposed as emergency access, and the main
proposed vehicular access to be taken from the south
where there is currently a track providing access to the
site and adjacent garaging. A core path extends from
this point which would need to be maintained.
Given that waste water treatment is a constraint to be
overcome, and if access can be achieved to the south,
the site presents a logical extension to the village.

Other options which Planning Officers have not preferred:
None.
Conclusion
Development in New Byth is restricted by low market demand, waste water treatment
capacity, and the village is surrounded by prime agricultural land. It is proposed that site
OP1 is removed from the Local Development Plan due to lack of progress, redrawing the
settlement boundary accordingly. However it is proposed that site OP2 is retained as it has
full planning permission, and that the development bid site BB013 identified above as an
Banff and Buchan 48

Item: 4
Page: 146
“Officers’ preference” is included in the Plan. Although the bid site encroaches on prime
agricultural land, it offers in return a controlled settlement growth opportunity in the only
logical location for expansion of this settlement.
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Pennan
Pennan is a small historic fishing village situated within a striking and attractive coastal
setting popular with visitors and tourists. The entire settlement and some of the surrounding
area is designated as a Conservation Area. The historic and traditional characteristics of the
settlement should be protected.
Planning Objectives:
•

To preserve the historic character and amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement. The settlement will remain in the Local
Development Plan on account of its Conservation Area designation.

Banff and Buchan 50

Item: 4
Page: 148

Portsoy
Portsoy is an attractive fishing town located approximately 11km west of Banff within the
Regeneration Priority Area. The settlement has grown up around its 16th century harbour
and is characterised by its densely built old town. The Soy Burn runs through the Soy Loch
and the village towards the harbour. The Soy Loch may have limited capacity to
accommodate high in-flow rates without overtopping and causing surface water flooding
issues downstream. The built heritage quality of much of the settlement is recognised in its
designation as a Conservation Area.
The settlement contains a number of existing local services including local shops, hotels,
sports facilities, primary school and petrol station. Allocated development sites are
predominantly on the western side of the settlement. Future development of these sites will
require to contribute towards infrastructure and health care provision within the settlement.
Improving flood resilience within the town will also need to be addressed during the Plan
period.
The aspirations of the local community are strongly linked to the harbour, and retaining its
integrity and viability are key priorities. Development aspirations are in favour of a mixed
use development in Portsoy to create employment opportunities alongside housing. A
lack of affordable housing is a local concern. The community also desire a site for a
skateboard park, a cycle route around the village, improved healthcare facilities (including
mental health provision), banking facilities, and improved public transport links.
Planning Objectives:
•
•
•
•
•
•

To conserve the amenity of the settlement.
To conserve the historic fabric of the settlement including the harbour.
To support and enhance local services and facilities, including the primary school.
To provide housing choice to meet local need.
To provide opportunity for employment.
To improve opportunities and facilities for young people.
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Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning applications received to date. Site has
potential as self-build plots and is being marketed.

OP2

6 homes

Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning applications received to date. Site has
established access and is being marketed.

OP3

125 homes

Identified as constrained due to “physical” issues in the
Housing Land Audit 2018.
Site has a significant flooding problem and it is highly
questionable if this is developable. It is therefore
proposed that this site is removed from the Plan.
See BB028 below.

OP4

9 homes

Identified as constrained due to “ownership” and
“physical” issues in the Housing Land Audit 2018.
Site has a significant flooding problem and it is highly
questionable if this is developable. It is therefore
proposed that this site is removed from the Plan.

OP5

Mixed use
including
housing/emplo
yment.
44 homes

Identified as effective in the Housing Land Audit 2018.
Full planning Permission has been granted for 44
affordable homes. Construction start is anticipated late
2018/2019.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
BB028
OP3 Durn
Road,
Portsoy

Proposal
125 homes

Overview
The proposed site is on OP3 which was previously
allocated in the Local Development Plan 2012. The site
has a potential role in consolidating the development
around Durn Drive with Portsoy, and has good
connectivity with the existing settlement, and access to
local woodlands with good path links. However, the site
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is highly constrained due to a history of flooding to the
north of the site at one of the primary access points
(two access points north and south are required). The
site would need a significant Sustainable Urban
Drainage System to mitigate the flood risk but this
would be unmanageable on such a sloping site.
Furthermore the local community have expressed a
desire for this allocation to be removed.

Conclusion
On account of the nature of the flooding constraint associated with sites OP3 and OP4,
these sites can no longer be deemed deliverable and as such it is proposed they are
removed from the Local Development Plan. Consequently, the development bid site BB028
(for OP3) is identified as an option which Planning Officers have “not preferred”.
Three out of the existing five development sites and their allocations will be retained – these
are OP1, OP2 and OP5. With regard to OP5, the allocation will be changed from a mixed
use development to a housing development (44 affordable homes) to align with the
approved planning application. No other changes to the settlement are proposed other than
to adjust the settlement boundary adjacent to the Soy Burn north of OP3 site to exclude a
current area of ‘white land’.
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Rathen
Rathen serves as a settlement core to a large rural area, and is also a commuter village
being well located in relation to Fraserburgh, St Fergus Gas Terminal and Peterhead. The
settlement has a primary school, but is reliant on a wide range of services and employment
elsewhere.
Rathen is located adjacent to the A90 trunk road and has grown from a loosely clustered
collection of buildings within a rural community to a settlement in its own right. There is one
existing housing allocation and, further growth of the settlement is currently constrained by
the capacity and quality of primary school provision, road junction safety onto the A90 and
that there are no waste water treatment works serving Rathen. Therefore these issues will
require to be addressed.
The limitations of Rathen’s infrastructure has impacted on local community aspirations for
development. This community does not wish to see growth that cannot be supported by its
sewerage system, roads and pavements. There is a strong desire for a new school with
better facilities, but located outwith the village.
Planning Objectives:
•
•
•

To preserve the character and amenity of the settlement.
To maintain the role of Rathen as a settlement core to a large rural area.
To sustain existing community facilities and services including Rathen Primary School.
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Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Construction is expected to start 2018/2019, with
completion projected by 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
BB034

Proposal
10 homes

Land North
and East of
Rathen
West
Church,
Rathen

(10 large
house plots
each with own
paddock area,
potentially for
self-build plot
development).

Overview
The proposed site does not provide a logical extension
to the settlement, and is located close to St Ethernan’s
Church (remains of), scheduled monuments and a
number of listed buildings.
Access is likely to be taken from the A90, which may be
objected to by the Roads Department and Transport
Scotland. Also, Rathen Primary School is currently
over capacity and the development would visually
impact on the setting of a number of listed buildings and
monuments, compromising the strong sense of place
and identity the setting provides. Furthermore, the
community do not want additional development due to
the current infrastructure conditions - with no waste
water treatment works, narrow roads, limited
pavements and no school capacity. It would therefore
be inappropriate to develop this site.

Conclusion
Within Rathen, development is restricted on all sides by physical infrastructural constraints,
lack of school capacity, concerns about road junction safety onto the A90, and the village’s
reliance on services elsewhere. On account of these constraints, and there being an
existing allocation of 10 homes due to be constructed imminently on OP1 site, further
housing allocations are not required.
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Rosehearty
Rosehearty is an attractive coastal settlement located within the Regeneration Priority Area.
It is a commuter village being well located in relation to Fraserburgh which lies approximately
7km east of Rosehearty. The village has a number of existing local services including a
primary school, hotels and shops. Originally built around the harbour, Rosehearty has
expanded south over the years.
There are a number of existing housing allocations within Rosehearty and future
development must not detract from the existing attractive setting of the town. New
development will be required to contribute towards infrastructure and health care provision.
A key issue for the local community is the slow dilapidation of buildings and structures, in
particular at Union Street and the pier, and there is a strong desire for regeneration. There
is an aspiration to achieve greater prosperity through improved employment opportunities in
the village, in particular to attract digital economy related jobs as broadband is set to improve
over the next few years. The community would support new housing development in the
right place, although inadequate public transport provision is a concern.
Planning Objectives:
•
•
•
•
•
•
•

To maintain and enhance the amenity and historic fabric of the settlement.
To support opportunities for regeneration.
To strengthen overall sense of place and identity.
To enhance the role of the settlement as a service centre.
To meet local housing need in the settlement.
To sustain local services and facilities, including Rosehearty Primary School.
To provide opportunity for local employment.
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Existing Development Sites
Reference
OP1

OP2

Proposal
50 homes and
2 ha
employment
land

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.

10 homes

Identified as constrained due to “ownership” and
“marketability” in the Housing Land Audit 2018.

See BB023 below.

No planning applications received to date. Site is being
marketed.
OP3

40 homes

Identified as constrained due to “ownership” and
“physical” issues in the Housing Land Audit 2018
The site has a steep topography and no planning
applications have been received to date. It is proposed
that this site is removed from the Plan.

OP4

10 homes

Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
No planning applications received to date. Site is being
marketed.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB023

Proposal
50 homes and
small business
OP1 and P2 units
South of
Ritchie
Road,
Rosehearty

Overview
The proposed site has few constraints and is in the
most logical location to extend the village. Impact on
the landscape can be mitigated by strategic
landscaping along the southern boundary. The bid
proposes a reduction in the employment land changing
this to small businesses only, which may be more
appropriate for a village of this size. These would be
promoted on the western corner of the site.
The required link road from Ritchie Road to Cairnhill
Road (as specified in the 2017 Local Development
Plan) is proposed as an emergency access only road
due to legal issues. If the legal issues are not
overcome, the proposer identifies an alternative
solution to provide the main access from Pitsligo Street.
This is likely to be considered acceptable but is subject
to consultation with the Roads Service.
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Other options which Planning Officers have not preferred:
None.
Conclusion
On account of receiving a development bid for OP1, it is proposed this site remains in the
Local Development Plan as an allocation of 50 homes, but replacing ‘2 hectares of
employment land’ with ‘small business units’. Of the remaining existing housing allocations
in Rosehearty, it is proposed that OP3 is removed as there has been no progress in
delivering this site, and it is constrained by its steep, rocky topography. On removing OP3,
the settlement boundary would be adjusted accordingly. There are no further proposed
changes.
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Sandend
Sandend is a small fishing village situated where the Fordyce Burn flows into the firth at
Sandend Bay. The settlement is located within the Regeneration Priority Area to the east of
Portsoy. The old part of the village is made up of traditional cottages and has been
designated as a Conservation Area. There are a number of local businesses within the
village including the caravan park and fish wholesalers. Future development in the
settlement should not detract from the attractive coastal setting of the village.
Planning Objectives:
•
•
•
•

To preserve the amenity of the settlement.
To preserve the historic character and coastal setting
To meet local housing need in the settlement.
To support existing community services and facilities.

Existing Development Sites
Reference
OP1

Proposal
8 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Planning approval has expired but is expected to be
resubmitted. Site is being marketed.
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Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Sandhaven and Pittulie
Sandhaven is a small fishing village situated between Fraserburgh and Rosehearty within
the Regeneration Priority Area. Immediately to the west of Sandhaven is the smaller village
of Pittulie. Both are characterised by traditional housing styles, and the Sandhaven pier and
harbour provide an attractive coastal setting. The villages contain limited local services due
to the proximity to Fraserburgh, although there is a primary school. Future development
should not detract from the setting of the village and respect the existing vernacular.
Planning Objectives:
•
•
•
•

To preserve the amenity of the villages.
To preserve the traditional character and coastal setting.
To meet local housing need in the settlement.
To support existing local services and facilities including Sandhaven Primary School.

Existing Development Sites
Reference
OP1

Proposal
31 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning applications received to date. Site is
being marketed.
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Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to the settlement.
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Tyrie
Tyrie is a small rural settlement located 10km southwest of the fishing town of Fraserburgh
within the Regeneration Priority Area. Tyrie is characterised by ribbon development along
Bell Terrace with Tyrie Primary School located on a separate site to the south of the
settlement.
The settlement has one existing housing allocation and organic growth during the Plan
period may be also be permitted. Further development of the settlement will ensure existing
services are sustained.
Sustainability of the Primary School is a key issue for the local community who would like
more housing development to keep the school open. Development near the school is
favoured, although landscape impact would need to be carefully managed.
Planning Objectives:
•
•

To sustain local services and facilities including Tyrie Primary School.
To meet local housing need through organic growth of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
6 homes

Overview
Identified as constrained due to “ownership” and
“marketability” in the Housing Land Audit 2018.
Site has been in the last three Local Development Plan
cycles, with no interest or planning applications
received to date. It is therefore recommended that this
site is removed from the Plan.

Development Bid Sites
No development bids were received.
Conclusion
It is proposed that site OP1 is removed from the Local Development Plan and the settlement
boundary adjusted accordingly. There are no further proposed changes to the settlement.
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Whitehills
Situated within the Regeneration Priority Area, Whitehills is a small coastal settlement
located to the west of Banff and Macduff, and to the east of Portsoy. Along the coastal and
harbour area traditional buildings cluster around each other, painted distinctively in a variety
of colours. The town has since developed inland and to the east, and is characterised by
lower density, modern housing which has little in common with the traditional buildings. New
development will require contributing towards the future expansion of the primary school to
meet future need.
Planning Objectives:
•
•
•
•
•

To preserve and enhance the traditional townscape character of the settlement.
To strengthen overall sense of place and identity.
To protect the coastal character and setting.
To meet local housing need in the settlement.
To sustain existing local services and facilities, including Whitehills Primary School.

Existing Development Sites
Reference
OP1

Proposal
30 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning applications or interest received to date.
Site is being marketed.
See BB030 below.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BB030

Proposal
30 homes

OP1 Knock
Street,
Whitehills

Overview
The proposed site is OP1, seeking to retain the
allocation of 30 homes, within the same site boundaries
including P3 for strategic landscaping.
The site has been in the last two Local Development
Plans and is currently deemed as constrained due to
low market demand. To date there have been no
planning applications submitted, and the site is
currently being marketed through the Council’s site
prospectus with no interest received.

Other options which Planning Officers have not preferred:
Reference
BB029
Land East
of Redwell
Drive,
Whitehills

Proposal
30 homes

Overview
The proposed site forms an extension to the adjacent
OP1 site which has been in the last two Local
Development Plans and is currently deemed
constrained due to marketability, and has had no
planning applications submitted nor any development
interest to date.
Erosion of coastal character is at risk through this
development, which is on a more visible site than the
adjacent OP1 site. Screen planting would be
inappropriate as this risks creating an impact in its own
right, and would appear incongruous in this open,
windswept, exposed raised plateau linked to the
headland which creates a strong relationship with the
sea. The site is also part of the spatial setting for the
ancient Red Well which creates a distinctive sense of
place for visitors and recreational users of this area.
As the bid site falls within the Coastal Zone,
development would need to be in ‘a least
environmentally sensitive area’ in order to meet with
policy, and must meet an established need. The site
does not meet either of these criteria, therefore the site
is considered unsuitable for development.

Conclusion
On account of the development bid site received for OP1 (bid site BB030) identified above
as a “Planning Officers’ preference”, although some erosion of coastal character is at risk
through development, given the limited opportunities for expansion in Whitehills, it is
proposed that OP1 will continue to be supported in the Local Development Plan. However,
the development bid site for adjacent land identified as “not preferred” by Planning Officers
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(bid site BB029) would exceed local housing requirements and have a detrimental effect on
the character and setting of the settlement, and it is therefore proposed this site is not
included in the Plan. As such, there are no proposed changes to this settlement.
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Banff and Buchan Landward Sites
Fintry

Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
BB014
Site at
Yonderton,
Craigston,
Fintry

Proposal
20 homes

Overview
The proposed site is on open agricultural land on a
visually prominent sloping site set within the Agricultural
Heartland of Banff and Buchan. The site comprises a
stand-alone development not connected to any existing
settlement. With no path network linking the site to
Fintry where there is a primary school but little else in
terms of facilities and services, this development would
promote high car dependency. Furthermore, almost
half of the site is within a high risk fluvial flood zone
from the Craigston Burn.
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There would be significant visual impact on the
landscape. In this Agricultural Heartland setting,
insensitive siting of developments would diminish
landscape character and cause suburbanisation of the
countryside. It would not therefore be appropriate to
develop this site.

Conclusion
The landward site identified above is within the Banff and Buchan Area, but borders with the
Formartine Area. This site would not be an Officers’ preference on account of its landscape
impact and lack of connectivity with a settlement, and there are sufficient allocations to
satisfy the proposed Strategic Development Plan’s housing requirements.
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Introduction
This appendix details the Officers’ response to the development bids submitted in response
to our call for sites to inform the Main Issues Report of the Local Development Plan 2021.
This information is set out in the same manner for all our analysis with a statement of vision
and objectives for the settlement and then analysis of the existing allocations, the “officers’
preferred bids, and finally the other options that we have considered. Each settlement has a
conclusion associated with it.
Where existing sites should be removed from the plan, or new bids identified as long term
reserved sites with future potential for development post 2031, then this is noted in the
tables.
Each settlement has a map associated with it that identifies the location of bids and existing
opportunity sites from the Local Development Plan 2017.
The maps show:
•

Preferred sites as a cross hatch. These are sites that should be
made available for development immediately on adoption of the
Local Development Plan 2021

•

Reserved sites as vertical lines. Reserved sites are out with
the settlement boundary and are unavailable for any form of
development under the Local Development Plan 2021 until
confirmed by a mid-term review and brought forward as a
specific proposal. They are not sites preferred for immediate
development and are identified as being possible future
opportunity sites only.

•

Other options, which are not preferred, as a dotted outline. These
are sites which may be deliverable, but better options exist.

All conclusions have been based on a full assessment of the opportunities that a site may, or
may not, provide, an Interim Environmental Report produced as part of the Strategic
Environmental Assessment and a Habitats Regulations Appraisal Record.
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Ardallie
Ardaille is a small settlement located within easy commuting distance to Mintlaw and Ellon.
The settlement is surrounded by open countryside, with the A952 passing on the west.
Ardallie’s location away from main service centres, along with significant constraints with
public drainage treatment, means that future development may not be able to be delivered
until these constraints are resolved. The primary planning objective during the lifetime of the
Plan is to preserve the amenity of the village.
Planning Objectives:
•
•
•

To meet local need for housing.
To sustain existing local services.
To preserve the amenity of the settlement.

Existing Development Sites
Reference
OP1

Proposal
20 homes and
0.3ha
employment
land (6 small
units)

Overview
Identified as effective in the Housing Land Audit 2018.
Individual plots have been coming forward under
separate planning applications.
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Development Bid Sites
The following sites have been potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
Proposal
BU001
Self-built plots
Nether,
(25 units)
Backhill,
Ardallie
Housing
development
(self-build
plots)

Overview
The proposed site is situated next to an existing small
woodland. Access would be taken from a single
carriageway from the existing allocated OP1 site.
There are limited water and waste water capacity which
is the major constraint associated with this site. The
settlement does not have any other services and
facilities. Intensification of development in this small
hamlet risks overdevelopment and suburbanisation of
the countryside.

Conclusion
Ardallie is a small settlement, with minimal services. The existing allocation is currently
underway. One bid has been submitted, but is not preferred due to it having an impact on
the risk of overdevelopment and suburbanisation of the countryside in this area.
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Auchnagatt
Auchnagatt is located at the junction between the A948, B9030 and Braemo Road adjacent
to the Ebrie Burn. The settlement has several services and facilities, including a shop,
primary school, village hall and play area. Existing services in Auchnagatt should be
sustained during the Plan period, and providing further opportunity for the development of
housing and employment land on the allocated sites will assist this.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
To sustain existing local services.
To meet the local need for housing.
To support local services and facilities.
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Existing Development Sites
Reference
OP1

OP2

Proposal
16 homes and
0.5ha
employment (8
small business
units)

Overview
Identified as effective in the Housing Land Audit 2018.

31 homes

Identified as constrained in the Housing Land Audit
2018.

Planning Permission in Principle granted for 16
dwellings and 8 small business units. A new bid has
come forward, see BU017. However, this site shall be
removed from the next Local Development Plan due to
the flooding issue in the vicinity of the site.

Ownership and infrastructure constraints. Permission
for 4 dwellinghouses was granted in 2007 which has
now lapsed. No further progress has been made.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU017
Land West
of A948,
Auchnagatt

Proposal
35 homes

Overview
This proposed employment and housing land site
covers OP1 but includes further land to the west. The
site would not have any detrimental impact on
landscape.
The site is a natural expansion of Auchnagatt with an
east link into the site and the settlement. However, Part
of the site falls within a SEPA 1:200 flood risk area and
multiple flooding incidents in the vicinity over a number
of years have been recorded. The site is also within a
surface water hotspot. Any development must connect
to the public drainage for safety.

Conclusion
The preferred bid site involves enlarging the existing allocated OP1 site which already has
planning consent for 16 homes. The bid site is not considered to enlarge the settlement in
an unsustainable manner and the expansion would be logical, provided that open space
associated with the development encompasses the areas known to be at risk from flooding.
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Boddam
Boddam is a small commuter settlement 1.5km south of Peterhead and within the Energetica
corridor and strategic growth area. Lying to the east of the A90, Boddam was originally a
fishing village, and grew significantly when RAF Buchan was located on the terminus of the
former Boddam railway line in the 1950s. The core of the village is now a Conservation Area.
It has a small local economy, with the main industrial activity at the harbour and part of the
former RAF Buchan base. The juxtaposition of the historic core with the more modern
buildings of the RAF base is a marked contrast. There is a primary school in the village.
Future development should sustain the local services. New developments should blend in
with the landscape and create stronger bond between communities and form a sense of
place.
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.
The aspiration of the community is to renovate the existing play & recreational facilities
which includes the tennis court and sport building, as well as create new play facilities for
children. Concern was raised regarding having only one public bar, which is within the
Stirling Village and it is necessary to sustain this for the community.
The path leading to Stirlinghill Quarry brings in walking opportunities which is aimed to be
protected.
Planning Objectives:
•
•
•

To meet the demand by delivering a variety choice of homes.
To sustain the local economy by providing opportunities for development related to
Peterhead Power Station and major energy developments, as set out in the National
Planning Framework (NPF) 3.
To sustain existing local services and non-oil & gas related industries.
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Existing Development Sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained in the Housing Land Audit
2018.
Marketability and land use constraints have precluded
development in recent years.

OP2

9 homes

Identified as constrained in the Housing Land Audit
2018.
Permission for 9 dwelling houses was granted in
January 2016.
Marketability constraints exist on the site, however, the
site shall be retained to allow the site to come forward.

OP3

6 homes

Identified as effective in the Housing Land Audit 2018.
The site is currently under construction and expected to
be built out by 2020.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU030
Land off
A90,
Boddam
business
use (6.3
hectare)

Proposal
Business Use

Overview
The site is deemed constrained due to its visual
prominence, poor siting (resulting in physical
segregation from Boddam) and its scale and location
impacting on the character and setting of Stirling
Village. The site is within the consultation zone for
Peterhead Power Station. The site is also within the
Stirling Hill Local Nature Conservation Site that seeks to
protect geomorphology interests.
It would not be possible to mitigate visual impact by
adding plant screen buffers along the A90. Given the
range of constraints associated with this site, it is
considered unsuitable for development.

BU031
Land off
A90,
Boddam

50 homes

The proposed site is situated within the Skelmuir Hill,
Stirling Hill and Dudwick Local Nature Conservation
Site and is also within 1 mile proximity to a SSSI, SAC
and SPA. There are surface water flooding issues
within the A90 and a minor watercourse running
through the site.
The development is likely to create significant issues
with access and the location of traffic infrastructure.
This development would result in urban sprawl in an
unsustainable manner.

Conclusion
Boddam is set at a close proximity to the A90 and this results in difficulty in identifying sites
for future development. The new bid sites are considered unsuitable due to their location
and setting.
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Crimond
Located along the A90 and nine miles northwest of Peterhead, Crimond sits within the
regeneration priority area and is a key commuter settlement for Peterhead. It has basic
facilities for everyday living and local pride in its new medical centre.
During the next Plan period it is important for Crimond to see housing development,
particularly affordable housing, to meet local regeneration objectives and to sustain and
grow existing services within the settlement. In order to avoid conflicts with the A90 trunk
road, a strategy of developing to the south of this road is promoted. All future development
must contribute towards access roads to the south of the settlement to facilitate future
growth.
The community has noted the need to retain an industrial stop off at the disused Royal Navy
Air Station Rattray airfield. There is also an aspiration for safe cycling route on the A90 and
within the village
Planning Objectives:
•
•
•

To meet the demand by delivering a variety choice of homes.
To sustain existing local services, including the primary school.
To provide opportunities for community infrastructure.
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Existing Development Sites
Reference
OP1

Proposal
25 homes

Overview
Identified as constrained in the Housing Land Audit
2018.
There are marketability and ownership constraints on
the site. While there appears to be no likelihood of the
site coming forward in the near future, it should be
retained in the next Plan as it is recognised as a logical
expansion.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU058
Moss Side
Camp,
Crimond

Proposal
100 homes

Overview
The proposed site is situated within the countryside, set
at the south-west of the Crimond. There is a longestablished woodland adjacent to the east of the site,
named as the “Crimond belt” and it is important to
conserve this linear woodland feature. The site would
relate to the village itself and It is not clear how the site
would be accessed from the A90 or from an alternative
road.
The proposed development would result in doubling the
size of the settlement and this plays a major role in
altering the character of the settlement and existing
layout of the settlement. This would have an irreversible
impact on its sense of place.

Conclusion
The one bid that came forward, which involves introducing an extension towards the south,
is not an ‘Officers’ preference’. The bid site would enlarge the settlement by a significant
level to the detriment to its sense of place.
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Cruden Bay
Situated on the coast and within the Energetica Corridor, Cruden Bay is a small tourist and
commuter settlement serving both Aberdeen and Peterhead. The local hotels, links golf
course, beach, and distinctive dwellings along Harbour Street and in the older parts of the
village are key features in the settlement. Much of the historic harbour area is covered by
Conservation Area status while the adjacent beach and dunes provide an attractive setting
for the settlement. Future development should respect the existing qualities of the town,
while contributing to the objectives of the wider Energetica Corridor vision to create a high
quality lifestyle and leisure location. Strategic landscaping will ensure that future
development does not detract from the existing setting and amenity of the village.
There is a need for affordable homes and mixed-use tenures. Any development should be
of high standard and should not detract from the quality of the “Port Erroll” Conservation
Area. Internal paths should be promoted to make connections between different parts of the
settlement. There is an aspiration to improve the quality of the existing play and recreational
facilities.
Planning Objectives:
•
•
•
•

To meet the demand of affordable family homes.
To sustain existing local services.
To provide local opportunity for employment.
To provide sustainable development and protect the special areas at the coast.
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Existing Development Sites
Reference
OP1

OP2

Proposal
200 homes,
2ha
employment
land and
community
facilities

Overview
Identified as effective in the Housing Land Audit 2018.

41 homes

Identified as constrained in the Housing Land Audit
2018. A Masterplan for the site has been agreed to
ensure that the access from the public road aligns with
the OP1 site to the immediate north.

A planning application is currently pending for this site
and a Masterplan has been approved. This site shall
be retained in the Plan.
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This site is identified as having a marketability
constraint. There is no intention to bring the site
forward until there is a demand.
However, a BID, BU014 came forward. It is proposed
that this site is retained.
OP3

220 homes

Identified as constrained in the Housing Land Audit
2018.
There are physical constraints associated with this site.
No progress has been made with the existing consent
so this site will be removed from the Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU014
H1 Site,
Aulton
Road,
Cruden Bay

Proposal
57 homes.

Overview
The capacity of the site has been increased from 41 to
57 homes to avoid underdevelopment.
The proposed site is currently allocated as site OP2 in
the Aberdeenshire Local Development Plan 2017.
While the site has been allocated since the 2012 LDP,
there still appears to be a desire for the site to be
brought forward.
There is a minor watercourse on the southeast
boundary and mitigation measures such as a buffer
strip may be required. There are three competing sites
in Cruden Bay, however should the demand
materialise, there are few constraints associated with
this site and it is considered to be deliverable.

Other Options which Planning Officers have not preferred:
Reference
BU038
Land at
Meadow of
Cruden,
Cruden Bay

Proposal
Housing and
Meadowland

Overview
The proposed site is currently designated as “protected
land” as part of the green network of the town. While
there may be an opportunity to enhance the flood plain
of the Water of Cruden, the erection of a line of
residential units along the slope would change the
character of the settlement. The sloping site with gorse
and broom adds character and is a key feature of the
village. It should be retained as part of the protected
site. The incorporation of the former railway bridge
piers into landscaping proposals, while a positive use of
the Victorian past, does not compensate for the loss of
an important area of habitat.
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BU066
Captain’s
Cabin,
Aulton
Road,
Cruden Bay

Amend the
settlement
boundary to
include a
single home.

This proposed site is submitted for inclusion within the
Cruden Bay settlement boundary. The site is currently
occupied by one redundant home surrounded by gorse
and is situated within the Cruden Bay LNCS and
partially within the Coastal Zone. Whilst it would appear
to form part of the settlement, it has no relationship with
the neighbouring properties. The curtilage of the
building is unclear. The site characteristics are reflective
of the natural coast rather than a built up area within a
settlement. It would be appropriate to maintain
management of the site through countryside policies
rather than as an infill development.

Conclusion
Both OP1 and OP2 are proposed to be retained, but OP3 removed due to physical
characteristics of the site which are likely to make the site financially unviable to deliver. A
new bid has come forward for the OP2 site to retain its allocation in the LDP. This is
deemed acceptable as it is connected with site OP1. No other sites are preferred at this
time.
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Fetterangus
Fetterangus is a small rural settlement located to the north of Mintlaw. Local services
include a primary school, play area, and public house. The last Plan period saw some
expansion to the settlement with the development of new homes across one site. Future
development, which includes housing and business development sites, should ensure that
existing services are sustained and upgraded where necessary to meet increased local
need.
The community has an aspiration to make affective use of existing open spaces throughout
the settlement and these sites should be protected from development. Abandoned buildings
associated with play and recreation should be brought back to use.
Planning Objectives:
•
•
•

To meet the demand of affordable family homes.
To sustain existing local services and preserve the amenity of the village.
Protect the green spaces.

Existing Development Sites
Reference
OP1

Proposal
26 homes

Overview
Identified as constrained and effective and constrained
in the Housing Land Audit 2018.
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Physical constraint applies to 16 units and are
proposed to be removed. The remaining 10 units shall
remain as effective. Permission has been granted
under two separate applications.
OP2

27 homes

Identified as constrained in the Housing Land Audit
2018.
This site has an ownership constraint. No planning
applications have been approved. Bid BU025 has been
submitted for this site.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU018
Land East
of Gaval
Street,
Fetterangus

Proposal
49 homes

Overview
The capacity of the site has been reduced from 55 to 49
homes because a second access could not be
identified, and also to meet the limits of education
provision.
The development would blend in with the existing
landscape and the existing settlement due to the
topography of the ground being flat. Gravel Street may
require to be upgraded to allow two-way traffic that
meets the current roads standard.

BU025
Land South
of OP2,
Fetterangus

27 homes

The site is currently allocated as OP2 in the
Aberdeenshire Local Development Plan 2017. The site
is well located in relation to the settlement. The
topography of the site is flat and would allow a natural
expansion to the west. There is a requirement for
upgrading public drainage infrastructure to
accommodate the additional homes.

BU026

27 homes

The proposed site forms a logical extension to the
settlement. The layout of the site may not blend in with
the settlement, but with appropriate screening and
layout of the development, the visual impact can be
lessened. There are no outstanding constraints that
cannot be resolved, even if no solution has been
presented.

Reserved.
This is not
preferred for
immediate
development.

The site is recommended to be reserved for the
following Plan period and developed if Bid sites BU025
and BU018 are delivered. Further details are required
on education provision and foul water drainage
arrangements.
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Other Options which Planning Officers have not preferred:
None.
Conclusion
The existing allocations are currently constrained. Part of site BU018 and site BU025 are
preferred for development due to their siting and location. Provided the drainage constraints
can be overcome, they represent logical expansion to the village.
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Hatton
Hatton is located within the Energetica area and serves as both a service centre for the
surrounding rural area and as a commuter village for Peterhead, Ellon and Aberdeen. There
is a range of services in the village, including a primary school. Although predominantly
residential, the main employment opportunity is provided by a bakery. There is land
safeguarded for employment use and an employment land allocation to the south of the A90.
Hatton is surrounded by undulating 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. New allocated sites consists of smaller sites due to the highly
developed areas promoted under the previous Plan period.
There is an aspiration to improve the facilities for cyclists within the settlement and also to
improve the pedestrian access to the A90. A park & ride to Peterhead is desired by the
community. There is an aspiration to improve the open spaces around the settlement and
utilise the railway track. There is desire to upgrade the surrounding area of the public hall.
Planning objectives:
•
•
•
•

To provide affordable family homes and homes for the elderly.
To maintain the existing protected sites.
To create a safe crossing junction at the A90.
To sustain existing local services.
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Existing Development Sites
Reference
OP1

Proposal
40 homes

Overview
Identified as constrained in the Housing Land Audit
2018.
There are marketability and ownership constraints
associated with this site. The site is considered to be a
logical expansion, and should be taken forward in the
next Local Development Plan.

OP2

15 homes

Identified as constrained in the Housing Land Audit
2018.
There is a marketability constraint associated with this
site and planning permission has lapsed. No other
progress has been made and the site will be removed
from the Plan.

OP3

21 homes

Identified as constrained in the Housing Land Audit
2018.
The site is currently under construction. Bid BU024 has
come forward and shall be discussed below. The site
shall be retained in the next Plan until built out.

OP4

0.8 ha
employment
land

Identified as constrained in the Housing Land Audit
2018.
No plan has been agreed for this site, hence, it will be
removed from the next Plan.

OP5

15 homes

Identified as constrained in the Housing Land Audit
2018.
This site was planned to be coming forward after OP3 is
completed. Issues with access and traffic have been
identified. It shall be removed from the next Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU024
Land South
of The
Shieling,
Hatton

Proposal
15 homes.

Overview
The site is allocated as OP3 in the Aberdeenshire Local
Development Plan 2017 and the estimated time to
complete the site is 2026. Water of Cruden is set to the
south part of the site and the area is likely to flood,
therefore, no development below 37.52mAOD can be
considered.
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Other Options which Planning Officers have not preferred:
None.
Conclusion
Hatton is recognised as a commuter village for Ellon and Peterhead and accessed from the
A90. There is low demand for homes in this settlement. Some of the existing allocated sites
are unlikely to come forward and therefore, will be removed from the next Plan. Sites OP3
and OP1 are to be retained.
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Longhaven
Longhaven is located within the Strategic Growth Area and Energetica Corridor and provides
basic services for its surrounding rural area including a shop, village hall and primary school.
The settlement sits adjacent to and is dominated by a fast flowing section of the main
Peterhead to Aberdeen trunk road (A90) and as a result, potential growth is restricted to the
north-west side of this road for reasons of public safety. Longhaven Primary School is
forecast to be under capacity in 2022.
Planning Objectives:
•
•

To meet the need of housing and services of Longhaven.
To sustain existing local services, including Longhaven Primary School.
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Existing Development Sites
Reference
OP1

Proposal
30 Homes

Overview
Identified as constrained in the Housing Land Audit
2018.
This site has a marketability constraint. The site is well
located within Longhaven and recognised as the only
logical location for the provision of additional housing
within the settlement. The access road needs to be
upgraded in line with accepted road standards before
the site can come forward.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU051
Land East
of
Longhaven
School,
Longhaven

Proposal
30 homes

Overview
The proposed site lies partially opposite existing homes
within Longhaven and extends northwards on open
landscape, therefore not well located in relation to the
settlement. This extension would be visually prominent
on the approach to the village. Whilst the site would
support the primary school, there are safety concerns
with pedestrians also crossing the A90 and significant
upgrading of the road may be required to accommodate
development on the eastern side.

Conclusion
Longhaven is set on the A90 to Peterhead and any development on this route must be
carefully examined due to safety and traffic issues which may arise due to proximity to the
A90(T). One bid came forward, which is not preferred by the Officers and the existing
allocated site shall be taken forward in the next Local Development Plan.
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Longside
Longside is a small commuter village located on the A950 to the west of Peterhead. The
settlement is bound to the north by a golf course and South Ugie Water and to the south,
east, and west by agricultural land. The village contains various local services including a
primary school, sports facilities, shops, and local businesses. The town has grown slowly
over many years and exhibits a character that is not dominated by volume housing
development. Newer developments follow the existing pattern of design of the settlement
and will meet the housing demand. This contributes significantly to its charm.
There are aspirations for a new walking route leading to the primary school and more homes
and employment opportunities to increase economic growth by adding more shops and
services which should aim to retain the young generation within the settlement. Improved
digital infrastructure is necessary to improve the quality of life.
There is a desire to retain the Longside Airfield which is considered to be an important
feature for the settlement and currently in use by helicopters for emergency landing.
Planning Objectives:
•
•
•

To meet the need of housing and services of Longside.
To improve digital infrastructure to encourage the younger generation to live in the
village.
To sustain existing local services, including Longside Primary School.
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Existing Development Sites
Reference
OP1

OP2

Proposal
73 homes,
1.7ha
employment
land and
community
facilities

Overview
Identified as effective and constrained in the Housing
Land Audit 2018.

17 homes

Identified as effective and constrained in the Housing
Land Audit 2018.

This site has both ownership and infrastructure
constraints over part of it. Out of 73 homes, 3 homes
have received planning permission, therefore,
considered effective and the remaining 70 homes are
constrained. There is no proposal for community
facilities. The number of units put forward is minimal for
the purpose of retaining the site in the next Plan,
therefore, it shall be removed

This site is complete, therefore, shall be removed.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU029
Land off
Station
Terrace,
Longside,
Peterhad

Proposal
30 homes

Overview
The capacity of the site has been decreased from 50 to
30 homes and the boundary has been altered to reflect
this. This has been carried out to address concern with
access, traffic congestion and education provision.
The site is set to the north of Longside and it is well
located in relation to the settlement. The south east of
the site is close to a watercourse and is at risk of
flooding. No development should occur below 22.05m
AOD and buffer strips will be required. The existing
roads needs to be upgraded to accommodate additional
traffic around the area and public drainage
infrastructure also needs to be upgraded.
The location of the site is suitable and would blend in
with the existing settlement.

Other Options which Planning Officers have not preferred:
None.
Conclusion
Longside is a small settlement that delivers many services and recreational facilities. Both
existing allocated sites shall be removed. A relatively small development site to the north of
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Plan.
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Maud
Maud is a rural service centre for its surrounding area and a commuter village. Lying 2km
south of the A950 Banff to Peterhead road, Maud was originally developed around a cattle
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. The disused railway line has
become part of the Formartine and Buchan Way, and its station converted to a business
centre. It is important that Maud continues to diversify and continue the expansion of tourism
and small business development as a means of continuing to offer potential for increasing
employment opportunities. It is also important to retain the existing shops and services.
The community wishes to see more car parking spaces to meet the demand for them. There
is a desire to protect the fire station. There is a demand for brownfield development, in
particular returning the use of redundant buildings back to business uses.
Planning Objectives:
•
•
•

To meet the need of housing.
To maintain and improve the existing services and employment.
To meet the Community Council’s aspirations.
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Existing Development Sites
Reference
OP1

Proposal
75 homes

Overview
Identified as constrained in the Housing Land Audit
2018.
This site has a marketability constraint. No Masterplan
or application has come forward. Therefore, the site
shall be removed.

OP2

32 homes

Identified as constrained in the Housing Land Audit
2018.
This site has an ownership constraint. However, the
site is recognised as a logical extension and would
have a minimal impact on the services and
infrastructure in the area and should be retained in the
next Plan.

OP3

10 homes

Identified as effective in the Housing Land Audit 2018.
The site is currently under construction and shall be
retained in the Plan until built out.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU003
Nethermuir
Road Site,
Maud

Proposal
Block of 8
garden flats
(21 homes)

Overview
The proposed site is located south west of Maud and is
well located and connected to the settlement. The
topography of the site is flat and adjoins the settlement.
Trees have been felled and compensatory planting is
anticipated as part of the development. Renewable
energy has been proposed as part of this development.
Despite schools being forecast to be near capacity, the
scale of the development is unlikely to have a major
impact on the provision of education at both primary
and secondary schools.

BU064
Site GEN2,
South of
Castle
Road,
Maud

95 homes
(supported
housing for the
elderly)

The capacity of the site has been increased from 30 to
95 homes as the site would be able to accommodate an
additional 65 units without any constraint.
The proposed site is well located in relation to the
settlement, and seeks to develop housing for the
elderly, an aspiration of the Community Council.
Although the topography is relatively flat, the
development could result in negative landscape impact
from Castle Street. As supported housing for the
elderly there is no impact on the school roll.
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Other Options which Planning Officers have not preferred:
Reference
BU028

Proposal
30 homes

Overview
The proposed site is located approximately 100 metres
south east of Maud and considered to be unsuitable for
development due to the distance from the main
settlement which would result in low connectivity to
amenities and facilities including the primary school.
There is a grade B listed building to the north (Maud
Hospital) and there may be an impact on the setting of
this building. The land falls within prime agricultural
land and this would be lost to this development.

Conclusion
Maud is a small commuter settlement connecting many other settlements to Mintlaw and
beyond. The settlement provides some services and business activities which should be
sustained during the next Plan period. The existing allocated site, OP1 is proposed to be
removed as it is anticipated that the site is unlikely to come forward during the next Plan.
Compensatory sites have been preferred by Officers, which are sites BU003 and BU064.
However, the site BU064 would only deliver homes for the elderly, which is an aspiration of
the Community Council.
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Mintlaw
Mintlaw, strategically located at the crossroads of the A952 and A950, serves both as a
commuter village for Aberdeen, Peterhead, and Fraserburgh, and also as a service centre
for the surrounding rural area. Set within two landscape character areas, 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 and a significant amenity for the town. 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, secondary school and two primary schools. Previous plans have recognised the
success of Mintlaw as a place and have made significant allocations for new housing and
employment land.
The community desires to alter the layout of the roundabout at the junction of the A952 and
A950 to create safer parking spaces. This roundabout has significant value in the
characterisation of the town. Adequate infrastructure should to be in place prior to
commencement of any development.
The community’s aspirations are also to protect the existing open spaces and prevent
general housing development in the countryside. Brownfield developments are favoured, as
is the allocation of additional employment land. More affordable houses are required to
meet the demand of the town. Pitfour Primary School is forecast to be under capacity during
the Plan period and development is promoted to sustain this local service.
Planning Objectives:
•
•
•
•
•
•

To enhance the settlement’s role as rural service centre.
To provide brownfield opportunities.
To provide more business land and sustain the existing businesses.
To protect existing open spaces.
To meet the local demand for affordable homes.
To sustain existing services.
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Existing Development Sites
Reference
OP1

OP2

OP3

Proposal
500 homes,
business,
community,
services for
the elderly,
neighbourhood
retail centre
and 5ha
employment
land.

Overview
Identified as effective in the Housing Land Audit 2018.

600 homes
and facilities
for the elderly

Identified as effective in the Housing Land Audit 2018.

20 homes

Identified as effective in the Housing Land Audit 2018.

An office building has been approved. A Masterplan
has been agreed. The site will be retained in the next
Plan.

This site is under construction. Bid BU045 is discussed
below. The site shall be retained until built out.

The site has received permission for 10 homes. A bid
BU032 has been submitted, which is discussed below.
OP4

34 homes

Identified as effective in the Housing Land Audit 2018.
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It is expected that the site be completed by 2021.
Therefore, the site shall be removed from the Local
Development Plan.
OP5

50 homes

Identified as effective in the Housing Land Audit 2018.
The Masterplan was prepared in conjunction with OP1
and this site will come forward after site OP1 is
completed. Bids BU002 and BU049 have been
received for this site, which are discussed below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU002
Site OP5
South of
Nether
Aden Road,
Mintlaw

Proposal
50 homes

Overview
This allocated site is recognised as a suitable and
logical extension to the village and has come forward to
be marketed as self-build plots. This risks conflicts with
the surrounding landscape and the layout, siting, and
design of the existing developed sites. A Tree
Preservation Order area would need to be protected by
adding a buffer strip around the boundary. Two
accesses would may be required to meet Roads
Standard requirement.

BU005a
Land North
of Balring
Road,
Mintlaw

Employment
Use

The existing OP2 site has received planning
permission, which covers the south part of this
proposed site. Part of the BU005 (shown as BU005a)
received planning permission for a “Business Park” and
this should be included in this plan. Furthermore, the
land to the west of the site that received planning
permission shall also be included. The land to the
north, divided by a tree belt, referenced as BU005b
shall not be taken forward and this is discussed below.

BU032
OP3
Former
Artlaw
Crescent,
Mintlaw

20 homes

The site forms a gateway to the settlement. For a
development of this scale the constraints in relation to
the public drainage infrastructure and surface water
flooding would require to be resolved. Permission was
granted for 10 homes in December 2015. Whilst there
is progression of large scale development to the north
and south of Mintlaw and this small site may not be
required to meet the housing need of the community,
the allocation should remain, as it provides choice
within the community.

BU033
Land East
of OP3,
Mintlaw

30 homes

The submission highlights that a further housing
allocation (beyond the 20 homes on BU032) is needed
to make the site viable, give developers further options,
and to make the site more desirable. This site would
include and extend the bid BU032. Strategic

Reserved
This is not
preferred for

Buchan 35

Item: 4
Page: 204

BU045
Land at
North
Woods,
South of
Balring
Cottage,
Mintlaw

immediate
development.

landscaping would be required to avoid impact from this
prominent, and moderately exposed site.

375 homes

The site was allocated for 600 homes under the ALDP
2017 and approximately 90 units have been built. This
proposal is for 375 homes out of the 600 homes that
have been allocated in the Aberdeenshire Local
Development Plan 2017. Reserved lands (R1 and R2)
are also part of this bid and these sites are reserved for
district heating and a roundabout. The agreed
Masterplan also identifies R1 for a biomass/recycling
centre and R2 is anticipated to be used to access the
site.
Public drainage treatment and flood risk will need to be
mitigated. The site blends in with the surrounding
landscape and is supported by an approved
Masterplan.

BU048
Land at
Longside
Road, NE
of Mintlaw
School,
Mintlaw

Healthcare
facility

This site is located to the north east of Mintlaw and can
be argued to be slightly out-of-the way to achieve the
best connection with the settlement. However, it is on a
bus route from New Deer to Longside, which provides
good connectivity. A Transport Impact Assessment
would be required to ensure access to the A class road
can be delivered. Landscaping and a Buffer strip to the
north would integrate the development into the site.

BU065
Land at The
Hedges,
Dunshillock,
Mintlaw

25 homes

The site is set to the west of allocated OP2 site and is
an extension to that site. The site cannot be accessed
from a public road, and nor has the developer
demonstrated how the site would be accessed from an
existing public/private road without passing through the
OP2 site. The site relates well to the existing
settlement, with the bid indicating measures to
encourage active travel, therefore, the site can come
forward after the completion of site OP2.

Other Options which Planning Officers have not preferred:
Reference
BU005b
Land North
of Balring
Road,
Mintlaw

Proposal
Employment
Use

Overview
The existing OP2 site has received planning
permission. A part of the BU005 (shown as BU005a)
which has planning permission for a “Business Park”.
BU005b shall not be taken forward because the
proposed site is set on a higher topography from the
rest of the town and likely to become a dominant
feature, if built.

BU049
Nether
Aden Road,
West of

Healthcare
Facility.

This site is located between South Road and Nether
Aden Road, and is also part of BU002. The site is well
connected from all sides of Mintlaw bit not well
connected with the neighbouring settlements via public
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Council
Depot,
Mintlaw

transport. The alternative location (bid BU048) is
preferred.

Conclusion
Mintlaw is a large village supporting smaller settlements surrounding it. The village provides
various business opportunities and there is a demand for more businesses to relocate here.
The settlement is thriving, evidenced by undergoing construction and number of planning
applications. Existing allocations are maintained and small new proposals encouraged to
help sustain this growth.
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New Deer
New Deer is a small planned settlement predominantly characterised by ribbon
development, particularly along High Street and Auchreddie Road. The church on Fordyce
Terrace is a particular landmark. The settlement is located on the south side of a hill and is
surrounded by undulating agricultural land broken up by pockets of woodland. A path
network to be added along the A991 which starts from Turfhill Road Junction. There are
opportunities in New Deer for further development, which would aid to increase the number
of amenities and local services within the settlement.
Planning Objectives:
•
•
•

To meet the local demand for affordable homes.
To sustain existing services.
To preserve the amenity of this traditional village.
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Existing Development Sites
Reference
OP1

Proposal
35 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Planning permission has been granted and a built rate
has been agreed. The site should be retained in the
Plan until built out.

OP2

7 homes

Identified as effective in the Housing Land Audit 2018.
Planning permission has been granted. The site should
be retained in the Plan until built out.

OP3

40 homes

Identified as constrained in the Housing Land Audit
2018.
This site suffers from a physical constraint. There is an
issue with the access which is unlikely to be resolved.
A bid has come forward (bid BU027) which addresses
this issue.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU027
Part of
OP3, Land
at
Auchreddie
Croft, New
Deer

Proposal
30 homes

Overview
The proposed site is well connected in relation to the
settlement. This revised bid for site OP3 seeks a lower
number of houses than currently allocated and with an
altered layout. A planning consent was granted in 2017
for the access into the site, marking its positive
progress. The landscape setting favours this site and
no major constraints are identified.

Other Options which Planning Officers have not preferred:
Reference
BU021
Land South
of Fordyce
Terrace,
New Deer

Proposal
40 homes

Overview
The proposed site is situated on the east side of New
Deer, on flat topography and on a low level from the
main settlement. The protection of the vista towards
the church from the A948 remains important for the
character of the community and is a protected site
designated in the Aberdeenshire Local Development
Plan 2017. While there are no infrastructure issues,
however, the setting of the church and adjacent listed
buildings means the site could not be supported.

BU023
Land at
Fordyce

35 homes

The proposed site is set on a flat topography, east of
New Deer and half of the site falls within a protected
site which was designated in the Aberdeenshire Local
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Terrace,
New Deer

Development Plan 2017. The site is on a low level from
the main settlement and will not have a great negative
visual impact on the protected landscape. While there
are no infrastructure issues the impact on the setting of
the settlement means the site could not be supported.

Conclusion
New Deer is a small settlement surrounded by agricultural land. It has limited services and
these have been declining over the years. The new bids are unsuitable due to their impact
on the character of the settlement, and siting of the church and other listed buildings which
would have a detrimental impact on their setting. Existing allocated sites have progressed,
or are anticipated to come forward which would fulfil the housing need.
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New Leeds
New Leeds is a small planned settlement located to the east of Strichen and this defines its
character. New Leeds has a remote, rural setting in the context of Aberdeenshire and faces
various constraints and limited capacity for expansion. There is a desire for affordable and
social housing. The settlement has been identified for organic growth opportunities during
the Plan period.
Planning Objectives:
•
•

To sustain existing services.
To preserve the amenity of the village.

Existing Development Sites
None.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
None.
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Conclusion
New Leeds has many constraints such as pipeline and woodlands which prevents the
settlement to grow. There are no existing allocations and no bids came forward for
consideration.
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New Pitsligo
New Pitsligo is a small traditional village located in northern Aberdeenshire approximately 10
miles southwest of Fraserburgh. Built primarily in a grid format, New Pitsligo supports a
range of local services including shops, small businesses, education and health care
facilities.
Development of new housing during the Plan period will ensure local housing need is met
and existing local services are sustained. Improvement of the existing play facilities and
amenities have been called for by the Community.
Planning Objectives:
•
•
•

To meet the local demand for affordable homes.
To sustain existing services.
To preserve the amenity of the village.
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Existing Development Sites
Reference
OP1

Proposal
12 homes

Overview
Identified as constrained in the Housing Land Audit
2018.
There is an ownership constraint operating on this land.
The landowner has confirmed that the site shall come
forward during the next Plan period, therefore, the site
shall be retained in the next Plan.

OP2

10 homes

Identified as constrained in the Housing Land Audit
2018.
There is an ownership constraint. The landowner has
confirmed that the site shall come forward during the
next Plan period, therefore, the site shall be retained in
the next Plan.

OP3

10 homes

Identified as constrained in the Housing Land Audit
2018.
There is an ownership constraint on this land. The
landowner has confirmed that the site shall come
forward during the next Plan period, therefore, the site
shall be retained in the next Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU034
Part of P1,
East of Low
Street, New
Pitsligo

Proposal
30 homes

Overview
The proposed site is located to the east of New Pitsligo
and the south part of the site is within a longestablished woodland where an area of trees have
been given tree protection order (TPO). This
development would have an impact on trees and
disturbance to wildlife. Wych Elm, a locally protected
species, is noted in three areas of the site. It has not
been demonstrated how these trees would be protected
from the development. Due to this reason, this site is
considered to be unsuitable for development.
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Conclusion
New Pitsligo is a small traditional settlement, built in linear pattern. Lack of willingness of
landowners to market their modest parcels of land remains an issue at this time. There has
been one bid come forward, but the site is unsuitable due to potential impact on the
protected species and habitat.
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Old Deer
Old Deer is set directly to the west of Mintlaw, serving as a commuter village for the
surrounding larger settlements. The village of Old Deer and its setting has been designated
as a Conservation Area. The character and setting of the village are further enhanced by
having Aden Country Park to the east and the South Ugie Water to the north. The quality
and diversity of the buildings in the community give it considerable charm and sense of
place. The public drainage infrastructure is in need of upgrading to accommodate additional
development. Primary and secondary schools are forecast to be near capacity in 2022.
Planning Objectives:
•
•
•

To meet the local demand for homes.
To conserve the conservation area.
To sustain existing services.

Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Bid BU010 has come forward for this site.

OP2

17 homes

Identified as effective in the Housing Land Audit 2018.
The site is currently under construction and shall be
retained in the next Local Development Plan.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU010
Site OP1,
Land at
Abbey
Street, Old
Deer

Proposal
15 homes

Overview
The site has been allocated east of Old Deer for 10
homes, however, the site can accommodate 15 homes.
The site itself has no constraints. There is a small risk
of impact on the setting of listed buildings to the south
east and within the Old Deer Conservation Area. Care
will have to be taken to ensure the design fits with the
character of the conservation area.

Other Options which Planning Officers have not preferred:
None.
Conclusion
Old Deer is a traditional settlement and lies within a large Conservation Area. This
picturesque village had been growing slowly over the years. The existing allocation
continues to be favoured and shall be taken forward to the next Local Development Plan
with a modest increase in the numbers of homes that could be delivered.
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Peterhead
Peterhead is the largest town in Aberdeenshire and also one of the main service and
employment centres and is located within the regeneration priority area. As the northern
gateway of the Energetica area, Peterhead represents one of Aberdeenshire’s strategic
locations in terms of the energy and oil and gas sectors. It has the potential to develop
further as a high quality lifestyle, leisure and global business location. There is demand and
opportunities in Peterhead for future development given the generally flat nature of the land
and connectivity through the A90. Peterhead offers many different services including shops,
schools and community facilities and the town has three conservation areas. The fishing
industry remains an important employer in the town alongside the oil and gas sector. A
significant area of land to the south of Peterhead is reserved for future energy development
of national importance.
The lack of play and recreational facility within the town centre, in particular for younger
people is a concern for the community. The community has raised a desire to re-open the
public facilities in Catto Park, which is considered to be an important park and is used well
by the community.
The long term vision of the community is to see the duelling of the A90(T) Ellon to Peterhead
trunk road. This is anticipated to reduce the journey time and in return attract more
businesses to locate in Peterhead. Brownfield and infill developments are favoured and it is
believed that this would create a stronger community. For this Plan period, there is local
demand for affordable housing, and a desire to create employment opportunities by
attracting new businesses.
Planning Objectives:
•
•
•
•
•

To meet local housing needs, particularly affordable and specialised housing needs.
To protect and enhance the role and attractiveness of the town centre.
To sustain existing and new services and facilities.
To provide local opportunities and employment.
Support development in the Energetica Area
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Map 1
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Map 2
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Map 3
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Existing Development Sites
Reference
OP1

OP2

Proposal
1265 homes,
community
facilities and
4ha
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.

250 homes

Identified as effective in the Housing Land Audit 2018.

A Masterplan has been approved. This does not take
account of the west section of the allocated site. The
west section has come forward independently as a Bid
BU052.

The site is under construction. The site shall be added
to the next Plan until built out.
OP3

225 homes

Identified as effective in the Housing Land Audit 2018.
The site is currently under construction. The site shall
be added to the next Plan until built out.

OP4

130 homes

Identified as effective in the Housing Land Audit 2018.
It is anticipated to be completed by 2019, therefore,
shall not be added as an allocation in the next Local
Plan.

OP5

185 homes

Identified as effective in the Housing Land Audit 2018.
The site has planning permission and 159 units have
been completed. The site shall be added to the next
Plan until built out.

OP6

16ha
employment
land

Identified as part constraint in the Employment Land
Audit 2017.
There has been no progress with the site, however, as
the siting is a logical expansion, the site should be
retained in the next Local Development Plan.

CC1

9.5ha
Commercial
Centre

There has been no progress with the site. The site
shall be retained in the next Local Development Plan
to allow expansion of the retail parks.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other Options which Planning Officers have not preferred:
Reference
BU039
Land at
Damhead,
West of
Damhead
Way,
Peterhead

Proposal
Retail Units

Overview
The proposed site is inappropriate for retail use as the
site falls within an employment area and the site is set
within the consultation zone for a site with a chemical
hazard designation. Furthermore, Transport Scotland
would have to agree to a new access in to the site.
The north-western boundary of the site is also partially
at risk from flooding. In addition, CC1, a site
designated for retail use, has not been fully
developed. A retail assessment has not been
submitted and if submitted, justification would be
required as to why CC1 is unsuitable.

BU043
Land at
Dales
Industrial
Estate,
North of
Damhead
Way,
Peterhead
BU044
Land at
Wellington
Place Farm,
West of
A90 and
Dales
Industrial
Estate,
Peterhead

100 homes

The proposed site is designated for employment land
and a protected site. The site is within a HSE hazard
consultation zone. In terms of landscape and setting,
the topography of the ground is flat. Surrounded by
industrial buildings this development is not considered
to be a suitable location for housing. Furthermore, it
has been forecast that the local primary school will be
over capacity in 2022.

500 homes

The proposed site is located to the west side of the
A90 and although well located in relation to the
settlement, the siting is not preferred as it is set
directly opposite to the industrial park that would make
it a “standalone” development for some time in the
future. There is a constraint on education provision in
the local primary school. Furthermore, it is suggested
that a secondary access would be taken from the A90
trunk road. This would result in further traffic
congestion in the area. Furthermore, it has been
forecasted that the local primary school will be over
capacity in 2022.

BU046
Site OP1,
Inverugie
Meadows,
Waterside,
Peterhead

Healthcare
facility

The proposed site has been allocated as a “Mixed
Use” site in the Aberdeenshire Local Development
Plan 2017 for 1265 homes, community facilities and
4ha employment land. The current proposal is to alter
the designation of the community uses to include
healthcare facilities. The site is not within the centre
of Peterhead, and would not meet the “town centres
first” principle. It is not considered to be a sustainable
location to develop a hospital/healthcare facilities.

BU047
Land at
Ugie Road,
West of
Ugie
Hospital,
Peterhead

Extension of
Ugie Hospital

The proposed site is set within a special landscape
area, north of Peterhead. The site falls within the
protected land and there is a football ground within the
protected area.
Development of this use, on this site would not be
acceptable under the policy of the current Local
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Development Plan. A minor amendment of the
boundary of the P1 site may be accepted due to the
community nature of the proposed development.
However, if the development were to impinge on the
football ground, then it cannot be favoured without a
compensatory allocation of recreational space
elsewhere.
BU052
Land at
Faith Acres
(OP1),
Inverugie,
Peterhead

180 homes

The proposed site was allocated as part of the OP1
Inverugie Village site in the Aberdeenshire Local
Development Plan 2017 and this is the phase two site.
A Masterplan has been agreed for site OP1 but does
not include this specific site.
Development could severely damage the woodland
planted on the site. It has been indicated that the site
would be marketed as individual house plots once
permission is received. For a development of this
size, self-build plots are not foreseen as a best
practice. Various constraint such as housing design,
legal issues and consistency on the pattern of
development may curtail development.

BU053
Site A,
North of
Faith Acres
(OP1
Extension),
Inverugie,
Peterhead

24 homes

The proposed site is located west of the existing
allocated OP1 site and is covered in woodland (young
trees). The access would be taken from the existing
OP1 site, therefore, this site can be treated as an
extension of the OP1 site. The loss of woodland
would be against the climate change policy outlined in
the Scottish Planning Policy and no compensatory
planting has been proposed to the extent proposed to
be felled.

BU054
Site B,
South of
Faith Acres
(OP1
Extension),
Inverugie,
Peterhead

22 homes

The proposed site is located west of the existing
allocated OP1 site and is occupied by woodland.
These trees would require to be felled to
accommodate the proposed development. The loss of
woodland would be against the climate change policy
outlined in the Scottish Planning Policy There is a
constraint with education provision in the primary
school, although if OP1 goes ahead, this would
mitigate this issue. The access would be taken from
the existing allocated OP1 site and this site would be
treated as an extension of the OP1 site. There is no
provision in the Masterplan for the OP1 site to extend
in to this site.

BU055
Site South
of Faith
Acres (OP1
Extension),
Berryhill,
Peterhead

150 homes

The site is located west of Peterhead, on the west
side of the A90 and south of the OP1 site and well
related to the settlement. The site has pocket of
woodlands to the south and minor watercourses
flowing throughout the site. The pocket of woodland
to the south would result in loss of wildlife and habitat
fragmentation and disturbing their habitat. The road
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infrastructure does not meet the standard required to
service the site. Furthermore, Dales Park Primary
School is forecasted to be over capacity in 2022.
The impact on the setting of the listed building which
is set directly to the west of the site would be
adversely affected.
It should be noted that there is a business, the
“Berryhill Driving Range and Golf shop”, set within the
west side of the site and there are also some buildings
within the site. Agreement is to be made with the
owner of the Golf Driving Range on legal issues but
this currently constrains development. The site is
adequately located but could only come forward on
the basis of OP1 being delivered.

Conclusion
There are a number of existing allocations which are due to complete prior or during the next
Plan period. The existing OP1 site will meet the need for further allocations for housing and
employment and no other sites are needed. Other proposed sites are unsuitable for
development due to various factors such as woodland, siting, design and access.
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Rora
Located within the regeneration priority area, Rora is a dispersed rural community 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
characterised by the horizontal parallel nature of the streets with one major vertical street
running through the settlement. There is no public drainage infrastructure in place covering
this settlement. Organic growth may be added in the next Local Development Plan.
Planning Objectives:
•
•

To provide for local housing needs in the Regeneration Priority Area.
To preserve the amenity of the village.

Existing Development Sites
Reference
OP1

Proposal
6 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Planning Permission in Principle has been granted for
6 homes and expected to be delivered during the next
Plan period.

Development Bid Sites
No bid sites have been received for consideration.
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Conclusion
No bid site have come forward and the existing allocated site is expected to be delivered
during the next Plan period.
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St Combs
St Combs is a quiet coastal village located 9km southeast of Fraserburgh surrounded by
undulating agricultural land. Although a former fishing village, the fishing and shellfish
industries declined following the closure of the St Combs to Fraserburgh Light Railway line in
the 1960’s. Located within the regeneration priority area, St Combs grew significantly in its
early years and is characterised by rows of dwellings generally of 1 and 1½ storey in height.
There is a desire for new developments, in particular affordable family homes, both are likely
to attract more businesses.
Planning Objectives:
•
•

To provide for local housing needs in the Regeneration Priority Area.
To preserve the amenity of the village.

Existing Development Sites
Reference
OP1

Proposal
40 homes

Overview
Identified as constrained in the Housing Land Audit
2018.
There has been no progress with this site and the site
is “Marketability” constrained. The site shall be
removed in the next Local Development Plan.
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OP2

7 homes

Identified as effective in the Housing Land Audit 2018.
The site is currently under construction and likely to be
completed by 2021.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU036
Land to
West of St
Combs
(Phase 1)

Proposal
26 homes

Overview
The proposed site is well located in relation to the
settlement and received permission for 19 homes in
April 2018. The site as a whole could accommodate a
greater density than that proposed. There may be a
need for a second access onto the High Street and
main access point from the south. The site is suitable
for development and given planning permission in
principle granted for the site, therefore, the site shall
be added in the next Plan.

BU037
Site to
North of
High Street,
St. Combs

70 homes

The capacity of the site has been increased from 30
affordable homes to 70 as the site can accommodate
the proposed number of homes without any
constraints.
This proposed site is well located in relation to the
settlement because it is located immediately adjacent
to the settlement boundary. The topography of the
site is flat and most of the houses would be set back
from the road. There is a surface water flood risk and
a minor watercourse flowing to the north of the site,
which can be mitigated through a SUDS system and
buffer strip. The site has good connectivity to the
existing settlement, allowing active travel and is
relatively close to the local school. No other major
infrastructure is required to accommodate this
development, although issue with forming a second
access in accordance with the roads standards
remains to be resolved.
In conclusion, the site has a suitable topography,
provides at least 30 affordable houses and has
minimal visual impact in this special landscape area.

Other Options which Planning Officers have not preferred:
Reference
BU035
Land to
West of St
Combs

Proposal
100 homes

Overview
The proposed site would consist of a significant
extension to the village covering 9ha and marginally
overlapping a site with planning permission for 19
homes on the eastern boundary. The surface water
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flood risk would need to be recognised in the SUDS
arrangement and overall layout but this could be
accommodated given the lower density.
The site would be unconnected to the village without
development of the two other bids in the village.
There is concern as to the access arrangements, and
in particular a second access point onto High Street
and the suitability of the private road to the west. The
scale proposed would also cause the primary school
to be over capacity. Whilst landscape impact would
be minimal in this location regardless of being within
the coastal zone and near SSSI and LNCS sites, the
scale would be overdevelopment altering the
character and sense of place of the village, therefore,
the development is considered to be unsustainable.

Conclusion
St Combs has been growing slowly over the last decade and the community has an
aspiration for new housing development to sustain the existing services. BU035 is not
favoured due to the size of the site and the essential requirement of delivering a secondary
access. The remaining two sites are preferred (BU037) and reserved (BU036) to allow a
logical expansion to the 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 includes a car showroom, a shop and a primary school. St Fergus has
developed alongside the A90 and this, as well as a need to keep separation from St Fergus
Gas Terminal, acts as an eastern boundary to the village preventing further development to
the north eastern edge of the settlement.
Planning Objectives:
•
•

To meet local need and provide a mix of housing in the Regeneration Priority Area.
To preserve the amenity of the village.
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Existing Development Sites
Reference
OP1

Proposal
55 homes

Overview
Identified as partially constrained and partially effective
in the Housing Land Audit 2018.
The 25 homes set to the east of the site are effective
and 30 homes set to the west of the site are
constrained. Discussion has taken place regarding the
delivery of the constrained site with the owner of the
church and is likely to come forward in the future. Bid
BU022 below has been submitted for this site.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU022
South of
Newton
Road, St
Fergus

Proposal
55 homes

Overview
The proposed site is well connected to the settlement
and its amenities. There is adequate education
provision and water and drainage infrastructure is in
place for the number of homes proposed. The site is
adjacent to heritage sites with no adverse impact.
The site could have a significant negative impact on the
setting of adjacent listed buildings and woodland.
Currently, 30 units out of 55 are constrained due to
ownership issue. It is appropriate that the entire site
should be included in the Local Development Plan.

Other Options which Planning Officers have not preferred:
Reference
BU015 Land
at Kinloch
Road, St
Fergus

Proposal
25 homes

BU059
50 homes
Land at
Kinloch
Road
(Residential),
South East
of Broom

Overview
The site was submitted as a bid in 2013. It was
concluded that ‘the site is well connected to the
settlement however, the existing road needs to be
upgraded to create a better linkage with St
Fergus/Kirkton’. This still remains the case as the road
is not wide enough to accommodate additional traffic
and is unsuitable for access. The setting of the
adjacent listed St Fergus Parish Church is unlikely to be
adversely affected.
The proposed site would accommodate 50 homes.
Development of this site could increase the size of St
Fergus significantly. The site is not connected to the
developed section of St Fergus and is not proximal to
amenities. Any development would have a major
negative impact and irreversibly alter the landscape
setting of the village.
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Hill, St
Fergus
BU060
Land at
Kinloch
Road (Mixed
Use), South
East of
Broom Hill,
St Fergus

64 homes

The proposed site is located within countryside,
adjacent to the settlement. Any development would
have a major negative impact and irreversibly alter the
landscape setting of the village. The site is proposed for
64 homes, a shop, and a fuel station. There would be a
large community woodland at the flood risk area. The
shop and fuel station shall also be located in this area.
The size of the site is too large and may significantly
increase the size of St Fergus. The access onto the
site can only be taken via the road network introduced
in BU059.

Conclusion
St Fergus is a small commuter settlement, set to the north of Peterhead. There is one
existing allocated site, for which no Masterplan has been agreed or planning application
submitted. This aspiration to see the site developed will be respected. The other bid sites
are not considered suitable due to the lack of connectivity to the settlement, landscape
impact, and constraints associated with access and road infrastructure.
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St Fergus Gas Terminal
Situated between Peterhead and Fraserburgh, St Fergus Gas Terminal opened in 1977.
The Terminal’s strategic location in the northeast has meant it has and continues to play a
key role within the UK’s gas industry. Any future development should be oil and gas related
and contribute towards employment within the regeneration priority area.
Planning Objectives:
•
•

To provide opportunity for major oil and gas developments.
To provide opportunity for employment within the Regeneration Priority Area.

Existing Development Sites
There is no allocated development site.
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Development Bid Sites
There are no bids received.
Conclusion
There is no proposed change to this settlement.
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Strichen
Strichen serves both as a service centre for the surrounding area and as a commuter
settlement to Fraserburgh and Peterhead. The town has a mixture of services including
shops (including a butcher), a post office, pharmacy, hotel, bowling-green, and a primary
school. Strichen sits within a valley formed by the North Ugie Water and four small hills,
including Mormond Hill, and was developed as a planned settlement. It is largely covered by
a conservation area designation and it will be a significant challenge to ensure that new
development does not detract from the existing character and setting of the village. Due to
the setting of Strichen within the river valley, there are limited opportunities for future
development despite modest demand.
The community raised concern over the unsafe junction at A981 Banff and Fraserburgh and
aspired that strict monitoring of parking is required within the settlement. There is demand
for more facilities to serve the older generation and the need for retired homes. There is
also a local demand for affordable homes including self-build opportunities, and a desire to
create employment opportunities by attracting new business. The community’s aspiration is
to generate finance from wind turbine development to fund community projects and social
housing.
Planning Objectives:
•
•
•
•

To meet local need and provide a mix of housing in the Regeneration Priority Area.
To preserve the amenity of the village.
To sustain existing services.
To provide opportunity for employment.
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Existing Development Sites
Reference
OP1

Proposal
28 homes

Overview
Identified as constrained due to ‘ownership’ in the
Housing Land Audit 2018.
An application was withdrawn due to difficulties in
meeting the Section 75 Agreement and no further
progress has been made. The site shall be removed
from the next Plan.

OP2

22 homes

Identified as partially effective in the Housing Land
Audit 2018.
It is considered the site will be delivered from 2023
onward, hence the site should be retained in the next
Local Development Plan.

OP3

18 homes

Identified as effective in the Housing Land Audit 2018.
No progress has been made since 2013, however the
setting of the site establishes this site as a rational
extension for the village

OP4

8 homes

Identified as ‘complete’ in the Housing Land Audit 2018.
The site was completed in 2017 and shall be removed
from the next Local Development Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU009 Land
at Norwood
Field, North
of Brewery
Road,
Strichen

Proposal
60 homes

Overview
The proposed site is well connected in relation to the
settlement, however, the access is narrow and there
are tree belts on both side of this access. The area to
the east of the site is wooded and the river and its
banks are also a protected (P1). Buffer strips and other
mitigation measures would be required. Due to the
inaccessibility of the site, the proposal is not deemed to
be deliverable. An alternative access is unlikely to be
achieved.

BU056 Land
East of
Playing
Fields, Off

20 homes

The proposed site is part of the existing allocated OP1
site and does not form a logical extension to the
settlement.
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B9093,
Strichen

BU057 Land
South of the
Cemetery,
Off A981,
Strichen

The development would not follow the pattern of
development in the village. Furthermore, given the
other issues associated with the site, including
delivering a footpath from the north, it is recommended
not to include the site in the next Local Development
Plan.
45 homes

The proposed site is located to the south of Strichen
and is set adjacent to Newton Woods, used locally for
recreation purposes. The site backs onto a listed
cemetery and church. The location of the site does not
compliment the setting of the village and is some
distance away from the main settlement core. The
proposal would have a negative effect on the local
landscape character. The access from an unclassified
road is not favoured and the site is considered
unsuitable for development.

Conclusion
Strichen has some existing development opportunities that have been recommended to be
retained during the next Plan period. The settlement has a Conservation Area, which needs
to be preserved by ensuring that high quality developments are delivered. One existing
allocation has been completed, and should be removed from the next Plan. The remaining
sites face numerous constraints, such as inadequate access arrangement, and should not
be included in the next Local Development Plan.
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Stuartfield
Stuartfield, known locally as ‘Crichie’, serves as both a service centre for the surrounding
rural area and as a commuter village for Peterhead, Ellon, and Aberdeen. Stuartfield was a
planned village built with four wide streets radiating outwards from a central square, a key
characteristic of the village. The settlement has a few services including a small shop and a
primary school. There is demand for housing in the village and there are opportunities for
future development given the flat nature of the surrounding land. However given the
planned layout of Stuartfield, it is important that development opportunities are well linked to
the settlement by respecting its traditional layout and the diversity of house types and styles
found in the older part of the town and avoid the community being dominated by
inappropriate modern layouts.
The local community have a desire for additional social housing. The connectivity between
the new developments and old part of the settlement would improve access, and more
frequent public transport would improve the connectivity to other settlements.
Planning Objectives:
.
• To preserve the amenity of the village.
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Existing Development Sites
Reference
OP1

OP2

Proposal
75 homes,
sports and
recreation
facilities

Overview
Identified as effective in the Housing Land Audit 2018.

5 homes

Identified as constrained in the Housing Land Audit
2018.

The site is currently under construction and is likely to
be delivered by 2025. Bid BU008 has been submitted
for part of the site.

The site is constrained by ownership and no application
has been agreed. However, this logical extension
would blend in with the settlement, and should be
amalgamated with the adjacent bid site (BU007) and
retained.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU007
Land to the
West of
Stuartfield

Proposal
20 homes

Overview
The proposed site is well connected and considered to
form a logical extension to the settlement. The site can
be considered to be an extension of the OP2 allocation.
The area risk of flooding is significantly small and can
be used as part of the open space or turned into SUDs.
If the site is delivered near future then education
provision may also be a constraint. The topography of
the site is suitable for development and this ‘natural’
extension would blend in with the settlement.

Other Options which Planning Officers have not preferred:
Reference
BU006
Land to the
West of
Stuartfield

Proposal
60 homes

Overview
The proposed site is too large and does not form a
logical extension to the settlement. The site is within a
flood risk area and there are trees and a very small
pocket of woodland located within the site.
Overall, the site is not recommended to be added in the
Local Development Plan

BU008
Land North
of Knock
Street (Site
OP1),
Stuartfield

125 (80)
homes

The site is currently designated as OP1 in the current
plan and 69 units have been built so far. The previous
allocated site covered a larger area with a proposal for
114 houses. The current size is smaller and proposes
to hold 125 homes.
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There are various constraints associated with adding a
further 80 homes to this site. The overly dense
development would not be in keeping with the character
of the settlement and does not meet the aspiration of
the community. Education provision, waste water
drainage capacity are the biggest constraints and it is
unclear whether it would be possible to service the
additional properties. The proposal constitutes
overdevelopment of land and it is considered that the
existing allocated site shall be taken forward without
any changes.
BU016
Land South
of
Quartale house
Farm,
Stuartfield

1 home and
landscaping

The proposed site is situated in the countryside,
adjacent to a farmhouse. The site lies within a
protected site, which has been designated in the
Aberdeenshire Local Development Plan 2017. It is a
very large site for just one house.
The proposal constitutes underdevelopment of the land
and being set within a protected area makes the site
unfavourable.

Conclusion
Stuartfield is a small settlement surrounded by countryside and any expansion would be
expected to continue the pattern of development and help to sustain the services of the
village. The existing allocated sites are considered suitable and a logical expansion to the
village. Four bids came forward, out of these, one bid is recommended to be allocated to
allow an existing site OP2 to come forward. There are limited opportunities for growth to the
north and south due to the topography of the settlement.

Buchan 72

Item: 4
Page: 241

Buchan Landward Sites
Auchleuchries

Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU019
Land at
Muirtack,
Auchleuchries

Proposal
Extraction of
sand and
gravel
quarry.
Preferred

Overview
The current boundaries of the Areas of Search in the
Local Development Plan 2017 are not designed to be
interpreted rigidly, as they are intended to guide mineral
exploration rather than to prescribe where working can
or cannot take place. They are broad areas designed
to provide a choice of locations, where sand and gravel
extraction should be investigated as a priority over
other areas that may be more sensitive. Other than the
possibility of finding archaeological remains, there are
no other constraints that would prevent this site from
being identified as an Area of Search for mineral
extraction. Furthermore, the proposer has noted there is
a shortfall in the supply of sand and gravel (less than 9
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years supply), as Park Quarry and Loch Hills Quarry
are coming to an end, and Scottish Planning Policy
states there should be at least a 10 year supply of sand
and gravel in the Aberdeen Market area.

Other Options which Planning Officers have not preferred:
None.
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Clubscross

Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU011
Land at
Clubscross,
Peterhead

Proposal
4 homes.

Overview
The proposed site is situated in the countryside, next to
an established farm. The site is not connected to any
settlement and is located within the countryside remote
from services and facilities. The site falls within an HSE
pipeline consultation zone. As there is no waste water
treatment provision for the area, private drainage
treatment has been proposed which is not a preferred
method of infrastructure. Furthermore, there is a lack of
capacity in the Dales Primary School. Overall, there is
no strong justification for this site to be considered and
deemed to be unsuitable for development.
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Cowsrieve

Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU012
Land at
Cowsrieve,
Peterhead

Proposal
4 homes.

Overview
The proposed site is situated within the countryside.
The site has a redundant building. The plot sizes are
smaller than what could usually be expected in the
surrounding area and forms an outlook for suburban
style housing development. The site is flat and access
would be taken from an unclassified road. The site has
no connection to a settlement, there is a constraint for
primary education provision. The development would
alter the pattern of development in Buchan countryside.
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Longside Airfield
Map 1
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Map 2

Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
BU041
Land at
Longside

Proposal
Mixed
Employment
Land.

Overview
The site is located in between Peterhead and Longside.
Currently, only a part of the site is used for emergency
landing and a local flying club. The existing runways
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Airfield,
Longside,
Peterhead

Preferred

have been re-used for storage purposes and there has
been a number of applications approved for sheds to
support the pipe storage business. There are further
opportunities to expand the capacity of the site and with
the introduction of decommissioning at Peterhead
Harbour there may be opportunities to support this
work. There is an explosive unit set to the south of the
site, which prevents any development surrounding it.
Measures will need to be taken to ensure development
can be delivered on the site. There are issues with the
access onto the main Longside to Peterhead road
which could be addressed should the site be allocated
and masterplanned. There is a legacy of potential
contamination from WWII on the site which could be
resolved should development come forward. There is
also a minor watercourse flowing on the eastern
boundary, although not considered to result in flood.
Care will be needed to protect the northern runway
which is still used by a local flying club.

BU042
Land at
Willowbank,
Glendaveny,
Peterhead

18 homes

The capacity of the site has been increased from 7 to
18 homes.

Reserved.
This is not
preferred for
immediate
development.

The proposed site is located in the countryside. The
site to the south is used by local flying club and a
number of applications have been granted for storage
and distribution. The site is relatively well located and
served by a footpath network and not far from
Peterhead. There are employment opportunities to the
south and should the bid for employment land to the
south be successful, there will be increased
opportunities for living close to work. There is a minor
watercourse flowing to the west part of the site, not
considered to result in flooding. As a result, the site
must be served by the public drainage network and until
this is achieved, the site cannot come forward, hence,
this proposal is recommended to be reserved.

Other Options which Planning Officers have not preferred:
Reference
BU013

Proposal
4 homes.

Overview
The site is located within the ground of an existing
dwellinghouse, located in the countryside and forms
an infill opportunity at the front of the Faichfield
House. The site is surrounded by a pocket of
broadleaved woodland and no mitigation measures
have been proposed to conserve these trees. The
location is unsuitable; the development would result in
high density and would not be in keeping with the style
of similar developments in close proximity therefore,
this development would diminish the character of rural
countryside.
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Ravenscraig

Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
Proposal
BU004 Land 16 homes.
at
Ravenscraig,
Inverugie

Overview
This proposed site is unsuitable for development due to
the significant flooding issues from the adjacent River
Ugie. There is a scheduled ancient monument, a Motte,
close by. If development were possible, it would
introduce a level of urbanisation in a small settlement
which has grown organically over a number of years.
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Due to constraints in relation to flooding, access, and
loss of trees and the site being unsuitable to
accommodate the development.
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Upperton

Existing Development Sites
Not applicable.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other Options which Planning Officers have not preferred:
Reference
BU040
Land at
Upperton,
North of
Sandford
Cottage,
Peterhead

Proposal
Employment
Land.

Overview
This proposed site may have potential for development
and could provide an opportunity to improve the
gateway into Peterhead. Transport Scotland would
need to agree to allow new access off the A90(T) (as
proposed). 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
encompass the Energetica vision and Peterhead South
Environment Masterplan. Unless access issues have
been mitigated, this site cannot come forward for
development.
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Other Options which Planning Officers have not preferred:
None.
Conclusion
In relation to small sites only three sites have been identified as being preferred options, Two
of these are future opportunities for business development (or safeguarding for such a use in
the Local Development Plan), while the third is the definition of a new village at Glendaveny.
A few sites propose houses in remote rural locations which do not deliver a sustainable
pattern of development
On account of the current substantial allocations proposed to meet the Strategic
Development Plan’s housing requirements, it is not considered that any additional sites
should be favoured
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Introduction
This appendix details the Officers’ response to the development bids submitted in response
to our call for sites to inform the Main Issues Report of the Local Development Plan 2021.
This information is set out in the same manner for all our analysis with a statement of vision
and objectives for the settlement and then analysis of the existing allocations, the “officers’
preferred bids, and finally the other options that we have considered. Each settlement has a
conclusion associated with it.
Where existing sites should be removed from the plan, or new bids identified as long term
reserved sites with future potential for development post 2031, then this is noted in the
tables.
Each settlement has a map associated with it that identifies the location of bids and existing
opportunity sites from the Local Development Plan 2017.
The maps show:

•

Preferred sites as a cross hatch. These are sites that should be
made available for development immediately on adoption of the
Local Development Plan 2021.

•

Reserved sites as vertical lines. Reserved sites are out with
the settlement boundary and are unavailable for any form of
development under the Local Development Plan 2021 until
confirmed by a mid-term review and brought forward as a
specific proposal. They are not sites preferred for immediate
development and are identified as being possible future
opportunity sites only.

•

Other options, which are not preferred, as a dotted outline. These
are sites which may be deliverable, but better options exist.

All conclusions have been based on a full assessment of the opportunities that a site may, or
may not, provide, an Interim Environmental Report produced as part of the Strategic
Environmental Assessment and a Habitats Regulations Appraisal Record.
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Balmedie
Balmedie is a large commuter village located north of Aberdeen, set between the A90 and
the North Sea coast. The settlement is characterised by the woodland setting of Balmedie
House and the long sand beaches of Balmedie Country Park. Balmedie is a key settlement
in both the Energetica Corridor area and the Aberdeen to Peterhead Strategic Growth Area.
As such, Balmedie will play an important role in delivering strategic housing and employment
allowances. In line with the vision of Energetica, it is expected that new development in
Balmedie will contribute to transforming the area into a high-quality lifestyle, leisure, and
global business location. Balmedie is expected to become an increasingly attractive location
for development as the Aberdeen Western Peripheral Route decreases commuting times to
Aberdeen. It is important that the individual character of the village is retained in the face of
increased demand. The village currently has a range of services and facilities, which should
be sustained during the period of this Plan, but has no traditional “town centre”. In addition,
the Plan will seek to improve community facilities.
The community has noted ongoing problems with vehicle speeding within the town, and
problems with the provision of cycling facilities. Likewise, they have identified that there are
problems with availability of a site for education facilities and a need for youth facilities to
help reduce anti-social behaviour.
Planning Objectives:
•
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Enhance the role of the settlement as a service centre.
Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
Preserve the amenity of the settlement.
To provide local employment opportunities.
To support community facilities and services.
To support economic development in the Energetica Corridor.
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Existing Development Sites
Reference
OP1

OP2

Proposal
50 homes, 5ha
employment
land, 7ha
Strategic
Reserve

Overview
Identified as effective in the Housing Land Audit 2018
and Employment Land Audit 2017.

150 Homes

Identified as effective in the Housing Land Audit 2018

See FR077 below.

See FR124 below.
OP3

Two 18-hole
Housing element identified as constrained in the
golf courses; a
Housing Land Audit 2018.
golf clubhouse,
golf academy
Existing extant planning permission.
and ancillary
buildings; a
driving range
and short game
practice area; a
resort hotel
(450 rooms)
with conference
centre and spa;
36 ‘golf villas’;
accommodation
for 400 staff;
950 holiday
apartments in
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four blocks; up
to 500 houses
and community
facilities.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR077
Land at
Eigie Road,
Balmedie

Proposal
80 homes,
11ha mixed
commercial
land, retail and
hotel

Overview
The proposed site is well related to the settlement and
would provide a mixed use development to the south of
Balmedie, providing good green space links and
enhancements, with a range of house types and size,
and additional amenities to the town through the
proposed mix of use classes. Access would be via the
trunk roadworks completed on the R1 site, identified in
the current LDP, or through Eigie Road. Appropriate
buffer strips and flood risk assessment of the minor
watercourses should be provided. A transport
assessment will also be required.
Retail provision would seek to exploit the A90(T)
junction and not necessarily serve the village. No
specific opportunity for retail should be given at this
time.
The development is deliverable, and the site has
capacity. The existing designated woodland to the
south could be replanted to provide a natural boundary
to allow the settlement to extend in this manner.

FR079
Site 1, East
of A90,
South
Orrock,
Balmedie

Employment
(business and
offices, general
industrial,
storage and
distribution)
Reserved.
This is not
preferred for
immediate
development.

FR080
Site 2, East
of A90,

Employment
(business and
offices, general
industrial,

The proposed site is currently in the countryside and
requires to be considered alongside “Blairton” FR116
(reserved). Given the lack of clarity whether such a
large strategic allocation as “Blairton” can be serviced,
with no realistic consideration of infrastructure needs,
or whether it is likely to be required in the next 10
years, both sites are identified as reserved. The site
would be required to gain access to the de-trunked
section of the A90(T). In the event that site FR116
comes forward, this site would be the preference for
allocation (in part or whole) to assist in meeting the
objectives of providing a mix of uses for that
development. The southern part of the site would be
preferable for development. The watercourse on the
north boundary would require a buffer strip.
The proposed site is currently in the countryside and
requires to be considered alongside “Blairton” FR116
(reserved). Given the lack of clarity of whether such a
large strategic allocation as “Blairton” can be serviced,
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South
Orrock,
Balmedie

storage and
distribution)
Reserved.
This is not
preferred for
immediate
development.

FR089

500 homes

Land at Keir
Farm,
Balmedie

Reserved.
This is not
preferred for
immediate
development.

with no realistic consideration of infrastructure needs,
or whether it is likely to be required in the next 10
years, both sites are identified as reserved. The site
would be required to gain access to the de-trunked
section of the A90(T). In the event that site FR116
comes forward, this site would be the preference for
allocation (in part or whole) to assist in meeting the
objectives of providing a mix of uses for that
development.
The proposed site was submitted as part of a larger bid
site in the 2012 LDP but was not taken forward due to
connectivity/cohesion issues. However, it was
acknowledged at the time that this site was still
developable. The site is well related to the settlement
but is separated by the A90(T).
There are multiple potential environmental and social
advantages to be gained from development of this site
however, accessibility and connectivity issues remain.
Environmental factors such as watercourses and
woodland must be considered when planning the
layout of the development. The site has a number of
other infrastructure issues that would be required to be
resolved before the site is viable. These include the
range of education facilities to be provided, the
capacity of the existing primary school, and a safety
concern regarding situating a new primary school on
the west side of the A90(T).
As a matter of principle, however decisions to bridge
the A90(T) for active travel cannot be made lightly, and
it may be that the Keir Farm Development accessed
through the A90(T) junction would be perceived as a
different “place” from Balmedie.

FR103
Land at
Blairton
Farm,
Balmedie

27 homes

The capacity of this site has been increased from 6 to
27 homes to avoid underdevelopment.
The proposed site is located to the north of the village
in an area which has experienced a reasonable level of
rural development within the last 10 years. The site
would appear to be a logical extension to this.
Education provision is a constraint to development.
However, this can be overcome through developers’
obligations.
The development of the site would allow the redevelopment of a redundant farm complex which
appears to have the capacity for the proposed number
of houses. The existing landscaping, however, should
be retained as much as possible. The small scale
nature of the site may promote self-build. Whilst the
site is best considered alongside FR116 as part of a
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FR116
Land at
Blairton,
Balmedie

1650 Homes
(Private and
Affordable)
Reserved.
This is not
preferred for
immediate
development.

wider allocation, the site could deliver a small scale
housing allocation in the shorter term.
This site is in the countryside between the settlement
of Balmedie and the OP3 Menie development. It is
within the Energetica corridor.
Education provision and road access through Balmedie
are the key outstanding issues relating to this bid site.
It has not been confirmed as to whether the level of
traffic likely to utilise the route through the existing
village would be acceptable. The site would be
required to gain access to the de-trunked section of the
A90(T). Other significant infrastructure issues exist
that would require to be resolved before this reserved
site could be considered a viable development site.
Despite these issues the site is identified as a reserved
option for a large scale allocation in this area as,
subject to the identification of a community campus
and high end smaller scale mixed use employment
opportunities being provided. The proposal could
deliver a well-connected place to live which continues
the existing pattern of settlement development without
the issues of other large sites in the area. The site
could deliver multiple benefits for the wider committed
development at Menie and existing settlement of
Balmedie through better educational provision and
green transport links as well as significantly enhancing
biodiversity in the area. The site should be considered
alongside bids FR079, FR080 and FR103. FR80 and
FR079 could provide additional employment land
adjacent to housing and improve the overall proposals
here.

FR124

220 homes

Land at
Elgie Farm,
Balmedie

The proposed site is currently allocated in the LDP
2017 and there is a pending planning application for
the development of the site for 220 homes for this bid.
A good mix of houses, including over provision of
affordable housing is expected to supplement the
existing housing stock of Balmedie. Careful layout and
design is required to preserve the trees on the site and
retain the amenity of the adjacent Local Nature
Conservation Site. A transport assessment will be
required.

Other options which Planning Officers have not preferred:
Reference
FR022
Land at
Millden,
Balmedie

Proposal
500 homes

Overview
The proposed site is constrained due to its
dissociation with Balmedie and impacts from the
development that have not been considered within the
bid form. There are pockets of woodland on the site
and otters and badgers have been recorded there. No
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indication has been given that the site will be
developed as a village in its own right or will provide
facilities that might serve as a local service centre.
There is no concrete evidence that sufficient work has
been undertaken to support that it is deliverable.
Development of this site is not acceptable unless in
the very long term future, if other land to the west of
Balmedie is developed first.
FR128

20 homes

Land at
Southfolds
Farm,
Balmedie

The proposed site is associated with the A90(T)
junction improvements around Balmedie. It is
undevelopable due to the lack of access. It also
suffers from visual isolation from the village itself and
infrastructure issues associated with drainage and
education that would have to be resolved through
substantial developer obligations. 10% of the site is
constrained by medium and high flood risk and it rests
in prime agricultural land.
The development of the site could only be considered
if other developments on this side of the A90(T) would
take place to provide it with context and add to the
sense of place that it provides.

FR148
Hill of Keir,
Balmedie

21 homes

The proposed site is a relatively large rural
development site to the west of Balmedie and is
currently constrained. It is unrelated to any services
and is likely to have a significant adverse effect on
landscape character in the area. It will result in a car
dependent development with no real opportunity for
active travel to services, most of which are over a
kilometre away and require significant diversion to
access due to the new layout of the A90(T).
Pedestrians and cyclists may have to pass through an
active farm to access an underpass to the village.

Conclusion
Existing allocations are confirmed and brought forward for development, with an increase in
the density of homes to reflect modern development patterns and a very small allocation at
Blairton Farm (FR103). A small new allocation is proposed to the north. In the long term
there are two related groups of development that may be brought forward once issues
associated with use and access are resolved. Sites at Blairton (FR116, FR079 and FR080)
represent a major new extension to the village to the north, while site FR089 provides
significant opportunities to the East. Development in these locations has not been
sufficiently thought through to allow them to be recommend that they be taken forward in the
next LDP. More work is required to ascertain if either of these development sites should
proceed.
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Barthol Chapel
Barthol Chapel is a small rural housing cluster located within close proximity of Oldmeldrum.
The settlement is characterised with its woodland setting and prominent, raised churchyard
around which the settlement is clustered. Barthol Chapel is the location of the local primary
school, but it has no other services. Due to its secluded location, there is little development
pressure in Barthol Chapel and the key planning objective is to preserve the amenity of the
settlement. Roads and transport were of significant concern to the community, and may
represent a constraint to development and a risk to pedestrian safety. Small scale growth to
sustain the school would be welcomed.
Planning Objectives:
•

Meet local housing need in the settlement.

Existing Development Sites
None.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR059
Land at
Barthol

Proposal
5 homes

Overview
The proposed site lies partially within the settlement
boundary of Barthol Chapel. The developable area
proposed is located immediately to the east of the
settlement. The proposal seeks to retain areas of land,
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Chapel,
Inverurie

currently designated as protected land, as open space
but with enhancements proposed as part of a village
green. It is considered that this village green could also
be capable of proving a safe route to school from the
eastern part of the settlement.
The housing element of the proposal is generally well
related to the settlement. Landscaping would be
required to mitigate visual impact on approach from the
east and a buffer strip will be required at the
watercourse. The site is capable of accommodating in
excess of 5 homes, however the density proposed
would be in keeping with the existing settlement.
Development could support the local primary school
which has a declining school roll, secondary education
provision at Meldrum Academy is unlikely to be a
constraint for 5 homes. There are also concerns with
regard to car reliance at this location. The benefits
associated with the site are considered to outweigh any
negative effects.

Other options which Planning Officers have not preferred:
None.
Conclusion
Site FR059 is considered to be deliverable and would make a significant contribution to the
community by the creation of a “village green”. This element makes this an acceptable
proposal in this small village, but the “village green” commitment provided by the developer
will require to be a specific requirement in the Local Development Plan settlement statement
text.
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Belhelvie
Belhelvie is a small, easily accessible village located less than 12km North of Aberdeen and
2km west of Balmedie. It is located within the Energetica Corridor area and the Aberdeen to
Peterhead Strategic Growth Area. As such, Belhelvie has a role to play in contributing to the
delivery of strategic housing and employment allowances although development may be
constrained by prime agricultural land. This contribution will be proportionate to the size of
the existing community and will be provided through the allocated sites. In line with the
placemaking vision of Energetica, it is expected that new development in Belhelvie will
contribute to transforming the Energetica Corridor into a high quality lifestyle, leisure and
global business location. The existing problems of a lack of permeability in newer
developments and the lack of consistency in building styles should be addressed as much
as possible in new developments, in line with the principles within the “Shaping places”
section of the Plan.
Urban design may not have kept up with the expansion of the village with poor pavements
and lack of off road footpaths. There is a community aspiration for a Community Centre in
the village.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
Preserve the amenity of the settlement.
To support economic development in the Energetica Corridor.
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Existing Development Sites
Reference
OP1
East end of
Park
Terrace

Proposal
14 Homes

Overview
Identified as constrained in the Housing Land Audit
2018.
Remove the site from the Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR024

Proposal
49 homes

Land to
East of
Cairn View,
Belhelvie

Overview
The capacity of this site has been increased from 25 to
49 homes to avoid underdevelopment.
The proposed site is well related to the village and
would constitute a proportionate and natural expansion
to the village. Primary school provision at Balmedie is a
constraint. The lack of capacity in the waste water
drainage system is also a matter that the developer will
have to resolve with Scottish Water.
The site is well connected to the existing development
at Cairntack Road and provides excellent opportunities
for biodiversity and recreation enhancements. Areas
that flood can be avoided.

FR131
Land at
Cairntack
(East),
Belhelvie

41 homes

The capacity of this site has been increased from 15 to
41 homes to avoid underdevelopment
The proposed site is located south of the current OP1
allocation. Waste water and primary education
provision are considered to be short term constraints to
development.
The site itself is relatively flat, however uneven
topography is found towards the north and west of the
site. If the houses are laid on the flat ground, they
would be screened by the hills on two sides and would
have minimum landscape impact. The site remains a
logical and deliverable small site within the context of
the village.
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Other options which Planning Officers have not preferred:
Reference
FR025
Land at
Cairntack
(West),
Belhelvie

Proposal
50 homes

Overview
The site is not well connected to the existing
development at Cairntack Road or the remainder of the
village. Issues remain relating to the junction to the C
class road that leads from Potterton to Belhelvie.

Conclusion
Substantial new development could be accommodated on the two sites identified in
Belhelvie.
Each of these developments requires an additional access to both Cairn View and Cairntack
Road as well as an additional road at the south eastern corner of the playing fields to
accommodate this scale of growth. These points would have to be made clear in the
settlement statement in the Local Development Plan.
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Berefold
Berefold is a small community situated north of Ellon comprising of mainly modern bungalow
homes. Its most notable feature is the Overton Garage. It comprises of less than 20 homes.
Planning Objectives:
•

Meet local housing need in the settlement.

Existing Development Sites
None.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR013
Former
Overton
Piggery,
Berefold

Proposal
6 homes

Overview
The proposed rural site is situated outwith the
settlement of Berefold and involves the remediation of
previous brownfield land. The site is subject to an
approved planning permission for 4 homes. The bid
seeks to increase the site capacity to 6 homes. A
proposal to increase the site to 6 homes has already
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been refused planning permission. The community has
concerns regarding road infrastructure for this
development. The site is not within walking distance of
amenities or community facilities and would encourage
the use of unsustainable modes of transport. It is
considered that the site could not accommodate more
homes than those already consented.

Conclusion
This site is unrelated to any other development and promotes car based travel. It cannot be
supported at this time, and the developer would be better placed to continue to market the
other plots that are available on the piggery site to avoid overdevelopment.
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Blackdog
Blackdog is a small settlement located on the boundary between Aberdeenshire and
Aberdeen City. Due to its proximity to Aberdeen, a programme for significant expansion of
the village has been approved for housing and employment opportunities. This recognises
its roles in both the Aberdeen to Peterhead Strategic Growth Area (SGA) and the Energetica
Corridor. In line with the vision of Energetica Corridor, it is expected that new development
in Blackdog will contribute to transforming the area into a high quality lifestyle, leisure and
global business location. Additionally, the strategic significance of Blackdog is recognised in
the large mixed-use allocation. Key planning objectives for this settlement are to meet the
need for strategic housing and employment land in the Strategic Growth Area by delivering
600 new homes and employment land on site OP1, to provide improved local facilities and to
develop a new village centre.
The community still has an aspiration to provide a cycle link to Balmedie, and early provision
of facilities such as a school, hall or football pitches is still being considered. Access to
public transport has also been identified as an issue that may require resolution, especially
when the cinema is built as part of the committed commercial developments.
Planning Objectives:
•
•
•

Enhance the role of the settlement as a service centre.
Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
To support economic development in the Energetica Corridor.
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Existing Development Sites
Reference
OP1
Land at
Blackdog

Proposal
600 homes, 4ha
of employment
land and 7ha of
strategic
reserve. Retail
economic centre
in a regional
food hall

Overview
Retain in Local Development Plan until built out.

BUS

Safeguarded for
employment
uses

Established employment site.
Retain in the Local Development Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR057
Land to the
west of the
A90,
Blackdog

Proposal
Commercial
mixed use:
Roadside
Services,
including petrol
station, hotel,
restaurant, and
drive through

Overview
The proposed site is undesirable in this location. The
proposal is a significant extension into the countryside
that would have a detrimental impact on the
landscape setting around Blackdog. It is also divorced
from Blackdog because of the A90. Furthermore,
there is a potential impact on wildlife around Blackdog
Burn (although equally there could be opportunities to
extend the wildlife corridor), there are water and waste
water infrastructure constraints, and there could be
accessibility constraints off the A90.
Development in this location erodes the function of the
AWPR as a transport corridor, and not a development
corridor. There is no justification for removing green
belt designation to accommodate any new
development.

FR113
Site OP1,
Town
Centre,
Blackdog

Identify as a
principal town
centre, the
approved OP1
town centre
development for
11,500sqm,
retail floorspace,
850-seat cinema
and 2,000sqm

The proposer seeks the inclusion of a new town
centre designation within the OP1 Blackdog allocation,
and describe it as a Principal Town Centre, as defined
in Appendix 2 in the Local Development Plan 2017.
The northern half of site OP1 gained Planning
Permission in Principle in December 2017 for a mixed
use development comprising of a town centre,
including regional food hall, retail, leisure and class 3
uses; business and industrial uses (classes 4, 5 and
6); car parking, cycle and pedestrian facilities.
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food and
beverage (class
3) uses

The identification of a town centre designation is not
supported as only existing and functioning town
centres can be listed as a Principal Town Centre, and
only Planning Permission in Principle has been
granted on this site. The current vision statement for
Blackdog already sets out the aspiration for a new
formal town centre to be established in Blackdog.
Consent has been granted for a specific development
and only when this has been completed and delivered
could a designation on the site be justified.

Conclusion
The location of Blackdog at one of the AWPR junctions has led to speculative proposals for
retail related developments. Neither site meets the overall vision presented when
development was approved in Blackdog under the Local Development Plan 2012 and
erodes the function of the AWPR junction in this location, making it a destination and not a
key part of the region’s transport infrastructure.
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Collieston
Collieston is an attractive village characterised by its coastal setting, with the natural harbour
overlooked by housing on the slopes above. Due to its secluded location, there is little
development pressure in the village, and there may be problems with public transport
accessibility.
The key planning objective is to preserve the amenity and character of the settlement.
Additional land has been allocated in the village to allow the development of community
based facilities.
Planning Objectives:
•
•
•

To help contribute to the overall sense of place in the community.
To support community facilities and services.
To support economic development in the Energetica Corridor.

Existing Development Sites
None.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.

Formartine 23

Item: 4
Page: 275

Other options which Planning Officers have not preferred:
None.
Conclusion
Despite there being no bids in Collieston discussions with the Community Council identified
there may be scope for community based enterprises around the disused Slains Kirk
Building and the existing community centre. These areas should be included in the Local
Development Plan within the settlement boundary and as “protected” sites in a new Plan to
reflect that community aspiration.
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Cultercullen
Cultercullen is a small rural community located south of Ellon. The settlement is
characterised by its rural setting and through its role as the site of the local primary school. It
has a large number of potential redevelopment sites within the settlement boundary. There
is little development pressure in Cultercullen due to its secluded location and relative
distance to major transport routes. The key planning objective is to preserve the amenity of
the settlement and sustain the school roll which will be achieved through the rural
development policy within shaping development in the countryside. Otherwise the
community considers that incentives for redevelopment of brownfield and derelict buildings
should be promoted, rather than new allocations.
Planning Objectives:
•
•

Meet local housing need in the settlement.
Preserve the amenity of the settlement.

Existing Development Sites
None.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
None.
Conclusion
Cultercullen is a location where no bids have been received but has opportunities for six
homes as infill within the settlement boundary, principally on the area to the south of
Montrave. This is adequate capacity to serve the community at this time and no further
development land has been identified.
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Cuminestown
Cuminestown is a village located to the east of Turriff, characterised by a high number of
traditional Aberdeenshire 11/2 storey homes and a number of red sandstone buildings. The
village is a service centre for the nearby rural area, and it is the location of the local primary
school, health centre, shops, a garage, a hotel, and an industrial estate. In addition, the
village has regular public transport services to Turriff and wider Aberdeenshire.
Consequently, the planning objective for Cuminestown is to maintain these services through
the provision of opportunities for development of land for employment uses and new homes
to meet local demand. These will continue to be met through new allocations and BUS
allocations.
Planning Objectives:
•
•
•

Enhance the role of the settlement as a service centre.
Meet local housing need in the settlement.
To support community facilities and services.
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Existing Development Sites
Reference
OP1

Proposal
50 homes

Chapel Brae
West
BUS 1
Cuminestown
Industrial
Estate

Overview
Constrained in Housing Land Audit 2018.
Remove from the Plan.

Established

Retain.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR038

Proposal
40 homes

Land to the
west of
Cuminestown,
North of
Teuchar
Road

Overview
The site is reduced from 60 homes to 40 homes to
exclude the preferred site of FR039.
The proposed site has significant potential to allow for
additional development while at the same time
providing a key environmental and recreational benefit,
provided that the infrastructure issues associated with
drainage capacity can be overcome.
A solution that capitalises on the ecological benefits of
this bid, but also recognises the long lead-in time for
completion of the whole development, would be an
appropriate solution. A buffer strip would be required
for the watercourse running through the site. The
existing OP1 should be removed and the settlement
boundary realigned to existing development. The site
should be promoted for the whole 60 homes, including
bid site FR039, but conditional on the delivery of the
ecological benefits that would result from recreational
development along the Teuchar Stank. Part of this site
may remain long term constrained until post 2031 but
development along the Teuchar Road and the B9170
would support the development pattern that has
evolved.

FR039
Land to the
North of
Teuchar
Road,
Cuminestown

20 homes

The site is constrained in terms of drainage capacity but
if this can be overcome, the proposed site has some
potential to allow for additional rational development
while at the same time providing limited environmental
and recreational benefits. These benefits are
significantly smaller than those created by the
development of the whole site.
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The scale of development is appropriate for the short to
medium term needs of the community although it does
not fit well with the recent patterns of development.
The strength of the ecological benefits that could be
delivered by this proposal are quite limited as compared
to the FR038 site and this has to be recognised in the
allocation of only this site.
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Other options which Planning Officers have not preferred:
None.
Conclusion
Cuminestown has the potential to make a significant contribution to housing need in the
Rural Housing Market Area, especially given the constraints which exist in Turriff. The two
sites recommended represent a good solution to the expansion of the settlement but should
be allocated as one development (for 60 homes) to assist in realising the environmental
benefits that would follow from their co-joined development. Land at the base of the slope is
known to flood and the use of this area as a public access corridor is commended.
Development should not occur on the area to the west of the Teuchar Stank.
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Daviot
Daviot is an attractive village set within rolling farmland and on the edge of Daviot Estate.
The village is characterised by large areas of open community land, its historic assets and
by the scenic views across the Formartine and Garioch countryside.
Due to the attractive setting of the village and its proximity to large service centres, there is
significant development pressure which needs to be carefully managed, so as to maintain
the community land and setting of the village. Development requires to be modest and
restricted over the next 10 years. The community recognise the difficulties of sustaining
services in such a small community. Consequently, the planning objectives for Daviot are to
protect the amenity of the village, provide homes to meet local demand and to support local
services, including Daviot Primary School.
Narrow streets and excessive vehicular speeds through the village remain of concern.
Planning Objectives:
•

Preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
8 homes

Land to the
south east

Overview
Under construction in the Housing Land Audit 2018.
Retain in the Plan until built out.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR018

Proposal
30 homes

Overview
The proposed site is situated outwith the settlement of
Daviot and accessible via a minor road off the B9001.
The site is well related to the settlement and is within
walking distance of the primary school and village hall,
but no other services. The scale of development is of
concern and the negative impact development could
have on the setting of Daviot Estate as well as possible
negative landscape impacts on the approach to the
village from the west. There is insufficient capacity at
the waste water treatment works. The site is
constrained in terms of educational provision. A
proportion of the site is identified as being prime
agricultural land on which there is a presumption
against development in all but essential circumstances.

12 homes

The proposed site is situated outwith the settlement of
Daviot. It does not relate well to the existing settlement,
particularly due to the need to cross the B9001, and is
visually prominent, despite some natural screening of
ancient woodland to the south. The proposal is also not
within walking distance to any services, which is likely
to result in increased car reliance. A small area within
the southern boundary is identified as ancient woodland
and a significant proportion of the site is prime
agricultural land.

3 homes

The proposed site is not within walking distance of
amenities or community facilities and would encourage
the use of unsustainable modes of transport. The
location and scale of the development is such that the
houses would be served by individual treatment plants
and soakaways rather than the preferred public system.
The mix of house types proposed does not provide a
suitable level for the likely demand in the village which
has been a significant amount of large detached villas

West of
Wellpark,
Daviot

FR081
Land at
Whiteley
Farm,
Daviot

FR100
Land
Adjacent to
Norven,
Daviot
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over the past few years. Other constraints are capable
of being resolved.
FR101
Land West
of Daviot,
Daviot

FR102
Land North
of
Woodland
Gardens,
Daviot

37 homes
(identified for
“private / selfbuild housing
on a site of
1.4ha)

The proposed site is well situated in the context of the
village, however part of the site is prime agricultural
land. The mix of house types proposed does not
provide a suitable level for the likely demand in the
village which has seen a significant amount of large
detached villas over the past few years. Other
constraints are capable of being resolved.

12 homes

The proposed site is situated outwith the settlement of
Daviot and accessible via the B9001. The site is
immediately adjacent to the settlement boundary but is
a significant walking distance from the primary school
and village hall. The exposed nature of the site from
the north is of concern. Waste water treatment works
have limited capacity. The site is constrained in terms
of educational provision.
The mix of house types proposed does not provide a
suitable level for the likely demand in the village which
has seen a significant amount of large detached villas
over the past few years. The majority of the site is on
prime agricultural land, and there is ancient woodland
on the southern boundary. Other constraints are
capable of being resolved.

Conclusion
Daviot has seen significant growth in unplanned housing over the past 5 years. There is no
justification for further development in the village given the capacity issues within the waste
water treatment works and the secondary school. Existing consents for housing in the
village are likely to meet anticipated needs.
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Ellon
Ellon is a market town situated low within the Ythan river valley, characterised by its winding
river and by large areas of park and woodland in the town’s centre. The town is a service
centre in Formartine and forms a key settlement within the Aberdeen to Peterhead Strategic
Growth Area, Energetica Corridor and the Aberdeen Housing Market Area. As such, a key
planning objective for Ellon will be to deliver strategic housing and employment allowances.
In line with the vision of Energetica, it is expected that new development in Ellon will
continue to contribute to transforming the area into a high quality lifestyle, leisure and global
business location, although business development at Balmacassie is slow to develop (with
the exception of the Brewdog site).
Ellon has an important role to play as a major service centre, with a variety of services
located in the town. A key planning objective will be to sustain these services and enhance
community facilities. There is a lack of choice of places for social contact in the town centre.
Problems of traffic congestion and inadequate retail floor-space should begin to be
addressed within the Plan period by the early provision of new road infrastructure (with
options including a vehicular bridge over the River Ythan from the Cromleybank site and / or
the provision of an additional east-west road link); and the development of a new retail and
leisure allocation at Waterton. Extension of the existing town centre boundary has also been
suggested. Finally, the greenspace within the town will be protected and enhanced, with new
green networks identified, and emphasis given to improving facilities at Gorden Park.
The community is keen to promote the development of a rail link, or even boat options, to
allow efficient commuting to Aberdeen.
Planning Objectives:
•
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Enhance the role of the settlement as a service centre.
Meet local housing need in the settlement.
Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
Support local services and facilities.
Preserve the amenity of the settlement.
To support economic development in the Energetica Corridor.
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Existing Development Sites
Reference
OP1
Cromleybank

OP2
Former
Academy

OP3

Proposal
980 homes,
new primary
school and
associated
facilities and
2ha of
employment
land

Overview
Effective in the Housing Land Audit 2018.

Mixed use
options:- site
is being
progressed
for new
health centre,
assisted
living and
affordable
housing

Effective in the Housing land Audit 2018.

6 Homes

Effective in the Housing Land Audit 2018 and under
construction.

Hillhead
Drive
OP4
Balmacassie

See FR090 below.

Add to LDP until Built out.

See bid FR011 below.
Employment
Land
allocation

Confirmed allocated in the 2017 Employment Land
Audit, including the SR1 site.
Retain.

CC1
Waterton

10,000m2
retail and
leisure uses

Undeveloped.
Retain.
See bids FR031 and FR032 below.

BUS

Established

Retain.

Balmacassie
South
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR011

Proposal
12 homes

Hillhead
Drive, Ellon

Overview
The proposed site is already subject to numerous
planning applications and planning permission has
been approved for 10 dwelling houses. The density of
the site is low, however, is acceptable because open
space, buffer strip and SUDs are to be provided on the
site. The site was previously allocated as OP3 and
education provision was considered during the planning
application stage.
The land itself is adjacent to a watercourse and a buffer
strip has been proposed. Given the scale of
development proposed, it could be delivered during the
Plan period and consolidated as part of the settlement
alongside other recent developments seen in Ellon.
The site should be retained as within the settlement
boundary with change to the site capacity to reflect
what has been granted permission.

FR032
Site CC1,
Waterton.
South of
A920, Ellon

Erection of
Retail (Class
1) and
Leisure
Facilities
(Class 11)

The proposed site is allocated as CC1 in the Local
Development Plan 2017 the proposal fits in with the
requirements for the site. The site is located within the
A920 and A90 corridors, therefore, traffic measures and
access feasibility must be assessed and contributions
to improvement of the north A90(T) may be sought.
The trees along the boundaries of the site will require
consideration and development has the potential to
impact protected species on the site (otters and
badgers). Buffer strips will be required beside the
watercourses. There is good public transport links.
However, there are concerns regarding waste water
treatment and water supply. Surface water flooding is
another constraint, which can be mitigated through
SUDs or other means. These will need to be overcome
prior to development taking place.

FR090

980 homes,
primary
OP1,
school,
Cromleybank, employment
Ellon
land

This bid site is already included as an allocation within
the Local Development Plan 2017 (allocated as OP1 for
980 homes and 2 hectares of employment land) and
remains unchanged as part of this bid.
Subject to resolution of transportation issues, potentially
contaminated land and impact on archaeology, in
addition to avoiding potential flood risk, this is a readily
available and unconstrained site with good linkages to
the town of Ellon whilst offering multiple benefits in the
form of biodiversity enhancements and physical
integration into the settlement. Environmental factors
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such as watercourses and woodland must be
considered when planning the layout of the
development.
This would remain as one of the largest single
allocations in the Aberdeen to Peterhead Strategic
growth corridor for the provision of new housing. A new
Flood Risk Assessment will be required.
FR092

150 homes

Site at
Cassiegills,
Ellon

Reserved.
This is not
preferred for
immediate
development.

The proposed site is for approximately 150 homes to
the north of Ellon, beyond the A948 which acts as a
physical boundary for the settlement. If this site were to
be allocated in the Local Development Plan it could
create a gated community that is isolated from the rest
of the settlement and that is not well related.
Although there are no formal designations constraining
development, due to the site creating an unnatural
extension to the settlement, it should be reserved for
consideration at a later date in the event that other,
better placed allocations cannot be effectively
delivered. A Flood Risk Assessment will be required
and contributions to improvement of the north A90(T)
may be sought.

Other options which Planning Officers have not preferred:
Reference
FR031
Waterton,
South of
A920, Ellon

Proposal
Mixed use
development
including 150
homes, retail
and riverside
park

Overview
Part of the proposed site is allocated as CC1 in the
Local Development Plan 2017 and the bid includes an
additional 150 houses. A Transport Impact Assessment
would be required and contributions to improvement of
the north A90(T) may be sought. Waste water and
water supply is a constraint. Scottish Waster has not
been contacted by the applicant. Surface water
flooding is another constraint, which can be mitigated
through SUDs or other means.
The development would have a negative effect on the
landscape character and the proposed site is
considered as an overdevelopment. Furthermore, the
site is not considered suitable for residential
development due to the business land surrounding the
site. Therefore, the proposal is considered to be
unsuitable for development at this time. Retail remains
the most appropriate use.

FR063
Site 1
adjacent to

51 homes

The proposed site is located immediately adjacent to
the boundary of Ellon on the A948. However,
development in this location is likely to have a negative
effect on the landscape character from the northern
approach to the town. Consideration of environmental
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Golf View,
Ellon

factors would be required, particularly watercourses and
protected species. Mature trees screen much of Ellon
along this road, which provide a natural boundary
treatment, although houses towards the west are visible
(Ness Circle). The site is very exposed, and
development is likely to be very prominent. Overall,
development on the site would appear detached from
the urban area of Ellon and would have a detrimental
impact on the setting of Ellon.
The proposer reports that the Council is pursuing a new
cemetery to the north of the site. A cemetery in this
location would be acceptable, as it is appropriate for a
cemetery to be located away from houses, and it is not
uncommon for cemeteries to be located outwith a
settlement.
The site is also at risk of surface water flooding, which
could affect other sites downstream, although SUDs are
proposed. The proposed site also has waste water
drainage constraints, which are resolvable, but the
timescale for this is unknown.

FR064

32 homes

Site 2,
Adjacent to
Golf View,
Ellon

The proposed site will cause significant visual
implications from the northern approach to the town.
Mature trees screen much of Ellon along the A948,
which provide a natural boundary treatment, although
houses towards the west are visible (Ness Circle). The
site is very exposed, and development will be very
prominent. Overall, development on the site would
appear detached from the urban area of Ellon and
would have a detrimental impact on the setting of Ellon.
The proposer reports that the Council is pursuing a new
cemetery to the east of the site. A cemetery in this
location would be acceptable, as it is appropriate for a
cemetery to be located away from houses, and it is not
uncommon for cemeteries to be located outwith a
settlement.
Land west and south of the site is at risk from surface
water flooding, which could be affected, although SUDS
are proposed. The site also has waste water drainage
constraints, which are resolvable, but the timescale is
unknown. Therefore, this site is considered to be
unsuitable for development.

FR075
Site Adjacent
to Parkview,
Broomfield,
Ellon

3 homes

The proposed site is located in the outskirts of Ellon.
There are 3 dwellings along the road with large
gardens, built using traditional design and materials.
There is a neighbouring bid submitted (FR076).
The proposed site has drainage constraints and it is
unclear whether there are constraints in terms of
access and road capacity. The site cannot be
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connected to the public drainage system due to its
location.
The development would have a negative impact on the
landscape character, and the loss of rural character is a
major concern. Therefore, this site is considered
unsuitable for development.
FR076

3 homes

Site Adjacent
to Hornhillock
Cottage,
Broomfield,
Ellon

The proposed site is located in the outskirts of Ellon.
There are 3 dwellings along the road with large
gardens, built using traditional design and materials.
There is a neighbouring bid submitted (FR075).
The proposed site has drainage constraints and it is
unclear whether there are constraints in terms of
access and road capacity. The site cannot be
connected to the public drainage system due to its
location.
The development would have a negative impact on the
landscape character, and the loss of rural character is a
major concern. The development is likely to create a
small settlement.

FR084
North of
Waterton
House, Ellon

10 homes

The proposed site currently has planning permission in
principle for 10 homes and appropriate consultation has
been undertaken. The site is ‘white land’ in the current
Local Development Plan and so development would be
assessed as complying with the Policy P3 Infill and
Householder developments in settlements infill.
The development would have an effect on the
landscape and this should be mitigated as part of the
full application.

Conclusion
Ellon is a busy and vibrant town, made even more attractive by the completion of the A90(T)
Balmedie to Tipperty dual carriageway. While it is anticipated that demand for housing in the
area remains high, this has not been delivered to date by the Cromleybank development
(site OP1 and bid FR090) since its allocation in 2012. The revised Cromleybank allocation is
effective in the Housing Land Audit 2018 and construction is anticipated to start in 2020.
The developer undertook a preliminary assessment of the strategic transport options
required for the impact of the development to resolve traffic issues. In the light of this
allocation no other major housing sites have been identified, but with a “reserve site”
identified for further evaluation (bid site FR092).
The other major issue associated with Ellon concerns the difficulty in revitalising the existing
town centre and a major retail proposal continues to be promoted at Waterton, south of the
existing Tesco Supermarket. While a proposal for housing on this site has also been
promoted it is understood that the CC1 (Bid FR032) Waterton site is a logical and deliverable
site for a retail use.
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Fintry
Fintry is a small rural settlement characterised by a number of contemporary developments
and by its role as the location of the local primary school. Due to its secluded location there
is little development pressure in Fintry and any local demand will be accommodated by the
rural development policy. The planning objective is to sustain the amenity of the village and
to support the school roll, which will be achieved through the rural development policy within
shaping development in the countryside.
Planning Objectives:
•
•
•

Meet local housing need in the settlement.
Support local services and facilities, including the local primary school.
Preserve the amenity of the settlement

Existing Development Sites
None.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
BB014
Site at
Yonderton,
Craigston,
Fintry

Proposal
20 homes

Overview
The proposed site is on open agricultural land on a visually
prominent sloping site set within the Agricultural Heartland
of Banff and Buchan Landscape Character Area. In this
Agricultural Heartland setting, insensitive siting of
developments would diminish landscape character and
cause suburbanisation of the countryside. This would
comprise a stand-alone development unconnected to any
existing settlement. With no path network linking the site to
Fintry, where there is a primary school but little else in
terms of facilities and services, this development would
promote high car dependency. Furthermore, almost half of
the site is within a high risk fluvial flood zone from the
Craigston Burn, it is therefore not appropriate to develop
this site.

Conclusion
The bid site falls within the Banff and Buchan area, however the nearest settlement to which
it relates is within the Formartine area. Potential impact on landscape setting is of greatest
concern, along with lack of connectivity to the local services provided in the community. It is
a site that runs counter to Scottish Planning Policy in that it will promote the use of the
private motor car as the principle means of travel and it cannot sustain any meaningful active
travel.
Given that there are no allocations in Fintry, the Settlement Statement of Fintry should be
removed from the Plan.
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Fisherford
Fisherford is a very small village that for its size provides key community services, including
a school, public house and a camping site.
Planning Objectives:
•
•

Preserve the amenity of the settlement.
Support local services and facilities, including the Fisherford primary school.

Existing Development Sites
None.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
None.
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Conclusion
While Fisherford is undoubtedly important in a local context, the levels of housing demand
are so low that it has to be questioned whether it would be more appropriate to delete the
settlement from the Local Development Plan. There is no benefit to the community from
being an allocated settlement in the Local Development Plan and it may be best for general
rural development policies to be applied to the area. At the current time three “protected
areas” apply to the village but these are part of the curtilage of a house, of the school or
otherwise unused land. Other policies in the Plan will protect the features considered
important for protection.
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Foveran
Foveran is a village set within the open countryside of eastern Formartine. The village is
characterised by its development along the A90 and by the Foveran Burn running through
the centre of the village. Traffic close to the village has mainly been diverted to the A90(T).
Foveran is located in both the Energetica Corridor and the Aberdeen to Peterhead Strategic
Growth Area (SGA). Foveran will provide opportunity to deliver strategic housing and
employment allowances according to its scale. In line with the vision of Energetica, it is
expected that new development in Foveran will contribute to transform the area into a high
quality lifestyle, leisure and global business location. Due to its strategic location, there is
development pressure to deliver homes and business land in the village. Primary education
may be a constraint to development as the current school is not easily extendable due to the
condition of the building and topographical restrictions. Another planning objective is to
enhance the settlement’s role as a service centre by providing improved community facilities.
Representatives from the community feel that no more houses should be allocated in the
village until a replacement school has been built.
Planning Objectives:
•
•
•

Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
To support community facilities and services.
To support economic development in the Energetica Corridor.
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Existing Development Sites
Reference
OP1
South of
Westfield
Farm

Proposal
100 homes, 2ha
employment
land and 3ha of
strategic reserve

Overview
Effective in the 2018 Housing Land Audit and under
construction. Employment land allocated in 2017.
Employment Land Audit.
Retain in Local Development Plan.

OP2

75 homes

West of
McBey Way
OP3
South of
Turin Way

Effective in the 2018 Housing Land Audit.
Retain in Local Development Plan.

1.5ha
employment
land

Add to LDP until built out.
Retain in Local Development Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR065

Proposal
36 homes

Site 1, Land
at
Blairythan
Terrace,
Foveran

FR066
Site 2, Land
at
Blairythan
Terrace,
Foveran

Overview
The capacity of this site has been increased from 12
to 36 homes to avoid underdevelopment.
The proposed site is located on the periphery of
Foveran, within the Energetica Corridor. There are
adequate site services/access available. The
proposed site is currently allocated for employment
development, which has not come forward, and which
already accepts the loss of prime agricultural land.
Housing could sustain and enhance existing amenities
within the village. The watercourse will require a
buffer strip. Access is proposed from the A90, this
would only be permitted when the road has been detrunked.

20 homes

The capacity of this site has been increased from 5 to
20 homes to avoid underdevelopment.
The proposed site is located on the periphery of
Foveran and forms a logical extension to the
settlement, which is within the Energetica Corridor,
and has adequate site services/access available.
Housing could sustain and enhance existing amenities
within the village.
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FR067

49 Homes

Site 3, Land
at
Blairythan
Terrace,
Foveran

FR082

The capacity of this site has been increased from 38
to 49 homes to avoid underdevelopment.
The proposed site is located on the periphery of
Foveran and forms a logical extension to the
settlement, which is within the Energetica Corridor,
and has adequate site services/access available.
Housing could sustain and enhance existing amenities
within the village and support the school role. The
watercourse will require a buffer strip.

14 homes

Land
Adjacent to
Former
A90, North
of Westfield
Road,
Foveran

The proposed site is to the north of the existing
settlement of Foveran, outwith the defined settlement.
Access to the site is to be gained directly from the
(soon to be) former A90 to the east.
The proposed site is well located in relation to the
settlement. Loss of prime agricultural land in the
western section of the site is justified to allow growth
in this part of Foveran and the wider Energetica
corridor.

Other options which Planning Officers have not preferred:
Reference
FR109

Proposal
580 homes

Land to
South West
of Foveran

Overview
The density of the development (580 homes) is low for
a 69ha site. The site is constrained in terms of
educational provision as Foveran school could not
support a development of this size. Furthermore, the
site goes through the Balmedie to Tipperty road
scheme.
Part of the site is within waste water hotspots and the
majority of the site is categorised as prime agricultural
ground, making it a very unsustainable site.
This proposal would constitute a significant extension
to the village. No mitigation measures have been
identified and the site is considered to be constrained.

FR142
Land West
of A90
(Phase 1),
North of
Blairythan,
Foveran

150 homes

The scale of the proposed development (when viewed
in conjunction with current development in Foveran
and a future related phase of development included as
separate bid) would create an unnatural extension to
the north which would erode all the character of the
original form of the settlement.
Furthermore the entire site is identified as prime
agricultural land and could have a potential implication
on the existing road network whilst approximately half
of the site is within a waste water hotspot. This site
(and associated phase 2 bid) are considered to be
unsuitable for development.
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FR143
Land West
of A90
(Phase 2),
North of
Blairythan,
Foveran

Housing (mixed)
(estimated 410
homes)

The scale of the proposed development (when viewed
in conjunction with current development in Foveran
and a future related phase of development included as
a separate bid) would create an unnatural extension to
the north which would erode all the character of the
original form of the settlement.
Furthermore the entire site is identified as prime
agricultural land and could have a potential implication
on the existing road network whilst approximately half
of the site is within waste water hotspots. This site
(and associated phase 1 bid) are considered to be
unsuitable for development.

Conclusion
Foveran is a key location on the Aberdeen to Peterhead Strategic Growth Area and the
“Energetica” Corridor. Dualling of the A90(T) between Balmedie and Tipperty has released
capacity in the current A90 which can be used to promote significant development in this
area. No employment land has been identified to sustain the “Energetica” vision. The
allocations proposed for the village will increase the scale of opportunity to 280 new homes
over the next 10 years. This represents a sustained build rate twice that currently active on
the existing development sites.
Over this period issues associated with waste water treatment will be resolved and
potentially a new school will be required.
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Fyvie
Fyvie is a large village characterised by its historic assets and generous open space
provision, with a large park to the south and the Fyvie Castle Designed Landscape to the
north. The village has an important role as a key service centre for the surrounding rural
community, containing a primary school, shops, an inn, garage and a post office. While an
important location on the A947, opportunities for development are constrained by land
ownership issues and existing designations. The planning objective is to preserve the
amenity of the village and to sustain the school roll through the rural development policy
within shaping development in the countryside.
Planning Objectives:
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Enhance the role of the settlement as a service centre.
Support local services and facilities, including the primary school.
Preserve the amenity of the settlement.
To support community facilities and services.

Existing Development Sites
None.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR125

Proposal
30 homes

Land North
East of
Peterwell
Road, Fyvie

Overview
The proposed site relates well to the settlement and is
in close proximity to services, including the primary
school. The proposal would support both Fyvie Primary
School and Turriff Academy. A growth project would be
required to provide additional capacity at Fyvie waste
water treatment works. The Battle of Fyvie
battleground is a national monument and it is not
considered that the benefits associated with the site
would override the loss of even a small part of the
battleground.
Should there be an overriding need for housing
development in Fyvie, then Historic Scotland would be
consulted to advise if any sites are suitable for
development considering the battlefield designation. On
the basis of the battlefield designation, this site is
considered unsuitable for development.

FR126
Land West
of Fyvie
Primary
School,
Fyvie

30 homes

The proposed site relates well and is in close proximity
to services, including the primary school. The proposal
would support both Fyvie Primary School and Turriff
Academy. A growth project would be required to
provide additional capacity at Fyvie waste water
treatment works. The Battle of Fyvie battleground is a
national monument and it is not considered that the
benefits associated with the site would override the loss
of even a small part of the battleground.
Should there be an overriding need for housing
development in this village then Historic Scotland would
be consulted to advise if any sites are suitable for
development considering the battlefield designation.
On the basis of the battlefield designation, this site is
considered unsuitable for development.

Conclusion
There are no proposed changes to Fyvie due to the bids both being located on the Battle of
Fyvie battleground.
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Garmond
Garmond is a small settlement located to the north of Cuminestown. It is characterised by a
linear development pattern and a number of traditional 11/2 storey cottages. There is some
development pressure in Garmond to provide homes to meet the local need. This can be
achieved through infill development of what was previously allocated as OP1 (west).
Planning Objectives:
•
•

Meet local housing need in the settlement.
To preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as constrained in the Housing Land Audit
2018 due to marketability and infrastructure.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR087
Site OP1
Garmond
North

Proposal
10 homes

Overview
The proposed site comprises 2 separate areas of land
on either side of the C19S road. Waste water
capacity has been identified as a potential constraint.
Part of the smaller site on the east side of the road is
classified as prime agricultural land.
This site has been allocated in the 2 previous Local
Development Plans and no development has come
forward. There are other sites suitable for infill
development within the village and therefore it is
recommended that this allocation be removed. The
west section of the site should be retained within the
settlement boundary with opportunity for infill
development and the settlement boundary should be
realigned to exclude the east part of the allocation.

Conclusion
It is recommended that the OP1 allocation is removed and the settlement boundary
amended accordingly.
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Kirkton of Auchterless
Kirkton of Auchterless is an attractive village set within rolling arable farmland. The village is
characterised by its historical assets, with the prominent listed church and churchyard
forming the main feature of the village. The long views of the church from the southern
approach are key to the settlement’s sense of place. The settlement also has a primary
school and public transport links. The planning objective is to preserve the amenity of the
village and to sustain the school roll through the rural development policy within shaping
development in the countryside.
Concern was raised that there may be an issue that older buildings may remain unsold with
new households choosing to occupy new developments. The community have identified
aspirations for a playpark adjacent to the school, and a parking area adjacent to the church.

Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
Meet local housing need in the settlement.
Preserve the amenity of the settlement.
To support community facilities and services.
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Existing Development Sites:
None.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR114

Proposal
2 homes

Overview
The proposed site is capable of delivering a small scale
allocation, and there are no absolute constraints to its
development. It would further elongate the already
linear settlement pattern along the B road towards the
cluster of houses at Pinewood, some 400m to the
south. All parts adjacent to Auchterless are prime
agricultural land. While distance to local services
remains a concern and may result in high car reliance.
This would be a rational extension to the village at this
time.

FR115

45 homes

Large Site
at Kirkton of
Auchterless,
Turriff

Reserved.
This is not
preferred for
immediate
development.

The proposed site is approximately 1.95ha and could
deliver around 45 houses if developed at recommended
densities. This would not be appropriate for the
settlement at this scale and at the current time as the
site has a landscape impact due to it being formed in
the space between the B992 road and higher ground
towards the west of the site.

Small Site
at Kirkton of
Auchterless,
Turriff

The size of the site, as is currently proposed, would
constitute a significant extension to the village and the
development of the whole site would require an
upgrade to waste water treatment works. The density is
on the low side in comparison to the existing homes.
Consideration should be given to the scale of
development being proposed. Design would have to be
considered carefully as it would move development
away from the linear form of the village.
FR144
Auchterless
Turriff,
Auchterless
Car Park
Project

Auchterless
car park
project

The proposed site would meet a clear community
aspiration, and provided sufficient controls were
included in any subsequent consent to protect the
setting of Auchterless Church, it remains a low impact
proposal. The settlement boundary should be extended
to include both the car park proposal and the remaining
part of the cemetery (Probably for “community uses and
a cemetery”).

Other options which Planning Officers have not preferred:
Reference
FR137
Site
Opposite
Smallburn

Proposal
10 homes

Overview
The proposed site is not well related to Auchterless and
would result in the suburbanisation of the countryside
and would not relate well to village. Its scale also
breaks from the traditional linear form of development in
the settlement and would appear out of place in its
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Cottage,
Auchterless,
Turriff

setting. Furthermore, even though the houses would be
screened by mature trees and the sloping topography
from the south, it would appear detached. While the
proposal would support the local school roll, it would
result in the loss of prime agricultural land, and it is
situated in an unsustainable location and would be car
reliant.

Conclusion
There is no housing allocation in the current Local Development Plan and FR114 would be
an appropriate scale of development. The settlement boundary should be altered to include
FR114 as an allocation and FR115 as a reserved site for post 2031. The car park should be
designated as protected land as per the community aspiration.
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Methlick
The setting of Methlick within the valley of the River Ythan is key to the settlement’s sense of
place. The village has a strong sense of community and provides a key role for the
surrounding rural area as it has a number of services, including shops, a village hall, the
local primary school, and a hotel. This will be accomplished through the existing allocations
to the north and south of the settlement. There are parking provision issues in the village at
the time of key community events.
The community would wish to see a multi-use games area within the existing play park.
They identified that a small development of up to 30 homes over the period from 2021 to
2030, on a range of small sites would be an appropriate housing solution. An area of land
adjacent to Methlick School was identified as having potential for sheltered style housing or
mixed clusters of small bungalows for over-55s and young people as start-up homes. There
is no need for additional business land allocations, or additional wind turbines in the area.
Planning Objectives:
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Enhance the role of the settlement as a service centre.
Meet local housing need in the settlement.
Support local services and facilities, including the primary school.
Preserve the amenity of the settlement.
To support community facilities and services.
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Existing Development Sites
Reference
OP1
Cottonhillock

Proposal
20 homes

Overview
Constrained in the Housing Land Audit 2018.
See bid site FR034 below.

OP2
West of
Black Craigs

5 homes

Effective in the Housing Land Audit 2018 and under
construction.
Retain in Local Development Plan.
See bid site FR014 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR014

Proposal
8 homes

OP2 Methlick

Overview
Work has started on the application for five homes on
the same site. However, development may have stalled
as there are constraints regarding waste water
treatment works and educational provision.
Furthermore, lack of surface water drainage is evident
on the B9170, located to the east of the site. There is
ancient woodland on the west boundary of the site that
must be considered in the layout design. A habitat
survey may be required. The size of the proposed site
is larger than the existing OP2 site, which would enable
the site to accommodate the three additional homes
that this bid proposes.
Overall, the site is well connected to the settlement,
with good connectivity and the existing open space
network can be extended, with these factors in mind, it
is recommended that this site is included in the next
Local Development Plan.

FR034
Cottonhillock
2, Methlick

20 homes

The proposed site is currently allocated (OP1 for 20
homes). The site would take access via Manse Road
and an opportunity exists to tie the development into
the neighbouring Cottonhillock development. Issues
relating to the capacity of Methlick Primary School and
capacity of the waste water treatment works are likely to
require resolution. The site is technically developable,
however it may have some impact upon the Haddo
House Inventory Garden / Designed Landscape which
will require a sensitive approach to design.
The development would fit with the community
aspirations of seeing development of no more than 30
homes within Methlick, including houses for the elderly
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and starter homes. The site relates well to the rest of
the settlement and is located within walking distance
(400m) of community facilities and amenities.
FR040

14 homes

Land at
Sunnybrae
Croft,
Methlick

The proposed site may have to overcome constraints
relating to educational provision and waste water
treatment. Waste water provision could be resolved
through a growth project. Landscape issues could be
overcome by good design using low profile buildings as
suggested, but a better solution may be to limit
development to the roadside of the B9005.
Development on the west side of Sunnybrae Croft
provides significant enhancement to the built form of
the village and would be within the current 30mph
speed limit. The proposal constitutes an
underdevelopment of land and it is considered that the
site is capable of accommodating 14 homes.
Development on the east side of Sunnybrae Croft may
be less appropriate as an addition to the town at this
time, as they sit on the least sustainable part of the site
and deliver the least biodiversity and landscape
enhancements to the area.

Other options which Planning Officers have not preferred:
Reference
FR046

Proposal
8 homes

Site Adjacent
to Bellmuir
Lodge
Methlick

Overview
The proposed site is significantly constrained in terms
of topology. It is on a steep slope. The access would
have to be formed by cutting through the hill, which will
alter the landscape setting of the site. Development
has the potential to impact on protected species on the
site. Part of the site is overlapping with FR047. No
previous bids have been submitted for this site.
Although potentially resolvable, there are waste water
treatment work and educational constraints. Therefore,
this site is not considered suitable for development at
this time.

FR047
Site Adjacent
to Bellmuir
Lodge
Methlick

5 homes

The proposed site is constrained in terms of
topography. The access would be made by cutting
through a hill, which will alter the landscape setting of
the site. Development has the potential to impact
protected species on the site.
In 2013 bid FM010 was considered and it was
concluded that the site is located on a gradual north
west facing slope and development in this location
would be visually prominent in the landscape, this could
be mitigated by some existing development to the south
and the OP1 allocation to the north, directly across the
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road. The proposal is relatively well connected to the
settlement and services.
While the site can be delivered (subject to connection to
public drainage and provision for education), there are
other sites that can adequately meet the housing need
in Methlick and are preferable in Planning terms.

Conclusion
Methlick is a small attractive service centre. While there is some development pressure
within the settlement, the current allocations are considered to be adequate to meet the
current housing demand. The community is currently content with the level of growth and do
not wish to see any further developments of employment land or wind turbines. There is a
community aspiration for enhanced recreational facilities within the village park and these
could be obtained through developer obligations.
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Newburgh
Newburgh is an attractive coastal village characterised by its setting adjacent to the Ythan
Estuary and the Sands of Forvie that together form a nationally important nature reserve.
Any development in Newburgh must be sensitive to the settlement’s unique natural heritage.
Newburgh is within the Energetica Corridor and a key planning objective will be to provide
housing and employment opportunities in line with the Energetica vision which will contribute
to transforming the area into a high quality lifestyle, leisure, and global business location.
The settlement also plays a role in providing services for the local community, including the
local primary school and shops. There is considerable traffic congestion within the Main
Street of the village especially at peak times. Additional planning objectives will be to
sustain these services and to sustain the amenity of the village.
There was no support for the scale of development required to justify a by-pass in the short
term, and the community are in favour of any new development being located to the west of
the settlement.
Planning Objectives:
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Enhance the role of the settlement as a service centre.
Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
Support local services and facilities, including the primary school.
Preserve the amenity of the settlement.
To support economic development in the Energetica Corridor.
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Existing Development Sites
Reference
BUS

Proposal
Safeguarded
for
employment
use

Overview
Allocated in the Employment Land Audit 2017.

Allocated in the Employment Land Audit 2017.

West of
Airyhall
View

Community
facilities and
0.8ha of
employment
land

OP2

60 homes

Effective in the Housing Land Audit 2018.

OP1

Knockhall
Road

Retain.

Retain.

Retain.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preferences:
Reference
FR093

Proposal
1 home

Site at
Former
Smithy, Main
Street,
Newburgh

Overview
The proposed site for the erection of a single home
would not have any adverse impacts on the setting of
Ythan Estuary or Newburgh or have any other
significant impacts. However, it is preferred that due to
the scale of the proposal that the settlement boundary
is amended rather than an allocation being made, and
the site can come forward under the infill policy.
The site was considered at the Local Development Plan
2017 Examination, and while the Reporter considered
“the site’s inclusion to be logical and to have planning
merit”, it was only dismissed as the proposal was
submitted late in the process (at the Proposed Plan
Stage) and had therefore not been subject to public
scrutiny.

FR028
Land North of
School Road,
Mill of
Newburgh

124 homes

The site is situated immediately outwith the boundary of
the settlement. Although development on this site would
equate to a substantial extension into open countryside,
its location could be accommodated within this wide
open landscape, which is only visible when
approaching Newburgh from the west. However, a
significant proportion of the site is identified as being
prime agricultural land, and it is constrained in terms of
educational provision at Newburgh Mathers Primary
School. Nonetheless, the site does align with
Community Council aspirations, which is more
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supportive of development to the west of the
settlement.
Constraints could be overcome by appropriate SUDS
treatment and substantial investment in education
facilities, but if these can be overcome the site could be
delivered. The watercourse to the North of the site will
require a buffer strip.
Development of this site will support the beginnings of a
distributor road that links the B9000 and the A975 to the
north of Newburgh in order to reduce through traffic
through the village. Development would be required to
be appraised to determine if there was potential impact
on the Newburgh junction on the A90(T).
FR029

50 homes

Land North of
School Road,
Mill of
Newburgh
(Phase 1)

The proposed site is situated immediately outwith the
boundary of the settlement. It duplicates site FR028
and only that part to the west is considered here. The
50 homes identified are based on the area available.
Development on this site would be a moderate
extension to Newburgh. The watercourse to the north of
the site would require a buffer strip. A large proportion
of the site is identified as being prime agricultural land,
and the site is constrained in terms of educational
provision at Newburgh Mathers Primary School.
Nonetheless, the site does align with Community
Council aspirations, which is more supportive of
development to the west of the settlement. Access
would be from the A975. The site is within the scale
anticipated by the proposed Strategic Development
Plan and forms part of the FR028 bid that is a preferred
allocation so both bids will be part of the OP1
allocation.

Other options which Planning Officers have not preferred:
Reference
FR027
Land South
West of Red
Inch Circle,
Newburgh

Proposal
80 homes

Overview
The proposed site is situated immediately outwith the
settlement boundary. Development on this site would
equate to a substantial extension into open countryside,
the site would be visually prominent and have a
significant impact on the landscape setting of the
village. A large proportion of the site is identified as
being prime agricultural land, or at risk of flooding. The
watercourse on the boundary will require a buffer strip.
Development has the potential to impact on protected
species on the site.
The principle access to the site would be from the
A975. There are a number of infrastructure constraints
associated with the site, namely road access and
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education provision at Newburgh Mathers Primary
School. The site does not align with Community
Council aspirations that development to the south
should not be promoted.
FR050

60 homes

Land to the
North of
Oceanlab,
Newburgh

The proposed site is situated immediately outwith the
boundary of the settlement. Development on this site
would equate to a large extension into open
countryside, overlooking the Ythan Estuary and would
be visually prominent and have a significant impact on
the landscape setting of the village and the listed Ythan
Lodge. Half the site is identified as being prime
agricultural land. A buffer strip would be required at the
watercourse on the west boundary. The site is
constrained in terms of educational provision at
Newburgh Mathers Primary School. The site does not
align with Community Council aspirations that
development to the north should not be promoted.
If development is supported on this site, the beginnings
of a distributor road that links the B9000 and the A975
to the north of Newburgh should be considered, in order
to reduce through traffic through the village.

FR052
Site Adjacent
to Waterside
Cottages,
Newburgh

5 homes

The proposed site is accessible by public transport,
however, it is located 1.5km north of the Newburgh
settlement boundary and even further from the local
services. Furthermore, it is also within the Coastal
Zone and North East Coast Special Landscape Area
and is adjacent to the internationally protected Ythan
Estuary.
The site overlooks the Ythan Estuary, and although part
of the estuary is screened by trees, the proposal would
extend ribbon development along the A975 and would
be to the detriment of the landscape character of the
Ythan Estuary. Therefore, this site is not considered
suitable for development.

Conclusion
We agree with the community aspiration that the preference for new development in
Newburgh should be to the west of the settlement. The preferred bid site FR028 will align
with these community aspirations for the location of new development. The Newburgh
Mathers Primary School is forecast to be at 108% capacity by 2022 so new development will
be required to contribute to education provision. No bids were received for employment land
in Newburgh however there remains capacity at the nearby allocations at Rashierieve
Foveran that is able to meet local demand for employment land.
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Oldmeldrum
Oldmeldrum is a comparatively large settlement located in mid-Formartine. The town is
characterised by its former role as the main market town for the surrounding countryside,
and as such, the Victorian market square and its location overlooking the surrounding
agricultural land are key to the settlement’s sense of place. The town centre is dense and
there is significant local demand for additional retail provisions within the settlement.
Oldmeldrum still retains its role as a key settlement in providing services to the surrounding
communities, including education, retail, healthcare and community facilities.
The future of the existing town centre is a matter of great concern for the Community
Council. Due to the settlement’s services, central location within Formartine and its good
transport links, there is also a demand for new housing development, and meeting this
demand is also a key planning objective for the settlement. Issues are apparent with the
delivery of some of the existing allocations within the town. The community Future Visions
Group has identified possible growth of 800 homes in the village, with associated
infrastructure including a southern link road.
Planning Objectives:
•
•
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Enhance the role of the settlement as a service centre.
Meet local housing need in the settlement.
Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
Support local services and facilities.
Preserve the amenity of the settlement.
To provide local employment opportunities.
To support community facilities and services.
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Existing Development Sites
Reference
BUS

Proposal
Established

Overview
Retain.

OP1

50 homes
and
community
facilities

Effective within the Housing Land Audit 2018.

Land north of
distillery
Road
OP2
West of
Coutens Park

Retain in Local Development Plan.
See bid FR119 below.

50 homes
and 4.2ha of
employment
land

Constrained within the Housing Land Audit 2018.
Identified within the Employment Land Audit.
See bid FR068 below.

OP3

26 homes

Land south of
Millburn
Road
OP4
Land at
Chapelpark

Effective within the Housing Land Audit 2018.
Under Construction.
Add to LDP until Built out.

40 homes
and transport
interchange

Effective within the Housing Land Audit 2018.
Retain in Local Development Plan.
See bid FR069 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR061
Site 1,
Newbarns,
Oldmeldrum

Proposal
146 homes

Overview
The capacity of this site has been increased from 88 to
146 to avoid underdevelopment.
With other constraints that impact on the town, including
education provision at Meldrum Academy and the Barra
Hill Battlefield this site could be taken forward for
development. Other sites around the town may be
precluded from long term development or are already
effective sites within the Plan. Despite the need for
residents to cross the A947 to access services this may
be the only non-allocated site in the village that could
be considered for development. A Flood Risk
Assessment and Habitats Survey will be required.
There is ancient woodland adjoining the north east
corner of the site that should be protected. The
Community Council is in support of development in this
location.
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FR068

85 homes

OP2
Coutens,
Oldmeldrum

The capacity of this site has been increased from 50 to
85 homes to avoid underdevelopment.
The proposed site forms part of the OP2 allocation in
the current Plan. The whole site has previously been
allocated for a mixed use development of 4.2ha of
employment land and 50 homes. This bid would split
the allocation site and increase density of the housing
(east and south). A Masterplan is required.
Educational provision for more than 35 homes will
require remediation as the development progresses.
Waste water treatment works is a further constraint,
however Scottish Water is required to initiate a growth
project and there is likely to be capacity in the long run.
The site is part of the Battle of Barra site. It would be
favourable if the existing buildings (to the south) can be
converted or upgraded instead of demolished, in order
to maintain the character of the area. Loss of prime
agricultural land is justified.

FR069

68 homes

Land at
Chapel Park,
Oldmeldrum

FR119
Site OP1,
Land North of
Distillery
Road,
Oldmeldrum

The capacity of this site has been increased from 49
homes to 68 homes to avoid underdevelopment.
The proposed site is currently allocated as OP4 and
has Planning Permission in Principle for 35 homes.
The proposed bid is to increase the density on the site
from 35 to 49 homes. Capacity would seem to exist to
increase this to 68 homes. The development would be
required to connect to the main public sewer. The
peripheral tree belt must be protected, good links to the
town and bus services exist at present, and there is
minimal landscape impact. The loss of prime
agricultural land is already accepted through the grant
of consent for 35 units on site.

99 homes

The capacity of this site has been increased from 50 to
99 homes to avoid underdevelopment.
The proposed site is currently allocated in the Local
Development Plan for 50 homes and community
facilities, and there is an approved Masterplan. The site
remains a preferred option for development. It is well
related to the existing town, is relatively centrally
located and could deliver an allocation of at least 99
homes, a church and open space. An amendment to
the Masterplan will be required for the proposed
increase in capacity.
Landscape buffers are required along the
watercourses.
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FR083
Land at
Colpy
Roundabout
Oldmeldrum

Employment
land
Reserved
This is not
preferred for
immediate
development.

This proposed site does not fit well with the overall
pattern of development on the west side of
Oldmeldrum.
Although there are no infrastructure issues that would
prohibit the development of this site, there are several
constraints that may have a bearing on potential
development, those being contaminated land,
archaeology (most notably impact on the Battle of Barra
Battlefield) and prime agricultural land.
Despite this, the site is identified as a reserved
allocation to maintain long term business land supply in
the settlement.

FR111

200 homes

Site 2, Land
Adjacent to
Millburn
Road &
B9170,
Oldmeldrum

Reserved
This is not
preferred for
immediate
development.

The proposed site has some merits, despite being
largely in the Battle of Barra battlefield and north facing.
It could provide good connectivity to the town centre
and employment land and enhance green corridors and
biodiversity. Subject to wider planning considerations,
there is potential for a more formalised open space
around the meadow burn incorporating land to the north
of the meadow burn although this is outwith the bid site.
Access is likely to be a key consideration and whilst it
appears the main access could be provided to the west;
ideally improved access would also be provided to the
east. Further information would be necessary to further
consider the site’s potential. The site is also
constrained in terms of educational provision. Some
prime agricultural land would be lost. Given the
identification of around 200 units this is probably
reasonable.
Relative constraints and further information on the
possibility to resolve these, and particularly impact on
the Battlefield, would be required before the site could
be considered preferred.

Other options which Planning Officers have not preferred:
Reference
FR012
Driving
Range,
Oldmeldrum

Proposal
12 homes

Overview
The proposed site is currently used as a driving range,
however this use may be unviable. It is detached from
the town centre and other community facilities and is
constrained in terms of educational provision. Access
is from a minor road. It is classified as prime
agricultural land and it is considered that it could be
reinstated to this use rather than forming a brownfield
site.
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FR062

146 homes

Site 2,
Newbarns,
Oldmeldrum

FR073

While the Community Council is in support of
development in this location, disadvantages include the
need for schoolchildren to cross the A947 and the
impact that development may have on the
opportunities for an “eastern by-pass”. This may have
already been prejudiced by the approval of housing at
Chapelpark, but development of the Newbarns site will
force any by-pass significantly further east and
potentially prejudice connection to the A947 and B9170
roundabout due to conflicts with Ancient Woodlands.
Red squirrels have been observed on the site.
10 homes

The proposed site is small scale and may be
deliverable, with constraints to overcome. The access
visibility to the A96 is poor and may not be upgradable
at a reasonable cost. Contamination, educational
capacity at Meldrum Academy, and waste water
treatment works (to be completed circa 2022) may also
constrain the site The site is not particularly well
related, or accessible by alternative modes of transport
to the private car. In consideration of the cumulative
constraints, this site is not recommended for
development

10 homes

The proposed site is a former quarry that is adjacent to
two core paths.

Land at
Parkside
Piggery
Oldmeldrum

FR088
Land at
Parcock
Quarry
Oldmeldrum

FR110

The site is potentially contaminated due to its previous
use as a quarry but is otherwise unconstrained.
However, the previous use of the site and its setting
outwith the logical boundary of the village makes it an
undesirable location. The woodland on the site has
biodiversity value. The site benefits from existing
access and transportation links but is inaccessible to
the range of local services available in Oldmeldrum.
Employment
land

The proposed site is well located in relation to the
existing employment land. The site has no significant
constraints to development and is adjacent to existing
employment land. The main relative constraints are the
distance from the existing core of the town.
Development patterns would be extended further to the
south away from the main housing and mixed use
areas. The site is relatively prominent from the B9170.
It has high historical context (forming part of a national
battlefield designation).

Housing
(private)

The proposed site is not currently preferred as it
provides little in the way of benefits, has relatively poor
vehicular access and is located on prime agricultural

Site 1, Land
Adjacent to
B9170,
Oldmledrum

FR135

The proposed site is almost entirely situated on prime
agricultural land and there is no convincing reason why
this site should be allocated.
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Site Adjacent
to Gownor,
Oldmeldrum

FR136
Site Opposite
Auquhorthies
Croft,
Oldmeldrum

land. There is no pressing need to set it aside for
development. The site could be considered in relation
to a wider expansion of the town including the existing
allocated site through which it would be a preference to
provide vehicular access through the OP1 site (FR069)
or the site FR061/FR062.
6 homes

The proposed site is poorly related to the existing
settlement and public services. It is partially located on
prime agricultural land and would promote the use of
the private car and require private drainage treatment.
Whilst there are few technical constraints to
development, at 0.9ha in size the site represents an
extremely low development density. This proposal is
situated in an unsustainable location and would be car
reliant. As such there is little to recommend the site
other than for small scale growth of the existing cluster
of houses at Ladyleys.

Conclusion
Oldmeldrum is one of the main services in Formartine and there is considerable pressure for
employment, retail and housing allocations within the settlement. The town centre is dense
and there are few opportunities for expansion, hence the requirement for development on
the periphery of the town. The Battle of Barra Battlefield is a constraint to development
requiring very careful development design should the reserved sites identified be taken
forward. New development will be required to contribute to expansion to the waste water
treatment work and expansion of Meldrum Academy which is forecast to be over capacity
(108%) by 2022.
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Pitmedden and Milldale
Pitmedden and Milldale are adjacent villages located approximately halfway between Ellon
and Oldmeldrum on the A920. The villages are characterised by a large proportion of
contemporary housing, particularly in Pitmedden where it surrounds the historic Pitmedden
village centre and kirk. The village centre, kirk and nearby Pitmedden House are key to the
sense of place. Pitmedden is partially located in the designed landscape of Pitmedden
House and therefore development must be carefully planned to preserve the setting of this
historical asset and to maintain the amenity of the settlement. There is some development
pressure for homes and employment opportunities and a further planning objective is to
meet this demand through the existing OP1, OP2 and BUS1 allocations. The village lacks a
meaningful centre as people pass through it.
The Community are concerned regarding public transportation links to Inverurie and Ellon,
where people access services, and there being a dearth of facilities for young people in the
village.
Planning Objectives:
•
•
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Enhance the role of the settlement as a service centre.
Meet local housing need in the settlement.
Meet housing need in the wider strategic growth area as defined by the Aberdeen City
and Shire Strategic Development Plan.
Support local services and facilities, including the primary school.
Preserve the amenity of the settlement.
To provide local employment opportunities.
To support community facilities and services.
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Existing Development Sites
Reference
BUS1

Proposal
Safeguarded
for
Employment
Uses

Overview
Allocated in the Employment Land Audit 2017.
Retain in Local Development Plan.
See bid FR094 below.

BUS2

OP1

Safeguarded
for
Employment
Uses
14 homes

Allocated in the Employment Land Audit 2017.
See bid FR015 below.
Under construction.
Retain in Local Development Plan until Built out.

OP2

64 homes
and public
open space

Effective in the Housing Land Audit 2018.
Retain in Local Development Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR007

Proposal
110 homes

Land to the
South West
of Pitmedden

Overview
This bid was for 32 homes but it has been increased to
110 homes to avoid underdevelopment.
The proposed site is significantly constrained by much
of the site being categorised as prime agricultural land.
In this case the argument for the development of this
land, in the absence of other parcels being available
makes a compelling case for Scottish Planning Policy
relating to prime agricultural land to be set aside. As a
form of compensation, a proportion of the open space
could be made over for allotments. The watercourses
on the boundary will require buffer strips.
The scale of development will assist in overcoming
insufficient drainage capacity in the village. Likewise, it
will be a challenge to provide a SUDS that is not higher
on the slope than two of the houses proposed for the
adjacent site.

FR015
BUS 2,
Cloisterseat,
Milldale
Pitmedden

10 homes
and business
land
retention

This bid was for 7 homes but it has been increased to
10 homes to avoid underdevelopment.
The previous allocation of this site for business land
has been unsuccessful and there is merit in abandoning
this designation should a deliverable housing
development be promoted for this site. It provides
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modest housing numbers in an appropriate location well
designed to accommodate the obligations of the
development site. Live-work units on this site would be
appropriate.
The retention and capacity for expansion of the existing
business use in the area proposed by this bid is very
much welcomed.
FR006
Land to the
South West
of Pitmedden

110 homes

The proposed site provides many benefits in relation to
the existing habitats and core paths that are found
Reserved
within it but is significantly constrained by much of the
This is not
site being classified as prime agricultural land. The
preferred for protected species register notes that badger and red
immediate
squirrels have been seen on the site, and therefore the
development. woodland to the north west should be retained. The
watercourse across the site will require a buffer strip.
The whole site could accommodate anything up to 566
homes and this will have to be rationalised in bringing
the reserved site forward. The scale of this allocation
would constitute a substantial expansion of the existing
settlement that it would not be possible to argue that
such an allocation would be made on the basis of it
being “essential” but the allocation could be justified as
needed up until 2031.

Other options which Planning Officers have not preferred:
Reference
FR008

Proposal
5 homes

Land for
public hall
OP1 South
West of
Pitmedden

Overview
The proposed development site could not be accessed
through the Health Centre road as this is in private
ownership. The developer argues that it would provide
an appropriate addition to the village creating a very
modest allocation for 5 homes with access through the
existing part of Local Development Plan 2017 site OP1.
The watercourse will require a buffer strip.
However there still remains an aspiration to create a
village hall in the community and this location
represents an appropriate site on which there are
community expectations. No other site has been
identified for such a facility by the developer. It is
marked as a “Site for Town Hall” on the approved plans
for the remainder of the OP1 site submitted by the
developer. This location remains the best location for a
centrally placed town hall that can share the parking
associated with the health centre and meet the
expectations of the community. It should remain
protected for a town hall.

FR094

10-15 homes

The proposed site is not well related to the settlement.
It is situated approximately 125m north of the currently
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Land for
Housing at
Norse Yard,
Pitmedden

defined boundary. It would create infilling of land
between the walled garden of the Pitmedden designed
landscape and the B999, which, with the exception of
the existing warehousing, mostly consists of tree lined
fields. Development of this site would have a negative
impact on the setting of the designed landscape and
Pitmedden village. There is woodland, watercourses
and protected species (red squirrel) have been seen on
the site.
The proposal would result in the loss of all of the
employment land on this site, which had consent
granted for a new warehouse in 2015 but has not been
built. The proposer reports this is due to lack of
demand, but smaller sized units have not been
proposed.

FR095
Land for
Mixed use at
Norse Yard,
Pitmedden

12 homes
and
commercial
land
(1000m2)

The proposed site is not well related to the settlements,
as it is situated approximately 125m north of the
settlement boundary and is detached from the urban
area of Pitmedden. It would create infilling of land
between the walled garden of the Pitmedden designed
landscape and the B999, which, with the exception of
the existing warehousing, mostly consists of tree lined
fields. Development of this site would have a negative
impact on the setting of the designed landscape and
Pitmedden village. There is woodland, watercourses
and protected species (red squirrel) have been seen on
the site.
The proposal would result in the loss of all of the
employment land on this site, which had consent
granted for a new warehouse in 2015 but was never
built. The proposer reports this is due to lack of
demand, but smaller sized units have not been
proposed.

FR096
Land at West
and North
West
Pitmedden

90 homes

While the proposed site is well related to Pitmedden, it
is relatively distant from the village centre and other
sites may be better for development initially. The site is
adjacent to the Designed Landscape of Pitmedden
Gardens and there are opportunities to improve
linkages to the gardens from the village and specifically
Keithleigh Gardens. There is also the opportunity to
link in to existing areas of open space.
However, the settlement statement in the Local
Development Plan 2017 reaffirms the need for
protection of the designed landscape of Pitmedden
House.
Development must be carefully planned to preserve the
setting of this historical asset and to maintain the
amenity of the settlement, which are both key planning
objectives for the villages. While the land is not
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protected by designation in the Local Development
Plan, the countryside and natural / built heritage
policies allow a high level of protection. There is
woodland, and watercourses on the site and and
protected species have been seen on it.
FR107

9 homes

The proposed bid site would appear not to have taken
account of the prime agricultural land. There is no
justification for allowing this scale of development on
prime agricultural land. The existing housing is buffered
by a significant landscaping feature and the new
development would extend beyond this. As such it
would not contribute to the sense of place of the
settlement, particularly if nothing is built on the south
side of the road. There are constraints in terms of
drainage treatment works and secondary school
education provision.

30 homes

The proposed site is large considering the number of
houses proposed and there are a number of constraints
that would need to be addressed. Careful landscaping
and design would be required to avoid adverse impacts
on the landscape character when approaching
Pitmedden from the south. Given that part of the site is
classified as prime agricultural land, other sites are
likely to be preferred which have fewer potential issues
than this site and are therefore likely to have better
viability.

24 homes

The proposed site lies on a hillside in a prominent
location on the southern approach to Pitmedden and
would lead to a negative impact on the setting of the
settlement. It would bring the village closer to the
existing cluster of housing at Mill Rise but lead to ribbon
development. The site as proposed could
accommodate more than the 24 houses proposed
although due to the hillside location landscaping to help
soften the impact of the new housing here would be
required.

Milldale,
Pitmedden

FR108
Mill of
Allathan,
Udny, Ellon

FR132
Quarry Field
Site, Land at
Mill of
Allathan
Farm, Udny

The site is also relatively remote from the village and
would require the adjacent FM133 to be developed first
should the village be extended to the south east.
FR133 is in the centre of the pipeline zone and
therefore there would always be a gap in the
development if this direction of growth were considered
further. This site is unsuitable for development.
FR133
Quarry Road
Site, Land at
Mill of

Employment
(Private
Business and
offices)

The proposed site is steep and the provision of
employment land would require extensive cut and
removal of material. In the event that bid: FR108 was
considered further the west side of the site could
provide a very small scale employment allocation
without too much cut of the slope but even this would
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Allathan
Farm, Udny

likely have some negative impact on the setting of the
village. Therefore, this site is unsuitable for
development.

Conclusion
Pitmedden is located approximately half way between Oldmeldrum and Ellon and there is
fairly significant development pressure due to its accessible location and the existing
services within the settlement. There are currently two housing allocations within the
settlement OP1 (14 homes) is forecast to be delivered in 2018 while OP2 (64 homes) is
forecast to be completed by 2022. The two preferred sites will deliver another 40 homes
within the next Plan period. The reserved site (FR006) will constitute a significant extension
to the settlement and is reserved for development post 2031.
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Potterton
Potterton is surrounded by the Aberdeen greenbelt land designation. The village has a mix
of housing. The village was originally located along Manse Road but development has
expanded around the village. There are two large 20th century housing estates forming the
majority of the housing and a fairly new development to the East of the B999 at Gourdiepark.
A traditional granite church and large areas of green space form the centre of the village and
remain key to the settlement’s sense of place. The settlement has a limited number of
services, and while it does have a post office and community hall there is no educational
provision. The planning objective for the settlement is to preserve the amenity of the village.
This will be achieved through the use of protected land designations and through the
application of the greenbelt policy.
There is a clear community aspiration for a new community hall in the village to supplement
the Forsyth Hall Men’s Shed. Likewise, the Community Council identified a preference for
small business units near to the existing business land.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
Preserve the amenity of the settlement.
To provide local employment needs.
To support community facilities and services.
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Existing Development Sites
There are no existing allocations.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR104

Proposal
100 homes

Land South
of Laingseat
Road,
Potterton

Community
Facility
Reserved.
This is not
preferred for
immediate
development.

FR140

117 homes

Land North
of Denview
Road
Potterton

Overview
The proposed site can accommodate 100 homes. A
second access point will be required. The indicative
layout may not be suitable for a development of this
scale in terms of roads patterns. A Transport Impact
Assessment would be required to assess the
cumulative impact with FR140. While it is capable of
being resolved, primary education provision is a
constraint. Otherwise the site brings forward many
clear opportunities for a good mix of housing, affordable
housing, biodiversity and enhancement of an existing
community facility.
The site has been increased from 80 homes to 117
homes to avoid underdevelopment.
A Transport Assessment would be required to assess
the cumulative impact with FR104 on the C class and
an unclassified roads that will serve these
developments. Currently educational provision is a
constraint, but the scale of the development would
resolve this.
The provision of mains water and waste water
treatment works has not been confirmed in the
application. These could be constraints for the
development that could be overcome.
The site is well located to access to the Blackdog
AWPR junction. Two opportunities exist, either to
extend Denview Road or create a new link to the north
through the village. The proximity to village services,
the mix of housing proposed and the biodiversity
enhancements all make this an attractive site. There is
ancient woodland adjoining the east of the site and this
should be taken into consideration when designing the
layout of the development. The proposal constitutes an
underdevelopment of land and if the constraints are
overcome it is considered that the site is capable of
accommodating 117 of homes. A Transport Impact
Assessment will be required.

FR141 A

55 homes and

FR141 B

65 homes

The site overlaps with site FR140.
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Land North
and North
West of
Denview
Road
Potterton

Reserved
This is not
preferred for
immediate
development.

Capacity exists for 65 homes on the west side of the C
Class road which should be reserved for post 2031. In
addition to the 117 homes proposed for FR140 there is
capacity for 55 homes on the site directly to the north of
FR140. The total capacity for the two sites would be
237 homes. This would prevent underdevelopment.
A Transport Assessment would be required to assess
the cumulative impact with FR104 on the C class and
an unclassified road that will serve these developments.
Primary educational provision at Balmedie is a further
constraint. The provision of mains water and waste
water treatment works has not been confirmed in the
application. These could be constraints for the
development that could be overcome.
The site is within the greenbelt, the loss of which could
only be justified through strategic land releases.
Furthermore, there is ancient woodland adjoining the
north east of the site and this should be taken into
consideration when designing the layout of the
development. The applicant has not provided details of
water and waste water provision for the proposed
development. A Transport Impact Assessment will be
required for both sites.
The proximity to village services, the mix of housing
proposed and the biodiversity enhancements all make
this an attractive site. The site may be too big at this
time for the village. Scale of impact increases with the
number of homes proposed. It is appropriate to
allocate site FR141 A and reserve site FR141 B.

FR037 B

90 homes

Land at
Reserved
Gourdieburn This is not
Potterton
preferred for
immediate
development.

FR037 is split into 2 sections, FR037 A and FR037 B.
Both sites are outwith the settlement boundary and are
located in the green belt.
Area B, the larger section of the site to the east of the
B999, would have low impact on the landscape
character. The Community Council have highlighted
their aspiration to limit properties to 1½ storey.
Educational provision is a constraint but it could
potentially be overcome through developer obligation
contributions. Whilst there are a small number of
homes on the north side of the U17C on this western
edge, the site is detached from the main village.
Although inappropriate at this time, development on
Area B could be possible at a later date, with
appropriate mitigation measures incorporated that will
reduce the landscape impact.
Uncertainty remains regarding educational provision,
however this is not an undevelopable constraint as
additional houses can encourage progress in obtaining
a solution to this constraint.
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Development of Area B could provide reasonable
benefits to Potterton. Although significant in size, the
development of Area B would not constitute sprawl.

Other options which Planning Officers have not preferred:
Reference
FR037 A

Proposal
45 homes

Land at
Gourdieburn
Potterton

Overview
FR037 is split into 2 sections, FR037 A and FR037 B.
The proposed site is split into 2 sections. Both sites are
outwith the settlement boundary and are located within
the greenbelt.
The smaller of the areas (FR037 A), sits to the west of
the B999, in any open landscape and is detached from
the settlement. Development of this site would have a
detrimental impact on the landscape character and is
therefore considered unsuitable for development at this
time.

FR105
Land East
of Manse
Road,
Potterton

100 homes,
employment
land and
school site

The site proposed is multi-use, only one access is
proposed when two would be required. The shape of
the site is such that it would be difficult to achieve the
two access points and accommodate all that is
proposed. The indicative site layout does not appear to
incorporate enough open space. A new path would be
required to link in with the existing one to the south.
Viability might be impacted upon should the business
land and school be located to the east of the site. As
proposed, the industrial use would be next to residential
properties meaning only office use would be likely to be
approved as being compatible with residential use.
Demand for this would likely be limited in this location.
While there does appear to be a consideration of future
Safe Routes to School, the path does not currently link
into the proposed site and is outwith this bid site. The
proposal will mean the loss of greenbelt land, and as
such the site is considered to be unsuitable for
development.

FR106
Land East
of B999 and
North of
Potterton,
Potterton
FR120
Land North
and South

100 homes
and business
land

The proposed site is located to the north of the
settlement with little in the way of links to the rest of the
village. Pedestrian access along the B999 will involve
significant land raising. The site is prominent and
would require significant landscaping to provide a
setting.

450 homes,
750 sq. m of
retail and land
for education /

The proposed site would have an unacceptable impact
upon the landscape character and setting of Potterton.
Retail development in particular may change the
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of Gourdie
Park Site A,
Potterton

community
facilities

orientation of the village and could cause road safety
issues associated with crossing the B999.
While the development could provide significant
material benefits to the settlement by way of identified
opportunities and desirable planning outcomes, the
landscape issues would be compounded by the scale
and siting of the proposal. The character of the
landscape, and particularly the sense of openness
which defines land to the west of Potterton would be
lost. The Kirkhill Road development backs onto the
B999, with landscaping providing a defensible boundary
to the existing settlement. The proposed realignment of
the B999 and opportunities for strategic planting may
assuage some of these concerns, however the scale of
the development would cause significant sprawl. On
balance it is considered that the overall landscape
impact would be unacceptable.

FR121
Land North
of Gourdie
Park (Site
B),
Potterton

FR122
Land North
of Gourdie
Park (Site
C),
Potterton

FR123
Land at
Wester
Hatton, East
of Potterton,
Balmedie

109 homes,
750 sq. m of
retail and land
for education /
community
facilities

The proposed site would have an unacceptable impact
upon the landscape character and setting of the village.
It is within greenbelt. Retail development in particular
may change its orientation and could cause road safety
issues associated with crossing the B999.
On balance it is considered that the overall landscape
impact would be unacceptable.

109 homes,
750 sq. m of
retail and land
for education /
community
facilities

The proposed site would have an unacceptable impact
upon the landscape character and setting of the village.
It is within greenbelt. Retail development in particular
may change its orientation and could cause road safety
issues associated with crossing the B999.
On balance it is considered that the overall landscape
impact would be unacceptable.

Roadside
services
including
hotel,
convenience
retail provision
and future
business uses.

The proposed site remains undevelopable due to the
close proximity and additional traffic loading it may add
to the AWPR, Blackdog, and its current designation as
part of the greenbelt. A different site away from this
potential bottleneck might be appropriate, especially if it
was associated with existing services. Arguments that
it will contribute to forecast traffic growth at this location
are not to be taken lightly if the function of the AWPR
as a transport corridor, and not a development corridor,
is to be delivered. Many of the functions proposed on
this site could be made available on the allocated site at
OP1 Land at Blackdog.
The proposals for new habitat creation on the
“brownfield” site would be welcome, but this is before
final reinstatement of the site takes place from a landfill
and quarry. The specific aims of that reinstatement are
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to “redevelop this site into one that will enhance wildlife
and public amenity”. Creation of new habitats and
woodland cover is already committed to by the
developer and remains a fitting use for this greenbelt
land. As such this site is considered unsuitable for
development.

Conclusion
Potterton continues to have significant development pressure due to its accessible location.
However, it is surrounded by land designated as greenbelt and there are education and
transport constraints. These could potentially be overcome following the opening of the
AWPR and with the provisions of a new road from the east. There is a good proportion of
open space within the settlement with the large town park connecting the north and south
housing developments. Development to the east of the B999 would be preferable for road
safety reasons.
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Rashierieve Foveran
Rashierieve Foveran is a mixed use ribbon development along the western edge of the A90.
The settlement has good road and public transport links to Balmedie, Ellon, Peterhead and
Aberdeen, and is within the Energetica Corridor, and the Aberdeen to Peterhead Strategic
Growth Area. As such, Rashierieve has an important role in delivering strategic employment
allowances in line with the strategic aims for the area. The planning objective for
Rashierieve is to provide employment opportunities within the SGA and Energetica corridor
that could be achieved through the existing OP1 and SR1 employment land allocations.
Planning Objectives:
•
•

To provide local employment opportunities.
To support economic development in the Energetica Corridor.

Existing Development Sites
Reference
OP1
Land west of
Rashiereive
Cottages

Proposal
2ha of
employment
land

Overview
Identified in the Employment Land Audit 2017.
See bid FR129.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR129
Site OP1
Rashierieve,
Land West of
Bon Accord
Granite,
Foveran

Proposal
4 Live / work
units and
employment
land

Overview
The proposed site is currently allocated for employment
uses. The site is best suited to light industrial/office/service
industry and mixed use proposals due to the housing to the
south east along the A90. Most of the site is prime
agricultural land. The mix of uses proposed by the
applicant would fit with the existing context of the area,
remove the requirement for significant landscaping and
provide opportunities for live work proposals. This would fit
well within the Energetica Corridor.
It is recommended that this site is allocated for mixed use
employment with a small number of live / work (4)
residential dwellings as is promoted by the developer. The
existing employment land allocation accepts the loss of
some prime agricultural land in this area. With the full site
sought, further prime agricultural land would be lost. The
watercourse will require a buffer strip. The site should be
restricted to the existing allocation, but with the proviso that
it is fit for a live / work development.

Other options which Planning Officers have not preferred:
No other bids were received.
Conclusion
Situated within the Energetica Corridor, Rashiereive Foveran remains an accessible and
acceptable location for employment land. Whilst part of OP1 has been developed there
remains adequate capacity and SR1 is reserved for future use.
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Rothienorman
Rothienorman is located approximately 11km north-west of Oldmeldrum. The village is
characterised by contemporary housing developments, with 20th century cul-de-sacs and
bungalows to the west, and a 21st century development to the east. The traditional Main
Street links the two main developments and remains key to providing a sense of place within
the village. It is a service centre for the surrounding rural communities and planning
objectives for the settlement will be to preserve the local amenity and provide local
employment opportunities. This will be achieved through development of the existing BUS1
allocation.
Planning Objectives:
•
•
•
•
•
•

Enhance the role of the settlement as a service centre.
Support local services and facilities, including the primary school.
Preserve the amenity of the settlement.
To provide local employment needs.
To support community facilities and services.
To support economic development in the Energetica Corridor.

Existing Development Sites
Reference
BUS 1

Proposal
Overview
Safeguarded Allocated in the Employment Land Audit 2017.
for
employment See bid FR056 below.
uses.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR026

Proposal
12 homes

Site to West
of Blackford
Avenue,
Rothienorman

FR033

Overview
The proposed site is well related to the settlement and
effectively acts as an infill site between the existing
BUS site and the residential area to the north. The
proposed development seeks to provide homes for
social rent. Educational provision and waste water
capacity are current constraints that would require to be
resolved before the site could come forward but do not
prohibit the site from being identified as a preferred
option.

40 homes

The proposed site is a good extension to the village, if
and when infrastructure can be guaranteed to be
Adjacent to
Reserved
delivered. Educational provision is currently a constraint
Blackford
This is not
but this could be resolved through developer
Avenue,
preferred for obligations. Waste water treatment provision is a
Rothienorman immediate
constraint, with capacity to serve 9 homes, and
development. development should connect to the main public sewer.
The watercourse along the southern boundary will
require a buffer strip.
The scale of the proposal at 40 homes is such that it
would result in significant habitat, access, and
biodiversity gains. It would be imprudent to lose the
advantages of these commitments by seeking a smaller
development of 9 homes to meet existing waste water
treatment capacity. Additional information needs to be
provided regarding the mixture of houses promoted on
the site to contribute to a sustainable mixed community.
FR056
Site West of
Forgue Road,
Rothienorman

FR112
Land
Adjacent to
Drumsinnie
Drive,
Rothienorman

1.5ha
employment
land

The proposed site is currently allocated as BUS site. It
is well related to the settlement and would add to
existing opportunities for residents to work locally and
reduce the need to commute. The provision of
additional local jobs is particularly desirable to
complement the recent new housing development on
the north side of the village. The site has been
safeguarded since the Aberdeenshire Local Plan 2006.
Commitment and progress on delivery is essential to
avoid the site being identified as constrained and
possibly removed from the LDP during future reviews.

40 homes

The site would not be appropriate to develop at a very
high density but would be suitable for around 40 units
to avoid overdevelopment.
The proposed site has some issues relating to road
access and deliverability is subject to the ability of the
applicant to widen the access road to the site. This
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could deliver some meaningful benefits in terms of the
provision of footpaths in the settlement, providing
walking routes and delivering a modest housing
allocation.
Waste water treatment capacity is currently
constrained. It is preferable that the development is
connected to the public sewer. This is more a factor
effecting the timing of deliverability of units but
depending on whether this is resolved and either the
site area could be reduced to account for this or the
number of houses increased. It is preferable that and
development is be connected to a public sewer.

Other options which Planning Officers have not preferred:
None.
Conclusion
There is currently limited community aspiration for further development within Rothienorman.
Representatives from the Community Council have raised that there has been significant
growth in recent years, and that the settlement needs time to consolidate prior to allocating
further development. It is acknowledged through the Aberdeen City and Shire Strategic
Development Plan that there is a need for housing allocations within the Rural Housing
Market Area; and while Rothienorman is relatively accessible with a number of services
available, it is considered that the modest number of homes proposed will meet the local
housing demand. Development will still allow the settlement to retain its sense of place and
landscape character through the duration of the next Local Development Plan.
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St Katherines
St Katherines is a small, compact village located on the A947, between Fyvie and
Oldmeldrum. The village is characterised by contemporary, bungalow style housing and by
its location, surrounded by rolling countryside. Although the village has no services, it has
excellent road and public transport links to nearby service centres. The planning objectives
for this village are to meet local demand for homes and to support local services in nearby
settlements, including Fyvie Primary School. Both objectives will be met through the existing
housing allocation in the village.
Planning Objectives:
•

Preserve the amenity of the settlement.

Existing Development Sites
Reference
OP1
Cromlet
Park West

Proposal
5 homes

Overview
Effective in the Housing Land Audit 2018.
Retain.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR091

Proposal
8 homes

Overview
The proposed site is constrained by landscape impacts.
The unnatural westward extension of the settlement in
the manner proposed should be discouraged in terms
of landscape character impact affecting the setting of St
Katherines. Furthermore, the lack of services in the
village would result in the development being highly car
reliant.

35 homes and
business use

Landscape impact also effects this site. The proposed
site would be a significant extension to the village and
would effectively double its size. Development of less
than this size makes the development unviable. There
are no facilities in the settlement and the scale of the
proposal is such that there would not be any provided.
The lack of services in St Katherines would make the
development highly car reliant. The site is exposed and
would require significant landscaping to the north. The
proposed employment land is well related to the A class
road network.

Site West of
Gateside
Lambhill St
Katherines

FR098
Land North
of St
Katherine's,
Fyvie

Conclusion
Whilst there is some demand for new development in St Katherines and the primary school
at Fyvie would benefit from additional pupils; it remains that new development at St
Katherines would be highly car reliant and the settlement could not sustain the proposed
population without a significant expansion in employment land. Even if this were to come
forward, there is no guarantee that the homes would be inhabited by people who have a
direct relation to the employment land.
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Tarves
Tarves is an attractive village with a distinctive character, arterial street pattern and
traditional Victorian architecture, all of which are key to the settlement’s sense of place. This
has been recognised in its designation as a conservation area. It has experienced
significant growth in the last 10-20 years. Development in Tarves must be carefully managed
to remain sympathetic to the historic village core. Tarves also provides services to the
surrounding rural communities, including the primary school, shops and healthcare facilities.
The planning objectives for the settlement are to meet the local need for homes in the
Aberdeen housing market area, to meet local employment needs and to support local
services. Affordable housing provision is a key issue for the village and there is an appetite
for a new employment land allocation for start-up businesses. This will be achieved through
the existing allocations and through a new employment land allocation in the west of the
village.
Planning Objectives:
•
•
•
•
•

To help contribute to the overall sense of place in the community.
Meet local housing need in the settlement.
Support local services and facilities, including the primary school.
Preserve the amenity of the settlement.
To support community facilities and services.

Formartine 98

Item: 4
Page: 350

Existing Development Sites
Reference
OP1
The Grange

OP2

Proposal
100 homes ,
community
facilities and
3ha of
employment
land

Overview
Effective in the Housing Land Audit 2018.

10 homes

Constrained in Housing Land Audit 2018.

Braikley
Park
OP3
Land at
Braikley
Croft

Retain.

Retain.

1.3ha
employment
land

No longer employment land. Planning permission was
granted for 19 homes.
See bid FR058.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR009

Proposal
13 homes

Land North
of Bain's
Park,
Tarves

Overview
The proposal constitutes an underdevelopment of land
and it is considered that the site is capable of
accommodating 13 homes.
The proposed site is situated immediately adjacent to
the settlement boundary of Tarves and is accessed via
the B999. The site is technically developable however
the education provision constraint at Tarves Primary
School and Meldrum Academy would need to be
resolved. A SUD system would be required to mitigate
against the risk of flooding from surface water.
Whilst there is some concern surrounding the potential
for ribbon development along the B999, the proposal
involves the remediation of a brownfield land and
development potential is exhausted beyond the
northern boundary of the site due to field patterns and
to avoid coalescence with Nethermill of Tillyhilt. Given
the scale of development proposed, it could be
delivered during the Plan period and consolidated as
part of the settlement alongside other recent
developments seen in Tarves.

FR058

19 homes

The proposed site lies within the settlement boundary of
Tarves, on land safeguarded for business uses (BUS)
in the Local Development Plan 2017. The site has
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Braiklay
Croft 2,
Tarves

planning consent for 19 homes and forecast to be
complete in 2022. It would be appropriate to remove
the existing BUS allocation and replace with an
opportunity site for 19 homes to reflect the current
position.

Other options which Planning Officers have not preferred:
Reference
FR002
Land south
of Tarves,
Tarves

Proposal
200 homes

Overview
The proposed site is situated outwith the settlement
boundary of Tarves and is accessible via a minor road
off the B999. The site does not relate well to the
existing settlement and does not act as a natural
extension to the village. The proposed scale of
development would see the village grow
disproportionately to the south west. The site is not
within walking distance of amenities or community
facilities and would encourage the use of unsustainable
modes of transport. The site is not in close proximity to
any services which may result in increased car reliance.
There are a number of infrastructure related constraints
associated with the site, including waste water
treatment works capacity, road capacity and education
capacity at both Tarves Primary School and Meldrum
Academy. Additionally, much of the site is identified as
being prime agricultural land on which there is a
presumption against development in all but essential
circumstances. Therefore, this site is considered to be
unsuitable for development.

Conclusion
This is a very attractive village with a historic sense of place. It is well served by open space
having 2 parks within the village, a play park and a football pitch to the north. Although the
village has been significantly expanded since 1960s, this has been done sensitively on the
peripheral areas so as not to detract from the attractive village centre setting. The Aberdeen
Arms seems to be popular and well used too. Tarves Primary School is due to become over
capacity by 2022, however a development such as FR009 could overcome this constraint
through developer obligations. FR009 is well located as a natural extension of the housing
provision within the village.
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Tipperty
Tipperty is a village located on the A90, within close proximity of Ellon. The village is unique
in being separated into two halves to the north east and south east by the A90 and functions
largely as a dormitory settlement, characterised with a high proportion of 20th Century
bungalows. Although within the Aberdeen to Peterhead Strategic Growth Area (SGA) and
the Energetica area, development in Tipperty is limited by its current poor access onto the
A90. These problems are expected to be alleviated for the southern part of the village after
the construction of a new access as part of the A90 duelling project. The planning objective
for Tipperty is to preserve the amenity of the village.
Planning Objectives:
•
•
•

To help contribute to the overall sense of place in the community.
Preserve the amenity of the settlement.
To support economic development in the Energetica Corridor.

Existing Development Sites
Reference
BUS

Proposal
Established

Overview
Site complete.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR070

Proposal
Employment
land

Overview
The proposed site is of modest scale and sits south of
an established commercial site which is served by an
existing access from the A90(T). The site lies within the
Energetica Corridor and will enhance the employment
opportunities in this location. Landscape impacts are
minor. Flood Risk Assessment will be required, but it is
likely surface water can be fully managed within the
site. There is potential for this site to be masterplanned
along with FR071.

Employment
land

The proposed site is of small scale (0.76 Ha) and sits
east of an existing BUS site. The proposal would be an
extension of the existing employment land, utilising the
existing access, providing additional employment
opportunity within the Energetica Corridor. Landscape
impacts are minor, and the site can be delivered within
the Plan period. There is potential for this site to be
masterplanned along with FR070.

Land South
of Tipperty
Industrial
Estate,
Tipperty

FR071
Site 1 Land
East of
Tipperty
Industrial
Estate
Tipperty

Other options which Planning Officers have not preferred:
Reference
FR044

Proposal
2 homes

Overview
The proposed site is a small site for two additional
houses in the settlement, which will be almost entirely
car-dependent due to the new geography of the A90(T)
junction at this location. It cannot easily access the
employment uses on the east side of the A90(T) or any
provision for bus parking on that side of the road,
leading to safety hazards from crossing the main road.
Therefore, this site is not considered suitable for
development.

1 home

The proposed site is a very small site and is divorced
from services that would usually support housing
allocations. Development may be possible now due to
the imminent closure of the A90 junction at this point.
The site does not access a public road and there may
be servitude rights enjoyed with others that may result
in a ransom strip arising.

Bridgend,
Tipperty

FR045
Site
Adjacent
Elmar,
Tipperty

The proposed development may have an impact on the
pipeline that runs under the site. In discussion with
Inneos Consultant (Norr Consultants Ltd) they have
advised that a precautionary approach should be taken
at this stage.
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The site does not follow the pattern of the existing
development and erodes the set-back the village enjoys
from the A90(T). The character of the village may be
influenced by this allocation, even for one house. As an
alternative all the land between the existing settlement
boundary and the A90(T) should be identified as
“protected”.
FR072
Site 2 Land
East of
Tipperty
Industrial
Estate
Tipperty

Leisure and
tourism

The proposed site would diversify the mix of uses at
Tipperty, creating a regional tourism/leisure focal point,
close to the A90. A number of constraints would have
to be overcome, relating to landscape impacts
(depending on the level of development), vehicular
movements, and it is worth noting the supporting
statement alludes to the proposal being similar to
Lochter Activity Centre, and based on outdoor public
use for tourism and leisure, with up to 100 visitors in
attendance. While the road to the east of the site has
been upgraded and could possibly provide access to
the site, the HSE have advised against development on
safety grounds.

Conclusion
Housing development in Tipperty is not encouraged at this time as there are adequate
numbers of housing allocations in preferred locations such as Ellon. As a significant part of
the settlement is Tipperty Industrial Centre, a modest employment allocation adjacent to the
existing employment land is considered to be acceptable in planning terms.
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Turriff
Turriff is a town located in the west of Formartine and is one of the three main service
centres in the area. Situated on the top of a gently sloping hill, Turriff is characterised by its
role as a key service centre and former market town for surrounding agricultural
communities. The red sandstone buildings, busy high street and grid street plan help
provide a unique feel to the town and are key to the settlement’s sense of place. The
residents of Turriff take a lot of pride in the town and the ‘Turra Coo’ has become its
trademark, creating a sense of place. As a larger settlement in Formartine, there is
development pressure in the town. The planning objectives for the settlement include
meeting the local demand for new housing in the rural housing market area, which shall be
achieved through the existing OP1 and OP2 sites. However, there are not enough
employment opportunities or community facilities to support the increase in population.
There is a strong community aspiration for additional employment opportunities within the
town. There is also a need to sustain existing services and to provide improved community
services, which can be achieved through the existing allocations and by sequential
approaches to retail and office development. Finally, in the long term the potential for a new
distributor road to the east of the town to relieve traffic congestion in the town centre will be
met on site OP1.
Parking issues in the town centre cause congestion and traffic jams. Likewise cycle routes
are seen to be a deficit in the town.
Planning objectives:
•
•
•
•
•

To help contribute to the overall sense of place in the community.
To meet local housing need in the settlement.
Support local services and facilities, including the schools.
To provide local employment needs.
To support community facilities and services.

Formartine 104

Item: 4
Page: 356

Formartine 105

Item: 4
Page: 357

Existing Development Sites
Reference
BUS1

Proposal
Established

Overview
Allocated in Employment Land Audit 2017.
Retain.

BUS2

Established

Allocated in the Employment Land Audit 2017.
Built out. Remove and redefine settlement boundary.

BUS3

Employment
land

Not Allocated in the Housing Land Audit 2017.
Remove and redefine settlement boundary.

OP1

Constrained in the Housing Land Audit 2018.

Adjacent to
the wood of
Delgaty

450 homes,
primary school
and 10ha
employment
land

OP2

150 Homes

Effective in the Housing land Audit 2018.

North of
Shannocks
View
OP3
North east
of Markethill
Industrial
Estate
OP4
East of
markethill
Industrial
Estate
OP5
Adjacent to
Broomhill
Road,
Markethill
Industrial
Estate

See bids FR078 and FR030.

Retain.

1ha
employment
Land

Allocated in the Employment Land Audit 2017.

1.7ha
employment
land

Allocated in the Employment Land Audit 2017.

4.5ha
employment
land

Allocated in the Employment Land Audit 2017.

See bid FR003.

See bid FR004.

Retain.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR001

Proposal
27 homes

South of
Colly Stripe,
Smiddyseat
Road, South
of Turriff

FR003
Site OP3 ,
Turriff

Overview
The proposal constitutes an underdevelopment of land
and it is considered that the site is capable of
accommodating 27 homes.
The proposed site is accessible and largely
unconstrained and it provides significant planning
benefits. This is a preferred site for 27 homes provided
that open space augments the Collie Stripe and access
is provided to Smiddyseat Road to provide connectivity.
Buffer strips adjacent to the watercourse to the north
and west of the site will be required. There is capacity
at the primary school that is also adaptable to be
extended in the future if required.

Employment
land
Reserved
This is not
preferred for
immediate
development.

The proposed site has been allocated as OP3 since
2006 and has not received any applications for planning
permission to date. There is no evidence that a
developer would wish to take it forward. No discussions
with agencies have taken place to ensure delivery. It
would be anomalous to allocate and develop this parcel
of land before the adjacent BUS site is in line for
development.
This parcel of employment land is well connected to the
settlement, should other business land allocations be
delivered. As such, this site is recommended as a
reserved site for development post 2031.

FR004

Employment
land

OP4 Turriff
Reserved
This is not
preferred for
immediate
development.

The proposed site is located adjacent to existing BUS1,
BUS 3, OP3 and OP5 sites. The site has been
allocated as OP4 since 2006 and has not received any
applications for planning permission to date. There is
no evidence that a developer would wish to take it
forward and no discussions with agencies have taken
place to ensure delivery. It would be anomalous to
allocate and develop this parcel of land before the
adjacent BUS 1 site is in line for development and the
site should be kept as a reserved site to prevent other
forms of development.
This parcel of employment land could be well
connected to the settlement, should other business land
allocations be implemented. Reservation for
development post 2031 should demand be shown is a
rational approach to take.

FR005

60 homes

The proposed site is situated partially within the
settlement boundary of Turriff, extending outwith the
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Knockieland,
North of
Slackadale
Gardens,
Turriff

Reserved.
This is not
preferred for
immediate
development.

settlement to the eastern extent of the current OP2
allocation. The site relates well to the existing
settlement and functions as an extension to OP2. A
growth project at Turriff waste water treatment works
will be required in order to accommodate development.
Given the scale of development expected in Turriff and
the need to accommodate the Hydro line from the
north, it is appropriate to allocate this site as a
“reserved” site for delivery following the completion of
OP2.

FR020

Cemetery

Land at
Markethill,
Turriff

16 homes (not
preferred)

The proposed site is for both a cemetery and residential
development for 16 homes. While locating a cemetery
on this site would have no negative landscape or visual
impacts, the location of 16 houses do not associate well
with the settlement, as a field lies between the bid site
and the town itself. As such, this would be likely to
result in significant negative visual impact when
approaching or leaving the town from the north. It would
be more appropriate for the field immediately adjacent
to Turriff to be developed first before extending the
town further north along the eastern side of the road.
There are also unresolved waste water infrastructure
issues.
Two planning applications have been withdrawn for the
cemetery due to impact on private water supplies.
SEPA also confirmed the need for further assessments
to identify if there is a risk to the groundwater with
possible contamination of private water supplies and
new development should be connected to the mains or
more detailed studies showing disconnection must be
provided.

FR030
Part OP1
site Turriff

61 homes

The proposed site is located to the east of Turriff and to
the south and west of bid site FR078 and it is an
extension to the existing settlement. The proposed site
forms part of the current OP1 allocation, but this part of
the site has not been subject to an application for
planning permission.
The housing density is acceptable and adequate open
space has been proposed in the indicative layout plan.
There is a lack of capacity in the Turriff waste water
treatment work so this would need to be resolved.
Secondary educational provision may also be a
constraint to development.
The principal of development of the site itself is
acceptable and unlikely to adversely affect the
landscape character. The loss of prime agricultural
land is minimal.
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FR078
Land at
Balmellie
and Dalgaty,
Turriff

450 homes,
10ha
employment
land,
commercial
land and
community
facilities

The proposed site is currently allocated as OP1 and
has an approved Masterplan (2016). A growth project
will be required in order to ensure there is sufficient
waste water treatment works available.

FR086

40 homes

The proposed site is for housing comprising of a dense
mixture of semi-detached and flatted dwellings upon a
brownfield site. The bid represents an ideal opportunity
to redevelop the existing site into a meaningful and
active use whilst contributing to local affordable housing
requirements and sustaining existing services which are
all readily available in the surrounding area.

Land North
of Cornfield
Road Turriff

Tree loss and impact to the ancient woodland found
within the site are of concern and retention of this area
should continue to be promoted. Any adverse effect on
ancient woodland, as appropriately mitigated, is justified
by the need for development and the associated
benefits such a development provides to Turriff as a
rural service centre. A Flood Risk Assessment and
Phase 1 Habitats Survey will be required. The bypass
is still favourable but it is recognised that this will be in
the long term.

Subject to the potential remediation of the land and
securing of adequate open space this remains a readily
available site which otherwise has no constraints that
would limit its potential development for new housing.
FR127

50 homes

Lower
Smiddyseat,
Turriff

Reserved

FR134

35 homes

Site
Adjacent to
Bridgend
Terrace,
Turriff

The site is located immediately south east of the
settlement of Turriff. The site acts as an appropriate
extension to the settlement and is well related to the
existing P2 and OP1 sites. There are few constraints
associated with the site that could not be sufficiently
mitigated. The watercourse on the western boundary
would require a buffer strip. Development of this site
may be appropriate upon delivery of existing allocations
that have better connectivity to the settlement and its
amenities.
The proposed site is located within the Major River
Valley Landscape Character Area. A previous bid was
rejected due to a less sympathetic approach taken for
sustainable development. In 2009, it was recorded that
red squirrels are present on the site.
The topography of the site is flat and slightly higher
than B9024. Trees are screening the agricultural
ground (i.e. site). There are issues with water supply
and drainage treatment works (very low capacity for
both), and these would need to be overcome should
development take place. Primary education provision
at Turriff is forecast to be almost over capacity in 2022.
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After considering the above, it is recommended to
allocate the site, subject to findings of a wildlife and
habitats appraisal.

Other options which Planning Officers have not preferred:
Reference
FR074

Proposal
7 homes

Overview
The proposed site is situated in the countryside, within
an area known as Rosehall, in close proximity of Turriff.
There is ancient woodland to the north and east of the
site. Rosehall has previously been recognised as an
“identified settlement” and a location where “organic
growth” has been promoted, however Rosehall has
since been deemed to be an unsustainable location in
which to promote development due to its lack of
services and high car dependency. The proposed site is
considered inappropriate and may lead to
suburbanisation of the countryside.

Extension to
settlement
boundary

This bid proposes to extend the settlement boundary to
include this cluster of houses. This settlement
extension is inappropriate at this time when the
anticipated neighbouring uses are considered.
Additional development at “urban” densities is also
likely to be considered inappropriate at this time when it
is not physically part of the town. The site should be
kept detached from the urban area of Turriff and it is
recommended that should any part of this site be
brought forward, it is done so after or in conjunction
with BUS3. This is to ensure that urban sprawl does
not take place.

30 homes

The proposed development is in the countryside and is
approximately 3 miles from the nearest settlement
(Turriff). Development in this location will lead to high
car dependency as there are no services in the area. A
suburban housing estate in this rural location would be
wholly inappropriate. Therefore, this site is considered
to the unsuitable for development.

Site
adjacent to
Rosehall,
Turriff

FR085
Land at
Kinnaird
House,
Turriff

FR099
Land at the
Old School
House,
Ardmiddle,
Turriff
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Conclusion
Turriff is an attractive thriving local service centre at the north of Formartine. The ‘Turra
Coo’, attractive floral planting and traditional ‘grid’ streetscape all contribute to a strong
sense of place. There is a high proportion of independent shops and low vacancy rates in
the town centre.
With preferred allocations of over 600 homes in Turriff and 10ha of employment land, Turriff
will continue to expand at a sustainable rate over the next Plan period and could meet the
community aspiration for more local employment opportunities. There is adequate
educational capacity at Turriff Academy up to and beyond 2022. Turriff Primary School is
expected to be at 95% capacity by 2022. Other constraints on development of the preferred
allocations can be overcome through developer obligations.
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Udny Green
Udny Green is a small village located in mid-Formartine, approximately 7km east of
Oldmeldrum. The village is characterised by the large village green in the centre from which
it takes its name, and by the wooded, narrow roads that lead into it. The attractive setting
and design of the village has led to a large proportion of the north of the village being
designated as a conservation area. Infrastructure may not be able to support more
development. Therefore, any development in the village needs to be carefully managed to
ensure the character of the settlement is not compromised. Consequently, the planning
objective for the settlement is to provide homes to meet the local need for housing while also
maintaining the amenity and distinctive sense of place in the village. A further objective will
be to support local services, including the primary school. These objectives will be achieved
through the existing OP1 allocation.
Udny Green is not on a public transport route, has an issue with speeding traffic, and the
roads are narrow.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
Meet local housing need in the settlement.
To support local services and facilities, including the primary school.
Preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
15 homes

Opposite
Bronie
House

Overview
Effective in the Housing land Audit 2018.
Retain.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
None.
Conclusion
The existing allocation should be retained in order to meet local housing needs and the local
services, including the primary school. No other amendments are proposed.
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Udny Station
Udny Station is a small community located within close proximity to Ellon. The village is
characterised by its former role as a stopping point on the Formartine and Buchan railway
line and the Victorian and Edwardian houses on the main street are key to creating a
distinctive sense of place for the village. The settlement also has contemporary
developments to the north and south of the village but has relatively few services and
employment land and these continue to decline over time. The planning objectives for the
settlement are to meet local housing and employment land needs. Another objective is to
support the existing services and facilities, including support for Cultercullen Primary School.
These objectives will be met through the existing OP1 mixed use site.
The Community Council queried if there are sufficient services to justify larger allocations
and expressed a view seeing development concentrated on brownfield sites. There is an
aspiration to see a footpath created to Cultercullen Primary School.
Planning Objectives:
•
•
•

To preserve the amenity of the settlement.
To provide local employment needs.
To support community facilities and services.
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Existing Development Sites
Reference
OP1

Overview
Constrained in the Housing Land Audit 2018.

Woodlea
East

Proposal
35 homes and
1ha of
employment
land

Woodside
terrace

Unallocated
site (8 homes)

Effective in the Housing Land Audit 2018.

See bid FR138 below.

Retain in the Local Development Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR138
Site OP1,
Land North
East of
Udny
Station
Park, Udny
Station

Proposal
35 homes and
1ha
employment
land

Overview
The proposed site is an existing allocation within the
Local Development Plan 2017. Planning permission
has recently been refused and dismissed at appeal due
to poor design. At 2.4ha in size it is an appropriate size
for 35 homes, including 1ha of employment land and
40% open space.
The site is viable at this density and use mix, as
confirmed by the bid application. Innovation may be
required by the developer to demonstrate how the
required employment land should be provided within
the site.
Opportunities for innovative solutions (such as large
plots to allow live/work units) may be an appropriate
solution. Given the current brownfield opportunities
within the town it would be inappropriate to increase the
number of new homes to be provided, and a welldesigned housing development on part of the site may
be more appropriate than a mixed use development.
The protected species record report that red squirrels
have been seen on the site.

FR021
South West
of Udny
Station

40 homes and
business land
Reserved
This is not
preferred for
immediate
development.

The proposed site has been promoted in the LDP bid
process 3 times and each time it has been dismissed
on the basis of it being a very large scale and
prominent new extension to the village when there is no
identified need.
Without need then constraints associated with impact
on prime agricultural land cannot be overcome. Udny
Station has the advantage of a number of major gap
sites which it would make significantly more sense to
promote (as brownfield development) than this new
greenfield site. There is also an active developer
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interest in delivering the existing allocation in the village
(OP1). No additional greenfield sites are necessary.

Other options which Planning Officers have not preferred:
Reference
FR139
Land North
East of
Udny
Station
Park, Udny
Station

Proposal
65 homes and
1ha
employment
land

Overview
The proposed site would constitute overdevelopment of
the village in a relatively short period of time.
Substantially more houses could be provided on the
site than is currently proposed. Only that part of the site
subject to the previous planning application is deemed
to be viable in the bid form. Given that the current
brownfield site in the village centre has planning
permission, it would be inappropriate to increase the
number of new homes to be provided to this level over
the next 10 years. Other well located sites exist around
the village, have been proposed for immediate
development, and for this reason it is not considered
that a “reserve” notation would be suitable. The existing
OP1 site should be retained.

Conclusion
Demand for new housing in Udny Station remains low. The OP1 site from the current Plan
remains undeveloped. There is a lack of services to support any further allocations and OP1
remains the preferable site for the settlement.
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West Pitmillan
West Pitmillan is a site currently used as employment land. Within close proximity to Ellon
and with excellent road links to Aberdeen, Peterhead and the rest of Aberdeenshire, West
Pitmillan is well located to grow as an employment area, particularly after the completion of
the A90 Balmedie to Tipperty duelling project. The site is also within the Aberdeen to
Peterhead Strategic Growth Area (SGA) and the Energetica Corridor. As such, West
Pitmillan will play an important role in delivering strategic employment allowances, which is
the planning objective for the site. In line with the vision of Energetica, it is expected that
new development in West Pitmillan will contribute to transforming the area into a high quality
lifestyle, leisure and global business location.
Planning Objectives:
•
•

To provide local employment needs.
To support economic development in the Energetica Corridor.

Existing Development Sites
Reference
OP1

Proposal
Employment
land

West
Pitmillan
BUS

Overview
Allocated in the Employment Land Audit 2017.
Retain in the Local Development Plan.

Safeguarded
for

Add to LDP until Built out.
Retain in the Local Development Plan.
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Employment
Uses
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR117
Land West
of Enerfield
Business
Park,
Foveran,
Newburgh

Proposal
Employment
land
Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site has no real constraints other than
access (which could be provided through FR118
currently allocated as OP1 and the BUS designation).
However, most of the site is designated as Prime
Agricultural Land. It would be suitable for heavier
industrial uses given its location further from dwellings
than some of the other proposed employment land
options in this area.
As such, whilst the constraints above are not
considered unresolvable by its very nature it lies on
land far removed from the settlement which would only
be reasonable to allocate in addition to FR118. As
such the site is identified as potentially offering options
in the long term and is considered reserved.

FR118
Land at
Enerfield
Business
Park,
Foveran

Employment
land

The proposed site forms what is currently allocated in
the Plan as OP1 and the BUS designation. This site
has no real constraints with good access to the trunk
road and no immediate residential neighbours so could
be suited to transport intensive Class 5 and 6 heavy
industrial and storage uses. The site is currently
allocated and has extant permission on part of the site
and some existing users.
The site fits with the wider Energetica Corridor
objectives despite being poorly related to any
settlement and is not likely to facilitate wider objectives
of reducing the need to travel. It is recommended that
the site is preferred based on the wider Energetica
Corridor approach and the existing planning permission
and uses on site. Foul drainage should be located
outwith the flood extent. Access through the site, as to
not discount future options, should be required as part
of any new allocation.

Other options which Planning Officers have not preferred:
None.
Conclusion
West Pitmillan is an area of employment land and FR118 is currently allocated as both the
OP1 site and BUS designation. As OP1 remains an effective site and the BUS site is
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identified as being under construction, it is not recommended to change these to one large
allocation, as it is more appropriate that the BUS designation remains separate in the Plan to
OP1. It is recommended that FR117 is added to the Plan as a reserved site for future use.
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Woodhead
Woodhead is a small village located approximately 2km east of Fyvie. The settlement is
distinctly rural in character, with active farmland surrounding and dividing the two constituent
parts of the village. The village is close to larger services centres, and so there are few
facilities or services in Woodhead. As there is little pressure for development in the
settlement, the planning objective for Woodhead is to preserve the amenity of the settlement
and to sustain the school roll through the rural development policy within shaping
development in the countryside.
Planning objectives:
•
•
•

To help contribute to the overall sense of place in the community.
Meet local housing need in the settlement.
Support local services and facilities, including Fyvie Primary School.

Existing Development Sites
None.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
FR042

Proposal
5 homes

Overview
The proposed site is for self-build plots. This is
considered appropriate as a means to increasing
accessibility to affordable housing. However, the site is
not particularly accessible to key services leading to
high car dependency. Furthermore, it is located within
a Local Nature Conservation Site (LNCS), and area of
prime agricultural land, as well as having significant
infrastructure constraints, namely drainage, water
supply and waste water provision. Therefore, this site
is considered to be unsuitable for development.

5 homes

The proposed site is for self-build plots. This is
considered appropriate as a means to increasing
accessibility to affordable housing. However, the site is
not particularly accessible to key services leading to
high car dependency. Furthermore, it is located within
a LNCS, and area of prime agricultural land, as well as
having significant infrastructure constraints, namely
drainage, water supply and waste water provision.
Therefore, this site is considered to be unsuitable for
development.

3 homes

The proposal is for self-build plots. This is considered
appropriate as a means to increasing accessibility to
affordable housing. However, the site is not particularly
accessible to key services leading to high car
dependency. Additionally, the site lies in close proximity
to the Windyhills SSSI, is wholly within an area
identified as being prime agricultural land as well as
having significant infrastructure constraints, namely
drainage, water supply and waste water provision.
Therefore, this site is considered to be unsuitable for
development.

2 homes

The site is for self-build plots. This is considered
appropriate as a means to increasing accessibility to
affordable housing. However, the site is not particularly
accessible to key services leading to high car
dependency. Additionally, the site lies within the
Windyhills LNCS and in close proximity to the
associated SSSI, as well as having significant
infrastructure constraints, namely drainage, water
supply and waste water provision. Therefore, this site
is considered to be unsuitable for development.

24 homes

The scale of development proposed is considered
disproportionate to the size of the existing settlement
and would extend the settlement to the east. Significant
visual and landscape character impacts are expected
as a result, particularly on approach to the village. The
site is not particularly accessible to key services leading

Fyvie Road,
Woodhead
of Fyvie

FR043
Site to
North of
Woodhead
Farm,
Woodhead
of Fyvie

FR053
Land
adjacent to
Braefield,
Woodhead
of Fyvie

FR054
Land
adjacent to
Hillview,
Woodhead
of Fyvie

FR130
Woodhead
of Fyvie,
Woodhead
of Fyvie
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to high car dependency. Additionally, the site lies in
close proximity to the Windyhills LNCS, is wholly within
an area identified as being prime agricultural land as
well as having significant infrastructure constraints,
namely drainage, water supply and waste water
provision. Therefore, this site is not considered to be
suitable for development.

Conclusion
While it is clear that there is a demand to develop in and around Woodhead; with its rural
setting and lack of amenities and employment, it is clear that any new development would
promote unsustainable transport modes. There are allocations in more sustainable locations
(i.e. Turriff and Methlick), that are adequate to meet local housing need. No alteration is
proposed.
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Ythanbank
Ythanbank is a small linear village, with development occurring on either side of the B9005.
This pattern has recently been broken with new development to the west of the main street.
Peace, quiet, tranquillity and neighbourliness are very valuable assets that could be lost if
many more homes be introduced into this small, quiet settlement. The village contains a
number of contemporary dwellings but still retains its rural character. The varied approach
to architectural design is welcomed by the community. People who live in the area expect
large gardens with good distances between buildings, giving them the open views of the
surrounding countryside that result from larger-sized plots.
Due to its proximity to Ellon and its attractive rural location in the farmland of the Ythan River
Valley, there is some development pressure in Ythanbank. Waste water treatment is also a
constraint. Local opportunities for housing in the Aberdeen housing market area continue to
be met on site OP1 and on individual plots on the south-east side of the Bridge of Aucheldy
road. Lack of local facilities and services means that further development will be restricted
and the Community Council has suggested that no more than 10 houses should be allowed
over the next 10 years. Affordable housing remains an issue in the community.
The community has suggested that guidelines or restrictions to encourage some elements of
cohesive design should be in place with a view to retaining and adding to the village’s visual
character.
Planning Objectives:
•
•
•

Enhance the role of the settlement as a service centre.
Meet local housing need in the settlement.
Preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1
West of
B9005

Proposal
10 homes
under
construction

Overview
Effective in the Housing Land Audit 2018.
Retain in Local Development Plan until built out.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
FR019

Proposal
4 homes

Michaelmuir
Croft,
Ythanbank

Overview
The proposed site is immediately south of the existing
OP1 allocation. OP1 is expected to be built out by
2021. The site relates well to the existing settlement
and takes forward aspirations of the Community Council
on the basis that development is in keeping with the
character of the village, and recent development
patterns are preferred.
The site offers opportunities for self-build plots. This
may be appropriate as a means to increasing
accessibility to affordable housing. The site is only
identified as a preferred option on the basis that 4
houses can be accommodated on the site. This reflects
densities elsewhere in the village. Natural boundary
features to the south of the village mean that
development beyond this site would largely be
exhausted.

Other options which Planning Officers have not preferred:
Reference
FR048
Site 1, Land
at Wood of
Schivas,
Ythanbank,
Methlick

Proposal
12 homes

Overview
The proposed site is not within walking distance of
amenities or community facilities (400m) and would
therefore encourage the use of unsustainable modes of
transport.
Waste water treatment is a constraint (the majority of
the houses have private drainage). A development of
this size utilising private drainage arrangements would
have a negative impact upon water quality.
Furthermore, it is constrained in terms of educational
provision at Methlick Primary School.
The southern section of the site contains ancient
woodland which indicative plans show as being
developed. While compensatory planting is suggested,
this would not sufficiently offset the loss of ancient
woodland. A number of Aberdeenshire archaeological
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sites are found within the vicinity of the site, as is one
Historic Environment Scotland scheduled monument.
The development is likely to impact the setting of the
scheduled monument, and the context in which it is
understood due to the proximity of the development
site. Therefore, it is considered that this site is not
suitable for development.
FR049
Site 2, Land
at Wood of
Schivas,
Ythanbank,
Methlick

25 homes and
2.5Ha.
employment
land

The proposed site is not within walking distance of
amenities or community facilities (400m) and would
therefore encourage the use of unsustainable modes of
transport.
Waste water treatment is a constraint (the majority of
the houses have private drainage). A development of
this size utilising private drainage arrangements would
have a negative impact upon water quality.
Furthermore, it is constrained in terms of educational
provision at Methlick Primary School.
The southern section of the site contains ancient
woodland which indicative plans show as being
developed. While compensatory planting is suggested,
this would not sufficiently offset the loss of ancient
woodland. A number of Aberdeenshire archaeological
sites are found within the vicinity of the site, as is one
Historic Environment Scotland scheduled monument.
The development is likely to impact on the setting of the
scheduled monument, and the context in which it is
understood due to the proximity of the development
site. Therefore, it is considered that this site is not
suitable for development.
The southern section of the site contains ancient
woodland (Plantation Origin), which indicative plans
show as being developed. While compensatory planting
is suggested, this would not sufficiently offset the loss
of ancient woodland. A number of Aberdeenshire SMRs
(Sites and Monuments Record), are found within the
vicinity of the site, as is one HES (Historic Environment
Scotland) scheduled monument within the site. The
development is likely to impact on the setting of the
scheduled monument, and the context in which it is
understood. The indicative site plan identifies an
eastern section of the site as business use – this
section lies within a pipeline consultation zone.
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Conclusion
The number of constraints within Ythanbank; such as natural heritage, landscape setting,
waste water treatment and location of the village mean that significant development within
the village is not recommended. This is also reflected by the local community concerns that
have been raised with regards to the amenity of the village. There are adequate housing
allocations in other more sustainable nearby locations nearby (i.e. Methlick, Ellon and
Oldmeldrum) that can meet local housing need. A small development of 4 homes to the
south of OP1 seems to be a reasonable sized development for Ythanbank and in a logical
location.
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Landward sites
Drum of Wartle

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR036
Land at
Greenway,
Drum of
Wartle

Proposal
1.5ha
employment
land (light
industrial)

Overview
The proposed site is situated in the countryside and
promotes small-scale employment starter units. The site
is unconstrained but promotes an unsustainable
settlement pattern. Landscape character impact
(particularly from the approach from the south) is of
concern, and there may be impacts on residential
properties.
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Forgue

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR146
Land to East
of South
Balnoon
Farmhouse,
Forgue

Proposal
10 homes

Overview
The proposed site presents an opportunity for
development on a brownfield site, assuming the
equestrian centre on the existing farmstead is
redundant. There is however a livery business that is
still active with recent planning approval for 1 home for
an essential worker immediately adjacent to the bid site.
The viability of the site at the proposed scale of 10
homes is questionable (in particular as there is a
separate bid site immediately adjacent for 4 further
homes), which collectively presents a ‘suburbanisation’
(and therefore over development) of the countryside.
The scale of the development also appears
incongruous in nature when considering its agricultural
heartland setting.
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Other constraints include provision of infrastructure,
water supply and waste water treatment, but these
should be resolvable. This proposal is situated in an
unsustainable location that would promote use of
unsustainable transport measures, and there are
enough other housing allocations in the Rural Housing
Market area to meet local housing needs.
FR147
Land to North
and East of
South
Balnoon
Farmhouse,
Forgue

4 homes

Previous planning applications have been approved for
converting the steading, bothy and bruiser buildings to
provide two separate homes, and a further planning
application has been approved, an essential worker
home, related to the livery business on the immediately
adjacent site. The viability of the site for 4 detached
houses (in addition to farm building refurbishments) as
one cohesive development is not supported as this
would equate to ‘suburbanisation’ of the countryside
which would appear incongruous in this agricultural
heartland setting. It is also noted that there is a
separate bid submitted for 10 homes on an immediately
adjacent site on the same farmstead.
There are other constraints including provision of
infrastructure, water supply and waste water treatment,
although these should be resolvable. This proposal is
situated in an unsustainable location and encourage the
use of unsustainable transport modes. Therefore, this
site is unsuitable for development.
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Hattoncrook

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR023
West
Hattoncrook,
Oldmeldrum

Proposal
30 homes

Overview
The proposed site is located in an accessible
settlement, however, services are limited to a small
shop. Development in this location, of the scale
proposed would be an excessive increase in the size of
the village (currently 16 homes) and this would have a
significant impact on its character and the outwards
landscape characteristic. The watercourse to the west
of the site would require a buffer strip. Development
has the potential to impact on protected species on the
site. Long term constraints operate over much of the
site.
The advantages of this site, particularly for active travel
up and down the A947, make this a location where
every effort should be made to create a development
that is in scale with the “place” and makes a positive
contribution to the village. A significantly smaller
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development of approximately 8 homes associated with
the access to The Fold and avoiding both the pipeline
consultation area and prime agricultural land may be a
more realistic proposal.
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Whitecairns

Development Bid Sites
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The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
FR016

Proposal
6 homes

Land to the
rear of
Dykeside,
Whitecairns

FR055

3 homes

Chance Inn,
Whitecairns

FR097
Land North
of Drovers
Place,
Whitecairns

30 homes

Overview
The proposed site relates well to the existing group of
houses at Whitercairns, but there is uncertainty with
regard to waste water treatment, and it will introduce
modern development into this open landscape. With
only 6 homes proposed it constitutes an
underdevelopment of land. It is considered that the site
is capable of accommodating 35 homes, and this would
not be an acceptable extension to Whitecairns. While
an appropriate boundary treatment could reduce its
visual impact on the landscape, with no services in this
hamlet, the site is in an unsustainable location and will
encourage unsustainable modes of transport.
Education is a further constraint at Balmedie Primary
School. This site is considered unsuitable for
development.
The proposed site is not an appropriate addition to the
landscape character of the area. It essentially
promotes the “joining” of two building clusters. The site
is constrained in terms of educational provision and it
provides no desirable planning outcomes other than a
token provision of renewable energy. Due to the lack or
services and employment in Whitecairns any new
development would encourage unsustainable modes of
transport.
The proposed site relates well to the existing group of
houses at Whitercairns, but there is uncertainty with
regard to waste water treatment, and that it will
introduce modern development into this open rural
landscape. The proposal is for 30 homes which
constitutes an underdevelopment of land. It is
considered that the site is capable of accommodating
50 homes, and this would not be an acceptable
extension to Whitecairns. While an appropriate
boundary treatment could reduce its visual impact on
the landscape, education provision is a constraint, and
with no services in this hamlet, the site is in an
unsustainable location and will encourage
unsustainable modes of transport.

Conclusion
No landward sites within Formartine are preferred.
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Introduction
This appendix details the Officers’ response to the development bids submitted in response
to our call for sites to inform the Main Issues Report of the Local Development Plan 2021.
This information is set out in the same manner for all our analysis with a statement of vision
and objectives for the settlement and then analysis of the existing allocations, the “officers’
preferred bids, and finally the other options that we have considered. Each settlement has a
conclusion associated with it.
Where existing sites should be removed from the plan, or new bids identified as long term
reserved sites with future potential for development post 2031, then this is noted in the
tables.
Each settlement has a map associated with it that identifies the location of bids and existing
opportunity sites from the Local Development Plan 2017.
The maps show:

•

Preferred sites as a cross hatch. These are sites that should be
made available for development immediately on adoption of the
Local Development Plan 2021.

•

Reserved sites as vertical lines. Reserved sites are out with
the settlement boundary and are unavailable for any form of
development under the Local Development Plan 2021 until
confirmed by a mid-term review and brought forward as a
specific proposal. They are not sites preferred for immediate
development and are identified as being possible future
opportunity sites only.

•

Other options, which are not preferred, as a dotted outline. These
are sites which may be deliverable, but better options exist.

All conclusions have been based on a full assessment of the opportunities that a site may, or
may not, provide, an Interim Environmental Report produced as part of the Strategic
Environmental Assessment and a Habitats Regulations Appraisal Record.
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Auchleven
Auchleven is a small settlement located approximately 4km south of Insch on the B992.
The settlement is surrounded by open countryside, with important views of Bennachie to
the east. Auchleven’s location away from main service centres, along with capacity
constraints at Premnay Primary School, mean that the scope for expansion of the
settlement is limited. Flooding associated with the Gadie Burn running to the south of the
settlement is of concern to the community. The primary planning objective during the
lifetime of the Plan is to preserve the amenity of the village.
Planning Objectives:
•
•

To preserve the amenity of the settlement.
To meet local housing need in the settlement.

Existing Development Sites
Reference
Unallocated
– Auchleven
Croft

Proposal
5 homes

Overview
Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
Subject to an extant planning permission. The site
forms part of a wider development of 10 homes, 5 of
which have been completed.

Unallocated
– Adjacent
to Premnay
School

9 homes

Identified as effective in the Housing Land Audit 2018.
Subject to 3 separate planning permission in principle
approvals for a total of 9 homes. Construction
programmed to start in 2019 and is likely to be
completed in 2023.
Garioch 4
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR004
Land North
of
Auchleven,
Insch

Proposal
3 homes

Overview
The site lies outwith the settlement. The site is
associated with an area of land that has been subject to
planning permission for a total of 9 homes as organic
growth. This bid would effectively see the whole site
capacity taken to 12 homes. Whilst the site provides a
logical means to “square off” the development
opportunity created via these planning applications,
there are a number of constraints associated with the
site, namely capacity at Premnay Primary School.
Arguments to suggest that the presence of prime
agricultural land should be dismissed due to existence
of other planning permissions are not accepted.

GR051

14 homes

Despite a small part of the boundary aligning with the
settlement boundary, the site is largely detached from
the village. There are a number of constraints
associated with the site, namely capacity at Premnay
Primary School. The majority of the site is also
identified as being prime agricultural land.

23 homes

Despite a small part of the boundary aligning with the
settlement boundary the site is largely detached from
the village. There are a number of constraints
associated with the site, namely capacity at Premnay
Primary School. The majority of the site is identified as
being prime agricultural land and flood risk. A significant
buffer would be required reducing the developable
area. The site also lies in close proximity to category Alisted Lickleyhead Castle.

Land East of
Mortimers
Way,
Auchleven,
Insch
GR072
Land West of
Auchleven,
Insch

Conclusion
Auchleven has experienced incremental growth permitted under the Plan’s rural
development policies. Given the cumulative impact of these approved developments it is
considered prudent to include within the Local Development Plan windfall sites appearing in
the Housing Land Audit 2018 that are expected to be delivered during or after 2021.
Delivery of these sites are expected to meet local housing need in the short term. Auchleven
suffers from physical and infrastructure constraints that restrict future development options
and as such no further housing allocations should be made. Site GR004 is considered to be
the only site that could reasonably come forward given its relationship with the adjacent
windfall site, however this bid is not without constraint, and is not preferred.
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Blackburn
Blackburn is a popular commuter town situated on the A96, that benefits from an industrial
estate offering employment opportunities. The location of the town, and the demand for
housing in close proximity to Aberdeen City, has driven development within the settlement
but has placed pressure on existing facilities. A replacement primary school was delivered
in 2018. Much of Blackburn is surrounded by prominent hillsides with the A96 providing a
physical boundary to the south of the settlement.
The landscape setting of Blackburn should be conserved and enhanced where possible.
The path network should be improved and extended, with a long-term community aspiration
of providing a walking/ cycle route around the whole of the town.
Planning Objectives:
•
•
•

To meet housing need in the wider Strategic Growth Area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support community facilities and services.
To improve and create opportunities for active travel.
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Existing Development Sites
Reference
OP1

Proposal
50 homes

Overview
Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
No Masterplan, or planning application is in place on
the site however progress on bringing the site forward
is anticipated during the current Plan period.
See bid GR087 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR087

Proposal
268 homes

Sites OP1
and P5,
Caskieben,
Blackburn

GR088
Land North of
Site P5,
Caskieben,
Blackburn

Overview
The site capacity has been increased from 150 to 268
homes.
The proposed site currently allocated as sites OP1 and
P5. The bid proposal effectively seeks to increase the
number of homes that could be delivered on the site from
its current allocation of 50 homes, and amend the use of
the protected land. Examination of the Local
Development Plan 2017 found that site OP1 would be
capable of accommodating a greater scale of
development than that of the current allocation. Site P5
was previously allocated for a replacement primary
school. This has now been delivered without the need for
the use of site P5. This designation will be removed from
the Local Development Plan 2021. This site is well
located for parking and walking. The core path should be
retained. The site boundary requires to be amended to
exclude an area of ancient woodland to the north of the
bid site. Matters associated with access and road
widening would require to be resolved.

50 homes
Reserved.
This is not
preferred for
immediate
development.

The proposed site is situated adjacent to the settlement
boundary. A Landscape and Visual Impact Assessment
would be required for this site given its notably rural
structure. A Flood Risk Assessment would be required
to determine the developable area. When considered
in isolation, the site is detached from the settlement and
as such could only come forward upon allocation and
delivery of bid site OP1 and P5/GR087. Further
consideration of this site is needed before it could be
allocated in the Plan.
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Other options which Planning Officers have not preferred:
Reference
GR005

Proposal
Mixed use –
50 homes,
employment
land and
community
uses

Overview
The proposed site is largely remote from the residential
area, but is in close proximity to an area safeguarded
for business uses. Whilst the site would provide a mixed
use proposal within the Strategic Growth Area it is
considered that this site is in an inappropriate location
for such a development. This is due in most part to the
likely negative impact to the setting of Kinellar House, a
category B-listed building, pictish stone and wider
designed landscape. Part of the site is identified as
being prime agricultural land and the broadleaved
woodland within the site is an important resource for
habitat and landscape. Protected species may also be
affected by development at this location.

4.2ha
employment
land

The proposed site is situated outwith the settlement
boundary with its location south of the A96 creating a
sense of detachment from the settlement. This site is
subject to a number of constraints including the
presence of prime agricultural land, flooding, landscape
impact and is situated within the Health and Safety
Executive’s pipeline consultation zone. Additionally, it is
not clear how pedestrian/cycle access would be
achieved to promote active travel from the village to the
proposed employment area.

GR024

5 homes

Land
Opposite
Kingsfield
Road
Junction,
Glasgoforest
GR033

The proposed site lies within a large housing group.
Glasgoforest is not a settlement recognised in the Local
Development Plan 2017 and lacks services leading to
likelihood of increased car reliance. The site is subject
to constraints including the presence of prime
agricultural land and is within the Health and Safety
Executive’s pipeline consultation zone.

300 homes

The proposed site is situated adjacent to the settlement
boundary. There are a number of constraints
associated with the site including the scale of
development proposed, presence of prime agricultural
land, possible loss of trees, presence of a core path
running through the site and its situation within the
Health and Safety Executive’s pipeline consultation
zone. It is considered that the western part of the site
could only come forward on the basis of bid site GR005
also being supported.

Housing land

The proposed site relates relatively well to the existing
settlement, however it is remote from the centre of the
village and key services. Whilst the proposal seeks to
contribute towards addressing shortfalls in the Open
Space Audit, there are a number of constraints to
overcome, namely that a large part of the site is
identified as being prime agricultural land and the site
lies within the Health and Safety Executive’s pipeline
consultation zone.

Land at
Kinellar
Estate,
Blackburn

GR023
Land South
East of
Kinellar
Roundabout,
Blackburn

Land at
Hillhead of
Glasgoego,
Blackburn

GR085
Land East of
Cairntradlin,
Blackburn
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Conclusion
Although the existing OP1 sites is identified as being “constrained”, progress has been made
in bringing this site forward. A replacement primary school has been delivered on the site of
the former school building on Fintray Road. As a result sites P5 and R1 are no longer
required and will be removed from the Plan. Development proposals associated with the
existing OP1 and P5 sites (GR087), along with a possible future opportunity arising from
development of site GR088, are considered sufficient to meet local housing need within this
part of the Strategic Growth Area during the Plan period and beyond.
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Chapel of Garioch
Chapel of Garioch is a small settlement set in the foothills of Bennachie and surrounded by
rolling agricultural land. The settlement is defined into two separate sections, with the
church being the focus of the southern part and the school being the focal point in the
northern part. The spacing between existing buildings and the presence of mature trees
create a strong sense of place within the settlement, with views of Bennachie also being
particularly important. Within these constraints there is an opportunity for modest and
sensitively designed development to support and sustain local services, provide housing for
local needs and help maintain the school roll.
Provision for pedestrian movement between the two sections of the village is unsatisfactory,
particularly for children walking to school. Creating a safe route to school is an aspiration of
the community, however ways to deliver this are currently limited.
Planning Objectives:
•
•
•

To preserve the character of the settlement.
To create a path linking both sections of the settlements and provide a safe route to
school.
To meet local housing need in the settlement.

Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Full planning permission for 10 homes was approved in
February 2016. Construction is programmed to start in
2020 with 4 homes remaining in 2022.
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OP2

15 homes

Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
No planning application has been received. It is
proposed that this site is removed from the Plan.
See bid GR130 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR130
OP2, The
Glebe,
Chapel of
Garioch,
Inverurie

Proposal
15 homes

Overview
The site is situated largely within the settlement on land
currently allocated as OP2. Development of the site
would support Chapel of Garioch Primary School which
is currently under capacity, however is distant from the
site with no safe route identified. The majority of the
site is also identified as being prime agricultural land.
The proposal constitutes an underdevelopment of land
and it is considered that the site is capable of
accommodating up to 50 homes which would be difficult
for a settlement of this site to absorb.

Conclusion
Delivery of site OP1 will accommodate local housing demand in the short term. It is
proposed to remove site OP2 on the basis of non-delivery. Bid GR130 could only be taken
forward as a reserved site should amendments be made to reduce the scale of the site to
that required to accommodate 15 homes and a safe route to school being identified with
commitment to achieving its delivery.
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Cluny and Sauchen
Sauchen is a commuter village set in a flat plain bounded by a tributary of the River Don,
and is located just off the A944 west of Westhill. Cluny is a small cluster located
approximately 1km north of Sauchen and is focussed around the primary school. Recent
development pressure has largely been driven by accessibility to Westhill and Aberdeen, but
the nature of the settlements means that a modest level of development is appropriate. This
would help to meet the need for housing within the Aberdeen Housing Market Area and
sustain local services, particularly the primary school. The presence of prime agricultural
land and flood risk constrains future development opportunities. The lack of community
facilities or a meeting space within Sauchen is an issue for the local community. This is not
easily delivered without significantly increasing the population and size of the settlement.
Options to develop a community garden should be explored.
Planning Objectives:
•
•
•
•

To support local services, including the primary school.
To meet local housing need in the settlement.
To identify an appropriate site for a “community hub”.
To meet local housing need in the settlement.
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Existing Development Sites
Reference
OP1

Proposal
99 homes

Overview
Identified as effective in the Housing Land Audit 2018
with a total capacity for 76 homes.
Full planning permission for a total of 50 homes has
been granted. A proposal of application notice for
residential development was submitted in May 2018.
23 homes have been completed. Construction of the
remaining 76 homes programmed to start in 2019 with 4
homes remaining in 2022.

OP2

8 homes

Complete.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR017

Proposal
30 homes

Land at
Burnside,
Sauchen

GR030
Land at
South West
of Sauchen,
North of
A944,
Sauchen

Overview
The capacity of this site has been increased from 15 to
30 homes.
The proposed site forms a logical extension to the
settlement. A mix of house types is not currently
proposed however this would be sought. The site
currently represents an underdevelopment of land and
it is considered that up to 30 homes could be delivered
on the site. Amendment to the site boundary is also
required to exclude the burn and woodland to the west
of the site. Development of this site should not
prejudice delivery of a safe route to school.

Retail
Use/Coffee
Shop

The proposed site would provide an easily accessible
and convenient retail and employment element to the
settlement that has historically been lacking for some
time. This could retain people within the settlement as
well as potentially attract further investment. The site is
identified as being prime agricultural land however it is
recognised that the settlement lacks services and this
proposal seeks to provide a needed amenity. It is
considered that no other uses other than that proposed
would be appropriate on this site. Improvements may
be required to the junction onto the A944 as well as
some road widening.

Other options which Planning Officers have not preferred:
Reference
GR020

Proposal
Mixed use –
40 homes, 1ha
employment

Overview
The proposed site is situated adjacent to the settlement
and is identified as being prime agricultural land. The
proposal promotes a mixed use development, including
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Land West
of Sauchen,
Phase 1,
Sauchen

land and
community
facilities

employment opportunities and a community facility,
meeting community aspirations. However, there are
concerns surrounding the potential for visual impact
upon the setting of the village and access to be taken
from the A944.

GR021

Mixed use –
160 homes,
1ha
employment
land and
community
facilities

The proposed site is situated adjacent to the settlement
and is identified as being prime agricultural land. The
proposal could cause adverse visual impact upon the
setting of the village of Sauchen. While there are
however benefits to be gained in the form of new
community facilities which would come forward as part
of a potential substantial expansion to the settlement,
the result of which would more than double the size of
Sauchen.

6 homes

The proposed site does not relate well to the settlement
and is on potentially contaminated land and partially
within a flood risk area. The bid proposes individual
private drainage systems which should be discouraged.

40-50 homes
and 500600m2
community
centre (Class
11)

The site is situated adjacent to the settlement boundary
and is identified as being prime agricultural land. The
southern part of the site adjacent to the Cluny Burn is at
risk from flooding. The proposal promotes a community
facility meeting community aspirations. However, there
are concerns surrounding potential for visual impact
upon the setting of the village.

100-120
homes and
500-600m2
community
centre (Class
11)

The site is situated adjacent to the settlement boundary
and is identified as being prime agricultural land. The
southern part of the site adjacent to the Cluny Burn is at
risk from flooding. The proposal promotes a community
facility meeting community aspirations. However, there
are concerns surrounding potential for visual impact
upon the setting of the village.

150 homes
and a
community
facility

The site is situated to the north of the settlement and is
significantly constrained by a flood risk and the
presence of prime agricultural land. The proposal
promotes a community facility meeting community
aspirations. However, the proposal would ultimately
cause adverse visual impact upon the setting of the
village of Sauchen, with the overall scale of the site
resulting in a disproportionate extension to the village.
The site is located in proximity to Cluny Castle Gardens
and Designed Landscape, a nationally important
heritage asset. New housing would have to be
designed around an existing waste water treatment
facility which should be discouraged.

Land West
of Sauchen,
Phase 1-4,
Sauchen

GR056
Land at
South of
Cluny
Primary
School,
Cluny,
Sauchen
GR096
Land South
of Main
Street
(Smaller
Site),
Sauchen
GR097
Land South
of Main
Street
(Larger
Site),
Sauchen
GR115
Land at
Mains of
Sauchen,
North West
of Sauchen
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Conclusion
Cluny and Sauchen have experienced sustained growth during the last 10 to 15 years. Site
OP2 is now built out and will removed from the Plan. Given that Cluny and Sauchen do not
lie within a Strategic Growth Area any major expansion to the village needs to be carefully
considered. It is noted that several bid proposals include provision for a “community hub”
which would meet a significant aspiration of the community. It is considered that the
preferred option (GR030) would contribute to meeting this aspiration without the need to
significantly increase the size of the settlement. Part of this site would be reserved for future
junction improvements. Bid GR021 and GR097 have greater landscape and visual impact
and would see considerable expansion of the village. Bid GR115 is not considered an
appropriate option for reasons outlined in the bid overview.
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Dunecht
Dunecht is a small linear village centred on the junction of the B977 and A944. The village
has a number of traditional characteristics which contribute significantly to the setting of the
village and these should not be compromised. The village benefits from a good range of
services and facilities given its size. A housing allocation will help to meet need by
increasing the availability of housing stock in the area.
Planning Objectives:
•
•
•
•

To preserve the character of the settlement.
To support local services and facilities, including the primary school.
To provide additional parking provision adjacent to the A944.
To meet local housing need in the settlement.

Existing Development Sites
Reference
OP1

Proposal
24 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Planning permission in principle for 24 homes was
approved in May 2014, with matters specified in
conditions, approved in October 2017. Construction is
programmed to start in 2019 and is likely to be
completed in 2021.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR094

Proposal
50 homes

North of
Dunecht,
West of
B977,
Dunecht

Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site lies adjacent to the settlement
boundary in close proximity to a range of services
including a shop, hall and primary school. There is
concern that the site does not respect the traditionally
linear pattern of development and traditional character
associated with the village. The south of the site is at
risk from flooding. A Flood Risk Assessment would be
required to determine the developable areas with an
adequate buffer created. The site lies within the Health
and Safety Executive’s pipeline consultation zone. The
site is identified as a reserved option to allow these
matters to be resolved.

Other options which Planning Officers have not preferred:
None.
Conclusion
The existing opportunity site within Dunecht is progressing with construction expected to
start this year. Delivery of OP1 is expected to provide sufficient new homes to meet local
housing demand in the short term. Future expansion of Dunecht needs to be carefully
considered to ensure that further growth does not negatively impact on the character and
setting of the village. A reserved site (GR094) has been identified to provide a long term
opportunity for growth which should not come forward until the existing OP1 site is
completed and has been fully consolidated within the village.
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Durno
Durno is a small rural settlement located to the north of Whiteford and is made up of a
scattering of mainly modern houses of 1 – 1½ storeys. There are also some attractive
traditional granite buildings in the centre of the settlement, which provide a sense of
character and place. Durno’s location away from local service centres, along with
constraints on primary school provision at Logie Durno Primary School and the lack of public
sewerage provision, mean that the settlement is not an appropriate location for significant
new development. The key planning objective for Durno is to preserve the amenity and
character of the settlement.
Planning Objectives:
•

To preserve the amenity and character of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
GR048
North West of
Parkside
Gardens,
Durno,
Inverurie

Proposal
8 homes

Overview
The proposed site is situated adjacent to the settlement
boundary and effectively acts as an infill opportunity
between two parts of the settlement. The site is
identified as being prime agricultural land.

Conclusion
Durno is not considered suitable for development due to the lack of local services. It is
proposed to amend the settlement boundary to exclude 3 homes (Woodlands, Craighead
and Birchfield) to the south west on the basis that these properties are unrelated and
detached from the settlement core.
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Echt
Echt is a small village situated on the junction of the B977 and the B9119. The majority of
the local facilities and services are situated in close proximity to the crossroad. Car parking
provision required to support these facilities is an issue for the local community, particularly
at peak times. To meet a community aspiration development of a car park of an appropriate
scale and location within the village may be supported should a suitable site be identified.
Housing development has taken place in the village which has been designed in a way
which is sensitive to the existing character and sense of place within the village. It is
expected that there will continue to be demand for housing and as such further allocations
are expected to follow the same sensitive approach to development.
Planning Objectives:
•
•
•
•

To preserve the character of the settlement.
To support local services and facilities, including the primary school.
To provide additional parking provision to relieve pressure associated with the
crossroads.
To meet local housing need in the settlement.

Existing Development Sites
Reference
OP1

Proposal
25 homes

Overview
Complete.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR093

Proposal
42 homes

South East of
Echt, South
of B9119,
Echt

Overview
The site capacity has been increased from 28 to 42
homes to avoid underdevelopment.
The site is situated adjacent to the settlement
boundary. The site is located in close proximity to a
range of services available within the village, including
the primary school. This site may also be capable of
delivering a car park, meeting a community aspiration
and further consideration should be given to this.

Other options which Planning Officers have not preferred:
Reference
GR092
North of
Forbes Park,
Echt

Proposal
25 homes

Overview
The site is situated adjacent to the settlement
boundary. The site is well related to recent housing
development and is in close proximity to a range of
services available within the village. An area of the bid
site is identified as being at risk from flooding and a
Flood Risk Assessment would be required to determine
the developable area.

Conclusion
There is little to separate the merits of the bid proposals in Echt. Bid GR093 is considered to
be better located in proximity to the primary school and play park, avoiding a need to cross
the main road. It is not considered possible to prefer/reserve both sites on the basis that
Echt Primary School is difficult to extend and options to accommodate increased capacity
are likely to be limited. No bid has been received that seeks to deliver a car park. This
matter will be further explored prior to publication of the Proposed Local Development Plan.
Site OP1 is now built out and will removed from the Plan.
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Hatton of Fintray
Hatton of Fintray is a small village located close to the River Don approximately 6km east of
Kintore. The village is well served by public open spaces, including a tennis court/ allweather pitch, and has a pub-restaurant at its core. The village is located on the edge of the
former designed landscape associated with the former Fintray House, and the eastern part
of the settlement is surrounded by the green belt which plays an important role in protecting
the setting of the village. Trees found in and immediately surrounding the village contribute
towards the distinctive character of the village. Given these constraints, a modest level of
development located in the western part of the settlement is appropriate. This will contribute
towards housing growth within the Aberdeen Housing Market Area, provide housing for local
needs and help to sustain some local services. Delivering a safe route to Fintray Primary
School from Mill of Fintary is an issue for the local community.
Planning Objectives:
•
•
•
•

To preserve the character of the settlement.
To support local services and facilities, including the primary school.
To provide a safe route to school from Mill of Fintray.
To meet local housing need in the settlement.
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Existing Development Sites
Reference
OP1

Proposal
8 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Submission of a planning application is anticipated
during late 2019.
See bid GR044 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR044

Proposal
32 homes

Site OP1,
West of
Hatton Court,
Hatton of
Fintray

Overview
The capacity of this site has been increased from 12 to
32 homes to avoid underdevelopment.
The proposed site is currently allocated as site OP1.
The proposal seeks to increase the current allocation
from 8 to 12 homes however as noted the site is
capable of accommodating 32 homes. The site is well
located adjacent to the existing settlement and the
small field on which it would be sited has defensible
boundaries, the western of which could provide a
habitat and pedestrian corridor. Access should be
considered from the road to the south and a footway
along this road to the school, if possible, would be a
preference.

Other options which Planning Officers have not preferred:
Reference
GR013

Proposal
40 homes

Overview
The proposed site is situated adjacent to the settlement
boundary. The site relates well to the village but lacks
any obvious sense of containment and will negatively
affect the setting of the village. It would change the
existing form of the settlement by introducing further
development to the south of Forbes Place and east of
Station Road. The site is located within the green belt
and is located in proximity to Donald’s Hillock Cairn, a
nationally important heritage asset.

GR107

25 homes

Land South
of St Gile’s
Chapel,
Hatton of
Fintray
GR108

25 homes

The proposed site is situated adjacent to the settlement
boundary. Development of this site would have a
negative impact on the setting of the village and be
visually prominent giving its position on the hillside. The
site is located in proximity to Donald’s Hillock Cairn, a
nationally important heritage asset. Furthermore the site
is largely prime agricultural land.
The proposed site is situated adjacent to the settlement
boundary however is isolated from the village due to the

Land East of
Station Road,
Hatton of
Fintray
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Land North of
Lairds Park,
Hatton of
Fintray

tree line surrounding the site. Woodland significantly
restricts the developable area of the site. The site is
situated within the green belt. The site is located in
proximity to Mote Hill cairn, a nationally important
heritage asset. Due to the steep topography of the site
delivery of housing would involve significant earthworks
and without further information this is a concern limiting
the ability to promote the site fully.

Conclusion
Whilst OP1 is constrained, this continues to be the most appropriate site to direct
development in Hatton of Fintray. The increase to the site capacity and promotion of mixed
house types may help to unlock this constraint. Development of this site is sufficient to
meeting local housing need during the Plan period. No further sites are considered
necessary.
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Insch
Insch lies within the Huntly to Pitcaple Strategic Growth Area as identified by the Strategic
Development Plan. Insch is considered to have a good housing mix as seen through
significant development within the village, however the lack of affordable housing and
housing provision for elderly people e.g. sheltered/very sheltered housing is an issue for the
local community. Given the recent development it is appreciated that no significant
additional land allocations have been made to allow the village to consolidate and react to
the level of growth and assess the local infrastructure to ensure it could continue to support
any further growth in the village. The railway station is a major attraction for the village and
increases its accessibility as a commuter village. The provision of access to and from the
railway station for the disabled and people with children in buggies and/or heavy luggage is
an important objective for the future. Care should be taken not to detract from the existing
sense of place within the village while at the same time sustaining and enhancing existing
services, facilities and providing local employment opportunities. Congestion within the
centre of the village is increasing, particularly HGV and farm traffic. This issue is
exacerbated due to a lack of parking provision.
Planning Objectives:
•
•
•

To meet housing need in the wider Strategic Growth Area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support community facilities and services.
To improve accessibility at Insch Railway Station.
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Existing Development Sites
Reference
OP1

Proposal
48 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Full planning permission for 48 homes was approved in
March 2016. Construction is programmed to start in
2018 with 12 homes remaining in 2022.

OP2

12 homes

Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
Planning permission in principle for residential
development was refused in December 2015. It is
proposed that this site is removed from the Plan.

OP3

10 homes

Identified as effective in the Housing Land Audit 2018.
Full planning permission for 8 homes was approved in
May 2017. Construction is programmed to start in 2019
and is likely to be completed in 2020.

OP4

5ha
employment
land

Identified as marketable in the Employment Land Audit
2016/17.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR015
South of
Insch
Railway
Station, Insch

GR029
Land at
Drumrossie
West,
Drumrossie
and Denwell
Farm, Insch

Proposal
Mixed use –
60 homes,
0.35ha
employment
land (Class
4) and car
park for
Insch
Railway
Station
Reserved.
This is not
preferred for
immediate
development.
200 homes
GR029a or
GR029b
Reserved.
This is not
preferred for

Overview
The site is situated immediately adjacent to the
settlement boundary. The site is in close proximity to
the railway station but is largely divorced from the town
centre and primary school. There would be some loss
of prime agricultural land which would be required to
allow the site to come forward. Some of this area could
be retained as community growing space. It is
considered that the site delivers a number of the local
aspirations which would override the loss of prime
agricultural land. These include further opportunities to
support employment and delivery of a car park
providing accessible access to the southern platform.
The site is identified as a reserved option to allow for
further consideration of access provision to the railway
station.
The proposed site lies adjacent to the settlement
boundary. The site in its entirety is not of a scale
considered appropriate in relation to the existing size of
the settlement at this time and the ability to deliver
these at the rate proposed is questionable and further
consideration of infrastructure constraints would be
required. However, there may be merit in pursuing part
of the proposed site. Two areas are identified for further
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immediate
development.

consideration with a view to reserving land for a future
development consisting of 200 homes. One of these
parts of the bid sites could be taken forward. The
northern part of the bid site (shown as GR029a) is well
related to the existing housing development and is in
close proximity to Insch Business Park, offering
employment opportunities. The southern part of the bid
site (shown as GR029c) is situated in close proximity to
the town centre. In either case, further development in
Insch would need to be “essential” in order to override
the loss of prime agricultural land at this location. A
Landscape and Visual Impact Assessment would be
required for development as the site has notable
potential for landscape and visual effects. The
development options are reserved at this stage to allow
for further consideration of the site options and for
relevant detail to be submitted.
The remaining land could not come forward without the
replacement primary school on site P3 being delivered.

Other options which Planning Officers have not preferred:
None.
Conclusion
Insch has experienced growth given its location within a Strategic Growth Area. Reserved
opportunities are identified that could be taken forward should a housing need be
established in a future Plan period. It is proposed to remove OP2 on the basis of nondelivery. A redevelopment infill opportunity would remain on the site should a suitable
proposal come forward. The boundary of OP3 will be amended to reflect the planning
permission.
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Inverurie and Port Elphinstone
Inverurie is a thriving market town which sits in the Don Valley and straddles both the River
Don and the River Ury. It is located within a Strategic Growth Area and acts as a significant
service and retail centre for the Garioch area and beyond. The town centre is not
geographically central, but provides a focal point and is dominated by the Town Hall and the
informal open area in front. Within the town centre are many successful locally owned
shops, an increasing number of larger national and international chain stores, a range of
businesses and services, along with public art and signage that provide character and
identity. Inverurie and Port Elphinstone are classified as a single settlement, but the bridge
across the River Don between the two is a key gateway feature with the flood plain providing
a significant open space buffer.
The town will play a key role in delivering both housing and employment development to
meet requirements within the strategic growth corridor, and this will help to support Inverurie
and Port Elphinstone’s role as a sub-regional service and retail centre. The provision of
affordable and accessible housing is a priority for the town. However, there are significant
challenges in relation to traffic congestion, and uncertainty regarding both the Scottish
Government’s proposals to dual the A96 Aberdeen to Inverness currently restricting options
for future expansion. Nevertheless, there remain significant development opportunities
within and adjoining the town centre, at Uryside/Portstown and within the Crichie area.
Planning Objectives:
•
•
•

To meet housing need in the wider Strategic Growth Area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support community facilities and services.
To increase provision of community growing spaces such as allotments.
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Existing Development Sites
Reference
OP1

OP2

Proposal
Mix of uses
including 58
homes
and 0.35 ha
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.

Mix of uses
including 180
homes,
0.5ha
employment
land,
community
facilities
and a variety
of retail uses

Identified as effective in the Housing Land Audit 2018.

Full planning permission on part of the site is subject to
S75 Agreement.
Construction programmed to start in 2019 and is likely
to be completed in 2021.

Completion of the former Loco Works element of the
site is expected in 2020.
The Harlaw Road element of the site is constrained due
to “ownership”.
Identified as constrained in the Employment Land Audit
2016/17.
See bid GR084 below.

OP3

250 homes

Identified as effective in the Housing Land Audit 2018.
Full planning permission for 416 houses and 4
commercial units was approved in April 2018.
Construction of 253 homes is programmed to start in
2022.

OP4

737 homes,
including
community
facilities and
a primary
school

Identified as effective in the Housing Land Audit 2018.

OP5

20 homes

Complete.

OP6

27 homes

Identified as effective in the Housing Land Audit 2018.

Planning permission in principle for 737 homes
business and industrial development, community
facilities including primary school is subject to S75
Agreement. Construction is programmed to start in
2019 with 712 homes remaining in 2022.

Full planning permission for 65 homes was approved in
March 2017. The site is under construction with
completion expected in 2019.
OP7

150 homes

Identified as effective in the Housing Land Audit 2018.
Along with site OP8, full planning permission for 611
homes was approved in December 2013. Construction
is programmed to start in 2019 with 150 homes
remaining in 2022.

OP8

465 homes

Identified as effective in the Housing Land Audit 2018.
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Along with site OP8, full planning permission for 611
homes was approved in December 2013. The site is
under construction with 40 homes remaining in 2022.
OP9

175 homes

Identified as effective in the Housing Land Audit 2018.
Full planning permission for 416 and 4 commercial
units, approved 2018. The site is under construction
with 23 homes remaining in 2022.

OP10

OP11

OP12

A mix of uses
including 250
homes and
up to 3.6 ha
employment
land

Identified as effective in the Housing Land Audit 2018.

23.7ha
employment
land
1.5ha
employment
land

Identified as constrained due to “infrastructure” in the
Employment Land Audit 2016/17.

Full planning permission for 221 homes was approved
in October 2013. The site is under construction with
completion of the site is expected in 2021.

Identified as marketable in the Employment Land Audit
2016/17.
Planning permission subject to this site has lapsed. It is
proposed to remove this site in favour of promoting
delivery of other employment sites.

OP13

OP14

10ha
employment
land
25 homes

Identified as marketable in the Employment Land Audit
2016/17.
Identified as effective in the Housing Land Audit 2018.
No planning application has been received to date.
Construction is programmed to start in 2023.

OP15

OP16

Mix of uses
including 80
homes

3.8ha
employment
land
Unallocated – 64 homes
Former
Hatchery

Identified as effective in the Housing Land Audit 2018.
Planning permission in principle for the demolition of
the abattoir and offices and erection of residential
development is subject to S75. Construction is
programmed to start in 2021 with 50 homes remaining
in 2022.
Identified as marketable in the Employment Land Audit
2016/17.
Identified as effective in the Housing Land Audit 2018.
Full planning permission for a total of 64 homes has
been granted. Construction is programmed to start in
2020 with 35 homes remaining in 2022.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR084
Land at
Harlaw
Park,
Harlaw
Drive,
Inverurie

Proposal
50 homes
(supported
accommodation)

Overview
The proposed site lies within a site currently allocated
as OP2. The proposal seeks to deliver
accommodation to support the elderly and ageing
population. The proposal would see the remediation of
brownfield land and continued redevelopment of the
former Loco Works. Given the proximity to the town
centre and local services the proposal is considered to
be a preferred option on the basis that constraints
associated with possible contaminated land and
surface water flooding can be resolved.

Other options which Planning Officers have not preferred:
Reference
GR009

Proposal
50 homes

Overview
The proposed site is situated immediately adjacent to
the settlement boundary. There are few constraints
associated with the site, however the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and the timescale for delivery
is known. The site is well related to the settlement. A
rezoning exercise may be require to ensure sufficient
capacity at Kellands Primary School. A small loss of
prime agricultural land would be required to allow the
site to come forward.

50 homes

The proposed site is situated outwith the settlement
boundary of Inverurie. There are few constraints
associated with the site, however the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and the timescale for delivery
is known. The site is relatively detached from the
settlement and could only come forward on the basis
of bid site GR009 being supported. A rezoning
exercise may be require to ensure sufficient capacity
at Kellands Primary School.

360 homes

The site is situated partially within the settlement
boundary of Inverurie and extends to the west. Part of
the bid is protected in the Local Development Plan
2017 to enable the relocation of St Andrews Special
School, if required. The bid suggests that land subject
to P15 would be reserved for a new community/
education uses. There are few constraints associated
with the site, however the site cannot be considered
until a preferred route for dualling of the A96 has been
selected and the timescale for delivery is known.

100 homes

The site is situated adjacent to the settlement
boundary of Inverurie. The site boundary would need

Site 1 at
Westgate
North, John
Sorrie Drive,
Inverurie

GR010
Site 2 at
Westgate
North, John
Sorrie Drive,
Inverurie

GR027
Site A, Land
West of
Blackhall
Road,
Inverurie

GR028
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Site B, Mains
of Blackhall,
West of
Blackhall
Road,
Inverurie
GR037

to be amended to account for constraints however this
cannot be considered until a preferred route has been
selected and a delivery and the timescale is known for
dualling of the A96.

55 homes

The proposed site is situated adjacent to the
settlement boundary. There are few constraints
associated with the site, however the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and timescale for delivery is
known.

73 homes

The proposed site is situated adjacent to the
settlement boundary. There are few constraints
associated with the site, however the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and timescale for delivery is
known.

41 homes

The proposed site is situated partially within the
settlement boundary and extends to the west. Part of
the bid is protected in the Local Development Plan
2017 to protect the playing fields. There are few
constraints associated with the site, however the site
cannot be considered until a preferred route for
dualling of the A96 has been selected and the
timescale for delivery is known. Additionally, this site
could only come forward on the basis of sites subject
to bid references GR027 and GR028 being supported.

100 homes

The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including the
presence of prime agricultural land, flood risk, situation
within the Battle of Harlaw inventory battlefield and
impact on setting of a B-listed building nearby.
Additionally, the site cannot be considered until a
preferred route for dualling of the A96 has been
selected and the timescale for delivery is known.

200 homes

The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including the
presence of prime agricultural land, flood risk, situation
within the Battle of Harlaw inventory battlefield and
impact on setting of a B-listed building nearby.
Additionally, the site cannot be considered until a
preferred route for dualling of the A96 has been
selected and the timescale for delivery is known.

Site 1, Land
at Upper
Davah, West
of Inverurie
Golf Club,
Inverurie
GR038
Site 2, Land
at Upper
Davah, West
of Inverurie
Golf Club,
Inverurie
GR046
Land North
and East of
Dubston
Farm,
Inverurie

GR057
Land at East
Balhalgardy
Farm,
Inverurie (Bid
1)

GR058
Land at East
Balhalgardy
Farm,
Inverurie (Bid
2)
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GR059
Land at East
Balhalgardy
Farm,
Inverurie (Bid
3)

500 homes

GR061

70-100 homes The proposed site is situated adjacent to the
settlement boundary. The site includes land protected
under the current Local Development Plan and areas
of flood risk. The site cannot be considered until a
preferred route for dualling of the A96 has been
selected and the timescale for delivery is known.

Land North
and East of
St. James
Walk,
Inverurie

The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including the
presence of prime agricultural land, flood risk, situation
within the Battle of Harlaw inventory battlefield and
impact on setting of a B-listed building nearby.
Additionally, the site cannot be considered until a
preferred route for dualling of the A96 has been
selected and the timescale for delivery is known.

Mixed use –
900 homes,
primary
school and
commercial
land

The proposed site is largely detached from the
settlement. There are a number of constraints
associated with the site including flood risk, ancient
woodland, protected species and impact on the
Bennachie Special Landscape area. A Landscape
and Visual Impact Assessment would be required as
the scale and location of the proposed development
site has potential to have significant effect on the
landscape character of the area. Additionally, the site
cannot be considered until a preferred route for
dualling of the A96 has been selected and the
timescale for delivery is known.

Land at
Souterford,
Inverurie

Mixed use –
300 homes
and
community
uses

GR090

150 homes

The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including the
presence of prime agricultural land, flood risk to the
east of the site and impact on the Keithhall Inventory
Garden and Designed Landscape, a nationally
important heritage asset. Additionally, the site cannot
be considered until a preferred route for dualling of the
A96 has been selected and timescale for delivery is
known.
The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including the
presence of prime agricultural land, flood risk and
impact on the Keithhall Inventory Garden and
Designed Landscape, a nationally important heritage
asset. Additionally, the site cannot be considered until
a preferred route for dualling of the A96 has been
selected and the timescale for delivery is known.

GR062
Land at St
James Place,
Inverurie

GR089

Land at South
West
Lofthillock,
Inverurie

GR091
Land at
Souterford
and

Mixed use –
450 homes
and
community
uses

The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including the
presence of prime agricultural land, flood risk to the
east of the site and impact on the Keithhall Inventory
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Lofthillock,
Inverurie

GR114

Garden and Designed Landscape. Additionally, the
site cannot be considered until a preferred route for
dualling of the A96 has been selected and the
timescale for delivery is known.
49 homes

The proposed site is situated adjacent to the
settlement boundary. There are few constraints
associated with the site, however the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and timescale for delivery is
known.

500 homes

The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including the
presence of prime agricultural land, flood risk, possible
tree removal and impact on the setting of A-listed
Bourtie House. Additionally, the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and the timescale for delivery
is known.

35ha
employment
land
commercial
land

The proposed site is situated adjacent to the
settlement boundary. There are a number of
constraints associated with the site including
landscape impact and its situation within the Health
and Safety Executive’s pipeline consultation zone. A
Landscape and Visual Impact Assessment will be
required as there is notable potential for significant
visual effects on the surrounding landscape character
given the relatively elevated nature of the most
southerly bid site and also potential visual effects from
the most northerly site on the A96 corridor. There are
possible visual effects on the surrounding landscape
character area from these potential development sites
as indicated. Additionally, the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and the timescale for delivery
is known.

Mixed use –
109 homes
Land East of
and a
Rothienorman Riverside
Road,
Park
Howford,
Inverurie

The proposed site is situated on land currently
reserved for a Uryside Park and access to Uryside.
There are a number of constraints associated with the
site including the presence of prime agricultural land,
flood risk and potential for impact on the water
environment. Additionally, the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and the timescale for delivery
is known.

GR138

The proposed site is situated adjacent to the
settlement boundary. There are few constraints
associated with the site, however the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and timescale for delivery is
known. A rezoning exercise may be require to ensure

Land North of
St. James
Place,
Inverurie
GR117
Land North of
Lochter Drive,
Uryside
(Phase 3),
Inverurie

GR131
Land at
Braeside
Farm and
Thainstone,
Inverurie

GR137

Land North of
Dillyhill Way,
Inverurie

76 homes
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sufficient capacity at Kellands Primary School. A small
loss of prime agricultural land would be required to
allow the site to come forward. This area could be
retained as community growing space.
GR139

45 homes

The proposed site forms part of site OP1 as identified
in the Local Development Plan 2017. There are few
constraints associated with the site, however the site
cannot be considered until a preferred route for
dualling of the A96 has been selected and the
timescale for delivery is known.

20 homes

The proposed site is situated adjacent to the
settlement boundary. There are few constraints
associated with the site, however the site cannot be
considered until a preferred route for dualling of the
A96 has been selected and the timescale for delivery
is known.

105 homes

The proposed site is situated outwith the settlement
boundary. The site could only come forward on the
basis of bid site GR140 being supported. There are
few constraints associated with the site, however the
site cannot be considered until a preferred route for
dualling of the A96 has been selected and the
timescale for delivery is known.

Housing and
employment
land

The proposed site is situated immediately adjacent to
the settlement boundary of Inverurie. Woodland to the
west and tree belt to the south of the site should be
excluded from the site boundary. However, the site
cannot be considered until a preferred route for
dualling of the A96 has been selected and the
timescale for delivery is known.
The proposed site is situated outwith to the settlement
boundary. The site could only come forward on the
basis of bid site GR140 and GR141 being supported.
There are few constraints associated with the site,
however the site cannot be considered until a
preferred route for dualling of the A96 has been
selected and the timescale for delivery is known.

Land West of
Bennachie
View Care
Home,
Inverurie (Site
2)
GR140
Land West of
Bennachie
View Care
Home,
Inverurie (Site
4)
GR141
Land West of
Bennachie
View Care
Home,
Inverurie (Site
5)
GR142
Land West of
Conglass
Cottages,
Inverurie (Site
8)
GR145
Site at
Crawford
Road
(Conglass 6),
Conglass,
Inverurie

12ha
employment
land

Conclusion
Inverurie and Port Elphinstone has experienced growth given its location within a Strategic
Growth Area. There is sufficient effective land allocations to meet housing demand during
the Plan period. To allocate further development opportunities at this stage may prejudice
delivery of existing sites and is considered to be premature given that further development
pressure will exacerbate current infrastructure constraints. The options for the A96 dualling
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at this location are not yet known and this currently restricts long term spatial planning for the
town.
Once confirmation of the route and a delivery timetable is set for the A96 dualling project this
may constitute the criteria that results in a mid-term review of the Plan.
Site OP5 is now built out and will removed from the Plan. OP12 is to be removed on the
basis of non-delivery. A northern link road has also been delivered meaning it is no longer
necessary to reserve site R1. Strategic reserve (SR2) is subject to planning permission and
will be reallocated to an opportunity site. It is considered prudent to include within the Local
Development Plan windfall sites appearing in the Housing Land Audit 2018 that are
expected to be delivered during or after 2021. Currently unallocated, the redevelopment of
the Former Hatchery on Blackhall Road will be added to the Plan as an opportunity site.
Several of the opportunity site boundaries and allocation requires to be amended to reflect
planning permissions granted since adoption of the Local Development Plan 2017.
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Keithhall
Keithhall is a small village located some 2km east of Inverurie on the edge of the Keithhall
Estate. The village has grown around the church, the school and the manse, which provide
character and a sense of place. The centrepiece of the estate is Keithhall House, a category
A-listed building that is the historic seat of the Earls of Kintore, whilst the grounds of Keithhall
Estate were landscaped by Capability Brown in the 18th Century. There is pressure for
development in the vicinity of Keithhall owing to its proximity to Inverurie, but the need to
preserve the integrity of the Historic Garden and Designed Landscape is of particular
importance. Keithhall is therefore suitable for a modest level of development only, which will
help to meet local housing needs and support local services – particularly the primary school
which is forecast to be under capacity during the early part of the Plan period.
Planning Objectives:
•
•
•

To preserve and enhance the setting of the settlement.
To sustain existing services, including the primary school.
To meet local housing need in the settlement.

Existing Development Sites
Reference
OP1

Proposal
15 homes

Overview
Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
No planning application has been submitted to date.
Construction is programmed to commence in 2022.
See bid GR129 below.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR049

Proposal
36 homes

Land South
of B993,
West of
Woodlands
Cottages,
Keithhall

Reserved.
This is not
preferred for
immediate
development.

GR128

32 homes

Land East of
OP 1, South
of Inverurie
Road,
Keithhall

GR129
OP1 and R1,
South of
Inverurie
Road,
Keithhall,
Inverurie

Overview
The proposed site is situated adjacent to the settlement
boundary and is relatively well related to the settlement.
The site is within walking distance to the primary school
which is operating under capacity however a safe
crossing would be required. Screening would be
required to mitigate against any visual impact when
approaching the settlement from the west. The bid
suggests the site would be deliverable following review
of the Local Development Plan (e.g. 2026) and as such
the site has been identified as a reserved site.
The site capacity has been increased from 15 to 32
homes to avoid underdevelopment.
The proposed site is situated adjacent to the settlement
boundary and is relatively well related to the settlement
as an extension to an existing opportunity site. The site
is within walking distance to the primary school which is
operating under capacity however a safe crossing
would be required. There are no constraints that would
prevent early delivery of this site.

Mixed use –
36 homes
and car park
for village
hall

The site capacity has been increased from 15 to 36
homes to avoid underdevelopment.
The proposed site is currently identified as sites OP1
and R1. The site is within walking distance to the
primary school which is operating under capacity
however a safe crossing would be required The
proposal seeks to deliver a car park for the village hall.
There are no constraints that would prevent early
delivery of this site.

Other options which Planning Officers have not preferred:
Reference
GR050

Proposal
37 homes

Overview
The proposed site is situated adjacent to the settlement
boundary and is relatively well related to the settlement.
The site is within walking distance to the primary school
which is operating under capacity. The site is
constrained due to ancient woodland and tree loss is
expected to allow the site to come forward. No
compensatory planting has been identified. Flood risk
also constraints the site as well as the location of the
proposal within Keithhall Inventory Garden and
Designed Landscape.

400 homes

The proposed site is situated adjacent to the settlement
boundary and is largely detached from the village. The

Land West of
Keithhall
Primary
School,
Keithhall,
Inverurie

GR060
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Land at
Tweedale,
Keithhall,
Inverurie

scale of development proposed is considered to be
significantly disproportionate to the size of the village
and capability of local services to accommodate. The
site is subject to a number of constraints including the
presence of prime agricultural land, flood risk and
impact on ancient woodland. The site lies within
Keithhall Inventory Garden and Designed Landscape.
The Kinkell Belt LNCS is found within close proximity to
the site. The bid suggests that the delivery site could
also deliver part of an eastern relief road for Inverurie.
This seems premature until the development route for
the A96 is agreed.

Conclusion
Modest growth has been planned for Keithhall. Sites GR128 and GR129 are considered to
be sufficient to meet housing need in the short term, with a further reserved site also
identified to be taken forward in the longer term. Site R1 should be retained to ensure
provision for this use is preserved.
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Kemnay
Kemnay is a traditional and diverse town set in the valley of the River Don, dating from
around the 1860s. The town centre and Academy highlight Kemnay’s role in the rural
community, and the town also benefits from an employment area to the north which includes
the famous Kemnay Quarry. Sites safeguarded for business uses should be promoted,
particularly for the start-up of small and medium sized enterprises. There are large areas of
open space in the town and good access to a paths network in the Fetternear Estate.
Academy provision has presented a constraint to development in recent years, although an
extension to Kemnay Academy in the short term, and a review of Academy provision in the
Garioch area over the medium term, will help to address this. The local community has
indicated that improvements are required to local facilities including the library and scout hut.
Delivery of a replacement health centre is of particular importance. Kemnay benefits from a
diverse housing mix and further development at an appropriate scale, including smaller and
affordable homes, will help to meet local housing need, sustain and enhance services within
the community, provide opportunities for employment and recreation, and improve links to
the path network on the edge of Kemnay. Flood risk is a constraint on development and a
particular concern to the local community. There is local desire for the delivery of a safe
cycle route to connect Kemany with surrounding settlements including, Kintore, Inverurie,
Monymusk, Alford and as far as Aberdeen City.
Planning Objectives:
•
•

To support community facilities and services.
To provide opportunities for employment.
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Existing Development Sites
Reference
OP1

Proposal
65 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Full planning permission for 66 homes was approved in
August 2016. The site is under construction with
completion of the site expected in 2019.

OP2

20 homes

Identified as constrained due to “physical” issues in the
Housing Land Audit 2018.
No planning application has been submitted to date. It
is proposed to remove this site from the Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR083

Proposal
Medical
facility

Overview
The proposed site is currently reserved for
medical/community facilities, and NHS Grampian have
expressed their desire to retain this designation. The
actual delivery timescales sit with NHS Grampian, but
there are no constraints to prevent this well located site
coming forward.

49 homes

The proposals promotes redevelopment of a site
expected to become vacant prior to adoption of the
Local Development Plan 2021. The site is located in
close proximity to the town centre and is within walking
distance of a range of services. It is likely that
development would results in the loss of trees. Where
possible trees should be retained with compensatory
planting required for trees lost to accommodate
development. Considering the developable area of the
site up to 49 homes could be accommodated on the
site.

Site R2,
South of
Grove Road,
Kemnay
GR147
Birley Bush,
Kemany

Other options which Planning Officers have not preferred:
Reference
GR036
Land at
Fetternear
Estate, West
of River Don,
Kemnay

Proposal
73 homes

Overview
The site has been tested previously, both as a bid and
in the refusal of a 2010 application which was
dismissed on appeal. The site is isolated with poor
links to Kemnay, resulting in an unsustainable form of
development that could have substantial impacts on the
wooded farmland setting of Kemnay. The landscape
sensitivity of the site is reflected in it being covered by
the Bennachie Special Landscape Area. The sensitivity
of the site is further reflected in the location effectively
being a designed landscape associated with Fetternear
House and the Bishop's Palace.
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GR134

65 homes

The proposed site is currently safeguarded for business
uses. Constraints associated with the site including
flood risk, topography and landscape impact, mean that
it would be inappropriate to develop housing on this
site.

111 homes

The proposed site is situated adjacent to the settlement
boundary but would appear isolated in relation to the
existing pattern of development, with little or no
coalescence to existing development to the north or
west. The site would be visually prominent given the
topography of the site and possible impacts on the
Bennachie Special Landscape Area.

65 homes
and
employment
land

The site is situated partially within the settlement
boundary of Kemnay on land safeguarded for business
use, with additional land proposed to the south across
the main road. The offsetting of the existing
employment designation to land to the south minimises
any strategic shortfall, however does pose potential
issues in relation to landscape impact. Constraints
associated with the site including flood risk, topography
and landscape impact, mean that it would be
inappropriate to develop housing on this site.

Land at
Kirkstyle
Farm (North)
(Option 1),
Kemnay
GR135
Land at
Kirkstyle
Farm (South)
(Option 2),
Kemnay
GR136
Land at
Kirkstyle
Farm (North
and South)
(Option 3),
Kemnay

Conclusion
Kemnay has experienced growth through the development of housing. However, despite
sites being safeguarded for business use, employment opportunities have been lacking. It is
important to maintain these opportunities for employment. OP1 should be removed from the
Plan on the basis that the site is expected to be completed this year. It is proposed to
remove OP2 on the basis of non-delivery. It is also proposed to remove site R1 as an allweather sports pitch has been delivered adjacent to Kemnay Academy. The settlement
boundary would be amended accordingly.
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Kingseat
Kingseat is a small settlement located some 7km north of Dyce and approximately 1km east
of Newmachar. Kingseat was the location of the first segregate or village hospital system in
the British Isles. Laid out to create a secluded and sheltered environment within a planned
parkland landscape, the former hospital site has a distinctive self-contained character and
has been designated as a conservation area.
Opportunities for redevelopment of derelict hospital buildings should be promoted. More
recent development has extended the settlement to the east, and has incorporated both
housing and business development of a more modern design. Owing to its location away
from the larger service centres there is limited development pressure, and the key planning
objective for Kingseat is to preserve the amenity and character of the settlement.
Planning Objectives:
•
•
•

To preserve the amenity and character of the settlement.
To meet local housing need in the settlement.
To preserve the status of the Kingseat Conservation Area.

Existing Development Sites
Reference
Unallocated
– Kingseat
Hospital

Proposal
Redevelopmen
t of former
Kingseat
Hospital

Overview
Identified as constrained due to “ownership” issues in
the Housing Land Audit 2018.
Discussion is ongoing between the Planning Service
and the landowner with regard to redeveloping the
remaining redundant hospital buildings.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR011
Phase 1, Site
South of
Kingseat

GR012
Phase 1 and
Phase 2, Site
South of
Kingseat

GR034
Land East of
Kingseat
Business
Park,
Newmachar

Proposal
Mixed use –
50 to 75
homes and
community
facilities

Overview
The proposed site is situated adjacent to the settlement
boundary. Part of the site is currently subject to a
temporary permission for use as football pitches,
improved access, parking area and 3 portable
structures. The proposal relates relatively well to the
settlement, however there is concern that development
would disproportionately extend the settlement to the
south. The Kingseat Belt to the east of the site would
need to be retained. Kingseat lacks a number of
community services required to support a sustainable
settlement, however it is noted that the proposal would
contribute towards increasing facilities being available
within the village.

Mixed use –
100 to 150
homes and
community
facilities

The proposed site is situated adjacent to the settlement
boundary. Part of the site is currently subject to a
temporary permission for use as football pitches,
improved access, parking area and 3 portable
structures. The proposal relates relatively well to the
settlement, however there is concern that development
would disproportionately extend the settlement to the
south. The Kingseat Belt to the east and south of the
site would need to be retained. Kingseat lacks a
number of community services required to support a
sustainable settlement, however it is noted that the
proposal would contribute towards increasing facilities
being available within the village.

Mixed use –
65 homes
and
community
facilities

The proposed site is situated adjacent to the settlement
boundary however, the proposal is not considered to
relate particularly well to the settlement given the trees
to the west which provide a natural boundary. Kingseat
lacks a number of community services required to
support a sustainable settlement. The site is not within
walking distance of amenities or community facilities
and would encourage the use of unsustainable modes
of transport.

Conclusion
It is proposed to place a BUS designation on the Kingseat Business Park to safeguard this
land for business use and allocate the remaining undeveloped parts of the former Kingseat
Hospital as opportunity sites. Land will be protected to the south of King Malcolm Drive for a
play park. The settlement boundary is to be extended to the north to include Kingseat Farm,
Kingseat Farm Cottages, Wood Cottages and warehouses.
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Kinmuck
Kinmuck is a small village on the B979 near Inverurie. The village is characterised by
mature deciduous trees which line the main street, and the category B-listed Friends Cottage
provides an attractive entrance feature to the village from the north. Preserving the
landscape setting of the village is therefore important. The settlement lacks facilities with the
primary school serving the community being situated in Keithhall. There are currently no
public sewers in the settlement and this acts as a constraint on development.
Planning Objectives:
•

To preserve the landscape setting of the village.

Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Complete.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
GR045

Proposal
21 homes

Overview
The proposed site is situated adjacent to the settlement
boundary. The settlement lacks facilities and drainage
infrastructure is constrained. The proposal is an
underdevelopment of land and could accommodate up
to 50 homes.

6 homes

The proposed site is situated adjacent to site OP1
which is now built out. This site would extend
development along the minor road away from the
settlement. It has a natural northern boundary formed
by a line of mature trees but would start to change the
format and layout pulling the direction of growth
northward away from this small settlement. Access
from the main road would ideally be upgraded. The
settlement lacks facilities and development would be
car reliant.

15 homes

The proposed site is situated adjacent to the settlement
boundary. The settlement lacks facilities and drainage
infrastructure is constrained. The proposal constitutes
an underdevelopment of land and it is considered that
the site is capable of accommodating up to 30 homes, a
scale of development that would be difficult for the
existing settlement to absorb. The site is situated within
the Health and Safety Executive’s pipeline consultation
zone and may negatively affect nearby B-listed
buildings.

Land East of
Jaffray Lane,
Kinmuck
GR047
Land North
East of
Jaffray Lane,
Kinmuck

GR118
Land South
West of
Meadow
Croft,
Kinmuck

Conclusion
Site OP1 is now built out and will be removed from the Plan. Given the lack of services
available within the village it not considered that it is appropriate to promote further housing
development in Kinmuck. No other changes are proposed.
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Kintore
Kintore has grown rapidly since the 1980s, primarily due to its close proximity to Aberdeen,
and largely serves as a commuter town. However, the town also benefits from the Midmill
Industrial Estate and the Kintore Business Park, which provide significant local employment
hubs. There are a large number of scheduled monuments in and around the town, whilst the
protected Tuach Hill and the open area around it provide attractive walks that are well used
by residents. Encroachment on Tuach Hill from development and infrastructure is of
concern to the local community and should be avoided at all costs to preserve this amenity.
Kintore has a town centre with significant historic key buildings which contribute to the town’s
identity. A new railway station in the north of the town will add to the town’s accessibility by
public transport, with the land adjacent providing potential for further employment/
commercial development. There is potential for both employment and housing development
within Kintore which will make a significant contribution to growth within the Strategic Growth
Area, although major roads infrastructure improvements on the A96 will be required to
deliver this. New development should take opportunities to enhance the provision of
community facilities, whilst also being designed to maintain links to Tuach Hill for informal
recreation and provide more areas of formal open space.
The lack of smaller and affordable homes is an issue for the local community. Community
facilities and services are considered to be inadequate given the size of the town. There is
local aspiration for a filling station to be developed in Kintore.
Planning Objectives:
•
•
•

To meet housing need in the wider Strategic Growth Area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support community facilities and services.
To preserve and enhance existing open spaces including Tuach Hill, and provide new
formal open spaces.
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Existing Development Sites
Reference
OP1

Proposal
A mix of uses
including 600
homes and
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.
Subject to an agreed development framework and
Masterplan. Planning permission in principle for 600
homes, neighbourhood centre, landscaping, open
space and associated infrastructure, was approved in
September 2015. Construction is programmed to start
in 2019 with 390 homes remaining in 2022.
Identified as under construction in the Employment
Land Audit 2016/17.
See bid GR077 and GR078 below.

OP2, OP3
and OP4

207 homes
to enable the
development
of Gauch Hill
Town Park

OP2 is identified as effective in the Housing Land Audit
2018.
Planning permission in principle for residential
development as enabling development for a town park
and associated facilities, approved February 2015.
Construction programmed to start in 2019 with 90
homes remaining in 2022.
OP3 and OP4 are complete.
Development of a town park is yet to be delivered.

OP5

A mix of uses
including
offices,
community
facilities and,
subject to the
findings of a
Retail Impact
Assessment,
a
supermarket

Identified as constrained due to “other” issues in the
Employment Land Audit 2016/17.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR053
BUS 2 Site,
South of
Northern
Road-A96

Proposal
32 homes
and
employment
land
Reserved.
This is not

Overview
The proposed site is situated within site BUS2. It is
situated close to the town centre and the proposed
railway station however, given the proximity to the main
transport interchange the site would be more suited for
employment opportunities, something that whilst
present, does not form a significant part of the bid
proposal. Convenience retail development could also
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Roundabout,
Kintore

preferred for be considered. Development of this site in isolation
immediate
would lead to poor connectivity and permeability to the
development. rest of the allocated site and limit future opportunity.
Should there be a desire to pursue a truly mixed use
development at this location, this is something that
could be supported. Constraints associated with flood
risk require to be resolved. This site is reserved to
allow identified constraints to be resolved.

GR077 Land
at Midmill
Business
Park South
East (Phase
2), Kintore

Employment
land

GR078 Land
East of
Kintore,
Kintore

400 homes

GR126

24 homes

Part of R1,
Land adjacent
to Woodside
Croft, Kintore

The proposed site has largely been developed as a
business allocation and the new Plan should reflect the
current uses on the site and the existing land to be
developed. A business/employment land allocation for
the outstanding and smaller part of the site should be
made (approximately 8ha) of which around 5ha could
provide land for further employment uses.

The proposed site has a number of constraints but
these have largely been identified and dealt with, in
Reserved.
principal, through the approved Masterplan for the
This is not
existing OP1 site. There is scope for an extension to
preferred for this allocation of around 400 additional homes (1000
immediate
total) however this would represent a significant
development. addition to the site allocation requiring further
consideration to ensure infrastructure can
accommodate such a scale and resolve constraints
associated with flood risk. The acknowledgement that
the site is suitable for 1000 homes should remain within
the text of the allocation with the additional capacity to
be reserved (GR078b). The area identified as GR078c
is not preferred for development. The extent of Tuach
Hill should be retained as open space and would not
contribute towards the developable area of the site.
Amendment to the site boundary is also required to
exclude the area to the east of the site to preserve the
remains of the Aberdeen Canal.
The proposed site is situated on part of land currently
reserved for a town park at Gauch Hill to be developed
Reserved.
through associated enabling development. The
This is not
proposal is promoted as offering 100% affordable
preferred for housing. The site could provide a small number of
immediate
houses/flats in a central location close to services and
development. amenities. The site would be suitable for affordable
housing as suggested by the bid and a high density
development on part of the site may be appropriate.
Such a proposal could only be supported upon delivery
of the Town Park and as such the site is reserved to
allow this matter to be resolved.
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Other options which Planning Officers have not preferred:
Reference
GR052

Proposal
Mixed use

Overview
Whilst the site contains existing uses related to the
wider functioning of the town it is unclear exactly what
development is promoted by the bid. Despite this the
site contains football pitches (Kintore United),
commercial uses and a house. These uses are
adjacent to and consistent with the functioning of the
wider settlement and it would be reasonable to include
the area within the settlement. The site is at risk from
flooding.

15-25
homes

The proposed site lies adjacent to the settlement
boundary but is distant from the main town centre and
facilities. The site lies within the Health and Safety
Executive’s pipeline consultation zone and
development could result in the loss of trees.

Employment
Land

The proposed site is largely unrelated to the settlement
and promotes a disjointed pattern of development.
Currently there is no need for this scale of employment
land in this area.

Site at
Bridgefield,
North of
Broomhill
Roundabout,
Kintore

GR076
Land East of
Hazeldene,
Kintore
GR124
Land South of
Midmill
Business
Park, Kintore

Conclusion
There is sufficient effective land to meet local housing need within this part of the Strategic
Growth Area during the Plan period. A reserved site to allow for increased capacity of OP1
will further contribute to meeting housing need. Future development in Kintore will require a
joined up approach in relation to access, mitigation and delivery. Existing allocations are
required to improve specific junctions on the A96. Sites OP3 and OP4 are now built out and
will be removed from the Plan. Whilst forming part of a bid site (GR078), conserving the
setting of Tuach Hill and the surrounding area will continue to be a priority.
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Kirkton of Skene
Kirkton of Skene is an attractive rural village located approximately 1km west of Westhill and
has a good range of services and facilities for its size. The village has grown around the
village square and category B-listed church. Parking provision associated with the church
requires to be addressed, however options to deliver this community aspiration poses a
challenge due to limited site options. The surrounding landscape is characterised by open
farmland interspersed with areas of dense woodland, and the countryside between Kirkton of
Skene and Westhill plays an important role in preventing coalescence of the two
settlements. Protecting this area of countryside is therefore of particular importance. There
has been significant development pressure within Kirkton of Skene in recent years, but the
need to preserve the setting and character of the village, along with significant constraints in
relation to primary school capacity, mean that the settlement is not an appropriate location
for further expansion.
Planning Objectives:
•
•

To preserve the character and setting of the village, including the countryside between
Kirkton of Skene and Westhill.
To support local services and facilities, including the primary school.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
GR116

Proposal
35-45 homes

Overview
The site lies immediately adjacent to the settlement
boundary. Development would negatively affect the
setting of a number of nearby listed buildings,
particularly the B-listed Skene Parish Church and views
of the church from the east. Development on this scale
is likely to affect capacity at Skene Primary School.

20-30 homes

The site lies immediately north of the settlement
boundary. The site lies within the Health and Safety
Executive’s pipeline consultation zone and the southern
part of the site is at risk from flooding. It is considered
that development of this site would promote an
unsustainable pattern of development that would not be
in keeping with the character of the village.

Land South
West of Old
Skene Road,
Kirkton of
Skene
GR127
Land North of
Glebeland,
Kirkton on
Skene,
Westhill

Conclusion
Kirkton of Skene is not a considered to be a suitable location for development. Further
development in Kirkton of Skene is likely to increase coalescence with Westhill and place
pressure on Skene Primary School, which is located outwith the village.
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Lyne of Skene
Lyne of Skene is a small rural village located at the crossroads of the B9126 and B977. The
surrounding landscape is characterised by open rolling farmland contrasted with areas of
dense woodland. Lyne of Skene is well served by public open space and children’s play
facilities, but lacks other services and has a relatively limited public transport infrastructure.
The settlement is serviced by a septic tank, and significant further development could not be
accommodated without an improvement to the sewerage provision. These constraints mean
that Lyne of Skene is not an appropriate location for further expansion, and the primary
planning objective during the Plan period will therefore be to preserve the amenity of the
village.
Planning Objectives:
•

To preserve the amenity of the village.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
GR001

Proposal
5 homes

Overview
The proposed site is situated immediately adjacent to
the settlement boundary. The site is considered to
relate well to the existing settlement and is of such a
scale that could be easily consolidated. However, Lyne
of Skene lacks key services which would result in high
car dependency. The village also suffers from
infrastructure constraints, namely public drainage
provision.

15 homes

The proposed site is situated immediately adjacent to
the settlement boundary. Whilst the site relates
relatively well to the existing settlement, Lyne of Skene
lacks key services and suffers from infrastructure
constraints, namely public drainage provision. Surface
water flooding is also associated with the site.

7 homes

The site is situated outwith the settlement and involves
the remediation of a brownfield site. Lyne of Skene
lacks key services and suffers from infrastructure
constraints, namely public drainage provision. The
proposal promotes mixed house types and goes
beyond the minimum requirements in terms of providing
affordable housing which are expected to be available
for rent. There is concern surrounding the potential
loss of traditional vernacular buildings, which could
otherwise be sympathetically converted, and the
possible impact on the setting of A-listed Skene House,
Garden, Terrace and Garden Ornaments. The access
road would need to be brought up to adoptable
standards as well as a footway connecting the
development to the village.

Mixed use –
157 homes
and
community
uses or retail

Two parts (A and B) of the proposed site are situated
immediately adjacent to the settlement boundary with
part C being detached from the settlement. Whilst the
proposal includes provision for community uses or
retailing, clarity on the use/uses other than housing to
be derived from the site would be required as well as
further information on how these individual sites relate
to each other. Lyne of Skene currently lacks key
services and suffers from infrastructure constraints,
namely public drainage provision. Surface water
flooding is also associated with part C. Whilst the scale
of development may be sufficient to allow constraints to
be overcome, it is not considered that this level of
growth would be appropriate and could negatively affect
the sense of place associated with the village.

Land north of
Little Acre,
Lyne of
Skene

GR016
Land North of
Letter Road,
Lyne of
Skene
GR022
Land at
Mains of
Skene, Lyne
of Skene

GR031
Sites A, B
and C, Lyne
of Skene

Conclusion
Lyne of Skene is not considered to be a suitable location for development as it lacks
services and has limited public transport connectivity. Should infrastructure constraints be
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overcome site GR001 could come forward should a shortfall in local housing supply be
established.
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Meikle Wartle
Meikle Wartle is a village which is linear in pattern following a minor road which passes
through the settlement. Creating a safe route to school is a community aspiration, however
delivering this is challenging due to the distance from the village to the primary school at
Rayne North.
Planning Objectives:
•
•
•

To preserve the amenity of the settlement.
To meet local housing need in the settlement.
To support local services, including the primary school.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR112
Land North of
Meikle
Wartle,
Inverurie

Proposal
12 homes

Overview
The proposed site forms a logical extension to the
village and fits neatly providing an opportunity for open
space and would have no significant impact on its
landscape setting and the sense of place this provides.

Other options which Planning Officers have not preferred:
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Reference
GR111
Land East of
Meikle
Wartle,
Inverurie

Proposal
6 homes

Overview
The site abuts the settlement boundary. Despite its
close proximity to the village, the site would not provide
a positive sense of place through extension of the linear
development pattern. Ribbon development has already
taken place to the south-east of the village but is not
considered to be a positive feature; the development
would continue to reinforce ribbon development.

Conclusion
The preferred bid (GR112) provides opportunity for growth to meet local housing need. No
other changes are proposed.
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Midmar
Midmar is a small village situated along a minor public road. The primary school and village
hall are vital facilities to the community and effort should be made to sustain these assets.
Housing development should reflect the character of the existing village, particularly in terms
of the scale and density of development.
Planning Objectives:
•
•
•

To preserve the amenity of the village.
To meet local housing need in the settlement.
To support local services, including the primary school.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR074
Land West of
Midmar
Public Hall,
Roadside of
Corsindae,
Midmar

Proposal
20 homes

Overview
The capacity of this site has been increased from 10 to
20 homes.
The proposed site lies within an area of protected land
for development of a public garden adjacent to the
village hall. As there does not appear to be a project in
place to deliver this it would seem appropriate to
consider alternative options for the site. The site
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proposes strategic landscaping within the proposed
layout which would contribute to part of the desire of the
protected site and provide a link to the tree planting
beside the village hall and the woodland to the west of
the site. Development of this site would help to meet
one of the Community Council’s aspirations in terms of
sustaining the roll at the local primary school.

Other options which Planning Officers have not preferred:
Reference
GR054

Proposal
20 homes

Overview
The proposed site is situated adjacent to the settlement
boundary and is well related to the rest of the
settlement, particularly the primary school. However,
the site is located on an area of ancient woodland.
Local roads may require to be upgraded to
accommodate the proposed scale of development.

4 homes

The proposed site is situated in the countryside and is
distant from the main residential area of Midmar, albeit
it is located next to other residential development. This
proposal is situated in an unsustainable location and
would be car reliant.

Land South
of Midmar
School,
Midmar,
Inverurie
GR055
Land at
Tillybirloch,
Midmar,
Inverurie

Conclusion
Midmar has not been subject to significant growth in recent Plan periods. Site GR054 is
considered to be well situated in proximity to the primary school however is constrained due
to the presence of ancient woodland. Increase to the site capacity associated with the
preferred site (GR074) is considered to be sufficient to meet housing need in the short term.
It is proposed to extend the settlement boundary to include the overflow car park at the hall
which will be protected for this use.
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Millbank
Millbank is situated along the main A944 between Aberdeen and Alford. The village hall is a
key facility found within the village and efforts should be made to support this asset. A
mixed use allocation has been made in order to support both housing and employment
opportunities without the need to travel to the main Aberdeen business centre.
Planning Objectives:
•
•

To preserve the amenity of the settlement.
To meet local housing need in the settlement.

Existing Development Sites
Reference
OP1

Proposal
35 homes,
employment
land
and
community
facilities

Overview
Identified as constrained due to “infrastructure” in the
Housing Land Audit 2018 and the Employment Land
Audit 2016/17.
No planning application has been submitted to date.
See bid GR146 below.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR146
Land at
Millbank
Crossroads Site OP1

Proposal
Mixed use –
30 homes
and 270m2
employment
land

Overview
The site is situated on land currently allocated as part of
OP1. There are no significant constraints associated
with the site however access is required to be taken
from the north and will be required in such a way as to
ensure the topography of the site can be
accommodated. The proposal promotes an
underdevelopment of land. Therefore the site is
preferred with a reduced site area to that required to
accommodate the development.

Other options which Planning Officers have not preferred:
None.
Conclusion
It is proposed to remove the two parts of site OP1 as they do not form part of the preferred
bid (GR146). It is considered that there is no desire to develop these parts of the existing
OP1 site during the Plan period. No other changes are proposed.
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Newmachar
Newmachar lies on a relatively flat area of land within close proximity to Aberdeen and Dyce.
It primarily serves as a commuter town for Aberdeen and there are limited employment
opportunities within the settlement. The clear focus of the community is to transform
Newmachar from a dormitory settlement to a sustainable mixed community, and for
development to take place to allow people to not only live but also work in Newmachar.
There are concerns that the town is being divided by increasing traffic on the A947 and this
issue is exacerbated due to lack of off-street parking along this route. There are long term
proposals for an eastern relief road to help address this as well as a desire amongst the
local community to reinstate a rail link to Newmachar. However, delivering this will require
significant expansion of the village to be planned. There remain appropriate opportunities for
growth within Newmachar that will meet the need for housing and employment within the
settlement, support growth within the Aberdeen Housing Market Area, provide opportunities
for local employment and sustain services. There is also desire within the local community
for the development of additional football pitch(es) to meet demand from a number of teams
associated with the village.
Planning Objectives:
•
•
•
•

To provide opportunity for employment.
To support existing and proposed services and facilities.
To support the long term development of an eastern distributor road.
To meet local housing need in the settlement.
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Existing Development Sites
Reference
OP1

OP2

Proposal
340 homes
and
community
facilities to
include an
additional
primary
school

Overview
Identified as effective in the Housing Land Audit 2018.

165 homes
and
community
facilities

Is partially developed but is Identified as constrained
due to “ownership” in the Housing Land Audit 2018.

Planning permission in principle for 340 homes and
primary education approved June 2017. Construction
programmed to start in 2019 with 256 homes remaining
in 2022.

Full planning permission for 70 homes, approved
August 2014. The site is partially developed with
remaining capacity for 95 homes.
See bid GR008 below.

OP3

5ha
employment
land

Identified as marketable in the Employment Land Audit
2016/17.
See bid GR075 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR075
Land at OP3
Site, South
East of
Redwood
Cottage,
Newmachar
GR079
Land South
East of
Hillbrae Way,
Newmachar

GR086
Land at
Mameulah,

Proposal
Employment
land

Overview
The proposed site forms part of the current OP3 site.
The site remains an appropriate location for
employment.

180 homes,
retail and
commercial
land

The proposed site could help deliver a bypass to ease
traffic issues in the town, and this could be provided in
conjunction with other bid sites. The site on its own
merits could appear as a logical extension to
Newmachar, but the real value and integration of this
development relies on other sites coming forward first,
or in tandem. The site is identified as a reserved site to
allow a Flood Risk Assessment to be undertaken to
determine the developable area.

Reserved.
This is not
preferred for
immediate
development.
300 homes
and 1.75ha
employment
land.

The proposed site is situated to the north of the
settlement boundary. The proposal would constitute a
significant expansion of the village, however could be
instrumental to delivering an eastern relief road. The
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North of
Kingseat
Road,
Newmachar

Reserved.
This is not
preferred for
immediate
development.

site is identified as being prime agricultural land and
further consideration with regard to landscape impact is
required. The site is also located in proximity to
Straloch Garden and Designed Landscape, a nationally
important heritage asset. This site is reserved to allow
identified constraints to be resolved and to allow further
discussion on delivery of an eastern relief road.

Other options which Planning Officers have not preferred:
Reference
GR006

Proposal
75 homes

Overview
The proposed site is adjacent to the settlement
boundary. The site is well related to amenities, and
could be of a scale and character in keeping with the
neighbouring residential areas to the north. However, it
is not considered appropriate to promote further
development opportunities to the west of the settlement
until such time as an eastern relief road is delivered and
the impact of this infrastructure investment considered
in terms of the future spatial strategy for Newmachar.

150 homes

The proposed site is adjacent to the settlement
boundary however is largely detached from the
settlement. It is not considered appropriate to promote
further development opportunities to the west of the
settlement until such time as an eastern relief road is
delivered and the impact of this infrastructure
investment considered in terms of the future spatial
strategy for Newmachar.

155 homes

The site is situated largely within the settlement of
Newmachar on land currently allocated as OP2. Part of
the OP2 site (not forming part of the bid) is subject to
planning permission for 70 homes and is currently
under construction. The site is subject to an agreed
Development Framework and a Masterplan. It is
expected that development of the site will accord with
the principles set out in these documents.

60 homes

The proposed site is adjacent to the settlement
boundary. The site is well related to amenities, and
could be of a scale and character in keeping with the
neighbouring residential areas to the north. However, it
is not considered appropriate to promote further
development opportunities to the west of the settlement
until such time as an eastern relief road is delivered and
the impact of this infrastructure investment considered
in terms of the future spatial strategy for Newmachar.

100 homes
and 100m2
community
uses

The proposed site is adjacent to the settlement
boundary. It is not considered appropriate to promote
further development opportunities to the west of the
settlement until such time as an eastern relief road is
delivered and the impact of this infrastructure
investment considered in terms of the future spatial

Land to the
South of the
Monument,
Newmachar

GR007
Site South of
Corseduick
Road,
Newmachar

GR008
Site OP2,
North of
Corseduick
Road,
Newmachar

GR019
Land at
Corseduick
Road,
Newmachar

GR065
Land at
Newlands,
West of The
Newmachar
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Hotel,
Newmachar

GR101

strategy for Newmachar. When considered in isolation
the site appears unrelated to the settlement core and is
considered to be unsuitable for development due to
landscape impact.
21 homes

The proposed site is situated to the east of the
settlement boundary and appears detached from the
settlement. Development of this site could prejudice the
route of the potential eastern relief road. Constraints
associated with the site include possible landscape
impact and the presence of prime agricultural land.

18 homes

The proposed site is situated to the east of the
settlement boundary and appears detached from the
settlement. Development of this site could prejudice the
route of the potential eastern relief road. Constraints
associated with the site include possible landscape
impact and the presence of prime agricultural land.

25 homes

The proposed site is situated to the north of the
settlement boundary. This site forms part of a larger
proposal (GR086) which could significantly contribute
towards delivering an eastern relief road. This site is
constrained in favour of promoting further discussion as
to the merits of a larger proposal. When considered in
isolation the site appears detached from the settlement,
is considered to be unsuitable for development due to
landscape impact and the presence of prime
agricultural land.

14 homes

The proposed site is situated to the north of the
settlement boundary. This site forms part of a larger
proposal (GR086) which could significantly contribute
towards delivering an eastern relief road. This site is
constrained in favour of promoting further discussion as
to the merits of a larger proposal. When considered in
isolation the site appears detached from the settlement,
is considered to be unsuitable for development due to
landscape impact and the presence of prime
agricultural land.

10 homes
and 564m2
employment
land

The site is situated outwith the settlement. The
landscape impact from development of this scale, which
is isolated from the settlement, would be at odds with
the existing form and character of Newmachar, to the
detriment of the wider landscape and setting of
Newmachar. Development of this site could prejudice
the route of the potential bypass and would extend to
the north of the preferred route at this stage.
Additionally, the site is wholly identified as being prime
agricultural land. This site is considered to be
unsuitable for development.

Land North
East of
Damask
Crescent,
Newmachar
(Option 1)
GR102
Land North
East of
Damask
Crescent,
Newmachar
(Option 2)
GR103
Land North of
Damask
Crescent,
Newmachar
(Option 1)

GR104
Land North of
Damask
Crescent,
Newmachar
(Option 2)

GR105
Land West of
Fairview,
Newmachar
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Conclusion
Reserved sites are promoted on the basis of the contribution that these sites would make to
deliver an eastern relief road, meeting an aspiration of the community. Existing opportunity
sites are sufficient to meet local housing need in the short term. An amendment should be
made to OP2 to reflect the agreed Development Framework and Masterplan. The area to the
west of the OP2 site, included as part of GR008 would be brought within the settlement
boundary and be protected as open space.
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Old Rayne
Old Rayne is located in the valley of the River Ury and is surrounded by rolling agricultural
land. Flood risk presents a constraint to further development in the western part of the
settlement, but there are opportunities for development to the east. The need to maintain
the amenity and character of the settlement means that Old Rayne is not an appropriate
location for significant growth, but a modest amount of development could help to meet local
housing needs and support the local primary school, which is forecast to be under capacity
during the early part of the Plan period.
Planning Objectives:
•
•

To maintain the character of the settlement.
To meet local housing need in the settlement.

Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as constrained due to “marketability” and
“physical” issues in the Housing Land Audit 2018.
No planning application has been submitted to date. It
is proposed to remove this site from the Local
Development Plan.
See bid GR035 below.

OP2

30 homes,
business use
and retail use

Identified as effective in the Housing Land Audit 2018.
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An application for planning permission is expected to be
submitted in late 2018.
Construction programmed to start in 2020 with 20
homes remaining in 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR067 Land
North of
Pitmachie
Farm,
Pitmachie,
Old Rayne

Proposal
10 homes

Overview
The proposed site is currently mixed residential,
employment and storage use whereby the bid
submission notes that the existing buildings are
approaching the end of their useful life. The site is
within the settlement boundary therefore the
development would be brownfield land and an infill
opportunity. The proposal for 10 homes would continue
the style of the “model” home adjoining the site
providing affordable low energy sustainable housing
options for the village. Despite the lack of open space
on the indicative plan the site is of a size to
accommodate this.

Other options which Planning Officers have not preferred:
Reference
GR002
Barreldykes,
Old Rayne
Phase 3
(Option 1)

Proposal
27 homes

Overview
The proposed site is situated adjacent to the settlement
boundary and is associated with existing site OP2. The
site provides a logical extension to the village however
the site is identified as being prime agricultural land and
water and waste water provision is unconfirmed.

GR003
Barreldykes,
Old Rayne
Phase 3
(Option 2)

Mixed use –
52 homes
and 120m2
Business/
Office
Space
13 homes

The proposed site is situated adjacent to the settlement
boundary and is associated with existing site OP2. The
site provides a logical extension to the village however
the site is identified as being prime agricultural land and
water and waste water provision is unconfirmed.

GR035 Site
OP1,
Cromwellside
Farm, Old
Rayne

The proposed site is currently allocated as OP1 and
has been allocated for a considerable period of time
without progression. The bid seeks to increase the
allocation to 13 homes and notes that the site is
currently being marketed. Development would
negatively impact the setting of the Bishop’s Palace
Scheduled Monument despite suggestion that this area
would be retained as open space. The site has been
allocated for many years and not developed and should
be removed from the LDP in favour of an alternative
site.
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Conclusion
It is proposed to remove OP1 from the Plan on the basis of non-delivery, in favour of
promoting bid site GR067. Delivery of site OP2 is considered to be sufficient to meet local
housing need during the Plan period. No other changes are proposed.
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Oyne
Oyne is a small settlement located approximately 5km south-east of Insch and set against
the backdrop of the iconic Bennachie hill range. The village developed around the
crossroads and former railway station, and the primary school now provides a hub for the
community. Views of Bennachie and Berry Hill are particularly important features of the
settlement. The size and location of Oyne, away from major service centres, means that it is
not an appropriate location for significant expansion. However, the former Archaeolink site
within the settlement provides an opportunity for sensitive redevelopment that could help
support the primary school, which is forecast to be under capacity during the early part of the
Plan period, and provide local employment opportunities. Development proposals that could
lead to ribbon development and unsustainable patterns of development should be avoided in
order to conserve the character of the village.
Planning Objectives:
•
•
•

To preserve the amenity of the settlement.
To meet local housing need in the settlement.
To support local services, including the primary school.

Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
It is appropriate to retain this site as a redevelopment
opportunity.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
Proposal
GR069 Land 18 homes
at Westlodge,
North of
Gadie Burn,
Oyne

Overview
The proposed site would extend upon 3 homes
approved directly to the west of the site. Despite the
close proximity to the village, it would be inappropriate
for an additional 18 homes; the site would overextend
the village to the north-east and would not provide a
positive sense of place. A development of this scale is
also likely to affect the setting of the A-listed Westhall
House to the north. There are also constraints in terms
of the presence of prime agricultural land, flood risk and
provision of waste water treatment and water capacity
and the site falls within a SEPA waste water hotspot. A
buffer would be required given the proximity to the
Gadie Burn reducing the developable area of the site.

Conclusion
Whilst OP1 is constrained, this continues to be the most appropriate site to direct
development in Oyne. The site is capable of accommodating a higher density than is
currently allocated and this should be addressed in the Proposed Local Development Plan.
Increase to the site capacity and promotion of mixed house types may help to unlock
constraints associated with the site. Development of this site is considered to be sufficient to
meet local housing need during the Plan period. No further changes are proposed.
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Westhill
Westhill is a thriving town located approximately 10km west of Aberdeen on the A944. It
was planned as a new town during the 1960s, and has expanded significantly since.
Defining features of the town are the town centre and the Arnhall Business Park, which is a
focus for specialist subsea engineering businesses and is central to Westhill’s status as a
global subsea centre of excellence. There is also a good network of open spaces within the
town, including Arnhall Moss and Carnie Woods which are both particularly important
features. There are a number of physical constraints to further expansion within the town,
including pipelines and topography, which slopes steeply to the north of the town, and the
need to avoid coalescence with Kirkton of Skene to the east of the settlement. Significant
traffic congestion also remains an issue, particularly along Hay’s Way and around the
shopping centre. These constraints, combined with the fact that the Strategic Development
Plan does not include Westhill within a Strategic Growth Area, means that development
within the Plan period will be focused primarily on meeting local needs and maintaining
Westhill’s function as a successful employment centre.
The lack of smaller and affordable homes is an issue for the local community, particularly to
meet the needs of an ageing population. It has been suggested that outdoor play and
recreation facilities do not meet the needs of the community. There is a desire for a skate
park to be developed at the heart of the town, as well as support for the delivery of
allotments for use by those living in the community. A new community sports facility or
improvements to existing sports facilities would also be welcomed.
Planning Objectives:
•
•
•
•

To maintain opportunities for employment.
To sustain community facilities and services.
To identify an appropriate site for a community sports facility.
To avoid coalescence with Kirkton of Skene.
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Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Planning permission in principle for 10 homes has been
approved. Construction is expected to begin and be
completed in 2020.

OP2
Unallocated –
Burnland,
Adjacent to
Broadstraik
Farm

4.4ha
employment
land
38 homes

Identified as marketable in the Employment Land Audit
2016/17.
Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
Subject to an extant planning permission. The site
forms part of a wider development of 266 homes, 228
of which have been completed.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR106
Land South
of Arnhall
Business
Park (Phase
4), Westhill

GR125
Land at
former
Blockworks
Site, Straik
Road, Elrick,
Westhill

Proposal
Mixed use –
Employment
land and a
hotel
Reserved.
This is not
preferred for
immediate
development.
33 homes
Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site includes part of site R1, extending to
the east along the settlement boundary. The site lies
relatively well to the existing BUS site, however would
result in development on the south side of the B9119.
The site should be taken forward as a reserved option
to allow for expansion of the employment hub to the
south of Westhill should a need for further employment
land in Westhill be established.

The proposed site is situated within the settlement on
land currently safeguarded for business uses. The site
is subject to planning permission for office and
industrial uses however despite marketing the delivery
of the site has not progressed. The site offers a prime
opportunity to deliver affordable housing. The site
would also have potential to deliver a mixed use
development offering commercial and retail
opportunities alongside housing given its location close
to the town centre and proximity to services, including
public transport and employment areas. The proposal
as submitted lacks sufficient detail to be taken forward
as a preferred option at this stage and as such is
identified as a reserved site to allow for relevant detail
to be submitted.
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Other options which Planning Officers have not preferred:
Reference
GR025

Proposal
120 homes

Overview
The site is situated on the north east perimeter of
Westhill. The site is constrained by its situation within
the green belt and the Health and Safety Executive’s
pipeline consultation zone. Access to the site relies on
a narrow, unclassified road that would require to be
brought up to adoptable standards. A second access
point would also be required. This site is considered
unsuitable for development.

180 homes

The site is situated adjacent to the western boundary of
the settlement. The site does not relate particularly well
to the existing residential development and is distant
from the town’s main commercial centre. It is not
considered that the bid is suitable for development in
order to avoid coalescence with Kirkton of Skene.
Additionally, much of the site lies within the Health and
Safety Executive’s pipeline consultation zone.

100 homes

The site is situated adjacent to the western boundary of
the settlement. The site does not relate particularly well
to the existing settlement given the defensible boundary
provided by the B979. The site lies within the Health
and Safety Executive’s pipeline consultation zone.
Skene Primary School is situated some distance away,
with no safe walking route identified.

500 homes
and
community
facilities

The site is situated partially adjacent to the western
boundary of the settlement. The site does not relate
well to the existing settlement given the defensible
boundary provided by the B979 and is largely detached
from the town. The site lies within the Health and Safety
Executive’s pipeline consultation zone.

Land West of
Westhill,
South of the
A944 (Site 3)

2500 homes,
community
facilities
and a
neighbour hood centre

The site is situated partially adjacent to the western
boundary of the settlement. The site does not relate
well to the existing settlement given the defensible
boundary provided by the B979 and is largely detached
from the town. The scale of development proposed is
considered significant and unlikely to be easily
absorbed. The site lies within the Health and Safety
Executive’s pipeline consultation zone. There are
significant concerns surrounding the possible impact
that a proposal of this scale would have on designated
sites within close proximity to the site, namely, the Loch
of Skene, which is highly conserved through
environmental designations at all levels as well as the
wider setting of the Dunecht House Inventory Garden
and Designed Landscape. Ancient woodland is present
and development would negatively affect numerous
protected species.

GR042

77 homes

This proposed site is on the eastern perimeter of
Westhill. The site is constrained by its situation within

Land at
Kinmundy,
Westhill

GR032
Land at
Strawberry
Fields,
Westhill

GR039
Land West of
Westhill,
South of the
A944 (Site 1)

GR040
Land West of
Westhill,
South of the
A944 (Site 2)
GR041
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the green belt and the Health and Safety Executive’s
pipeline consultation zone. Access arrangements
require to be confirmed. This site is considered to be
unsuitable for development.

Site 1, Mains
of Kinmundy,
Westhill

GR043

87 homes

This proposed site is on the eastern perimeter of
Westhill. The site is constrained by its situation within
the green belt and the Health and Safety Executive’s
pipeline consultation zone. The site is located in
proximity to West Hatton Croft long cairn, a nationally
important heritage asset. Access arrangements require
to be confirmed. The site could only come forward on
the basis of bid site GR042 being supported.

100 homes

This proposed site is on the eastern perimeter of
Westhill. The site has a number of constraints including
its situation within the green belt and the Health and
Safety Executive’s pipeline consultation zone, and flood
risk. The site would be physically disconnected from the
settlement. Access to the site relies on a narrow,
unclassified road that would require to be brought up to
adoptable standards. A second access point would also
be required. This site is considered unsuitable for
development.

250 homes

The proposed site is situated adjacent to the north
western boundary of the settlement and relates
relatively well to the existing residential development.
Development could have an adverse impact to the
setting of Keir Hill and Berryhill Scheduled Monuments
as well as wider negative landscape impacts.
Additionally, much of the site lies within the Health and
Safety Executive’s pipeline consultation zone and road
infrastructure improvements required could be difficult
to achieve.

Mixed use –
750-900
homes and
9-10ha
Employment
Land

The proposed site is detached from the town centre. It
is not considered that residential development should
be supported south of the B9119 at this time. There are
a number of transportation constraints associated with
this site as well as potential educational requirements.
The site is also situated within the Health and Safety
Executive’s pipeline consultation zone. The Brodiach
Burn would require a significant buffer. This site could
only come forward as part of an agreed strategic vision
for the town identifying that Westhill be earmarked for
significant growth.

6 homes

The site is situated outwith the boundary of the
settlement of Westhill in close proximity to an existing
housing cluster. The scale of development proposed is
considered to be overdevelopment in relation to the
existing cluster leading to suburbanisation of the
countryside. The site could only come forward on the
basis that bid site GR064 came forward.

Site 2, Mains
of Kinmundy,
Westhill

GR063
Land South
of Mill of
Brodiach,
Westhill

GR064
Land North of
Broadshade,
Westhill

GR066
Land at
Damhead,
Cadgerford
and Backhill,
South of
Westhill,
Westhill

GR070
Land North of
Keirhill Way,
Westhill
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GR100

12 homes

The site is situated outwith the boundary of the
settlement of Westhill in close proximity to an existing
housing cluster. The scale of development proposed is
considered to be overdevelopment in relation to the
existing cluster leading to suburbanisation of the
countryside. The site could only come forward on the
basis that bid site GR064 came forward.

100 homes

The site is situated adjacent to the western boundary of
the settlement. The site does not relate particularly well
to the existing residential development and is distant
from the town’s main commercial centre. It is not
considered that the bid is suitable for development in
order to avoid coalescence with Kirkton of Skene.
Additionally, much of the site lies within the Health and
Safety Executive’s pipeline consultation zone.

75 homes

The proposed site is situated adjacent to the northern
boundary of the settlement. The site is constrained by
its situation within the green belt and the Health and
Safety Executive’s pipeline consultation zone. The site
represents a disjointed addition to the settlement, the
boundary of which is well-defined at present by an area
subject to a tree preservation order. In relation to
landscape character there is potential for landscape
and visual impact. A Landscape and Visual Impact
Assessment would be required. The landscape
capacity of the site is not obvious for development
given the potential visual effect on receptors particularly
to the north of the site. The site relies on an unclassified
road for access that would require to be brought up to
adoptable standards.

35 homes

The proposed site is situated adjacent to the northern
boundary of the settlement. The site is constrained by
its situation within the green belt and the Health and
Safety Executive’s pipeline consultation zone. The site
represents a disjointed addition to the settlement,
boundary of which is well-defined at present by an area
subject to a tree preservation order. In relation to
landscape character there is potential for landscape
and visual impact. A Landscape and Visual Impact
Assessment would be required. The landscape
capacity of the site is not obvious for development
given the potential visual effect on receptors particularly
to the north of the site. The site relies on an unclassified
road for access that would require to be brought up to
adoptable standards.

40 homes

The proposed site is situated adjacent to the northern
boundary of the settlement. The site is constrained by
its situation within the green belt and the Health and
Safety Executive’s pipeline consultation zone. The site
represents a disjointed addition to the settlement, the
boundary of which is well-defined at present by an area
subject to a tree preservation order. In relation to
landscape character there is potential for landscape

Land North of
Keirhill Way,
Westhill

GR119
Site at
Cairnfield,
West of Hill of
Keir Road,
Westhill

GR120
Land North of
Meadowlands
Drive,
Westhill (site
1 and 2)

GR121
Land North of
Meadowlands
Drive,
Westhill (site
1)

GR122
Land North of
Meadowlands
Drive,
Westhill (site
2)
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and visual impact particularly as the site is effectively
physically separate from the existing urban structure of
Westhill. A Landscape and Visual Impact Assessment
would be required. The landscape capacity is not
obvious for development given the potential visual
effect on receptors particularly to the north of the site.
The site relies on an unclassified road for access that
would require to be brought up to adoptable standards.
GR123

49 homes

The proposed site is situated outwith the boundary of
the settlement of Westhill. The site is constrained by its
situation within the green belt and the Health and
Safety Executive’s pipeline consultation zone. The site
represents a disjointed addition to the settlement and
could only come forward on the basis of site GR113
and GR120 being supported. In relation to landscape
character there is notable potential for landscape and
visual impact particularly as the proposed site occupies
a relatively high location in the local topography. A
Landscape and Visual Impact Assessment would be
required. The landscape capacity of the site is not
obvious for development given the potential visual
effect on receptors particularly north of the site and also
with regard to the general patterns of settlement growth
in the north east. The site relies on an unclassified road
for access that would require to be brought up to
adoptable standards.

90 homes

The proposed site is situated outwith the settlement of
Westhill. It is not considered that the western part of the
bid is unsuitable for development in order to avoid
coalescence with Kirkton of Skene. The eastern part of
the site could only come forward in principle on the
basis that bid site GR064 was supported. However, it is
also considered that development could have an
adverse impact to the setting of Keir Hill Scheduled
Monument. Additionally, much of the site lies within the
Health and Safety Executive’s pipeline consultation
zone.

Mixed use –
49 homes,
Public Park
and Golf
Practice Area

The proposed site is situated adjacent to the northern
boundary of the settlement. The site is constrained by
its situation within the green belt, the Health and Safety
Executive’s pipeline consultation zone and a core path
running through the site. The site represents a largely
disjointed addition to the settlement. A Landscape and
Visual Impact Assessment would be required given the
potential visual impacts development on this site could
have on the surrounding landscape character. The site
occupies a relatively high elevation in relation to the
majority of local urban development and this also has
potential to affect the perceived landscape character of
the locality and district. The visual effect of
development on this site particularly on receptors to the
north of the site needs to be assessed. The site relies
on an unclassified road for access that would require to
be brought up to adoptable standards.

Land North
West of
Meadowlands
Drive,
Westhill

GR132
Land at
Mains of Keir,
South East of
B979,
Westhill

GR133
Land at
Souterhill
Farm, North
West of
Westhill
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Conclusion
Given that Westhill does not lie within a Strategic Growth Area and the constraints
associated with the town, further major expansion needs to be carefully considered. The
cumulative impact of future development will require to be determined in relation to the
Aberdeen Western Peripheral Route as well as its effects on travel patterns overall.
It is considered prudent to include within the Local Development Plan windfall sites
appearing in the Housing Land Audit 2018 that are expected to be delivered during or after
2021. Undeveloped land subject to planning permission at Brunland, adjacent to Broadstraik
Farm will be added to the Plan as an opportunity site. Land is reserved to provide affordable
housing within the town as well as an extension to an existing reserved site to allow for the
future expansion of the sub-sea industries when such a need is established. It is not
considered appropriate to allocate any new major opportunity sites for housing at Westhill.
OP2 should be reallocated as land safeguarded for business use.
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Whiteford
Whiteford is set on a flat area of land in the valley of the River Ury. It is an estate village
surrounded by rolling agricultural land with clear views to Bennachie. Logie Durno Primary
School and the wall that surrounds the remains of the designed landscape are key features
in the settlement. Growth opportunities are restricted by a number of factors, including a
lack of primary school capacity and issues with access on to the A96. Flood risk also
presents a constraint on further development to the south of the settlement. These factors
mean that Whiteford is not an appropriate location for further expansion, and the primary
objective during the lifetime of the Plan will be to preserve the amenity and character of the
village.
Planning Objectives:
•

To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
No development bids were received.
Conclusion
No changes are proposed.
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Garioch Landward Sites
Cullerlie

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which planning officers have not preferred:
Reference
GR098
Land at
Cullerlie
Smithy,
Cullerlie,
Westhill

GR099
Land East of
Birchmoss
Depot, Echt,
Westhill

Proposal
Mixed use –
8 homes and
500m2
employment
land

Overview
The proposed site is situated in the countryside adjacent
to Flora’s restaurant. Benefits associated with the site
include opportunities for self-build and live/work.
However, the site is distant from amenities or community
facilities and would promote car reliance. Employment
development would be better located within towns and
villages. The site also lies within the Health and Safety
Executive’s pipeline consultation zone.

4.8ha
employment
land

The proposed site is situated in the countryside adjacent
to the Birchmoss Depot. The site is relatively well related
to an existing industrial area however existing screening
acts as a defensible boundary to the east. Development
of this site could have a negative impact on the setting of
a nearby scheduled monument. The bid suggests that
approximately 1.6ha of the site would be developable,
suggesting that a significant proportion of the site would
contribute towards open space, biodiversity
enhancements and screening. The site is not accessible
by public transport. It is not considered that a need has
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been established for further land to be allocated at
Birchmoss.
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Drum of Wartle

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR082
Land at
Greenway
01, Drum of
Wartle

Proposal
3 homes

Overview
The site is situated in the countryside. This proposal is
situated in an unsustainable location and would be car
reliant. In addition, the proposed site is not of sufficient
scale to be allocated within the Local Development
Plan.

Garioch 95

Item: 4
Page: 481

Garlogie

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR095
Land North
of Roadside
of Garlogie,
Garlogie

Proposal
15 homes

Overview
The site is situated adjacent to an existing group of
houses known as Roadside of Garlogie. Roadside of
Garlogie is defined by its liner pattern however
development to the north would distort this pattern of
development. Development would have a negative
impact on the setting of archaeological sites. The
proposal constitutes an underdevelopment of land and it
is considered that the site is capable of accommodating
up to 84 homes.
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Goval Junction, Dyce

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:

Reference
GR143
Land South
of Goval
Junction,
Goval

Proposal
Mixed use –
Hotel, Fuel
Station/
Charging
Station/ Park
and Choose,
Restaurant,
Farm Shop,
Garden
Centre and
Outdoor
Activity
Centre

Overview
The proposed site is situated in the countryside in close
proximity to the Aberdeen City administrative boundary.
The site would be accessible from the Aberdeen
Western Peripheral Route however the additional
impact to the adjacent junction would need to be
determined. Part of the site is also listed on the Ancient
Woodland Inventory and the site suffers from surface
water flooding. Trees are subject to a Tree Preservation
Order along the southern and eastern boundary. There
is an expectation that land used to facilitate delivery of
the Aberdeen Western Peripheral Route should be
restored. A Landscape and Visual Impact Assessment
would be required as any development on this site is
likely to have a significant effect on the landscape
character of the site area and its setting. Any such
assessment should also consider impacts of
development to the function of the green belt. It is
considered that the Aberdeen Western Peripheral
Route is not a development corridor and as such
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promotion of such a development would not be
appropriate.
GR144
Land North of
Goval
Junction,
Little Goval,
Goval

15 homes

The proposed site is situated in the countryside in close
proximity to the Aberdeen City administrative boundary.
The site is situated within the green belt. Part of the site
is at risk from flooding and the landscape impact would
require to be carefully considered. It is considered that
the Aberdeen Western Peripheral Route is not a
development corridor and as such promotion of such a
development would not be appropriate. The proposal
constitutes an underdevelopment of land and it is
considered that the site is capable of accommodating
up to 100 homes.
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Keithney, Inverurie

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR113
Land South
of Birchbank,
Inverurie

Proposal
6 homes

Overview
The proposed site is situated in the countryside and
within the Bennachie Special Landscape Area. The
development of 6 homes would attempt to form a
grouping with the nearby properties however it would
present as out of proportion to its surroundings and
landscape of a largely undeveloped and remote
character. In the absence of any services, facilities and
active travel opportunities the development would
promote unsustainable development which would
increase car dependency.
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Kellockbank, Insch

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:

Reference
GR110
Land North
East of
Kellockbank
Garden
Centre, Insch

Proposal
Employment
land –
general
industrial

Overview
The proposed site is located adjacent to the A96 and
is next to an existing small scale workshop. The bid
seeks to extend the employment opportunities through
provision of general industrial use (1500sq. metres
indicative floorspace). There are existing employment
opportunities in the nearby settlement of Insch
therefore development of this scale would be
unnecessary in this rural location. The proposal does
not relate well to existing key facilities in nearby
villages and would provide an unsustainable
development pattern which is likely to lead to car
dependency. The site is also located in proximity to
Newton House Gardens and Designed Landscape, a
nationally important heritage asset.
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Kirkton of Rayne

The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
GR073
Land at
Kirkton of
Rayne, Insch

Proposal
8 homes

Overview
The site forms a logical extension of the village and fits
neatly within its settlement growth pattern and would
have no significant impact on its landscape setting and
the sense of place this provides. Whilst there are
constraints to overcome, namely provision of waste
water treatment and water capacity need to be
confirmed, this should be resolvable for the small scale
development proposed. As the village is surrounded by
prime agricultural land, the loss through planned
development could be justifiable to support the
community and provide housing choice in a rural
location.

Other options which Planning Officers have not preferred:
None.
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Lamington Court, Fintray

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR109
Site South of
the Cotts,
Fintray, Dyce

Proposal
5 homes

Overview
The proposed site is situated in the countryside and is
associated with an existing cluster known as Lamington
Court. The site is remote from services and amenities,
and is situated within the green belt. Development at
this location would not be in keeping with the character
of the converted steading development and would lead
to suburbanisation of the countryside.
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Lethenty

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR080

Proposal
2 homes

Overview
The proposed site is situated in the countryside. Whilst
there are a handful of existing dwellings in the locality,
there is an absence of key services and facilities which
would result in increased car dependency. The site
also consists of prime agricultural land. This site is
considered to be unsuitable for development and is not
of sufficient scale to be allocated within the Local
Development Plan.

15 homes

The proposed site is situated in the countryside in close
proximity to a number of existing dwellings. There is an
absence of key services and facilities which would
result in increased car dependency. The scale of
development would also be out of keeping with the
character of this housing group. The site is subject to a
number of constraints including the presence of prime
agricultural land, flood risk, inadequate drainage

Land South of
Parkview,
Lethenty

GR081

Land North
and West of
Lethenty,
Inverurie
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provision and location within the Health and Safety
Executive’s pipeline consultation zone.

Garioch 104

Item: 4
Page: 490

Leylodge

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR018
Field South
of B977,
Leylodge,
Kintore

Proposal
Mixed use –
12 homes
and 80m2
employment
land

Overview
The proposed site lies in the countryside. A significant
buffer would be required between the developable area
of the site and the watercourse that lies within the site
boundary. Additionally Leylodge lacks services and is
not considered to be a sustainable location in which to
promote growth.
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Marionburgh, Midmar

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR071
Land East of
Marionburgh
Cottage,
North West of
Sunhoney
Stone Circle,
Midmar

Proposal
3 homes

Overview
The proposed site is situated in the countryside
adjacent to a small housing group. This proposal is
situated in an unsustainable location and would be car
reliant given it is remote from services. The proposed
site is not of sufficient scale to be allocated within the
Local Development Plan.
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The Blair, Fintray

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR026
Land at Blair
Bungalow,
North of
Sempill
Cottages,
Fintray

Proposal
3 homes

Overview
The proposed site is situated in the countryside away
from services and amenities. This proposal is situated
in an unsustainable location and would be car reliant.
Additionally, the site is situated within the Health and
Safety Executive’s pipeline consultation zone. This site
is considered to be unsuitable for development.
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Upper Cottown, Kintore

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR068
Land North of
B994, Upper
Cottown,
Kintore

Proposal
8 homes

Overview
The proposed site is situated in the countryside
adjacent to an existing group of dwellings. There is an
absence of key services and facilities which would
result in increased car dependency and
suburbanisation of the countryside at this location. This
site is considered to be unsuitable for development.
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Wester Ord, Skene

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
GR014
Site Adjacent
to Wester
Ord
Farmhouse,
Skene

Proposal
25 homes

Overview
The site is situated in the countryside adjacent to a
cluster of 9 houses. The site includes an area of
woodland, part of which would be retained as amenity
space. However, tree loss is expected in order to
accommodate the proposed development. The site is
not within walking distance of amenities or community
facilities and would encourage the use of unsustainable
modes of transport and increased strain on local roads
infrastructure. The scale of development proposed is
considered to be overdevelopment in relation to the
existing cluster leading to suburbanisation of the
countryside.
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Conclusion
One landward site is identified as an Officers’ preference. Site GR073 is a preferred option
in order to support Rayne North Primary School. A Settlement Statement for Kirkton of
Rayne would be prepared for this and added to the Plan. Despite being associated with a
settlement, bid GR095 at Garlogie, is not considered to be an appropriate location to
promote development. Generally, the remaining landward sites promote development in
rural locations which would not provide a sustainable pattern of development, negatively
affect the character of the area and have infrastructure capacity issues. Suburbanisation of
the countryside is a significant concern and overdevelopment in rural areas should not be
promoted.
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Introduction
This appendix details the Officers’ response to the development bids submitted in response
to our call for sites to inform the Main Issues Report of the Local Development Plan 2021.
This information is set out in the same manner for all our analysis with a statement of vision
and objectives for the settlement and then analysis of the existing allocations, the “officers’
preferred bids, and finally the other options that we have considered. Each settlement has a
conclusion associated with it.
Where existing sites should be removed from the plan, or new bids identified as long term
reserved sites with future potential for development post 2031, then this is noted in the
tables.
Each settlement has a map associated with it that identifies the location of bids and existing
opportunity sites from the Local Development Plan 2017.
The maps show:

•

Preferred sites as a cross hatch. These are sites that should be
made available for development immediately on adoption of the
Local Development Plan 2021.

•

Reserved sites as vertical lines. Reserved sites are out with
the settlement boundary and are unavailable for any form of
development under the Local Development Plan 2021 until
confirmed by a mid-term review and brought forward as a
specific proposal. They are not sites preferred for immediate
development and are identified as being possible future
opportunity sites only.

•

Other options, which are not preferred, as a dotted outline. These
are sites which may be deliverable, but better options exist.

All conclusions have been based on a full assessment of the opportunities that a site may, or
may not, provide, an Interim Environmental Report produced as part of the Strategic
Environmental Assessment and a Habitats Regulations Appraisal Record.
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Arbuthnott
Arbuthnott is a small village of houses located inland from Inverbervie. Part of the character
is provided by the mix of older red granite bungalows with some newer two storey modern
style houses. Arbuthnott is also home to the Grassic Gibbon Centre, which attracts visitors
to the area. The B967 and Arbuthnott House Gardens and Designed Landscape to the
south provides a natural buffer to development. This is not an issue for Arbuthnott as there
is very limited development pressure, although the lack of new small scale housing is an
issue for the local community. There is however, small opportunities for growth as the
settlement is identified for organic growth.
Planning Objectives:
•

To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Auchenblae
Auchenblae is a village that was originally fairly elongated and linear in form. More recent
developments have grown the village to the east with further allocated land for housing and
employment uses. Auchenblae has open space within the village and areas of woodland
that both screen the village from the surrounding area and add to its character. The village
also has good connections with the open countryside.
There are many services within the village and it is important that these are sustained.
However, the primary school is already over capacity and has limited capacity to expand,
and the limited parking around the town hall and the lack of social activities are issues for the
local community. Nonetheless, it is important that there is a mix of house sizes and types
provided within the housing allocations in order to meet the housing needs of the village. As
such, only one allocation is supported, which already has planning permission.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

OP2
OP3

Proposal
Mixed use of
75 homes and
a minimum of
1ha
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.

5 homes
10 homes

Identified as effective in the Housing Land Audit 2018.

No progress has been made on this site, and the start
date has been pushed back to 2024.
It is proposed that this site is removed from the Plan.
See KN095 and KN096 below.

Full planning permission granted for 25 homes across
both sites. Construction programmed to start in 2019
with 10 homes remaining in 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN095

Proposal
75 homes and
1ha
employment
land

Overview
The proposed site lies within an existing opportunity
site, allocated as OP1 for 75 units plus 1Ha of
employment land. This proposal seeks to retain the
allocation, but it is has a number of constraints. The
site is identified as being prime agricultural land, and
is adjacent to land at risk from flooding. The school is
already at overcapacity and there is limited water
infrastructure capacity. The local bridge is in a poor
state, and the local minor road network and access
on/off the A90 are inadequate for the scale of
development. The Community Council has also
expressed concern at the lack of delivery on the site to
date, and suggest splitting the site to secure delivery.
Considering the above, and that the Housing Land
Audit 2018 states that the start date has been pushed
back to 2024, it is proposed site OP1 is removed from
the Plan.

75 homes and
1ha
Site OP1
employment
(Larger Site), land
East of
Glenfarquhar
Road,
Auchenblae

The proposed site acts as an extension to the existing
opportunity site, allocated as OP1, for 75 units plus
1Ha of employment land. This proposal seeks to
retain the allocation and extend the site to the
north/east, but it has a number of constraints. The
site is identified as being prime agricultural land and is
adjacent to land at risk from flooding. It would
elongate the settlement further, and the scale of the
site would almost double the size of the settlement. It
is constrained in terms of education provision and
limited water infrastructure capacity. There are

Site OP1
(Smaller
Site), East of
Glenfarquhar
Road,
Auchenblae

KN096
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concerns that the local bridge is in a poor state, and
the local minor road network and access on/off the
A90 are inadequate for the scale of development. The
Community Council has also expressed concern at
the lack of delivery on the site to date, and suggest
splitting the site to secure delivery. As there has been
little progress with this site, the primary school is
already at overcapacity, and that the Housing Land
Audit 2018 states that the start date has been pushed
back to 2024, it is proposed that site OP1 is removed
from the Plan.

Conclusion
It is proposed that site OP1 (bids KN095 and KN096) is removed from the Plan due to
education constraints, lack of delivery and risk of overdevelopment. This site is identified as
effective in the Housing Land Audit 2018, but the start date continues to be pushed back,
and it is not proposed to start until 2024. Sites OP2 and OP3 should be retained, but as a
single allocation for 25 homes, as single planning permission has been granted on both
sites.
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Catterline
Catterline is set within a conservation area on the coast to the south of Stonehaven in
Catterline Bay. This conservation area status is important in defining the character of the
village and the surrounding area and should be preserved and maintained throughout the life
of the Plan. The village has services appropriate to its role and function including a primary
school, a restaurant, and a large playing field with a football pitch, as well as play equipment
for younger children. Despite its location there seems little appetite for change in the village
and so no new allocations are made.
Planning Objectives:
•

To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Chapelton
Chapelton is a new town, being developed to the west of Newtonhill. It is located within the
Aberdeen Housing Market Area part of the Strategic Growth Area and will have a major role
in delivering development for the strategic housing and employment allowances over the
next 20 years. When complete it will provide a mix of uses, including shops, parks, and
schools.
Development has begun in line within an approved design framework. The town plan
proposed that there is a mix of house types and there are spaces for formal and informal
recreation in order to provide a sense of community. As the town develops, improvements
will be required to the public transport network through the settlement.
Planning Objectives:
•
•
•
•
•

To help contribute to the overall sense of place in the community.
To enhance the role of the settlement as a service centre.
To meet housing need in the wider strategic growth area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To provide opportunity for employment.
To provide community facilities and services.
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Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 4045
homes, up to

Overview
Identified as effective in the Housing Land Audit 2018.
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11.5ha
employment
land and 11ha
identified as
strategic
reserve

Under construction. Planning Permission in Principle
was granted for half the site (for 4045 units) and Full
Planning Permission was granted for 802 homes.
Planning consent for a retirement village has been
approved for 82 units.
See KN055 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN055
Land at site
OP1,
Chapelton

Proposal
8000 homes,
Commercial,
Retail, Care
home, Leisure
and
Community
Facilities
Reserved for
4000 homes.
This is not
preferred for
immediate
development.

Overview
The proposed site lies within an existing opportunity site
OP1. The Chapelton site has been promoted by
Aberdeenshire Council since the Local Development
Plan (LDP) 2012 and the first part of the development
(4045 homes) has been granted planning permission in
principal. This consent mostly covers the eastern half
of the OP1 site. This bid seeks to identify the whole of
site OP1 for 8000+ homes, and land for employment,
retail and community facilities etc.
A development of this scale provides clear opportunities
to address some of the constraints associated with the
development of smaller sites through appropriate
layout, and siting, within a wide site. Potential limited
impacts on flood risk areas, existing biodiversity,
woodlands and built heritage can be planned out of the
development. Likewise constraints with potable and
waste water, education, and road access will be
overcome, as the critical mass of the development
increases. The development model promoted on this
site (with Housebuilders receiving very little of the uplift
in value from the allocation of the land which has been
retained by the landowner) is very different from the
property speculation undertaken by other housing
developers in the area.
However, given the rate of development to date it
seems unlikely that all 4045 homes with planning
permission will be built out before 2031. Therefore,
doubling the allocation to 8000 homes is not supported.
As such, a modification to the allocation is proposed to
identify that land that has planning permission as the
preferred allocation in the Local Development Plan with
the remainder of the OP1 site identified in the approved
development framework (approximately a further 4000
homes) being noted as reserved, in which the
development company can have long term confidence.
The scale of development in the allocation can be
reviewed again during the next LDP process.
Kincardine and Mearns 12
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Conclusion
The rate of development in Chapelton is slower than anticipated, and it is unlikely that all
4045 homes on site OP1 will be built out before 2031. However, for clarity, the extent of site
OP1 should be amended to only include land that has Planning Permission in Principle for
4045 homes (APP/2011/3100). The remainder of site OP1 should be identified as a
reserved site for an estimated 4,000 homes to come forward as a long-term site.
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Cookney
Cookney is a small village of houses and is located to the west of the Fastlink section of
the Aberdeen Western Peripheral Route. Cookney is home to the listed building of
Cookney Church, which provides a focal point to the village along with the war memorial
and seating area. The cluster is screened when approaching the settlement from the
east, and this should remain throughout the life of the Plan as there is limited pressure for
housing development in the area.
Planning Objectives:
•

To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Drumlithie
Drumlithie retains the character of a Mearns weaving village with a historical core with many
category B and C listed buildings including weavers’ cottages and the Drumlithie Steeple.
The village is situated in the strategic growth area and therefore plays its part in contributing
to the housing and employment allowances. The roads within this area of the village are
narrow and meander through the houses, keeping the traditional road layout and reinforcing
this character. The newer development to the south of the village challenges the traditional
settlement pattern. The village has a generous amount of open space particularly towards
the western side of the village beside the school. It is important that further development
within the village continues to provide open space provision. There is currently a village
shop, hotel and primary school in the village and these important local services will be
further sustained by the opportunity provided for further housing.
Planning Objectives:
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
To meet housing need in the wider strategic growth area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support local services and facilities, including the primary school.
To preserve the amenity of the settlement.
To provide opportunity for employment.
To support community facilities and services.

Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 30
and 0.5ha
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.
Full Planning Permission has been granted for 15
homes on half the site. Construction is programmed to
start in 2019 for 3 years, with 15 homes remaining in
2022.
Kincardine and Mearns 15
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It is preferred that the site is split in two for 15 homes
each with a working from home office unit.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN001
Land at
Burnside
Croft,
Drumlithie

Proposal
3 homes

Overview
The proposed site is not of sufficient scale to be
allocated within the Local Development Plan.
Nonetheless, it is worth noting that the site was
previously a waste water treatment plant of which some
structure remains, but the area has naturalised and
would not be considered brownfield land. Trees cover
the site, some of which are protected by a Tree
Preservation Order (TPO), and there is a presumption
against the loss of trees irrespective of the
safeguarding of those covered by the TPO. Currently,
there are trees on both sides of the road that form part
of the woodland setting to the village, and the clearance
of trees, that are not protected on the site, would have a
significant impact on the setting of the village.
Furthermore, given the constraints relating to potential
contamination and surface water flooding there are
concerns as to whether this is a deliverable site, and
site OP1 opposite, which is allocated for 30 homes, has
yet to be developed.

Conclusion
Drumlithie currently has one site allocated for housing, accommodating 30 homes, part of
which has planning permission for 15 homes. Each home includes a working from home
office unit sited in the rear garden of each plot that has a footprint of 4.8m x 3m to include a
toilet and wash hand basin with office space. It is proposed that site OP1 is split into two
allocations to reflect the approved planning consent and that the employment land
requirement continues.
There is no strategic need for further housing in this village, and it is undesirable to allow
development that would result in the loss of trees. Furthermore, site KN001 is located on
protected land P1 and it is preferred that this site continues to be safeguarded to protect the
setting of the village.
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Drumoak
Drumoak is an area of high demand for housing and is located on the A93 with development
to both the north and south of the road. A tree belt screens development when approaching
the settlement from the east. There is a good choice of open space including a public park.
The existing services of the post office, bowling green and hall are important to the overall
sense of place in the village and are important to sustain. Scope for development in the
village is constrained by pipelines running to the east and west of the settlement, and the
need to reflect that development in this area is specifically for local needs rather than for
wider strategic objectives.
The lack of new small-scale housing is an issue for the local community and there are very
little employment opportunities in the village. Concerns have also been expressed that the
A93 is not a safe route to school for pupils who have to cross it, and there is insufficient
parking at the school, church and post office.
Planning Objectives:
•
•
•

To meet local housing need in the settlement.
To support local services and facilities, including the primary school.
To preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
44 homes

Overview
Identified as effective in the Housing Land Audit 2018.
33 homes have been built. Likely to be completed in
2019.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN128

Proposal
49 homes

Land South
of Deeview
Gardens,
Drumoak

Overview
The capacity of this site has been increased from 35 to
49 homes.
The proposed site is well located in relation to the
settlement and is a logical extension to the settlement.
It does not contain pipeline constraints like the other bid
sites to the north and would not compromise the ability
to expand the waste water treatment works. This site is
contained, proposes a mix of house types, including
self-build plots, would sustain existing services, would
not adversely impact on the setting of the settlement,
and creates an area of accessible open space.
Furthermore, linking the two roads C35k and the
unadopted road would provide connectivity and the
path network in the area could be improved.
Despite this, the site could have a negative impact on
the River Dee Special Area of Conservation and the
woodland on site, if poorly designed. This includes how
surface water is treated. A minor watercourse on the
southern boundary is a tributary to the River Dee and a
wider buffer strip will be required than what is proposed
adjacent to existing trees on the western boundary. It is
noted that only 35 homes are proposed, and the density
could be increased to 49 homes. The indicative plan
also shows the rear gardens overlooking the open
space to the south, which could create an unwelcoming
environment. This will need to be amended to have as
many active frontages overlooking the pond and
woodland as possible.

Other options which Planning Officers have not preferred:
Reference
KN034
Site A East
of Drumoak

Proposal
178 homes

Overview
The proposed site is well located in relation to the
settlement and is in close proximity to the primary
school, but it has a number of constraints. A National
Grid Transmission Pipeline crosses the centre of the
site, and while the proposer could realign the pipe,
Scottish Planning Policy advises that allocations should
avoid risk. The proposal would also have a significant
impact on the local landscape and setting of the
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settlement, and result in overdevelopment. The current
tree belts that run down the eastern boundary of the
settlement boundary provide an effective boundary
treatment. Therefore, while the southern section
connects well to the settlement with linkages via School
Brae, it would have a significant visual and landscape
impact when approaching the settlement along the A93.
The northern part of the site may feel slightly isolated
due to the lack of road connections, and no second
emergency road access is proposed.
In addition, the site contains ancient woodland, it is
situated in close proximity to Drum Castle and could
affect its setting, is constrained in terms of education
provision, and the sewage works has insufficient
capacity. Overall, this site is considered unsuitable for
development.
KN035

123 homes

The proposed site is well located in relation to the
settlement and is in close proximity to the primary
school, but it has a number of constraints. It would
impact negatively on the landscape and setting of the
settlement. The waste water treatment works has
insufficient capacity. Only one access is proposed,
which is insufficient for a development of this scale, and
a second must be provided. The proposal would also
put the primary and secondary schools over capacity,
and result in pupils needing to cross the A93, which is
undesirable. Overall, this site is considered unsuitable
for development.

345 homes,
retail and
commercial

The proposed site is well located in relation to the
settlement and is in close proximity to the primary
school, but it is constrained by a pipeline that runs
through the site and would result in overdevelopment.
The proposal would be able to provide a number of
services for the community, including increased land for
the primary school, and a small area of retail/mixed use.
However, this proposal would almost double the size of
Drumoak and Scottish Planning Policy advices that
allocations should avoid risk.

Site B
South of
Drumoak

KN036
Site C West
of Drumoak

In addition, it is situated in close proximity to Drum
Castle and could affect its setting, the site would have a
significant impact on landscape and would cause
coalescence with Park. There are opportunities for
green space links within the site and to capitalise on the
existing park. Despite this, the sewage works has
insufficient capacity, and the site is constrained in terms
of primary and secondary education provision. This site
is considered unsuitable for development.
KN037
Land West
of Mains of
Drum
Garden

Recreational/L
eisure Uses

The proposed site is situated in the countryside, and
should be considered as one bid with KM38, which
proposes housing for the elderly. It is not entirely clear
from the bid what is proposed and whether it is the
intention to provide informal recreation and leisure
space (i.e. parkland) or include buildings and
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Centre,
Drumoak

KN038

structures (formal leisure) proposals. The site is
situated in close proximity to Drum Castle and could
affect its setting and is within its designed landscape. If
the proposal proposes open space rather than
buildings, there are fewer constraints to development.
However, this proposal would be best progressed
individually rather than through a bid site, as there is
insufficient information to recommend as a leisure and
recreational ‘opportunity’ site.
50 Homes (for
the Elderly)

The proposed site is situated in the countryside, and
while housing for the elderly is to be commended, the
site appears speculative and there is little detail of the
nature of the development. Without appropriate
facilities on site or within walking distance, this proposal
is not considered sustainable. The site is situated in
close proximity to Drum Castle and its designed
landscape and could affect their setting. It is poorly
related to existing settlements and would exacerbate
the disparate pattern of development around Drum.
The proposal would require an upgrade to the sewage
works at Drumoak and an upgrade to the minor road
leading to the A93 (not within bid site). Given its
distance from health services, shops and other facilities,
it is considered that such a proposal would be best
placed within or adjacent to a larger settlement. The
proposal would isolate elderly in a rural location without
services, and without more detail this is considered to
have a negative effect on equalities.

Mixed use:
600 homes,
employment
land
11,350m2,
retail

The proposed site is largely located on the site of an
existing quarry at Park and therefore there is a
considerable benefit in terms of reinstating the quarry,
particularly given the location adjacent to the the River
Dee, and in ensuring contaminants are fully considered
and dealt with as part of remediation.

Land North
of the Mains
of Drum
Steading,
Drumoak

KN064
Land at
Park
Quarry,
Drumoak

However, there are a number of constraints affecting
the viability and appropriateness of developing this site.
Park Bridge is likely to be closed to vehicular traffic and
a new bridge across the River Dee and a link road to
the A93 will be required from the site, along with an
upgrade of the A93/A90 junction at Milltimber. There is
a lack of services within walking distance, insufficient
secondary and primary education provision, and
insufficient waste water treatment works capacity. The
site is also adjacent to the River Dee Special Area of
Conservation and within Dee Valley Special Landscape
Area.
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Conclusion
Only 11 homes remain to be built on the only housing allocation in Drumoak, but there are
limited opportunities for significant development due to the pipeline consultation zones, poor
accessibility to services within walking distance, road access and education capacity. A
modest expansion on site KN128 could be supported to sustain local services, if it is
considered necessary. However, it is noted that only 35 homes are proposed, and the
density could be increased to 49 homes, although development must exclude the wooded
and pond area.
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Edzell Woods and Newesk
Edzell Woods is located in the south of the Mearns near to the border with Angus Council
and is located in the rural housing market area. Edzell Woods, the former housing for the
Edzell Airbase is a privately owned estate. Within the residential development there is
currently good access to open space and it is important that this is continued through the
development of OP1. The infrastructure (roads, waste water and sewerage) in the village is
currently maintained by the community, and there are significant infrastructure requirements
to upgrade these to an adoptable standard. The local community would prefer that existing
residents are able to be connected to any new wastewater pipe, as part of the development
of site OP1, which will feed into the waste water treatment works in Edzell.
Developing OP1 Newesk will allow re-use of the previously developed land at the former
Edzell RAF airfield. Within site OP1 it is important that a mix of house types and sizes are
provided in order to help meet the local need for housing. Due to the scale of development it
is also important that employment land opportunities continue to be provided.
Planning Objectives:
•
•
•
•

To meet local housing need in the settlement.
To re-use of previously development sites.
To provide opportunity for employment.
To resolve issues associated with the existing foul water drainage.
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Existing Development Sites
Reference
OP1

Proposal
300 homes
and
employment
land

Overview
Identified as constrained due to “infrastructure and
marketability” in the Housing Land Audit 2018.
Planning Permission in Principle was granted for 300
homes in 2017. No further progress has been made.

Development Bid Sites
No development bids were received.
Conclusion
Only one minor addition is proposed to the settlement statement under site OP1, which
allows existing residents to able to be connected to any new waste water pipe, as part of the
development of the site.
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Fettercairn
Fettercairn is located in open countryside at the intersection of 5 roads providing good links
to and from the village. There is a distinctive landmark, the Royal Arch, which is situated to
the south of the village on the B966, which is a clear reminder of the area’s historical and
architecture value. Part of the village is characterised by its conservation area status and
these elements define the “place” of Fettercairn. There is little open space in the centre of
the village but there is a recreation ground to the south east which provides much needed
open space for the settlement. Fettercairn distillery provides local employment as well as
attracting tourists into the area and is an important service that should be sustained. It is
also important that through future development, local housing need can be met including
housing that is suitable for both first time house buyers and the elderly.
The southern bypass that links the A966 and A974 is deemed not fit for purpose by the local
community and there is a need to resolve access through the Royal Arch.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To support local services and facilities, including the primary school,

Existing Development Sites
Reference
OP1

Proposal
40 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning application has been received to date.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN048

Proposal
60 homes

OP1 Land
to the North
West of
Fettercairn

Overview
The capacity of this site has been increased from 49
to 60 homes
The proposed site acts as an extension to the
existing opportunity site, OP1, allocated for 40 units.
The site forms a logical extension as it is well
connected to the settlement with good pedestrian
access to the primary school and village centre, but
only 49 homes are proposed on this 2.4 hectare site.
As such, the density should be increased to 60
homes.
A second road access through Garrol Place is
required, as the number of homes off Gladstone
Gardens will exceed 50. The site should also be
extended northwards to the edge of Crichie Burn,
which would form part of the site’s open space
contribution. Land within the site will be required for
SUDS as land to the north floods, and a Flood Risk
Assessment will be required. The water and waste
water infrastructure require upgrading, and
developer contributions will be required towards
Mearns Academy.

Other options which Planning Officers have not preferred:
Reference
KN061
Land at
Cauldcots,
Fettercairn

Proposal
10 homes

Overview
The site is proposed on land that was once a farm
and comprises of a farm house, steadings, hard
standing, laydown areas and storage buildings, but it
is constrained by poor proximity to services and
layout. The redevelopment of the site would have no
significant impact on the Braes of the Mearns
Special Landscape Area, but the site is more than
800m from Fettercairn, and over 1km from local
services, including the primary school. The local
road also has no footpath and a safe route to school
has not been demonstrated. Therefore, the proposal
would encourage the use of unsustainable modes of
transport. If this site were redeveloped, preference
is to reuse existing buildings (farm house and
steadings), otherwise the houses should be
orientated to have active frontages facing towards
the periphery of the site. The site is also constrained
in terms of education provision and waste water
infrastructure.
Given that this is a brownfield site, it would be more
appropriate to consider this site under the Shaping
development in the countryside and Shaping places
policies.
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Conclusion
Fettercairn currently has one housing allocation for 40 homes, and whilst this has yet to be
progressed for site OP1, bid KN048 proposes extending this site northwards, which would
allow secondary access onto Gladstone Gardens. This bid also proposes an increase in
housing numbers and would be a logical extension to site OP1. If extending this site is
supported, it would make more sense to extend the site to the edge of Crichie Burn, which
although is identified at flood risk, could contribute to the open space requirement. The
number of homes could also be increased, to use the land more efficiently and provide a mix
of house types.
Bid KN061 proposes the redevelopment of a former farm for 8 homes. However, this site is
over 800m from Fettercairn on a road with no footpath and is not an appropriate location for
a group of houses. The indicative design is also not very welcoming (rear gardens looking
out) and it is preferred that the existing stone house and steadings are retained. Overall, it is
more appropriate that this proposal is considered under the relevant polices in the Local
Development Plan.
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Findon
Findon is a small village with no services, depending on Portlethen for its needs. It consists
of a variety of mainly modern houses, which is fairly dense toward the western side of the
village, and slightly more dispersed to the east. There is limited expansion potential due to
risks associated with access to the A92(T) (formerly the (A90). Narrow roads lead around
the village with an area of open space at the centre. Part of the character comes from the
properties that overlook the water have their gables ends facing the water, with the
properties behind fronting the water. It is important that any development in the village
preserves this character.

Planning Objectives:
•
•

To meet housing need in the wider strategic growth area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN084

Proposal
11 homes

Overview
The capacity of this site has been decreased from 13 to
11 homes

Land South
of
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Earnsheugh
Terrace,
Findon

While the proposed site is found entirely within the
coastal zone, it physically relates well with the
settlement and it is contained by development on two
sides. Whilst education capacity is likely to be
breached for the local secondary school catchment
area, this does not make the site undevelopable. There
are no impacts on major infrastructure or significant
environmental impacts anticipated as part of this
proposal.
However, while 13 houses are proposed on a site that
could support more, only 11 homes are supported as
access to the site would be off a single-track road to the
west of the site, and Aberdeenshire Council’s
Standards for Road Construction Consent and Adoption
(2015), only allows up to 15 houses to be accessed off
such roads. There is no road capacity to the east of the
site. As four houses already have their access off Old
Inn Road, which leads to Earnsheugh Place, only 11
homes can be supported on the proposed site. To
increase the number of houses on the site, land,
including private garden grounds, would be required to
widen Old Inn Road and to bring it to an adoptable
standard.

Other options which Planning Officers have not preferred:
Reference
KN085
Land at
West of
Findon
Place,
Findon

Proposal
30 homes

Overview
The proposed site is well located in relation to the
settlement, but it is found entirely within the coastal
zone, and whilst education capacity is likely to be
breached for the local secondary school catchment
area, this would not make the site undevelopable.
There are no significant environmental impacts
anticipated as part of this proposal, but it would
intensify development in an area already under
pressure from development, and would result in
coalescence between Findon and the industrial estate,
and overdevelopment.

Conclusion
Two bids are proposed in Findon, and while the settlement is bounded by the Aberdeen
green belt to the north and the Coastal Zone and Special Landscape Area to the south, a
small amount of development could be supported on land to the south of the settlement.
Development on site KN084 would not detract from the character of the settlement or
surrounding area due to its location, unlike bid KN085, which is double its size and would
intensify development in this rural area.
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Fordoun
Development in Fordoun is divided by both the railway and the trunk road, with a subway
providing access to the primary school to the east of the village. The village is well screened
from the A90 by a tree belt but is fairly visible when approaching from the Auchenblae
direction, in particular the business site. The village has some existing services including a
hotel and primary school and it is important to sustain the existing business development on
the employment site for the benefit of the overall economy of the village.
Some of the hard standings at Fordoun Aerodrome are used for employment purposes,
including storage, and will be safeguarded for employment uses that reflects where planning
permission has been granted to date. Any future proposals outwith this site will be assessed
against relevant policies in this Plan.

Planning Objectives:
•
•

To provide opportunity for employment.
To safeguard part of the Fordoun Aerodrome for employment land.

Existing Development Sites
Reference
OP1

Proposal
15 homes

Overview
Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN105
Land West
of Toch-Hill
Road,
Fordoun

Proposal
45 homes

Overview
The proposed site is well located in relation to the
settlement, but it has a number of constraints. The
flood risk would need to be recognised in the SUDS
arrangement and overall layout. The entire site is
identified as being prime agricultural land. The site is
situated within a pipeline consultation zone. There is
uncertainty as to the local road network’s ability to
accommodate the traffic generated and the indicative
access arrangement is outwith the site. The site is
constrained in terms of education provision and the
water treatment works has insufficient capacity.
It would also consist of a significant extension to the
village (overdevelopment), and the Reporters
commented on previous bids on this site during the
2012 and 2017 Local Development Plan Examinations
where the notable issue was of scale. The proposal is
for a greater number of homes (45 compared to the last
bid for 40 homes). Therefore, the scale issue has not
been resolved.

Conclusion
There is currently one housing allocation that has yet to come forward, and while it is in an
appropriate site for development, the lack of progress to bring site OP1 forward in the last
two Local Development Plans means it should be removed from the Plan.
Bid KN105 is not supported as it would result in overdevelopment and is constrained by a
pipeline, prime agricultural land considerations, education capacity and road access.
In terms of employment, there is an existing BUS site to the north of Fordoun, but a number
of businesses have developed over the years on the former Fordoun Aerodrome, including
sawmill/pellet companies and a pipe yard. The community would rather see employment
development at the former airfield and several planning applications have been granted over
the years. As such, it is considered appropriate to identify those areas in the Fordoun
Aerodrome that have planning permission as a ‘BUS’ site.
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Gourdon
Gourdon is one of several fishing villages located between Stonehaven and Montrose. It is
characterised by traditional development located on the steep side of Gourdon Hill and
accessed by narrow meandering roads, with more modern development visible from the
A92. Maintaining the character of the village in its coastal setting is an important objective,
and there is a preference to redevelop infill sites before building on new sites. There are
employment opportunities at Linton Business Park to the north of the village, and it is
important that over the life of the Plan that the business park continues to be promoted to
ensure that Gourdon does not purely become a commuting village. There is an area of open
space towards the centre of the village opposite the war memorial, which creates a focal
point, and a park in the southeast corner.
A place for people to socialise (e.g. a café) continues to be a key element seen to be
missing from the area, and there is a desire to expand the harbour to allow tourism/small
leisure craft boats. Car parking is deemed to be lacking, and land south of the war memorial
and next to the recycle bins provide potential opportunities. Concerns have also been
expressed over the need for traffic calming along The Brae and a safe crossing for school
pupils at the war memorial.
Planning Objectives:
•
•

To preserve the amenity of the settlement.
To provide opportunity for employment.
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Existing Development Sites
Reference
OP1

Proposal
Employment
land with a
strategic
landscape
buffer to the
east of the site

Overview
Identified as marketable and constrained in the
Employment Land Audit 2017.
No planning application has been received to date.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN135
Land at
Brae Road,
South of
Linton
Business
Park,
Gourdon

Proposal
67 homes

Overview
The proposed site is well located in relation to the
settlement and would provide some opportunities
(notably in terms of supporting existing services
including schools and provision of affordable housing),
but it is constrained as the proposal would have an
unacceptable impact upon the landscape and setting of
the village.
The site is situated in the South East Aberdeenshire
Coast Special Landscape Area and would detract from
the sweeping, expansive landscape through
development on the clifftops. The scheme would
detract from the setting of the village, through removing
vistas of the North Sea when approaching the village
from the north. The development would see the loss of
a significant swathe of prime agricultural land and land
reserved for the expansion of the cemetery. There is
also insufficient water and waste water capacity.

Conclusion
There are currently sufficient housing development sites in the surrounding area (namely
Inverbervie) as well as housing allocations across Aberdeenshire to satisfy the proposed
Strategic Development Plan. Bid KN135 is also constrained as it would have a negative
landscape and townscape impact, would result in the loss of prime agricultural land and
reduce land reserved for the cemetery expansion.
The proximity of Inverbervie to the north raises real concerns of coalescence between the
settlements and it is proposed that a protective buffer is created, which extends the current
P6 designation in Inverbervie to the edge of the BUS and OP1 site in Gourdon.
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Inverbervie
Inverbervie is accessed by the A92 providing good transport links for the town. The town is
characterised by bungalows and 1 ½ storey properties along the main street with newer
development to both the north and south of the town. Inverbervie is well equipped in terms
of open space and facilities including a primary school, library, shops and sports facilities,
which are appropriate for its role and function within the surrounding rural communities. It is
important that over the Plan period that Inverbervie sustains the existing facilities as well as
attracting new services and facilities into the town. Meeting local housing needs will be
helped by the large allocation of 200 houses which will be developed over the Plan period, it
is important that within this development there is a mix of house types and sizes.
The lack of affordable housing is an issue for the local community. More car parking is
required in the town centre, and a car park is required at Gourdon cemetery. Small
business-ready employment units also need to be in place at Linton Business Park in
Gourdon. There is also a desire from the community for a cycle route to be provided to
Stonehaven and to prevent coalescence with Gourdon. Concerns have been expressed
over the lack of town centre uses and declining retail provision, and the long-term
maintenance of the existing Jubilee Bridge over Bervie Water.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
To meet local housing need in the settlement.
To support local services and facilities, including the primary school.
To preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
200 homes

Overview
Identified as effective in the Housing Land Audit 2018.
No Masterplan or planning application have been
submitted to date.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN130

Proposal
Land at
Bridgefield,
North of
Inverbervie
Housing
(undisclosed)

Overview
The proposed sites are situated in the countryside,
adjacent to existing houses, but have a number of
constraints. The bid contains a lack of basic detail such
as house numbers, leading to a large degree of
uncertainty over what is being sought. A previous bid
on these sites for the 2017 Local Development Plan
proposed 32 homes (KM054). Nonetheless, a
significant part of the proposal is identified as being
prime agricultural land, and it is situated in the Coastal
Zone, the South East Aberdeenshire Coast Special
Landscape Area and in a visually prominent area of
land that forms part of the ‘gateway’ into Inverbervie.
Development on these sites would likely have a
significant landscape impact and result in urbanisation
of the countryside. They are also segregated from the
settlement by the Bervie Water valley. The sites are
also constrained in terms of education provision and the
waste water treatment works has insufficient capacity.

Conclusion
Inverbervie currently has one existing housing site for 200 homes, which provides a
sufficient and effective supply of housing land. Bid KN130 is not a desirable site for
development given that it is located on a visually prominent gateway site, it contains prime
agricultural land, and is within the Coastal Zone and a Special Landscape Area. The site is
also segregated from Inverbervie by the Bervie Water valley and there are education
constraints.
The community have expressed their support to maintain a buffer between Inverbervie and
Gourdon to prevent coalescence, and it is proposed that the protective buffer of site P6 is
extended to the edge of the BUS and OP1 site in Gourdon.
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Johnshaven
Johnshaven is one of the traditional Mearns coastal fishing villages on a steep slope, which
screens the majority of the village from the A92. The area close to the harbour has been
designated as a conservation area to reflect the heritage and helps define the character of
the village. Further housing opportunities to the north east of the village will help sustain the
existing services. Lathallan School is an important asset to the economic health of the
community. There is limited open space within the village particularly towards the harbour.
However, there is a large area of open space to the east of the settlement beside the
caravan site, and it is particularly important to protect this area. In addition, land south of the
cemetery contributes to the setting of Johnshaven and should be protected.
The lack of new medium scale sheltered and affordable housing is an issue for the local
community. Brownfield sites in the village provide opportunities for new housing, and land is
required to extend the cemetery, to provide a footpath from the existing cemetery to the A92
and for additional visitor parking at Fore Street.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
To meet local housing need in the settlement.
To support local services and facilities, including the primary school.
To preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
67 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Full Planning Permission was granted in July 2010 but
has since lapsed. A new planning application is
proposed to be submitted by the end of 2018.

Development Bid Sites
No development bids were received.
Conclusion
The community have indicated a need to extend the cemetery, favouring land to the east of
the existing cemetery. There is also an opportunity to safeguard land to the south of the
cemetery as open space to protect the setting of the village, which is currently inside the
settlement boundary.
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Kirkton of Durris
Kirkton of Durris is a small village of houses south of the River Dee on the B9077. There is
tree coverage on both sides of the road when approaching from the west, which screens the
village and helps define the character of the area. There is a large protected area which is
important to the setting of Kirkton of Durris and this should be maintained to conserve this
area. Within this area there is a war memorial, which is at the junction leading to the hall
providing a focal point. To encourage motorists to slow down when approaching the east
side of the village on the B9077, the settlement boundary has been extended to include a
gap site for future housing.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
KN075

Proposal
12 homes

Land North
of B9077,
Kirkton of
Durris

Overview
The proposed site is well located in relation to the
settlement, it has a number of constraints, including
overdevelopment. The provision of 12 houses in one
allocation would be a significant increase to the size of the
settlement and although the site is serviced by public
transport, there are no real services and the school is not
within walking distance from the site.
The area is in close proximity to the River Dee Special Area
of Conservation and it is not served by public foul drainage
infrastructure. Private treatment works could cumulatively
have a negative effect on water quality. Development
should continue to be focussed on Woodlands of Durris to
co-locate development adjacent to the school.

KN137
Land East
of Kirkton
House,
South East
of Kirkton of
Durris

20 homes

The proposed site is isolated and has no physical
connection to both Kirkton and Woodlands of Durris, and
has a number of other constraints. The site is situated in
close proximity to the Upper Balfour scheduled monument
(cairns, house and field system) and could affect its setting.
The site is likely to have a biodiversity value being neutral
grassland next to an established native woodland. Access
is taken from a single track road, which would need to be
upgraded from the B9077. Most of the site is within a
pipeline consultation zone. The waste water treatment
works is insufficient, and private drainage systems for
multiple houses close to the River Dee Special Area of
Conservation is not encouraged. This site is considered
unsuitable for development.

Conclusion
Kirkton of Durris is a historical cluster of properties associated with Durris Kirk and the Mill of
Durris. The settlement is served by a scattering of services and is distant from the rest,
including Durris Primary School. Therefore, the reliance on the car would be likely and
allocating land for housing in the vicinity would not be considered sustainable.
However, there is an opportunity to help reduce the speed limit when approaching the
settlement from the east by extending the settlement boundary to include land with planning
consent for two houses and to allow for infill development along the B9077. No further
changes are proposed.
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Kirkton of Maryculter
Kirkton of Maryculter is a small village of predominately housing. There is modern
development to the east of the village across from the future housing site OP1. There is
high development pressure within Kirkton of Maryculter, but in order to meet local housing
need, including affordable housing, it is important that the opportunity site is developed over
the Plan period. Other than the two proposed housing sites there is limited scope for further
development as the village is surrounded by the green belt, which acts as a natural
boundary of the settlement. However, there is a desire by the local community for a car park
at Kirkton of Maryculter Wood to the south of the properties at Rosebank.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To preserve the amenity of the settlement.

Existing Development Sites
Reference
OP1

Proposal
6 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2019 and be
completed in 2020.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN040
Land at
Polston
Road,
Maryculter

Proposal
5 homes

Overview
The capacity of this site has been increased from 2-4 to
5 homes.
The proposed site forms a logical extension to the
settlement, and although it is situated within the
Aberdeen green belt, it would not threaten the integrity
of the green belt, as its small scale and location
provides an appropriate and natural extension to the
existing settlement adjacent to the existing OP1 site. It
would also provide an opportunity for much needed low
cost homes in the area. As such, an increase in the
allocation to 5 units is proposed.
Whilst there are associated infrastructural constraints
associated with the settlement (notably limited waste
water treatment capacity and educational provision),
the small scale impact of this development could be
accommodated within the capacity available. If access
is to be off Polston Road, it will need to be upgraded to
an adoptable standard. The existing trees that have
regenerated on the site should be explored as part of
the wider open space.

Other options which Planning Officers have not preferred:
Reference
KN005
Site 1, Field
18,
Maryculter

Proposal
36 homes

Overview
This proposed site is well located in relation to the
settlement, but it has a number of constraints. While
the site lies directly north of existing houses on Oldman
Road, it does not connect well with the settlement as
their rear gardens adjoin the site, meaning there is very
limited opportunities for the site to connect to the
existing residential area even for pedestrians and
cyclists. The site is also within the Aberdeen City green
beIt, and the scale of development is disproportionate
to the existing settlement both in terms of site area and
the proposed numbers of housing. The scale and
location of the development could also impact on the
setting of the listed kirk buildings, as the openness of
the area would be lost, and a buffer of trees is unlikely
to fully mitigate its impact.
In addition, there are issues relating to the road
network, waste water and education provision, and no
information has been provided regarding how these
issues may be mitigated or resolved. Although there is
a church and hall, the site is not within walking distance
of amenities such as shops or education facilities, and
would encourage the use of unsustainable modes of
transport.
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KN006

36 homes

Site 2, Field
18,
Maryculter

This proposed site is situated in the countryside but has
a number of constraints. The site is within the
Aberdeen City green beIt, its scale is disproportionate
to the existing settlement both in terms of site area and
proposed numbers of housing, and the deliverability
and context of the site relies heavily on the site to the
immediate south, Bid KN005, also being developed.
The scale and location of the development could also
impact on the setting of the listed kirk buildings, as the
openness of the area would be lost, and a buffer of
trees is unlikely to fully mitigate its impact.
In addition, there are issues relating to the road
network, waste water and education provision, and no
information has been provided on how these issues
may be mitigated or resolved. Although there are some
opportunities for active travel, such as walking and
cycling and the use of public transport, the site is not
within walking distance of any amenities such as shops
or recreational facilities, which may lead to further
dependency on the private car.

KN007

6 homes

Site 3, Field
3,
Maryculter

This proposed site is situated in the countryside,
adjacent to existing housing and has a number of
constraints. The site is situated within the Aberdeen
green belt, and intensifying development in this location
would have a negative landscape and visual impact.
Furthermore, while the site lies directly northeast of the
houses on Wedderburns Rise and would relate well
physically, the design of the existing houses, whose
rear gardens adjoin the site, means it would not
connect well into this grouping.
The site is also less than 200m from the River Dee
Special Area of Conservation and private sewage
provision is proposed, which is undesirable. There are
also education capacity issues, and the site is not within
walking distance of amenities and community facilities
and would encourage the use of unsustainable modes
of transport.

KN008

1 house

These proposed sites are situated in the countryside,
adjacent to existing housing. They are not of sufficient
scale to be allocated within the Local Development
Plan. Nonetheless, it is worth noting that they are also
deemed constrained as they are situated within the
Aberdeen City green belt, would encourage ribbon
development, would be visually prominent, and they are
not within walking distance of services and would
encourage the use of unsustainable modes of transport.

1 house

These proposed sites are situated in the countryside,
adjacent to existing housing. They are not of sufficient
scale to be allocated within the Local Development
Plan. Nonetheless, it is worth noting that they are also
deemed constrained as they are situated within the
Aberdeen City green belt, would encourage ribbon
development, would be visually prominent, and they are

Site 4, Field
12,
Maryculter

KN009
Site 5, Field
12,
Maryculter
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not within walking distance of services and would
encourage the use of unsustainable modes of transport.
KN010

1 house

These proposed sites are situated in the countryside,
adjacent to existing housing. They are not of sufficient
scale to be allocated within the Local Development
Plan. Nonetheless, it is worth noting that they are also
deemed constrained as they are situated within the
Aberdeen City green belt, would encourage ribbon
development, would be visually prominent, they are not
within walking distance of services and would
encourage the use of unsustainable modes of transport.

1 house

These proposed sites are situated in the countryside,
adjacent to existing housing. They are not of sufficient
scale to be allocated within the Local Development
Plan. Nonetheless, it is worth noting that they are also
deemed constrained as they are situated within the
Aberdeen City green belt, would encourage ribbon
development, would be visually prominent, they are not
within walking distance of services and would
encourage the use of unsustainable modes of transport.

1 house

The proposed site is situated in the countryside,
adjacent to existing housing. It is not of sufficient scale
to be allocated within the Local Development Plan.
Nonetheless, it is worth noting that it is also deemed
constrained as it is situated within the Aberdeen City
green belt, would encourage ribbon development, is not
within walking distance of services and would
encourage the use of unsustainable modes of transport.
The landscape gently rises and holds a strong rural
character. Increasing development here would
introduce an element of suburbanisation in the
countryside, which has already affected this area.

1 house

The proposed site is situated in the countryside,
adjacent to existing housing. It is not of sufficient scale
to be allocated within the Local Development Plan.
Nonetheless, it is worth noting that it is also deemed
constrained as it is situated within the Aberdeen City
green belt, would encourage ribbon development, is not
within walking distance of services and would
encourage the use of unsustainable modes of transport.
The landscape gently rises and holds a strong rural
character. Increasing development here would
introduce an element of suburbanisation in the
countryside, which has already affected this area.

Site 6, Field
12,
Maryculter

KN011
Site 7, Field
12,
Maryculter

KN012

Site 8, Field
11,
Maryculter

KN013
Site 9, Field
11,
Maryculter
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Conclusion
Kirkton of Maryculter currently has one existing allocation, OP1, which is identified for 6
homes. The preferred bid KN040 is in effect an extension to the OP1 site, but the approved
plans do not show access from OP1 to the bid site. As such, access would need to be from
Polston Road. The site has the potential for 5 homes, and existing trees that have
regenerated on this bid site should be explored as part of the wider open space strategy.
No other sites are supported as they would have a detrimental impact on the Aberdeen
green belt, are not within walking distance of services and are either too small to be
allocated, or would result in overdevelopment or urbanisation of the countryside. There are
more appropriate sites that could deliver the proposed Strategic Development Plan’s
housing allowance.
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Laurencekirk
Laurencekirk is located in the south of the Mearns and is an important service centre for
the surrounding rural areas. The core of the settlement around the High Street is very
linear in form and the properties are predominately sandstone. The newer development,
which has expanded the village in recent years, takes the form of cul-de-sacs and curved
roads, which is a noticeable change in character from the historic core. The town has a
good variety of services and is also well equipped with open space throughout the town,
and this should be continued through the large mixed use site.
Laurencekirk is a key settlement in the Drumlithie to Laurencekirk strategic growth area
and as such plays an important role in delivering both strategic housing and employment
allowances. However, there are significant road infrastructure issues that need to be
resolved before allocated sites can be fully developed. Transport Scotland is considering
a number of options to address the issue of providing safe access to and from the A90.
The local community would prefer a grade separated junction on both the north and south
junctions. A long term vision for the settlement is the provision of a western distributor
road, which will begin through the development of sites OP1 and OP2. This will help to
relieve town centre congestion.
The lack of affordable housing and rental accommodation are key issues for the local
community. The community would also wish to see good local connectivity between new
housing developments and the settlement, more self-build housing plots, more car
parking in the centre of the town, and the retention of the former academy’s playing field.
Business-ready employment units also need to be in place, along with larger plots to
allow existing firms to expand.
Planning Objectives:
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
To enhance the role of the settlement as a service centre.
To meet housing need in the wider strategic growth area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support local services and facilities.
To provide opportunity for employment.
To relieve town centre congestion through provision of a distributor road.
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Existing Development Sites
Reference
OP1

Proposal
885 homes,
approx. 11ha
of employment

Overview
200 homes are identified as effective and the remainder
constrained due to “infrastructure” in the Housing Land
Audit 2018.
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land and
approx. 16ha
of strategic
reserve

Construction of the 200 homes is programmed to start
in 2019 with 135 effective homes remaining in 2022.
Planning permission for 247 homes is pending an
appeal.
The remaining part of OP1 with no planning consent,
approved or pending should be reserved for future
development.

OP2

210 homes

Identified as effective in the Housing Land Audit 2018.
Under construction with 55 homes remaining in 2022.

OP3

10 homes

Identified as constrained due to “physical” issues in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.
See KN018 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN022

Proposal
11 homes

Land at the
South End of
High Street,
Laurencekirk

Overview
The proposed site forms a logical extension to the
settlement and provides an opportunity to enhance the
wildlife corridor along Gaugers Burn. As this site is on
the southern gateway into Laurencekirk the design of
the development will be very important, and impact on
adjacent properties would be a key consideration.
It is noted that the Community Council has an
aspiration for more affordable homes, self-build plots
and rental accommodation, which although not
proposed, this site could deliver.

KN024
Land
Adjacent to
Sub Station,
Gardenston
Street,
Laurencekirk

20 homes

The capacity of this site has been increased from 10 to
20 homes
The proposed site forms a logical extension to the
settlement and would act as an extension to the
existing OP2 housing site, but there is an access issue
that could constrain the site. The Aberdeenshire
Council Standards for Road Construction Consent and
Adoption (2015) only allows up to 15 houses to be
accessed off single-track roads. There are already 11
houses on Railway Road/Gardenston Street, and
unless this road is widened to 5.5m with a footpath
(would require land allocated as site OP2) and the
visibility is improved at the junction onto Blackmuir
Avenue, access to this site would have to be through
site OP2.

Kincardine and Mearns 51

Item: 4
Page: 547
Only ten houses are proposed on this 1.5 hectare site,
and when taking account of the substation, the varying
house densities in this area, the density should be
increased to 20 homes. It is noted that the Community
Council has an aspiration for more affordable homes,
self-build plots and rental accommodation, which
although not proposed, this site could deliver.
KN073
Site West of
Gaugers
Burn, South
of High
Street,
Laurencekirk

77 homes,
2370m2
Commercial/
Office (Class
4) and
5375m2
Industrial/Wa
rehousing
(Classes 5/6)

The proposed site is located on the southern gateway
to Laurencekirk and forms a logical extension to the
settlement. The site is constrained in the short-medium
term by the need to upgrade the A90(T) road junctions,
and water, waste water and education capacity. It
would also result in the loss of prime agricultural land
and extend Laurencekirk beyond the ancient woodland
along Gaugers Burn, which acts like a natural
boundary. However, this mixed-use site relates well to
Laurencekirk, it would be in keeping with its setting, and
the landscape and visual impact could be mitigated by
appropriate layout and design of the buildings and
strategic landscaping along the A90(T). A buffer strip
would also be required along the existing woodland and
Gaugers Burn.

Other options which Planning Officers have not preferred:
Reference
KN017

Proposal
12 homes

Land at
Westlodge,
Laurencekirk
KN018
20 homes
Site OP3,
Land at
Beattie
Lodge,
Laurencekirk

KN019
Land at
Beattie
Lodge,
Laurencekirk

150 homes

Overview
The proposed site provides an infill opportunity, but it is
constrained by poor road access into the site.

The proposed site is already allocated in the Local
Development Plan for 10 homes, but is constrained as
access into the site is in separate ownership. This site
has been allocated since 2006, and given the lack of
progress to date, this issue continues to make this site
undeliverable. The site will also not be completed until
after 2031. As such, housing allocation OP3 should be
removed from the Plan.
The proposed site is well located in relation to the
settlement, is set back from the A90 (and therefore,
unlikely to significantly impact on the landscape or
townscape), and is in close proximity to services such
as the primary school, but it has a number of
constraints. The site is within the middle of the pipeline
consultation zone and is identified as being prime
agricultural land. There is insufficient water and
education capacity, and it would affect the setting of the
B listed Beattie Lodge.
There are also unresolved access issues into the site,
as the land that is required to widen the road is in
separate ownership, and significant road infrastructure
is required to improve the junctions off the A90(T)
before housing developments of this size can be
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allocated. Furthermore, the site would not be
completed until after 2031.
KN020

20 homes

Land SouthWest of
Cemetery at
Beattie
Lodge,
Laurencekirk

The proposed site is detached from the settlement and
has a number of constraints. It would result in the loss
of prime agricultural land, land reserved for a cemetery
extension and Cairn Wood, which is an important
habitat for red squirrels. The site is within a pipeline
consultation zone and would affect the setting of the B
listed Beattie Lodge. The site would also significantly
impact on the setting of Laurencekirk and it is desirable
to leave a buffer between the settlement and the A90.
The Reporter at the Local Development Plan 2017
Examination stated that there is “some merit in
maintaining a degree of separation between new
development and the A90”. The same should equally
apply to this site.
In addition, it is constrained in the short-medium term
by the need to upgrade the A90 road junctions, access,
water and education capacity, and the site would not be
completed until after 2031.

KN021
Land NorthEast of
Cemetery at
Beattie
Lodge,
Laurencekirk

600m2
employment
land (e.g.
drive through
restaurant or
petrol station)

The proposed site is well located in relation to the
settlement but it has a number of constraints. The site
is proposed off the central A90 junction into
Laurencekirk, but part of the works to upgrade the A90
junctions could close this junction. This proposal could
also have a significant impact on the setting of the
settlement and its sense of place, as the site is next to
a cemetery, war memorial, and residential
development.
This site is also very visible from the A90, and it is
desirable to leave a buffer between the settlement and
the A90. It would also result in the loss of the green
network which covers this site, although it is currently
used for grazing. Nonetheless, while any proposed
building(s) could be set back from the A90 to reduce its
visual impact, given the uncertainty of the local and A90
road access, and impact on local amenity, this site is
considered constrained. It is worth noting that the
community would support a car park for the cemetery in
this location.

KN023
Land
Adjacent to
Railway
Line,
Gardenston
Street,
Laurencekirk

5 homes

The proposed site provides an infill opportunity, and it
relates well to the settlement, but there is an access
issue that constrains the site. Vehicular access to the
site would be off a single-track road (Railway Road) and
Aberdeenshire Council’s Standards for Road
Construction Consent and Adoption (2015), only allows
up to 15 houses to be accessed off such roads. There
are already 11 houses on this road, and unless Railway
Road is widened to 5.5m with a footpath (would require
land allocated as site OP2) and the visibility is improved
at the junction onto Blackmuir Avenue, this proposal
cannot be supported. Developing less than five homes
would also result in underdevelopment.
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KN025

4 homes

Land
Adjacent to
Pedestrian
Track,
Gardenston
Street,
Laurencekirk

KN026

Mixed use:
250 homes
Land West
and 10,000m2
of A90
employment
Laurencekirk land

The proposed site, which dips down and forms part of
the Gaugers Burn valley, is well located in relation to
the settlement, but it has a number of constraints. At
least half the site includes prime agricultural land. The
existing road to the south of the site already forms an
appropriate boundary for the settlement. Road access
could constrain the site, as this area is served by a
single track road with passing places. It is further from
existing services than other sites, and it would present
as underdevelopment of the land, as only four houses
are proposed on this 0.75ha site.
The proposed site is well located in relation to the
settlement and is near services, including the primary
school, but it has a number of constraints. The site is
situated within a pipeline consultation zone, would
result in the loss of prime agricultural land and land
protected as site P5 (wildlife corridor and ancient
woodland), and would affect the setting of the B listed
Beattie Lodge and the setting of Laurencekirk. The site
is also constrained in the short-medium term by the
need to upgrade the A90 road junctions and local
roads, access, water and education capacity.
In addition, it is preferred that a buffer is provided
between the town and the A90(T), and the Reporter at
the Local Development Plan 2017 Examination stated
that there is “some merit in maintaining a degree of
separation between new development and the A90. A
landscape buffer of this nature would be likely to be of
greatest benefit to the occupiers of site OP1, by
reducing the impact the A90 may otherwise have upon
their amenity”. The same should equally apply to this
site.

KN083

400 homes

The proposed site is located on the southern gateway
to Laurencekirk, but it relates poorly to the settlement,
as it is segregated by the A937, Gaugers Burn and
railway line, and its prominent location could result in
potential landscape impacts. While it could provide the
southern link of the western relief road and improve
access to Denlethen Wood, the former is not confirmed,
and it would result in the loss of prime agricultural land
and elongate the settlement over 750m along the
A90(T) southbound. Although the following issues are
resolvable, the site is constrained in the short-medium
term by the need to upgrade the A90(T) road junctions,
and water, waste water and education capacity.

42 homes
(self-build)

The proposed site is well located in relation to the
settlement and has good access to the train station and
bus stop, but it has a number of constraints. The site is
being proposed for low density self-build plots, but it
constitutes an underdevelopment of land and it is
considered that the site is capable of accommodating
three times as many houses. As such, there is
insufficient justification to allow building on prime
agricultural land at such a low density on such a large

Land East of
Denlethen
Wood,
Laurencekirk

KN114
Land West
of Fordoun
Road, North
of Finella
View,
Laurencekirk
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site. In addition, this site could prejudice the western
link road, which is likely to go through this site. Given
the scale of other allocations and bid sites preferred in
Laurencekirk, this site is not supported at this time.
It is noted that the Community Council has an
aspiration for more affordable homes and self-build
plots. Therefore, the settlement boundary should be
amended to include the 7 dwellings that were granted
planning permission to the south of this site in 2017.

Conclusion
Laurencekirk currently has three housing allocations totalling 1105 homes. The majority of
these allocations are located on site OP1 (885 homes and 11ha of employment land). Two
planning applications have been received to date on part of this site – one is approved, but
development has not begun. Site OP2 has planning permission for 2010 units and is under
construction. Site OP3 is identified as constrained and the site’s deliverability is questioned
as road access to the site cannot be secured. This site is part of bid site KN018, which is
associated with bid KN019. Neither of these bids are supported at present, and it is
proposed that allocation OP3 is removed from the Plan.
The upgrade of the A90 road junctions into Laurencekirk has been a major constraint, but in
August 2018, Transport Scotland and their consultants announced their preference for
upgrading the southern junction (A90/A937). The current Plan includes retaining the existing
central and north junctions, but this is not guaranteed.
The preferred sites are all to the south of the settlement, and although most are on prime
agricultural land, their development can be justified to sustain the growth of Laurencekirk
through a mix of large and small sites, and provide additional services and employment land.
However, there is not the capacity on Railway Road to support the number of houses
proposed and only site KN024 is supported providing it is accessed from the existing
housing site OP2. If allocated, this point will have to be made clear in the settlement
statement in the Local Development Plan. The housing allowance for site KN024 could also
be increased to 20 homes.
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Luthermuir
Luthermuir has developed on a flat area of open land with part of the settlement taking the
form of a ribbon development elongating the village along School Road. To the east of the
settlement and outwith the settlement boundary there is a large wooded area. There is also
open space within the settlement which provides a focal point and is protected for this
reason. While there is a desire to build houses closer to the school, there are no suitable
sites, and two sites have been identified along the western edge of the settlement, which will
help to maintain the local primary school.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
To meet local housing need in the settlement.
To support local services and facilities, including the primary school.
To preserve the amenity of the settlement.

Existing Development Sites
Reference
OP1

OP2

Proposal
Mix of uses
including 25
homes,
small-scale
retail and
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.

Mix of uses
including 25
homes,

Identified as constrained due to “marketability” in the
Housing Land Audit 2018.

No joint Masterplan with site OP2 or planning
application have been received to date. Construction
programmed to start in 2024.

No joint Masterplan with site OP1 or planning
application have been submitted to date.
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small-scale
retail and
It is proposed that this site is removed from the Plan.
employment See KN099 below.
land
APP/2016/2326 25 homes

Full planning permission was granted for 25 homes at
Newbigging Cottages in May 2017, but is identified as
constrained due to “marketability” in the Housing Land
Audit 2018. However, part of this site, north of School
Road, could replace OP2 (See KN099 below).

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN098

Proposal
31 homes

Site OP1
Land at
Aberluthnott
Parish
Church,
The Glebe,
Luthermuir

Overview
The proposed site lies within an existing opportunity
site, OP1, allocated for 25 homes, small-scale retail and
employment land. Although site OP1 supports a vision
in the Local Development Plan 2017 to provide
opportunities for new services in the village, there is
justification to support this proposal at the revised
allocation, as the viability of a new shop within such a
small community is questionable, particularly given the
site has not been delivered to date as a mixed-use site.
In addition, this is a flat site located on the site of a
former school, and it fits within the existing settlement
layout, providing development around the P1 open
space area and so reinforcing a sense of focal point for
the village.

Other options which Planning Officers have not preferred:
Reference
KN063
Land at
Mains of
Luther
Farm,
Luthermuir

Proposal
Mixed use:
Roadside
Services
(Comprising
Class 1
(Shops), Class
2 (Financial,
Professional
and Other
Services),
Class 3 (Food
and Drink) and
Class 7
(Hotels and
Hostels) and
Petrol Station
(Sui Generis))
with
Associated
Car Parking

Overview
The proposed site is situated in the countryside,
adjacent to a slip road off the A90(T), but it is
constrained. A planning application was refused on this
site (APP/20171366) on grounds of poor access (i.e.
coaches would have to cross the A90), inadequate
sized junction and its unsustainable location (i.e.
distance from existing settlements and poor local bus
connections). While tourism opportunities are welcome,
given the proposed uses and its rural location, this
proposal does not support the town centre first
principle, and the evidence provided in the Economic
Assessment has not demonstrated the potential
negative impacts, e.g. job losses from existing, similar
uses, and continued vacancy of units in settlements.
There are also concerns about the demand for such
facilities given the number of farm shops in the area,
the impact on similar uses in nearby settlements and at
Stracathro service station (which is seeking planning
permission for a 60-bedroom motel), and other roadKincardine and Mearns 57
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side restaurants on the A90, e.g. at Finavon. Planning
permission has been granted for a mixed use
development in Laurencekirk, which includes a petrol
station (bid KN073). Therefore, this proposal is situated
in an unsustainable location and would be car reliant.
KN099

Mixed use: 51
homes/Village
Site OP2
Shop and
The Chapel, Commercial
North of
Unit
School
Road,
Luthermuir

The proposed site lies within an existing opportunity
site, OP2, allocated for 25 homes, small-scale retail and
employment land. The bid proposes a significant
increase in the allocation to 51 homes and retains a
mixed use element for a village shop (350 m2),
business unit (150 m2) and recycling space (250m2).
However, this site is not a popular choice with the local
community, as it further elongates the village. The
scale of housing proposed would comprise a significant
growth of the village at a high density, and given the
slow rate of development in the village over the past 15
years, it would seem inappropriate to reserve this site.
It is therefore proposed that site OP2 is removed.

KN107

The proposed site is situated within Caldhame
Plantation and is constrained by the ancient woodland
designation on the site. Whilst the community have
expressed a desire for housing development on this
woodland site, this would result in the loss of a unique
natural asset, as established by its listing in the Ancient
Woodland Inventory, loss of a landscape resource, and
loss of habitat for species, including the red squirrel. It
is notable that woodlands have a role in adding visual
and structural diversity to the landscape character,
which is a key quality in this flattest of all the
Agricultural Heartlands in Aberdeenshire. The site has
previously been considered for inclusion in the Local
Development Plan 2017, but not accepted because of
its listing as Ancient Woodland. A new shop is also
proposed, but the viability of this use in such a small
community has to be questioned. Overall, this site is
considered to be unsuitable for development.

56 homes and
a shop

Land at
Caldhame
Plantation,
West of
School
Road,
Luthermuir

Previous planning consents from 1993 and 1997 have
been approved on a small part of the wood, but no
development has taken place. This small area is
currently within the settlement boundary and
designated as ancient woodland but given the lack of
progress and importance of the wood, especially to red
squirrels, the settlement boundary should be amended
to exclude this area of woodland.
KN125
Land West
of Muirfoot,
Luthermuir

13 homes

The proposed site is well located in relation to the
settlement, but it is constrained by poor vehicular
access. Access to the site is along a small track
constrained by trees with Tree Preservation Orders that
would need an exclusion zone, and existing properties.
The existing track would need to be upgraded because
of the number of houses proposed. This means the
viability of access to the site is a likely constraint to
development on this site.
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The Council’s Flood Prevention Unit have concerns
about the site, but the proposer has demonstrated that
while the soil has poor porosity it will be possible to
form individual surface water soakaways within each
garden. Nonetheless, the site is situated on prime
agricultural land and given the low rate of development
in the village, and the scale of other allocations,
approved consents and bid sites preferred in
Luthermuir, this site is not supported at this time.
KN126
Land East
of Muirfoot,
Luthermuir

12 homes

The proposed site is well located in relation to the
settlement, but it is constrained by poor vehicular
access. Access to the site is along a small track
constrained by trees with Tree Preservation Orders that
would need an exclusion zone, and existing properties.
The existing track would need to be upgraded because
of the number of houses proposed. This means the
viability of access to the site is a likely constraint to
development on this site.
The Council’s Flood Prevention Unit have concerns
about the site, but the proposer has demonstrated that
while the soil has poor porosity it will be possible to
form individual surface water soakaways within each
garden. Nonetheless, the site is situated on prime
agricultural land and given the low rate of development
in the village, and the scale of other allocations,
approved consents and bid sites preferred in
Luthermuir, this site is not supported at this time.

Conclusion
Luthermuir currently has 2 existing housing allocations, OP1 and OP2, totalling 50 homes,
but the latter is identified as constrained in the Housing Land Audit (HLA) 2018. Planning
permission has been granted for 25 homes in 2017 to the south of OP1 and while identified
as constrained in the HLA, it is considered a more appropriate location for development than
OP2. Bid KN098 on site OP1 seeks to increase the housing allocation and remove the
employment and retail element. This is supported given the limited viability of the site for
retail, and the low demand and suitability of the road network around the village for
employment uses.
The remaining bid sites are not supported as they would result in the loss of ancient
woodland or potential loss of trees with a Tree Preservation Order (KN125 and KN126).
Whether the existing road into sites KN125 and KN126 could be upgraded to an adoptable
standard is also uncertain. However, it is considered appropriate to extend the settlement
boundary north between these two sites to include the existing houses.
Therefore, only two housing sites are supported. Any more could also have a negative
cumulative impact on the A90 trunk road junction, which would require further investigation.
The service centre and tourist facilities on proposed bid site KN063 is not supported due to
its impact on the A90 junction, its unsustainable location would increase reliance on the car,
and it does not support the town centre first principle.
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Marykirk
Marykirk is accessed by the A937 which runs through the centre of the village. There is
modern development, which is visible on approach to the village from the north, with more
traditional development in the centre of the village around the church. Flooding is a concern
within Marykirk as it is situated in a potentially vulnerable area, which in turn limits the
expansion of the settlement. There are limited services within Marykirk at present, but it is
important to sustain these along with providing opportunities through the OP1 site for further
retail services and employment opportunities and the reserved housing site. However, the
local community does not support further development along Kirktonhill Road as access off
the A937 junction is on a tight corner.
Planning Objectives:
•
•
•

To support local services and facilities, including the primary school.
To meet local housing need in the settlement.
To preserve the amenity of the settlement.

Existing Development Sites
Reference
OP1

Proposal
30 homes with
employment
and local retail
uses

Overview
Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2020 with 20
homes remaining in 2022.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN088

Proposal
30 homes

Land West
of Napier
Place, North
of Site OP1,
Marykirk,
Laurencekirk

Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site acts as an extension to the existing
OP1 allocation. Whilst the site would be highly visible
on the approach to the village from the north, this would
be similar to the homes on Napier Place to the east of
the A937 and the site would form an appropriate
continuation of the pattern of development.
Reconsideration of the mix of house types would be
necessary from that proposed.
The submission notes that the site would be delivered
in the first half of the Local Development Plan, but this
would seem unrealistic given that OP1 is anticipated to
take development up to 2025. It would therefore be
appropriate to reserve this site until OP1 is complete,
allowing also for the controlled release of prime
agricultural land until necessary. Issues relating to
school capacity and water treatment and waste water
treatment works would require to be resolved. Further
notable constraints in terms of HSE pipeline zone would
need to be examined, but whilst it is marginally within
the western boundary it is not anticipated to impede
delivery of the site. As it is also located on a local
archaeological site (crop marks of ring ditches), a
programme of archaeological works may be required.

Other options which Planning Officers have not preferred:
Reference
KN089
Land at
Maryhill
Farm, South
East of
Marykirk,
Laurencekirk

Proposal
30-40 homes
with scope for
mixed used

Overview
The proposed site is well located in relation to the
settlement, but it is has a number of constraints. The
site consists of prime agricultural land, a valuable
resource, and its loss would not be appropriate given
the housing opportunities available within the village
that are expected to be delivered up until 2025. The
proposal excludes development from the flood risk
area, but access from the southern boundary may be
affected. It would also extend Marykirk to the southeast onto part of site “P2”, which is designated as
protected land to conserve the setting of the parish
church, graveyard and woodland buffer. There is a
presumption against woodland removal, although
compensatory planting could be achieved within the
site, as shown on the indicative plan. However, this
would not alleviate concerns relating to the impact on
the setting of the scheduled St Mary’s Church.
There are also concerns about the impact the proposal
will have on the setting of the village, which would be
significant when approaching the settlement from the
south, and there are further notable constraints in terms
Kincardine and Mearns 61

Item: 4
Page: 557
of provision of water, sewage, and education that would
need to be resolved.
Conclusion
Marykirk currently has one existing housing allocation for 30 homes with employment
and local retail uses. This provides sufficient supply of housing land capable of becoming
effective and it is unlikely that any further housing land allocations are required. However,
should further development be required, site KN088, which has the least constraints of the
two bids and sits next to site OP1, could be reserved as a long-term future development
option.
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Marywell
Marywell has fairly limited residential development compared to the large amount of
employment land that is situated to the east of the housing. The settlement is surrounded by
the Aberdeen green belt, which limits the amount of growth that can be expected. While a
modest amount of housing land has been identified, the main objective for Marywell is to
provide provision for employment land and this can be provided through the BUS sites,
which have been safeguarded for employment uses.
However, due to the scale and multiple owners of the BUS sites, a Masterplan will be
required that shows the road network over both BUS designations. The local community has
also expressed a desire for a path, which currently stops at the junction at Old Stonehaven
Road and Wellington Road, to continue to the city boundary along Wellington Road.
Planning Objectives:
•
•
•
•

To help contribute to the overall sense of place in the community.
To meet housing need in the strategic growth area as defined by the Aberdeen City and
Shire Strategic Development Plan.
To preserve the amenity of the settlement.
To provide opportunity for employment.

Existing Development Sites
There are no allocated development sites.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN029

Proposal
52 homes

Land at
Checkbar
Phase 3

Overview
The capacity of this site has been reduced from 60 to
52 homes.
The proposed site lies within a large BUS designation,
which is land safeguarded for employment uses. While
the local community has no desire for further housing in
the area, the proposal sits within the settlement
boundary of Marywell, comprises mostly of much
needed 1-2 bedroom homes, could improve the area’s
sense of place and it is on a bus route. The layout of
new housing must not constrain development of the
BUS site by way of noise/amenity issues. The impact
on the A92(T) Findon junction (formerly on the A90(T)
will require further assessment, and any impact on
school capacity (the site falls within Hillside Primary
School catchment) and Portlethen Medical Centre
would need to be resolved.
However, there are concerns that at 60 homes, this
could result in overdevelopment, and a more modest
proposal of 52 homes is preferred.

KN031

Mineral
extraction

Land at
Blackhills of
Cairnrobin

The proposed site would form a logical extension to an
existing, operational quarry directly to the north within
the Aberdeen City Boundary. This site abuts the South
East Aberdeenshire Coast Special Landscape Area
(SLA), but with the existing development near this site,
no significant adverse impact is considered to arise
from this addition.
As the site sits directly adjacent to the operational train
line, methods would need to be employed to ensure the
line is not impacted by the extraction. Other than the
possibility of finding archaeological remains, there are
no other constraints that would prevent this site from
being identified as an Area of Search for mineral
extraction.

KN111
Land at
Mains of
Cairnrobin,
Marywell

Employment
Land and
Leisure,
Classes 4, 5, 6
and 11

The proposed site is within the ‘BUS’ designation, and
therefore the principle of employment development on
the site has been established. Outline planning
permission was granted in 2008 for business, industrial
and leisure developments (classes 4, 5, 6 and 11), with
subsequent planning applications having been
approved on parts of the site. Any issues regarding
landscaping, buffer strips, transportation etc. should be
considered as part of a planning application.
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Other options which Planning Officers have not preferred:
Reference
KN028
Land East
of A90,
Phase 2,
Checkbar

Proposal
40 homes

Overview
The proposed site is well located in relation to the
settlement, but its location would impact on the setting
of Marywell through the erosion of the Aberdeen green
belt and threaten the green belt’s integrity by increasing
coalescence with Aberdeen City.
It is noted that the Community Council has no ambition
for any additional housing within the area.

KN079
Land at
Oakridge,
North and
West of
Hillcrest,
Findon

1 home and
The proposed site is situated in the countryside,
small
adjacent to a small number of properties. The site is
holding/grazing not of sufficient scale to be allocated with the Local
Development Plan. It is also constrained by the
Aberdeen green belt, and would cause an increased
coalescence of development, which is not a pattern of
development that is desirable here. The site is also not
within walking distance of amenities or community
facilities and would encourage the use of unsustainable
modes of transport.

Conclusion
The large ‘BUS’ designation dominates this settlement, and the proposal to include class 11
assembly and leisure uses on bid KN111 is supported, as per the approved planning
application. A modest housing allocation on site KN029 is supported, but at a reduced
density to avoid overdevelopment. The proposed quarry on site KN031 is preferred as it
would be a logical extension of an existing quarry.
The Aberdeen green belt surrounds Marywell, and development to the north and south of the
settlement is not supported in order to retain the integrity of the green belt.
Bid KN079 would like the green belt designation removed to allow a single house on an
existing smallholding/grazing. However, the site is too small to be allocated, would cause an
increase coalescence of development, part of it is at risk from surface water flooding and it is
not in a sustainable location.
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Mill of Uras
Mill of Uras is situated beside the A92, the Aberdeen to Dundee coastal road. The small
village of stone built houses are screened on approach from the north by a tree belt. There
is a mixture of smaller single storey houses to the south of the cluster with larger two storey
houses to the north. The settlement is split over two levels and the levels can be defined by
the road running through the centre of the homes. However, there are concerns that the
road junction onto the A92 is unsafe and allowing more housing in this location is no longer
desirable.
Planning Objectives:
•

None. It is proposed that the settlement statement is removed from the Plan.

Existing Development Sites
Reference
OP1

Proposal
5 homes

Overview
Identified as effective in the Housing Land Audit 2018.
No planning application has been received to date,
although construction is programmed to start in 2020
with 1 home remaining in 2022.
However, given the road safety concerns at the A92
junction, it is preferred that this site is removed from the
Plan.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
KN131
Site West of
The
Whinns, Mill
of Uras

Proposal
Housing
(undisclosed
for 4.4 hectare
site)

Overview
The proposed site is in a prominent location and has a
number of constraints. Part of the site is identified as
being prime agricultural land, it would be visually
prominent along the A92 when approaching the
settlement from the south, and covering 4.4ha, it would
represent a significant development in this location.
Development would notably elongate the hamlet
westwards, out of keeping with the existing pattern,
which has mostly formed as a tight grouping of homes.
It is recognised that a development of this scale would
support the falling roll of Catterline primary school.
However, it would also put increased pressure onto
Mackie Academy and other infrastructure. In the
absence of any services and community facilities within
walking distance, it would encourage the use of
unsustainable modes of transport. Overall, this site is
considered unsuitable for development.

Conclusion
Mill of Uras has one housing allocation for 5 homes, but there are local concerns that the
road junction onto the A92 is unsafe. The same concern applies to bid KN131, but this site
would also have a significant landscape and visual impact and would elongate the
settlement further. Considering the above, it is proposed that site OP1 is removed from the
Plan.
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Muchalls
The traditional build style within Muchalls is white terraced cottages and these typically face
the sea. There has been more modern development within the village adding a range of
house types, including detached and semi-detached modern cottages. Any infill
development or extensions to existing properties will have to ensure that it is consistent with
the character of the surrounding properties. Muchalls is well screened from the A92(T)
(formerly the A90) and this should continue to be the case throughout the next Plan period.
It is also important for the character of the village that it does not coalesce with Newtonhill
and this should be monitored over the Plan period. There is no potential to extend the
village at present due to the geometry of existing A92(T) junctions and the risks associated
with accessing/leaving the trunk road.
The community have expressed the need to review car parking in the village and to identify a
core path to Stonehaven, in order to improve access for pedestrian and cyclists.
Planning Objectives:
•

To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN059
Land at
Dunnyfell
Road,
Muchalls

Proposal
50 homes

Overview
The proposed site is well located in relation to the
settlement, but it has a number of constraints. A
watercourse runs through the site and is at risk from
flooding. It is situated within the Muchalls Conservation
Area and Southeast Aberdeenshire Coast Special
Landscape Area, and would result in overdevelopment,
thereby negatively impacting on the sense of place of
Muchalls. Significant landscape screening would be
inappropriate within the coastal zone, and it would also
effectively cause this development to be detached from
the settlement.
A further concern is the lack of safe access from the
A92(T) (formerly the A90(T)) due to geometry of
existing junctions. As such, it is not desirable to
increase traffic using the junctions on to the A92. There
are also few amenities and community facilities within
walking distance, and allocating development here
would increase dependency on the private car.

Conclusion
Muchalls contains very few services within walking distance, its landscape is of historic and
local importance, and there are accessibility concerns onto the A92. As such, no
development is supported in this location.
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Newtonhill
Newtonhill lies adjacent to the A92(T) (formerly the A90(T)), about ten miles south of
Aberdeen. The historic core is located on the coast and has some vernacular properties.
The town has expanded significantly over the years towards the A92(T), and this modern
high density detached and semi-detached development changes the character from that of
the historic core. As Newtonhill is within the Aberdeen housing market area and the
strategic growth area it is important that there is provision of employment land to contribute
towards the strategic allowance. Providing housing choice is also an important aspect within
the strategic growth area and the future opportunity housing site can help to contribute to
this and to improve road access to the south. It is also important for Newtonhill to avoid
coalescence with Muchalls as each have differing characters and should remain separate.
The lack of recreation provision for teenagers and the elderly is an issue for the local
community. There is also very limited open space in the north of the settlement, but there
are a couple of areas to the south that are protected due to the importance of these to the
overall settlement. Improved pedestrian connectivity between Cammachmore, Newtonhill
and Portlethen continues to be a key element seen to be missing, and more paths should
be created/maintained to improve the enjoyment of the area’s natural open space. There
is also insufficient car parking in the centre of the town.
Planning Objectives:
•
•
•
•

To meet housing need in the wider strategic growth area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To preserve the amenity of the settlement.
To provide opportunity for employment.
To support community facilities and services.
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Existing Development Sites
Reference
OP1

Proposal
70 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Full Planning Permission is pending for 121 homes. A
Masterplan has been agreed for part of the site. See
KN100.

OP2

BUS

12ha
employment
land
Employment
land

No progress to date. See KN056 below.

Not developed. Access into this site is off a 30mph slip
road off the A92(T) and Aberdeen Council’s Roads
Development confirmed this is acceptable.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN056
Site OP2,
Land West
of the A90,
Newtonhill
KN100
Site OP1,
North of
Mains on
Monduff,
Newtonhill

Proposal
12.1ha
employment
land

Overview
The proposed site lies within an existing employment
opportunity site, OP2, and it relates well to both
Newtonhill and Chapelton. The site has no
undevelopable constraints, with only water and waste
water treatment works highlighted as a potential
conditional constraint.

120 homes

The proposed site lies within an existing opportunity
site, OP1, which is allocated for 70 houses, and site
P4, which is protected as a landscape buffer. The
allocation seeks to relieve an existing problem by
creating two accesses to serve existing developments
to the south of the settlement. There is an
Aberdeenshire Council standard that no more than
100 houses can be served off one access. Currently
Cairnhill Road and Park Place each serve more than
100 units and so a pre-requisite of development in
OP1 is that development in this location will provide a
link joining the two roads.
However, this site is a popular area of informal open
space for recreation, and the Community Council
would prefer that this area remains so. There is still a
need for houses in this Strategic Growth Area and this
site is a logical location to extend the settlement, as it
is close to existing services and it would round off the
settlement. Furthermore, the Masterplan that was
agreed by Kincardine and Mearns Area Committeee
on 20 March 2018 shows open space and a footpath
around the eastern and southern part of the site. In
light of this, and the need to provide a second road
access to parts of Newtonhill, this site is preferred.
Land outwith the bid that is currently allocated will not
be carried forward, as there is no developer interest.
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Other options which Planning Officers have not preferred:
Reference
KN101

Proposal
120 homes

Site Directly
South of
OP1, North
of Mains on
Monduff,
Newtonhill

Overview
The proposed site is well located in relation to the
settlement, but it has a number of constraints. It
includes land that forms part of the green network,
contains semi-natural habitats, and is entirely within
the Aberdeen City green belt and the Southeast
Aberdeenshire Coast Special Landscape Area. It
would rely on access from site OP1 and its potential
impact on the A92 trunk road (formerly the A90) is a
concern. The site would be visually prominent, and its
scale and location will negatively affect how it relates
within the landscape, as it would break the skyline and
continue towards Muchalls. The site is also
constrained in terms of education provision.
The proposal is considered to be contrary to
community aspirations, most notably that new
development avoids coalescence with Muchalls.

KN132
Land at
Cammachm
ore,
Newtonhill

Introduce a
settlement
boundary
around
Cammachmor
e and 10
homes

The proposal seeks to allocate Cammachmore as a
settlement, and to allow for infill opportunities. The bid
details scope for 10 houses, 5 of which would be Low
Cost Home Ownership. The community wish to see
Cammachmore protected from development around
its edge, which infill development would achieve.
However, there are constraints in terms of education
provision and contamination issues.
If a settlement boundary was introduced as proposed,
the new village would include a 1.6 hectare field that
could be exploited as ‘white land’ (infill) for up to 40
houses. Any village boundary should exclude this site
(i.e. restrict it to the urban boundary). This field is
also located in the Aberdeen green belt and its scale
and location would threaten the integrity of the green
belt by increasing the risk of coalescence with
Newtonhill and Chapelton. Given that the purpose of
this proposal is to allow new development on this field,
and no additional need for a settlement boundary
around Cammachmore is proposed, this bid is not
supported.

KN133
Land at
Michael
Tunstall
Place &
Cairnhill
Drive,
Newtonhill

150 homes

The proposed site is well located to the settlement and
is easily accessed via the recent development to the
north. However, it has a number of constraints
including education provision, flood risk to the south
and possible contaminated land implications. Its
potential impact on the A92 trunk road (formerly the
A90) is a concern, the development would require the
re-evaluation of the P5 protected land area, and it is
also within the Aberdeen green belt. This proposal
would impact on the integrity of the Aberdeen green
belt, and coalescence between Newtonhill and
Muchalls should be avoided.
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Conclusion
Newtonhill currently has one housing and one employment land designation, which should
be carried forward in the next Plan. Bid KN100 proposes 120 homes on part of site OP1,
and the remainder of this allocation should be removed from the Plan. Should the land
owner wish to develop on this part of OP1, it could come forward as infill development.
The community do not support developing on site KN100 as it is a popular area for
recreation. However, there is still a need to provide a second road access off Park Place
and Cairnhill Drive, and the site is currently allocated in the Local Development Plan as site
OP1, so the principle is already accepted.
The remaining proposals are not supported as they could erode the Aberdeen green belt
and increase coalescence with existing settlements. The two housing sites at KN133 and
KN101 could also impact on the A92 trunk road.
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Park
Park is accessed via the A93 and is a small village in close proximity to Drumoak where
the residents use the education facilities along with other services. Park has a shop,
which is important to maintain, and the development of the housing site OP1 over the
Plan period will help to maintain these services in the village and at Drumoak.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To support community facilities and services.
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Existing Development Sites
Reference
OP1

Proposal
6 homes

Overview
Identified as effective in the Housing Land Audit 2018.
No planning application has been received to date.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN090

Proposal
4 homes

Overview
The proposed site is situated in the countryside,
approximately 1.6km away from Park, and is
constrained, as it will lead to the loss of prime
agricultural land, it is not within walking distance of
amenities or community facilities and would encourage
the use of unsustainable modes of transport.

8 homes

The proposed site is situated in the countryside at West
Park, which is a small collection of houses between
Crathes and Drumoak, but has a number of constraints.
The site is not within walking distance of amenities or
community facilities and would encourage the use of
unsustainable modes of transport. There is unlikely to
be public waste water treatment available and private
drainage will be required, which is undesirable. There
is potential for constraints from a high voltage pylon
supported powerline, which runs across the eastern
part of the site. This presents a relative constraint to
development, particularly to the south of the plots
where development is likely to be significantly
constrained.

Land at
Upper Park,
Drumoak

KN091
Land at
West Park,
Drumoak

Conclusion
Park currently has one housing designation, which should be carried forward in the next
Plan. The proposed bid sites are not supported as they do not relate well with existing
services.
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Portlethen
Portlethen is mainly set between the A92(T) (formerly the A90(T)) and the Aberdeen
railway line, but there has been more recent development at Hillside and Badentoy
Industrial Park, to the west of the A92. There is a good mix of property types within
Portlethen including bungalows, 1½ storeys, and more modern detached homes. The
town is relatively densely built with fairly limited open space within the main part of the
town although the town does benefit from a large area of open space to the south west in
Portlethen Moss.
The town has a good provision of services, but they are scattered across three different
retail centres. The lack of a place for people to meet in the town centre is an issue for the
local community, and extending the town centre west of the A92 for a mix of uses may
help to address this issue. Concerns have also been expressed over the poor location
and limited scale of play and recreation equipment, and that existing equipment is mostly
for the pre-school age group.
Portlethen is situated in the Aberdeen housing market area and the strategic growth area
and as a result there is strong development pressure for both residential as well as
employment. Portlethen is an important town for providing services to the surrounding
smaller villages. Providing employment opportunities is particularly important for the town
and this can be achieved over the life of the Plan through development of the two
employment sites. There are also local road infrastructure requirements that will need to
be upgraded over the life of the Plan, which provides better connections to the Badentoy
Industrial Estate. In addition, Transport Scotland has highlighted that recent Transport
Assessments have shown that the A92(T) Findon junction is at capacity, which will impact
on future development, especially to the north west of the town.
Planning Objectives:
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
To enhance the role of the settlement as a service centre.
To meet housing need in the wider strategic growth area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support local services and facilities, including Fishermoss Primary School.
To preserve the amenity of the settlement
To provide opportunity for employment.
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Existing Development Sites
Reference
OP1

Proposal
6.5ha
employment
land
OP2
15.5ha
employment
land (waste
management
facilities)
APP/2007/2042 55 homes
(See KN041)

Overview
No planning application has been received to date.

Full Planning Permission has been granted for waste
management facilities, but only part of the site is
complete. See KN106 below.

Full Planning Permission was granted in 2016.
Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2019 and be
completed in 2020.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN027

Proposal
300 homes

Land North
of Thistle
Drive,
Hillside,
Portlethen

Overview
The proposed site forms a logical extension to the
settlement. While it is within the Aberdeen City green
belt, is visually prominent from the A92(T) (formerly
the A90(T)) and parts of it are at risk from flooding
from local watercourses, the site is relatively flat,
contained and would fit into the landscape as the site
is situated opposite the Hillside development. Access
through the site from the Findon Junction to the north
east of Portlethen would be a desirable outcome and
may need upgrading, as Transport Scotland has
highlighted that recent Transport Assessments have
shown that that the Findon A92 junction is at capacity.
The visual impact could be mitigated by strategic
landscaping, and towards the south, land next to the
A92(T) is not proposed for development. To mitigate
the visual impact further and reduce coalescence
issues, the southern half of the site should come
forward first. Issues related to the education estate
would require to be resolved. A Flood Risk
Assessment would be required.

KN041
Land at
Former
Poultry
Sheds,
Portlethen

55 homes

The proposed site provides an infill opportunity and
was granted planning permission for 55 homes on a
former poultry farm in August 2016. While there are
concerns that Hillside Primary School will not be able
to accommodate pupils from future housing proposals,
surface water, impact on historic assets and
contamination can be resolved. However, as the
Housing Land Audit 2018 shows that this site will be
completed by 2020, there is no need to allocate this
windfall site.
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KN042

60 homes

Land at
Leathan
Fields,
Portlethen

The capacity of this site has been reduced from 176 to
60 homes.
The proposed site provides an infill opportunity, and
would be in keeping with the surrounding residential
and community uses, but it is constrained by
education provision and transport infrastructure. The
bid has been submitted whilst a planning application
(APP/2016/0934) is also under consideration for 176
homes on this site. However, there are continued
concerns that Hillside Primary School will not be able
to accommodate pupils from future housing proposals.
The school roll is forecast to rise to 175% by 2022.
Transport Scotland has highlighted that recent
Transport Assessments have shown that the Findon
junction on the A92(T) (formerly the A90) is at
capacity and improvements are likely to be required.
The Council’s Education Service is considering
options to resolve the existing education issues and to
accommodate the level of growth being sought.
Considering the above, a reduced allocation of 60
homes is preferred, with land reserved for education
(if required) and the remainder protected as amenity
land (e.g. a local park) given the lack of public open
space in Hillside or exclude it from the settlement
boundary.

KN092

Health club

The proposed site falls within the existing protected
golf course/green space network, which is identified
as protected land (site P5) in the Local Development
Plan 2017. However, this site does not form part of
the golf course and indicative details show the small
uptake of the site with enhanced 40m deep tree belt
would minimise the impact and provide a well-located
community asset on an accessible site. Flooding
associated with the Burn of Findon affects the north
east corner, and a Flood Risk Assessment would be
required.

Food retail
(1100m2) and
drive through
restaurant
(450m2)

The proposed site falls within the existing protected
golf course/green space network, which is identified
as protected land (site P5) in the Local Development
Plan 2017 and contains semi-natural habitat.
However, this site does not form part of the golf
course and indicative details show the small uptake of
the site with enhanced 40m deep tree belt would
minimise impacts. While there are concerns about
splintering the town centre across the A92(T) (formerly
the A90(T)), the development provides a well-located
retail asset, and modest sized restaurant, on an
accessible site at the edge of the defined town centre.

Garden centre
and restaurant
(2500m2)

The proposed site falls within the existing protected
golf course/green space network, which is identified
as protected land (site P5) in the Local Development
Plan 2017 and contains semi-natural habitat.

Land South
of
Portlethen
Club
House,
Badentoy,
Portlethen

KN093
Part of P5,
Land at
Badentoy,
Portlethen
(Option 1)

KN094
Part of P5,
Land at
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Badentoy,
Portlethen
(Option 2)

KN106

However, this site does not form part of the golf
course and indicative details show the small uptake of
the site with enhanced 40m deep tree belt would
minimise the impact, and provide a well located retail
asset on an accessible site at the edge of the defined
town centre.
Employment
land - storage

Part of
OP2,
Fairview,
Portlethen

The proposed site lies within an existing opportunity
site, OP2, which is allocated as an area of search for
waste facilities and associated employment uses
employment land. The proposal seeks to change the
use of part of the site to class 6 storage and
distribution, but there is little need for more
employment land in this location. However, as this
site has no significant constraints and given that class
6 uses require good road access (which this site has),
and the lack of progress to develop the site, amending
this part of site OP2 to class 6 storage and
distribution, and as an area of search for waste
facilities and associated employment uses, could be
acceptable.

Other options which Planning Officers have not preferred:
Reference
KN039

Proposal
Employment
land with
scope for
mixed uses

Overview
The proposed site lies within an area of reserved land
for a park and ride and is situated within the Aberdeen
green belt. The site is detached from the settlement by
the Findon Junction off the A92(T) (formerly the A90)
and the proposed uses would have a significant
impact on the landscape. In addition, Transport
Scotland has highlighted that recent Transport
Assessments have shown that that the Findon
junction is at capacity and would require
improvements. This is a very loose bid submission
with clear issues associated with the deliverability of
the site when the applicant is unable to specify the mix
of uses on the site at this time. Greater certainty
would be required before the site could be considered
for inclusion as either an employment or housing
development site in the next 5 years. It is surprising
that the developer has been able to identify that the
site is “deliverable” without a firm idea of what it is
they would wish to promote.
Planning Permission in Principle was granted on this
site for a park and ride facility in 2014
(APP/2011/2662). The southern half of the site also
has outline planning permission (APP/2000/0006) for
employment use although the approved plan does not
reflect the new road layout installed and this use has
not been pursued through any further application.
However, the Committee Report for the park and ride
planning application states that “The site is clearly
allocated for a park and ride facility within the ALDP
which would supersede any consented use identified
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on the Schoolhill Masterplan. Furthermore, outline
planning consent for this use has now lapsed and
therefore cannot be implemented.” The northeast part
of the site is also covered by the same outline
planning permission, but it does not note any
particular land-use and the site as a whole remains
outwith the current settlement boundary. No
representations were received that challenged this
designation in the Local Development Plan 2017.
In any case the location at a key junction of the A90
would preclude the opportunity for a “park and ride”
type development at this location before 2031. Even if
such a development is not being promoted in the
immediate future, it would be premature to lose such a
site within the life of the plan (to 2031). The site
continues to be supported through the Local Transport
Strategy and Regional Transport Strategy as a named
project.
KN057
Land to the
West of
Cookston
Road ,
Portlethen

Mixed use:
400 homes,
education,
retail and
associated
infrastructure

The proposed site is situated adjacent to the
settlement, but it is constrained. It has been
submitted as a first phase of a larger development
extending to the west. Much of the justification for this
site presumes that further development will occur on
bid site KM058. Key for the development of this site is
the potential for development that impacts on the form
and setting of Portlethen, and access to the A92(T)
(formerly the A90(T)) through the Roadside of Findon
junction, which Transport Scotland reports is at
capacity according to recent Transport Assessments.
Surface water drainage is identified as an issue but
there is no solution for this in the smaller development
site, with no indication of a location for SUDS ponds
provided. Capping of the Raised Lowland Bog
immediately to the west of Cookston Road is also a
significant concern, as is lack of education capacity in
the area.
Development opportunities at the Roadside of Findon
junction should be reserved for unforeseen major
development uses at this time. Housing provision at
this location would not make the best use of this
strategic resource, albeit for 400 homes.

KN058
Land North of
Schoolhill,
Portlethen

Mixed use:
1550 homes,
education,
retail and
associated
infrastructure

The proposed site, described as “Phase 2” of
Schoolhill, is situated adjacent to the settlement
boundary, but it is constrained. The prospect of a new
junction onto the Aberdeenshire Western Peripheral
route (AWPR) is welcomed, but this may be
significantly in advance of decisions that may be taken
concerning access to this road, and should be viewed
as making use of this strategic road as a development
corridor. Surface water drainage is identified as an
issue, but the solution for this is direct piping of
drainage off-site, with no indication of a location for
SUDS ponds provided. Capping of the Raised
Lowland Bog immediately to the west of Cookston
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Road is also a significant concern, as is lack of
education capacity in the area.
It would seem that this development is dependent on
a new AWPR junction, for which there is no
commitment. Otherwise significant business and
residential traffic would be added to the A92(T)
(formerly the A90(T)) at the Findon junction, which
Transport Scotland reports is at capacity, according to
recent Transport Assessments and will require
improvements. Development opportunities at this
junction should be reserved for unforeseen major
development uses at this time. Housing provision at
this location would not make the best use of this
strategic resource, albeit for 1550 homes.
KN082

160 homes

Land South of
Bramble Way,
Clashfarquhar,
Portlethen

The proposed site is situated within the Aberdeen
green belt and South East Aberdeenshire Coast
Special Landscape Area, and while it is visible from
the A92(T) (formerly the A90(T)), it is not prominent
and would have a minimal landscape impact. The site
is also at risk from surface water flooding, especially
from the Burn of Daff, and contains semi-natural
habitat (lowland raised bog).
There are also issues of coalescence with Newtonhill,
and that the single road access is inadequate for the
number of homes proposed. Furthermore, it is
considered that south Portlethen already has a
defensible boundary, which was previously considered
at the Local Development Plan 2017 Examination,
where the Reporter concluded that, “the boundary
established by the existing development [on Bramble
Way and Bramble Place] and planting already
provides these qualities.”

KN109

Mixed use:
1800 homes,
business
uses,
education
and retail

The proposed site is situated adjacent to the
settlement, but it is constrained. Key for the
development of this site is the potential for
development which impacts on the form and setting of
Portlethen, and access to the current A92(T) (formerly
the A90(T)) through the Findon junction. It is likely
that full development of this site may be dependent on
a new Aberdeen Western Peripheral Route junction,
for which there is no commitment. Otherwise
significant business and residential traffic would be
added to the A92(T) at the Findon junction, which
Transport Scotland reports is at capacity according to
recent Transport Assessments, and would need
improving. Development opportunities at this junction
should be reserved for unforeseen major development
uses at this time. Housing provision at this location
would not make the best use of this strategic
resource, albeit for 1800 homes and a new town
centre.
The addition of a specific and accessible site for a
“town centre” adjacent to Hillside School is welcomed,
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but may be implausible at this stage due to the state
of the retail market. Surface water drainage is
identified as an issue but the solution for this is using
SUDS to modify flows. Capping of the Raised
Lowland Bog immediately to the west of Cookston
Road is also a significant concern, as is lack of
education capacity in the area, and potential impact
on the forested area at Duff’s Hill.

Conclusion
There is a sufficient provision of employment land in Portlethen, and only a modest amount
of housing is required, as the preferred strategy for future development in this Strategic
Growth Area is to concentrate it in Chapelton. Education capacity is also an issue in
Portlethen, but there is capacity at Fishermoss Primary School, which site KN027 falls
within. Hillside Primary School will have capacity issues before 2022, and options are being
considered. If necessary, land at KN042 could be reserved to allow the school to expand.
The community has noted there is a lack of public open space, especially in the Hillside
area, and part of site KN042 could help to meet this need.
The uses proposed in bids KN092, KN093, and KN094 are welcomed and the town centre
could be extended to include these areas. While elongating the town centre is not desirable,
there are limited options available.
Bid sites to the north and south are not supported as they are within the Aberdeen green
belt, and sites to the northwest will require improvements to the A92 Findon trunk road
junction. However, the likely scale of development required to make these junction
upgrades viable are not required.
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Portlethen Village
Portlethen Village is a small village located on the coast and is approached by a narrow road
which slopes down towards the sea. The village is predominately housing and is
characterised by having mainly bungalows and 1½ storey houses. Of the 1½ storey houses
there are a number that have large dormer windows which again gives a distinct character to
the area. Portlethen Village relies on Portlethen to the east for services including education.
However, the village does have some open space, which provides a play area for children
and a good amenity area, and there is a desire to improve the Core Path provision in the
area. There is limited development pressure for Portlethen Village, but it is important to
preserve the amenity of the village with any additional infill developments or extensions to
properties being in keeping with the character of the village.
Planning Objectives:
•

To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
No development bids were received.

Conclusion
There are no proposed changes to the settlement.
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Roadside of Kinneff
Roadside of Kinneff is located on the A92 so the village benefits from good transport links.
Development has occurred mostly to the west of the A92 and consists mainly of bungalows
to the edge of the settlement with a few larger detached properties located towards the
centre of the village. The village is fairly elongated and linear in form, but the opportunity for
further development will grow the village to the west rather than elongating the village any
further. There are limited services and it is important for the village to maintain the local
primary school, as this provides a service for the village as well as the surrounding rural
area. This can be helped with the proposed housing allocations, and Roadside of Kinneff is
also identified as a settlement that is suitable for organic growth. However, a better footpath
or route to Kinneff Primary School is required.
Planning Objectives:
•
•
•

To meet local housing need in the settlement.
To support local services and facilities, including the primary school.
To preserve the amenity of the settlement.

Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 30
homes and
small-scale
retail use

Overview
Identified as constrained due to “ownership” in the
Housing Land Audit 2018. The lack of capacity at the
current sewage treatment works is also an issue for this
site - see KN033 below.
Given the unlikelihood that a shop would be viable in
this location, this requirement should be removed from
the allocation.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN033
Site M1
OP1 west of
A92,
Roadside of
Kinneff

Proposal
16 homes and
a waste water
treatment
works

Overview
The proposed site acts as an extension to the existing
OP1 site in Roadside of Kinneff and allows for the
installation of private foul water drainage due to
capacity issues at the local waste water treatment
works. This site is amongst the most appropriate
locations to expand the settlement in that it would not
contribute to ribbon development or fall within the
Coastal Zone, but will support the primary school roll.
Any private sewage works must be to an adoptable
standard and must not impact on residents’ amenity.

Other options which Planning Officers have not preferred:
None.
Conclusion
One of the reasons site OP1 has not progressed is due to the lack of waste water treatment
capacity and bid KN033 seeks to overcome this issue by providing a private sewage works.
Site OP1 is still the preferred location for future development, and as site KN033 sits
alongside it, the bid site is supported in principle. However, the private sewage works would
have to be to an adoptable standard and must not impact on residents’ amenity. This will
have to be made clear in the settlement statement in the Local Development Plan.
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St Cyrus
Formerly known as Egglesgrieg, meaning the Church of the Grig, St Cyrus is located on the
main coastal road to Aberdeen, which provides good transport links north and south. The
traditional development is a mixture of single and 1½ storey cottages along the main street
with a number of larger more modern properties in the surrounding streets. One
characteristic of the houses in St Cyrus is the dormers on the cottages and this has been
incorporated into some of the newer developments, which maintains the character of the
village. St Cyrus has some services within the village including a primary school, small shop
and a hotel, and these are maintained by the current housing, but will be further maintained
by the opportunity for future housing, which will meet the needs of St Cyrus. It is also
important for the village to attract new facilities and provide employment opportunities, which
can both be achieved through the opportunity of the mixed use site OP1.
The lack of new small scale and affordable housing is an issue for the local community.
Concerns have also been raised on the design of new homes, which must fit with the
character of existing buildings, and on the need for improved pedestrian safety around the
primary school, which could be achieved by the provision of a car park in the area.
Planning Objectives:
•
•
•

To meet local housing need in the settlement.
To preserve the amenity of the settlement.
To provide opportunity for employment.
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Existing Development Sites
Reference
OP1

OP2

Proposal
125 homes
and approx
2ha
employment
and retail uses

Overview
Identified as effective in the Housing Land Audit 2018.

15 homes

Complete.

A Masterplan and planning application were approved
on this site on 25 September 2018. Construction is
programmed to start in 2019 with 65 homes remaining
in 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN003

Proposal
30 homes

Site
Adjacent to
Lochside
Road, St
Cyrus
(Option 2)

Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site is well located in relation to both St
Cyrus and Lochside. While it would result in
coalescence between St Cyrus and Lochside it would
positively link these two areas through a planned rather
than an ad hoc organic approach and provide better
footways and pedestrian crossing over the A92 to the
primary school. The proposal lies opposite housing
allocation OP1 and providing landscaping is provided
that creates a gateway feature, the proposal should not
negatively impact on the setting of the village.
However, the site is on prime agricultural land and the
preference is to manage this resource and to not
release this site until the completion of the housing
element of site OP1, which is also on prime agricultural
land. The Housing Land Audit 2018 shows this site will
not be built out until 2024 at the earliest. Nonetheless,
site OP1 is predicted to take the capacity of the primary
school to 100%. Therefore, this bid site should be
reserved until the existing opportunity site is built out
and to allow the identified constrains to be resolved.

Other options which Planning Officers have not preferred:
Reference
KN002
Site North
of
Invergarry
Park, St
Cyrus

Proposal
19 homes

Overview
The proposed site is well located in relation to the
settlement, but without a southern link to the village,
such as access off the A92 and/or a footpath along the
A92, it connects poorly with existing services. Options
to provide better linkages to the site would make it more
desirable, as the design of the housing estate at
Invergarry Park means the site would not connect well
into the settlement and access is only through
Ecclesgreig Gardens. However, no such options are
proposed. Therefore, its poor connectivity to the
existing settlement constrains this site.
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KN004

49 homes

The proposed site relates well to St Cyrus, but it has a
number of constraints. It would result in the loss of over
3ha of prime agricultural land. The area west of the
park is flat, open, and visually prominent, which makes
it sensitive to development. As such, the scale of the
proposal is likely to have a negative effect on the
townscape and setting of the listed St Cyrus Church.
The proposal would increase pressure on Mearns
Academy, which is forecast to be overcapacity by 2022,
the main road access would be off a minor road to the
north of the site (Ecclesgreig Road), and the junction off
the A92 is very narrow.

30-50 homes

The proposed site is hidden behind a thick tree belt and
would have no adverse impact on the landscape if the
trees are retained, but it is constrained. It connects
poorly with services in St Cyrus, as access is only
through Lochside or towards Ecclesgrieg Road to the
east, and no alternative (e.g. a footpath) is proposed.
The entire site is identified as being prime agricultural
land, although this land is not farmed. The site is
accessed off a minor road, which may not be sufficient
for the number of houses proposed, and it is
constrained in terms of education provision.

9 homes

The proposed site is flat and prominent, and has a
number of constraints. The entire site is identified as
being prime agricultural land; it is likely to have a
significant impact on the landscape as it would elongate
Lochside further east, towards Ecclesgreig Road; and it
connects poorly with services, as access can only be
through Lochside or towards Ecclesgrieg Road.

60 homes

The proposed site is well located in relation to the
settlement and in close proximity to services such as
the primary school, but it has a number of constraints.
The entire site is identified as being prime agricultural
land, and it is situated within the Coastal Zone and the
Southeast Aberdeenshire Coast Special Landscape
Area. The site would be visually prominent and have a
significant impact on the landscape. There are
concerns with secondary education provision and safe
access off the A92, and the water treatment works has
limited capacity.

Site
Adjacent to
St Cyrus
Park
(Option 1)

KN014
Land at
Burnhead,
St Cyrus

KN043
Land South
of Burnhead
Croft,
Lochside,
St Cyrus
KN065
Land North
of Beach
Road, St
Cyrus

KN134
Land at
Highfield,
Adjacent to
Ecclesgreig
Road, St
Cyrus

The proposed site is flat and prominent but is
constrained as it would have a negative impact on the
landscape. It is detached from St Cyrus and would
introduce suburban development in the countryside that
would result in a loss of rural character. It is also
constrained because it would result in the loss of prime
agricultural land, it connects poorly with services, and is
accessed off a minor road and no proposal to upgrade
the road is proposed.
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Conclusion
Prime agricultural land covers this entire area and affects all the bid sites, including site OP1,
which is allocated for 125 homes. Only one site is identified as preferred, site KN003, which
is adjacent to site OP1, as it would help form the western gateway into the village and has
the least impact on the setting of the village and listed buildings. Developing on prime
agricultural land can be justified to sustain the growth of the village, but our preference is to
manage this resource and to not release this site until the completion of the housing element
of site OP1. Although the Housing Land Audit 2018 shows site OP1 will not be built out until
2024 at the earliest, it is predicted to take the capacity of the primary school to 100%.
Therefore, a more managed release of housing land is preferred.
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Stonehaven
Stonehaven is located on the coast with a conservation area stretching along part of the
coastline. Around the coast the development follows a grid format and is predominately
terraced housing fronting directly onto the street. Away from the coast there is further
development, which introduces a mix of house types including semi-detached, detached and
town houses, which generally step away from the grid layout. A mix of house types is
important to be maintained through future development and the inclusion of affordable
housing is particularly important.
Stonehaven is an important sub-regional service centre providing a variety of services and it
is important that this is enhanced throughout the Plan period. There is demand for a
supermarket within the town and planning permission in principle has been granted for a
3750m² supermarket and 50-bedroom hotel at the Ury Estate adjacent to the A957 Slug
Road. Stonehaven has a strong demand for development and is located in the strategic
growth area and the Aberdeen housing market area. As such, it plays an important role in
delivering strategic housing allowances. There is limited open space within the centre of the
town, but there are larger areas of open space to the edge of the town both to the north and
south, and these are vital to the overall amenity of the town. Flooding is also a serious issue
in Stonehaven and future development will need to take account of this.
The lack of new small scale and affordable housing, and employment opportunities are
issues for the local community. Facilities for teenagers, the elderly and the less able to meet
and engage continues to be a key element seen to be missing from the town, and Dunnottar
Primary School and Mackie Academy need to be replaced. Concerns have been voiced
over existing facilities not being fit for purpose, poor car park provision for visitors and at the
train station, and pedestrian safety at the junction at Evan Street and Market Square.
Planning Objectives:
•
•
•
•
•
•
•
•

To help contribute to the overall sense of place in the community.
To enhance the role of the settlement as a service centre.
To meet housing need in the wider strategic growth area as defined by the Aberdeen
City and Shire Strategic Development Plan.
To support local services and facilities.
To preserve the amenity of the settlement.
To provide opportunity for employment.
To support community facilities and services.
To improve existing leisure and recreation facilities.
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Existing Development Sites
Reference
OP1

Proposal
110 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Under construction. Planning permission was granted in
2013 for 109 units and a second planning application
for 142 was allowed at appeal in November 2018. See
KN080 below.

OP2

OP3

205 homes

Identified as effective in the Housing Land Audit 2018.

51 homes

Under construction. Site has planning consent for 179
homes with 44 homes remaining in 2022.
Identified as effective in the Housing Land Audit 2018.
One house built. Construction programmed to
recommence in 2019 with 30 homes remaining in 2022.
See KN102 below.

OP4

50 homes

Identified as effective in the Housing Land Audit 2018.
Under construction (planning permission granted in
2015 for 49 units) with 5 homes remaining in 2022.

OP5

7ha
employment
land

Planning Permission in Principle was granted in 2016
for OP5. The neighbouring site BUS 2 was granted
planning permission in 2007 and conditions on the
consent have been purified. The consent has,
therefore, been implemented.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN080

Proposal
155 homes

Overview
The proposed site lies within an existing opportunity
site, OP1. Planning permission for 109 homes was
granted in 2013 with one main road access. In
November 2018, a second planning application for 142
homes was allowed at appeal. The proposal seeks to
increase the housing allocation from 110 to 155 homes
by reducing the number of larger homes and increasing
the number of smaller homes on the site. This proposal
includes those homes already built (11) and two homes
that remain to be built under the first planning
application.

99 homes

The proposed site acts as an extension to the existing
opportunity site, OP3. It seeks to increase site OP3 to
match the approved planning applications in this area,
increase the density of development, and improve the
mix of housing. Site OP3 was allocated for 25 houses
to enable the redevelopment of Ury House. In April

Site OP1,
Carron Den
Road,
Stonehaven

KN087
Site OP3,
Blue Lodge,
Ury Estate,
Stonehaven
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2015, planning permission was granted on this bid site
for a total of 51 homes over two phases. The increase
in house numbers (and smaller house size) is to reflect
market conditions, and while planning permission for
230 homes has already been granted to enable the
redevelopment of Ury House, the additional 48 homes
would result in a more efficient use of the land and is
unlikely to have a detrimental impact on the landscape.
Nonetheless, development should exclude riparian and
ancient woodland, and a buffer strip of at least 12m
from Cowie water will be required. Furthermore, in
order to avoid increasing the volume of traffic going
through the centre of Stonehaven, the planned link road
from site B979 to A957/Slug Road (and crosses the
Cowie Water) must be built before planning permission
is granted for the 52nd house.
KN102
Land at
East Lodge
(Bid 1), Ury
Estate,
Stonehaven

212 homes
(enabling
development
as part of
OP2)

The proposed site acts as an extension to the existing
opportunity site OP2, which is allocated for 205 homes
to enable the redevelopment of the listed Ury House.
Site KN102 was granted planning permission in 2015
for 84 homes (APP/2014/3297), and a planning
application for 94 homes is pending. This proposal
seeks to retain the consented site and increase the
number of homes between it and OP2 to 212. A
separate bid for an additional 130 homes is proposed
on another part of site OP2 (KN104).
The principle of enabling development in this area for
Ury House is well established, and the need to reduce
house sizes to reflect market conditions and therefore
increase the house numbers is accepted. An
advantage of this site is that it is less likely to have a
significant visual and landscape impact compared with
other bid sites in Stonehaven. However, there are a
number of constraints affecting this site, although these
can be mitigated. The proposal could impact on the
landscape and setting of Ury House, as it sits on a
south facing slope, but the indicative plan shows a
linear layout, which takes account of the contours of the
land, and the distance of the site and the tree lined
valley helps to screen it from the listed Ury House. Part
of the site is within the pipeline consultation zone, but
BP did not object to the approved planning application.
The site is poorly connected to Stonehaven, but a link
road between the B979 and the A957 (Slug Road) is
proposed to improve linkages into the town. Access into
site OP2, which is currently from the East Lodge Gate
House, will also need to be improved.

KN103
Land at
East Lodge
(Bid 2), Ury
Estate,
Stonehaven

60 homes

The proposed site acts as an extension to the existing
OP2 site, and relies on the completion of bid KN102 to
the south. Sites OP2 and KN102 have planning
permission for 179 homes to enable the redevelopment
of Ury House, and this site would “round off” the
development.
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However, the site is not without its constraints. It is
visibly prominent, and while the proposal encroaches
further up the hill and would have a landscape and
visual impact, a significant amount of strategic
landscaping is proposed along the northern boundary,
which would enhance the existing tree belts. This area
is segregated by the A90, and at present it does not
connect well with Stonehaven. A link road between the
B979 and the A957 (Slug Road) is proposed to improve
linkages into the town. As such, to ensure this area
develops into a sustainable mixed community, it is
preferred that development on this site is undertaken
once the existing housing on sites OP2 and KN102,
retail and link road between the B9979 and A957 have
been built.
KN104
Land at
Mackie
Village (Bid
5), Ury
Estate,
Stonehaven

84 homes

The capacity of this site has been reduced from 130 to
84 homes
The proposed site acts as an extension to the existing
opportunity site OP2, which is allocated for 205 homes
to enable the redevelopment of the listed Ury House.
The site is detached from Stonehaven due to the A90
and Cowie Water, and while it relates well physically, it
connects poorly with the town. The proposal seeks to
increase the size of site OP2 to provide the affordable
housing contributions for site OP2, and bids KN102 and
KN103. Planning applications are pending on part of
this site for 47 affordable homes (APP/2018/2227) and
44 affordable homes (APP/2018/2228). However, there
are concerns that at 130 homes, this could result in
overdevelopment, and a more modest proposal of 84
homes is preferred.
Development at this location only makes sense when
the proposed supermarket and access roads across
Cowie Water have been provided. The principle of
development in this area has been established by the
allocation OP2 and the supermarket to the west of this
site. The distance of the site and the tree lined valley
helps to lessen its impact on the listed Ury House.
However, the site would be visually prominent along the
A90, and although not proposed in the indicative plan,
strategic landscaping adjacent to the A90 and active
street frontages will make the development more
visually attractive. A significant buffer strip would also
be required alongside the Cowie Water. The site is also
within a pipeline consultation zone, but the Health and
Safety Executive have not objected to the pending
planning application.
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Other options which Planning Officers have not preferred:
Reference
KN016

Proposal
5 homes

Overview
The proposed site is situated in the countryside, near to
existing houses, in the former Ury House designed
landscape, and has a number of constraints. It is within
the inner consultation zone of a pipeline. The scale and
location of the proposal does not integrate well with the
character of the surrounding area, and the setting of the
listed Ury House and Coach House. It would have an
adverse visual and landscape impact. It relates poorly
to Stonehaven, and is not within walking distance of
amenities and community facilities and would
encourage the use of unsustainable modes of transport.

400 homes

The proposed site is located on a gently undulating
plateau overlooking Stonehaven and is constrained for
a number of reasons. Half the site is identified as being
prime agricultural land. Due to the topography, the site
does not connect or relate well with the town. The
proposal is within the South East Coast Special
Landscape Area and would have a significant
landscape and visual impact on the setting of the town,
and the setting of the War Memorial on Black Hill. As
such, alternative sites for development on less sensitive
sites are preferred. In addition, there are education
provision concerns, and the protected school site, P9,
in the 2017 Local Development Plan is now no longer
preferred by the Council’s Learning Estates Team.

Mixed use:
250 homes,
4000m2
food retail
and primary
school

The proposed site is situated on a plateau on the
eastern periphery of Stonehaven, and would relate well
physically, but due to the topography the site does not
relate well with the town. The proposal is also
constrained as it is on prime agricultural land, within the
South East Coast Special Landscape Area, and visually
very prominent. Alternative sites for development on
less sensitive sites are preferred. Primary school
provision may also constrain this site, and the primary
school proposed by the developer has not been
discussed with or approved by the Council’s Learning
Estates Team.

Land Adjacent
to Baille Na
Choile Coach
House,
Stonehaven

KN032
Land at
Braehead,
Stonehaven

KN050
Land at Mains
of Cowie
(Mixed Use),
Stonehaven

While there is a need for a supermarket, Planning
Permission in Principle was granted on 5/8/2016 for a
supermarket at Slug Road (APP/2015/3716), and
although Mains of Cowie may be an appropriate site, a
second large supermarket could have a devastating
impact on Stonehaven’s town centre. As such, this
proposal cannot be supported at this time.
KN051
Land at Mains
of Cowie
(Residential),
Stonehaven

350 homes
and primary
school

The proposed site is situated on a plateau on the
eastern periphery of Stonehaven, and would relate well
physically, but due to the topography the site may not
relate well with the town. The proposal is also
constrained as it is on prime agricultural land, within the
South East Coast Special Landscape Area, and is
visually very prominent. Alternative sites for
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developments on less sensitive sites are preferred.
Primary school provision may also constrain this site,
and the primary school proposed by the developer has
not been discussed with or approved by the Council’s
Learning Estates Team.
KN068

20-25
homes

The proposed site is located on the south-eastern edge
of Stonehaven, but it would appear as an isolated
development, as it is segregated from the town by the
A90, and from Kirkton of Fettersso by the topography
and Cheyne Burn. The site is further constrained as it
would elongate the town, and its encroachment into the
countryside would further alter the rural character of the
area. The road between Broomhill Road and the A90
provides a defensible boundary, and the Reporter of the
Local Development Plan 2017 Examination stated that
“development to the west side of the road would be
detrimental to the essentially rural character of this
location”. Other potential issues include the site’s impact
on setting of the Kirkton of Fetteresso Conservation
Area and the scheduled St Ciaran's Church in
Fetteresso, its location within the middle pipeline
consultation zone and school capacity.

100 homes

The proposed site is detached from the settlement, and
although it relates well to employment sites OP5 and
BUS2 in the Local Development Plan 2017, it is
constrained as it does not connect or relate well with
the town. Furthermore, the site is mostly on prime
agricultural land, and while the site is contained by tree
belts and woodland, it is still visible when viewed form
the north and could impact on the setting of the town.
The future of the school site is also unknown, which
would also affect the site’s integration with the town.

400 homes,
primary
Land at East
school and
Newtonleys,
retail
Between A957 (200sqm)
and
Boggartyhead,
Stonehaven

The proposed site is detached from the settlement and
is constrained for a number of reasons. Due to the
topography of the land, the site does not connect or
relate well with the town. Part of the site is within the
South East Coast Special Landscape Area, and while it
would not have a detrimental impact on the coastal
setting, it is exposed and visible when viewed form the
north and would have a significant landscape and visual
impact on the setting of Stonehaven. As such,
alternative sites for development on less sensitive sites
are preferred. In addition, a significant part of the site is
identified as being prime agricultural land; the delivery
timescale is beyond the lifetime of the plan (2031); and
there are education provision concerns. While a new
primary school is welcomed, the protected school site,
P9 in the Local Development Plan 2017 is now no
longer preferred by the Council’s Learning Estates
Team.

KN078

The proposed site is detached from the settlement and
is constrained for a number of reasons. Due to the
topography of the land, the site does not connect or
relate well with the town. Part of the site is within the

Land at
Beattie’s Hill,
Stonehaven

KN076
Land at East
Newtonleys,
East of A957,
Stonehaven

KN077

South of
Braehead,

100 homes
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East of A957,
Stonehaven

KN081

South East Coast Special Landscape Area, and while it
would not have a detrimental impact on the coastal
setting, it is exposed and visible when viewed from the
north and would have a significant landscape and visual
impact on the setting of Stonehaven. As such,
alternative sites for development on less sensitive sites
are preferred. In addition, a significant part of the site is
identified as being prime agricultural land and there are
education provision concerns, as the protected school
site, P9, as identified in the Local Development Plan
2017 is not preferred by the Council’s Learning Estates
Team.
50 homes

The proposed site is situated in the countryside,
adjacent to existing houses in Stonehaven, but is
constrained. It does not relate well to the town, has
poor street design (poor access onto the A957 and a
cul-de-sac) and increasing development in this location
would alter the rural character of this partially contained
landscape.

150 homes

The proposed site is detached from Stonehaven, and
land adjacent to it in the Ury Estate has planning
permission to enable the restoration of Ury House and
for a supermarket and hotel. The housing elements are
allocated as OP2 and OP3 in the Local Development
Plan 2017, and have yet to be completed. The
proposer seeks to establish this area as a suburb of
Stonehaven and a number of bids are proposed in this
area. However, the Ury Estate is segregated by the
A90, and at present it does not connect well to the
settlement. A link road between the B977 interchange
and the A957 (Slug Road) is proposed to improve
linkages into the town. As such, no further
development should be undertaken until existing (and
preferred) housing, retail and link road have been
provided.

Land South of
Braehead,
Adjacent to
A975,
Stonehaven
KN086
Site at North
Lodge, Ury
Estate,
Stonehaven

The site is also visually prominent, and even with the
proposed open space, the site is on the southern flank
of a local hill and would further alter the rural character
of the area and potentially negatively impact on the
setting of Ury House and Stonehaven. Alternative sites
for housing on less sensitive sites are preferred.
KN115
Land at New
Mains of Ury
(Retail),
Stonehaven

Class 1
Retail –
2,787 m2
(30,000ft2)

The proposed site is well located in relation to the
settlement, but it is constrained. While the site is off a
grade separated junction, it is segregated by the A90,
which means it does not connect well into the
settlement. There is also a preference for such uses to
be located in the town centre and for junctions
associated with the Aberdeen Western Peripheral
Route (and associated roads) to be safeguarded from
traffic that will generate local traffic movements.
There is a need for a supermarket in Stonehaven, and
Planning Permission in Principle was granted on
5/8/2016 for a supermarket at Slug Road
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(APP/2015/3716). While this is an appropriate site, a
second supermarket outwith the town centre would
have a devastating impact on Stonehaven’s town
centre. As such, this proposal cannot be supported at
this time.
KN116

32 homes

Land at New
Mains of Ury
(Residential),
Stonehaven

KN117

The proposed site is well located in relation to the
settlement and the Ury Estate development, but it is
constrained. While the site is off a grade separated
junction, it is segregated by the A90 and does not
connect well into Stonehaven. This proposal also sets
the precedent of development on the Aberdeen
Western Peripheral Route Fastlink junction, which
should be avoided as it would generate local traffic
movements. The proposal is also situated on prime
agricultural land and alternative sites for housing on
less sensitive sites are preferred.

Employment
land (Class
Land at New
4 business
Mains of Ury
and office:
(Employment), 325m2,
Stonehaven
Class 5
general
industrial:
743m2 and
Class 6
storage and
distribution:
2,601m2)

The proposed site is well located in relation to the
settlement and the Ury Estate development, but it is
constrained. While the site is off a grade separated
junction, it is segregated by the A90, which means it
does not connect well into Stonehaven. There is a
need for employment land in Stonehaven, but this
proposal sets a precedent of developing on the
Aberdeen Western Peripheral Route (AWPR) Fastlink
junction, which should be safeguarded from traffic that
would generate local traffic movements.

KN118

The proposed site is well located in relation to the
settlement and the Ury Estate development, but it is
constrained. While the site is off a grade separated
junction, it is segregated by the A90 and does not
connect well into Stonehaven. It is a logical location for
attracting passing trade, and supporting tourism, but
there is also a preference for such uses to be located in
the town centre, and no demonstration of need for both
uses have been provided. In addition, this proposal
sets a precedent of developing on the Aberdeen
Western Peripheral Route (AWPR) Fastlink junction,
which should be avoided as it would generate local
traffic movements and could prevent any future
upgrades of the Fastlink junction. Development on this
site could also prohibit future road junction
improvements in and around the Ury Estate
development, and the location of the site, north of the
B979, would further alter the character of the area,
which should be avoided.

Land East of
East Lodge,
New Mains of
Ury,
Stonehaven

Hotel and
Restaurant

However, a “Park and Choose” facility for long and
short distant journeys would be more appropriate on
this site given it would have a minimal visual impact,
and has good connectivity with the A90, AWPR, and
other local public transport.

If a need for this type of use is demonstrated, a more
appropriate location would be to the south of the site,
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on bid site KN117, which has a much less visual and
landscape impact.
KN119
Land East of
Megray Burn,
New Mains of
Ury,
Stonehaven

Roadside
Services
comprising
Petrol Filling
Station and
ancillary
class 1
(retail) and
class 3 (food
and drink)
uses.

The proposed site is well located in relation to the
settlement, but it is constrained for a number of
reasons. The site is disconnected from the town by
A90/ Aberdeen Western Peripheral Route (AWPR)
interchange, the site would be visually prominent and
would introduce development where there is very little,
and the proposal would further alter the character of the
area by having a significant 24-hour impact on the
landscape. It also sets a precedent of developing on an
AWPR Fastlink junction, which should be avoided, as it
would generate local traffic movements, affect traffic
flow and could prevent any future upgrades of the
junction.
However, if a need for this type of use is demonstrated,
a more appropriate location would be to the southwest
of the site on bid site KN117, which has a much less
visual and landscape impact.

KN120

250 homes
and local
Mill of Forest
retail/comm
(Site for 250
ercial/servic
Units), Land at e facilities
Toucks,
Stonehaven

The proposed site is disconnected from Stonehaven
and is constrained as it relates poorly to the town, more
so if strategic landscaping encloses the site. In addition,
while it has good connectivity to the road network and
its scale could allow for the provision of some local
services (e.g. shop), it is distant from the town centre
and other services (e.g. primary school). The indicative
plans also lack a central core to the town, making it lack
a sense of place, and it also shows the loss of ancient
woodland. Although compensatory planting is
proposed, it breaks up the continuity of trees south of
the site. A small part of the site is also at risk from
flooding.

KN121

The proposed site is disconnected from Stonehaven
and has a number of constraints, including poor
connectivity and visual impact. It relates poorly to the
town, and although a new bridge is proposed across
the A90, land for the bridge is in separate ownership
and details of it, which includes crossing the Carron
Den Road to site OP1, are uncertain. Therefore, the
deliverability of this site is in doubt.

750 homes
and local
Mill of Forest
retail/comm
(Site for 750
ercial/servic
Units), Land at e facilities
Toucks,
Stonehaven

There are also concerns with the loss of prime
agricultural land, ancient woodland, flood risk, impact
on education provision (no school is proposed on the
site) and the setting of Stonehaven unless mitigated,
and the lack of a decent sized park.
KN122

1500
homes,
Mill of Forest
primary
(Site for 1500 school and
Units), Land at local
Toucks,
retail/comm
Stonehaven

The proposed site is disconnected from Stonehaven by
the A90 and has a number of constraints, including poor
connectivity and landscape impact. It relates poorly to
the town, and although a new bridge is proposed across
the A90, land for the bridge is in separate ownership
and details of it, which includes crossing the Carron Den
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ercial/servic
e facilities

Road to site OP1, are uncertain. Therefore, the
deliverability of this site is in doubt.
There are also concerns with the loss of prime
agricultural land and ancient woodland, flood risk,
impact on education provision (limited capacity at
Mackie Academy) and the landscape setting of
Stonehaven, and the lack of a decent sized park. In
addition, the A90 restricts the permeability between the
site and the town, and Kirkton of Fetteresso could be
adversely affected by through traffic unless this local
road is closed off.

Conclusion
The preferred strategy for housing growth in this Strategic Growth Area is to concentrate it in
Chapelton, and combined with the landscape sensitivity of Stonehaven, only a modest
amount of housing is proposed around the existing Ury House enabling development and on
site OP1 (bid KN080). A reduction in the number of homes on site KN104 is proposed, from
130 to 84 homes, to avoid overdevelopment. The development of these sites is also
dependent on the construction of a link bridge over the Cowie Water, and to ensure this area
develops into a sustainable mixed community, site KN103 should not be developed until
sites OP2 (KN102 and KN104) and OP3 (KN087) are built, along with the supermarket and
link road between the B979 and A957.
The community has expressed concern that the town has outgrown its existing infrastructure
and new infrastructure is needed, e.g. upgrading the leisure centre, which these sites could
contribute to.
These points raised above will have to be made clear in the settlement statement in the
Local Development Plan.
Development next to the Aberdeen Western Peripheral Route (AWPR) Fastlink junction is
not supported in order to allow the free flow of traffic (i.e. it is not meant act as a destination
for specific uses). Allowing development with high footfall could affect the access and
egress onto the A90/AWPR. For all sites, any potential impact on the trunk road network will
require to be assessed, and this will have to be set out in the settlement statement in the
Local Development Plan.

Kincardine and Mearns 103

Item: 4
Page: 599
West Cairnbeg
West Cairnbeg is located approximately 6.5km north west of Laurencekirk and is a small
village of houses. The cluster has grown in size significantly over the last decade, which has
led to its inclusion as a settlement within the Plan. There are a mix of house types ranging
from single storey to two storey detached and semi-detached properties. There is no public
open space within the settlement, but it is surrounded by open countryside which will provide
amenity for the residents. There are also no services within the settlement, which means
that the residents rely on Laurencekirk. However, the local community has a desire for a
community centre to be built in the north west of the village. The private treatment works is
also at capacity and any new development would have to address this issue.
Planning Objectives:
•

To preserve the amenity of the settlement.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN052

Proposal
12 homes

Overview
The proposed sites are well located in relation to the
settlement, but they have a number of constraints. The
sites are identified as being prime agricultural land and
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Land at
West
Cairnbeg,
Laurencekirk

KN097
Land North
of West
Cairnbeg
Cottages,
West
Cairnbeg,
Laurencekirk

are situated within the Braes of the Mearns Special
Landscape Area, and further development would
disrupt the distinctive character of the flat Howe
contrasting with the ridge of Mounth. The proposal
would result in overdevelopment and would not provide
a positive sense of place. There is insufficient
education capacity at Auchenblae Primary School, and
in the absence of any services in West Cairnbeg, the
proposal would encourage the use of unsustainable
modes of transport.
30 Homes
and
Community
use (100sq.
metres)

The proposed site is well located in relation to the
settlement, but it has a number of constraints. The site
is identified as being prime agricultural land and is
situated within the Braes of the Mearns Special
Landscape Area, and further development would
disrupt the distinctive character of the flat Howe
contrasting with the ridge of Mounth. Whilst the
development identifies land for a community facility
sought after by the community, the site would
significantly overdevelop the existing group of homes
and would not provide a positive sense of place. There
is insufficient education capacity at Auchenblae Primary
School, and in the absence of any services in West
Cairnbeg, the proposal would encourage the use of
unsustainable modes of transport.
There are also constraints in terms of provision of waste
water treatment and water capacity, and the site falls
within the Scottish Environment Protection Agency’s
(SEPA) waste water hotspot. There is concern as to
whether a suitable solution can be achieved for
servicing 30 plots using private sewage works.

Conclusion
Neither of the two sites proposed are supported as ‘Officer’s preference’. West Cairnbeg is
not within walking distance of services making it an unsustainable location for houses, and
this area is not a desirable location for development as it sits within the Braes of the Mearns
Special Landscape Area and a waste water hotspot.
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Woodlands of Durris
Woodlands of Durris is a small village of houses, which is very linear in form with a modern
cul-de-sac development to the north and southwest of the village. Woodlands of Durris is an
important settlement in the overall rural area as it is the education provider for a large
catchment, therefore maintaining the school is an objective for the settlement. The amenity
of the village is also important to preserve over the life of the Plan, and this should be helped
as Woodlands of Durris is not a pressured area for development. However, the lack of new
affordable housing is an issue for the local community and the proposed housing
development should help to addressed this.
Planning Objectives:
•
•
•

To meet local housing need in the settlement.
To support local services and facilities, including the primary school.
To preserve the amenity of the settlement.
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Existing Development Sites
Reference
OP1

Proposal
30 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Part of this site has planning permission for 23 homes,
and it is currently under construction. See KN074
below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN074
Site OP1
(Phase 2),
North West
of Clune
Gardens,
Woodland
of Durris

Proposal
20 homes
(increasing the
OP1 allocation
to 50 homes)

Overview
The proposed site lies within an existing opportunity
site, OP1 and seeks to increase the total allocation from
30 to 50 homes (currently has planning permission for
20 homes). The applicant has provided an indicative
layout of how the increase may be achieved, and the
linear layout would not negatively impact on the
character of the settlement.
However, there is an issue of the single-track road that
serves Woodlands of Durris and the cumulative impact
of organic growth developments has had on junctions.
A preferred solution is to support this site and remove
the organic growth policy from this settlement, thereby
only allowing Woodlands of Durris to grow using a
planned approach.

Other options which Planning Officers have not preferred:
Reference
KN136

Proposal
15-20 homes

Land at
Upper
Balfour,
North of
Woodlands
of Durris

KN138
Land at
North West
of

Overview
The proposed site is detached from the village and
would not be considered preferable at the present time.
Whilst there are minimal technical constraints the site
would only be physically connected to the settlement in
the event of KN138 being developed and even then,
sites closer to the school would be preferable.
In addition, the site is situated within a pipeline
consultation zone, the road network is primarily a
single-track road and other than the school, the site is
not within walking distance of other amenities and
community facilities, and would encourage the use of
unsustainable modes of transport. As such the site is
considered constrained from a settlement pattern and
sustainability perspective.

30 homes

The proposed site forms a logical extension to the
settlement, but has a number of constraints. The site is
adjacent to a scheduled field system and prehistoric
cairns and could negatively impact on its setting. The
road network is primarily a single-track road and other
than the school, the site is not within walking distance
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Woodlands
of Durris

of other amenities and community facilities, and would
encourage the use of unsustainable modes of transport.
It proposes a substantial extension to Woodlands of
Durris and would result in overdevelopment. The site
could push the primary school roll over capacity and the
school is unable to be extended.

Conclusion
Services within the Woodlands of Durris are very limited as is the capacity of the primary
school, and it is served by a single-track road. As such, only a modest amount of housing is
supported on the existing OP1 site. However, Durris Primary School cannot be extended,
and as the preferred bid (KN074) would take up the remaining spare capacity at the primary
school, the organic growth status should be removed from this settlement.
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Kincardine and Mearns Landward sites
Ardoe and Mid Ardoe

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN030

Proposal
1 house

Overview
The proposed site is situated in the countryside, on land
that contains a garage that was approved as part of a
separate planning application for a single house. The
site is not of sufficient scale to be allocated within the
Local Development Plan, and it is considered
constrained as it is situated within the Aberdeen Green
belt, and it is not within walking distance of services and
would encourage the use of unsustainable modes of
transport.

1 house

The proposed site is situated in the countryside,
adjacent to existing housing. It is not of sufficient scale
to be allocated within the Local Development Plan and
it is considered constrained as it is situated within the
Aberdeen Green belt and ancient woodland. It is also
within the former Ardoe House Designed Landscape,
would encourage ribbon development, and it is not
within walking distance of services and would
encourage the use of unsustainable modes of transport.

Site North
East of
Ardoe
House
Hotel, Mid
Ardoe

KN124
Land North
of Thurcroft
House,
Ardoe
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Banchory-Devenick

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
KN069
Land at
Tollohill
Wood,
Banchory
Devenick
(Phase 1)

Proposal
Mixed Use:
289 homes,
Commercial,
Employment
Land

Overview
The proposed site is situated in the countryside, on the
edge of Aberdeen City, and is constrained for a variety
of reasons. This area is important in terms of the
landscape setting of the City, and the site would have a
negative impact on the Aberdeen green belt and the
City. There would be a significant loss of trees, much of
which is ancient woodland, parts of the wider site are
environmentally sensitive, and this area provides an
important habitat and green corridor between the River
Dee and Tullo Hill. Even with the opening of the
Aberdeen Western Peripheral Route (AWPR), there are
significant access constraints requiring substantial new
road infrastructure. The proposal requires a significant
upgrade to access to the A92(T) (formerly the A90)
south of the Bridge of Dee (two new roundabouts), and
traffic modelling would also need to be considered
further as even after the AWPR, the Bridge of Dee
presents a significant bottleneck.
Waste water treatment may be a significant issue, as
the proposer states there is limited capacity and private
drainage arrangements are proposed, which is not
acceptable at this scale nor so close to the River Dee
Special Area of Conservation. There is insufficient
primary and secondary school capacity for any homes
in this location without immediate upgrades or new
school provision. Except for Banchory Devenick
Primary School over 800m away, there are no other
Aberdeenshire based services in the vicinity of the
proposal and co-ordination with Aberdeen City would
be required. Despite this the site is close to the many
facilities offered by Aberdeen City and could provide
improvements to non-vehicular access to recreation on
the edge of the City. However, these issues are not
considered to outweigh the significant constraints.

KN070
Land at
Tollohill
Wood,
Banchory
Devenick
(Phases 12)

Mixed Use:
466 Homes,
Commercial,
Employment
Land, School

The proposed site is situated in the countryside, on the
edge of Aberdeen City, and is constrained for a variety
of reasons. This area is important in terms of the
landscape setting of the City and the site would have a
negative impact on the Aberdeen green belt and the
City. There would be a significant loss of trees, much of
which is ancient woodland, parts of the wider site are
environmentally sensitive, and this area provides an
important habitat and green corridor between the River
Dee and Tullo Hill. Even with the opening of the
Aberdeen Western Peripheral Route (AWPR), there are
significant access constraints requiring substantial new
road infrastructure. The proposal requires a significant
upgrade to access to the A92(T) (formerly the A90)
south of the Bridge of Dee (two new roundabouts), and
traffic modelling would also need to be considered, as
even after the AWPR is complete, the Bridge of Dee
presents a significant bottleneck.
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Waste water treatment is likely to be a major issue with
significant upgrading required or a new Treatment
Plant. The bid proposes private drainage
arrangements, which are not acceptable at this scale
nor so close to the River Dee Special Area of
Conservation. There is insufficient primary and
secondary school capacity for any homes in this
location without immediate upgrades or new school
provision (a primary school is only proposed in phase
two). Except for Banchory Devenick Primary School
over 800m away, there are no other Aberdeenshire
based services in the vicinity of the proposal, and coordination with Aberdeen City would be required.
Despite this, the site is close to the many facilities
offered by Aberdeen City and could provide
improvements to non-vehicular access to recreation on
the edge of the City. However, these issues are not
considered to outweigh the significant constraints.
KN071
Land at
Tollohill
Wood,
Banchory
Devenick
(Phases 13)

Mixed Use:
804 Homes,
Commercial,
Employment
Land, School

The proposed site is situated in the countryside, on the
edge of Aberdeen City, and is constrained for a variety
of reasons. This area is important in terms of the
landscape setting of the City and the site would have a
negative impact on the Aberdeen green belt and the
City. There would be a significant loss of trees, much of
which is ancient woodland, parts of the wider site are
environmentally sensitive, and this area provides an
important habitat and green corridor between the River
Dee and Tullo Hill. Even with the opening of the
Aberdeen Western Peripheral Route (AWPR), there are
significant access constraints requiring substantial new
road infrastructure. The proposal requires a significant
upgrade to access to the A92(T) (formerly the A90)
south of the Bridge of Dee (two new roundabouts), and
traffic modelling would need to be considered further as
the Bridge of Dee presents a significant bottleneck.
Waste water treatment is likely to be a major issue with
significant upgrading required or a new Treatment
Plant. The bid proposed private drainage
arrangements, which are not acceptable at this scale
nor close to the River Dee Special Area of
Conservation. There is insufficient primary and
secondary school capacity for any homes in this
location without immediate upgrades or new school
provision (a primary school is only proposed in phase
two). Except for Banchory Devenick Primary School
over 600m away, there are no other Aberdeenshire
based services in the vicinity of the proposal and coordination with Aberdeen City would be required.
Despite this, the site is close to the many facilities
offered by Aberdeen City and could provide
improvements to non-vehicular access to recreation on
the edge of the City. However, these issues are not
considered to outweigh the significant constraints.
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KN072
Land at
Tollohill
Wood,
Banchory
Devenick
(Phases 14)

Mixed Use:
1310 Homes,
Commercial,
Employment
Land, School

The proposed site is situated in the countryside, on the
edge of Aberdeen City, and is constrained for a variety
of reasons. This area, particularly the area around
Tollohill, is important in terms of the landscape setting
of the City and the site would have a negative impact
on the Aberdeen green belt and the City. There would
be a significant loss of trees, much of which is ancient
woodland, and parts of the wider site are
environmentally sensitive. There are significant access
constraints requiring substantial new road
infrastructure. The proposal requires a significant
upgrade to access to the A92(T) (formerly the A90)
south of the Bridge of Dee (two new roundabouts),
even with the opening of the Aberdeen Western
Peripheral Route (AWPR). Traffic modelling would also
need to be considered further as even after the AWPR
the Bridge of Dee presents a significant bottleneck.
Waste water treatment is likely to be a major issue with
significant upgrading required or a new Treatment
Plant. The bid proposes private drainage
arrangements, which are not acceptable at this scale
nor close to the River Dee Special Area of
Conservation. There is insufficient primary and
secondary school capacity for any homes in this
location without immediate upgrades or new school
provision (a primary school is only proposed in phase
two). Except for Banchory Devenick Primary School
over 600m away, there are no other Aberdeenshire
based services in the vicinity of the proposal and coordination with Aberdeen City would be required.
Despite this the site is close to the many facilities
offered by Aberdeen City and could provide
improvements to non-vehicular access to recreation on
the edge of the City. These issues are not considered
to outweigh the significant constraints.
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Blairs

Existing development sites
There are no allocated development sites.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN110
Land at
Blairs
College
Estate

Proposal
325 homes
(enabling
development),
golf course,
equestrian
centre, hotel
and holiday
accommodation

Overview
Part of the proposed site lies within land that has been
excluded from the Aberdeen City green belt, which has
been granted planning permission specifically to
enable the restoration of the Menzies Apartments and
theatre within the Blairs College Estate.
This bid proposes 280 homes to enable the restoration
of the Menzies Apartments and theatre, 45 homes to
enable the delivery of a pedestrian bridge across the
River Dee, the redevelopment of the residential
institution (the former Blairs College) to a hotel and
conference centre, the conversion of ancillary buildings
and the steadings into residential/holiday
accommodation, and the formation of a golf course and
equestrian centre. The trigger point for the restoration
of the Menzies Apartments and theatre have yet to be
reached and may not be reached within the lifetime of
the current Local Development Plan (LDP).
The proposer is seeking the identification of this site as
a settlement in the LDP. Whilst the scale of the extant
permission would, in time, warrant the identification of
Blairs as a settlement it is not considered that the level
of development at this time has reached a point where
this is appropriate.
However, it would be appropriate to identify the site
covered in the Masterplan of the approved planning
applications as an allocation within the next Local
Development Plan (LDP), in order to confirm the
position in relation to the planning permissions and
requires development to accord with the approved
Masterplan. This would mean a much smaller area is
allocated than what the developer proposes (i.e. the
area of land already outwith the Aberdeen green belt in
the LDP 2017, and the development currently under
construction to enabling the building of a bridge).
Retaining the development within the green belt will
ensure no incremental development over and above
those considered within the Masterplan and ensures
proper control of the development.

Other options which Planning Officers have not preferred:
None.
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Durris Forest
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The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
KN129
Land at
Durris
Forest, East
of Darnford,
Durris

Proposal
Sports/
Adventure
Centre

Overview
The proposed site is situated in the countryside, and
seeks the formalisation of a proposed regional
mountain bike centre and ancillary recreational
development as an opportunity site for outdoor
recreation facilities within the Local Development Plan.
The site is suitable for this type of development and
whilst there are some sensitivities, including a
scheduled Cairn-mon-earn burial cairn adjacent to the
site, these could be managed through the planning
process. As approximately 50% of the site has Type 5
Peat, a Phase 1 Habitat Survey will be required. The
site is accessed from the A957 and is reasonably close
to Aberdeen, Banchory and Stonehaven.
The proposal would meet many of the Local
Development Plan objectives for increasing recreational
and tourism opportunities and lies within an area of
Commercial Woodland where there is potential to
enhance biodiversity. Whilst other sites exist that could
potentially provide similar opportunities, providing an
opportunity identified within the Local Development
Plan (as a reserved site) would give a signal of support
for the principal of the development in this location,
which may help its delivery. Ancillary to the
development as a leisure and holiday complex, tourist
accommodation for example, would be best delivered
following successful establishment of the facility, and
these are better considered in a policy context rather
than as an allocation.
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Maryculter

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN044

Proposal
8 homes

Overview
The proposed site is situated in the countryside and has
a number of constraints. Eight housing units would
introduce an element of urbanisation in the countryside
where the surrounding pattern of development consists
of scattered houses or in the case of Crynoch Mill, a
small cluster of three units. It is not within walking
distance of amenities and community facilities and
would encourage the use of unsustainable modes of
transport. Private sewage treatment is not desirable for
this scale of development. The development plots
would be near an existing belt of trees within the site,
and allowing housing so close to these trees would
threaten their existence, as occupiers seek increased
light to their properties and satellite connections have
concerns over wind blow. Therefore, this site is
considered to be unsuitable for development.

5 homes

The proposed site is situated in the countryside and has
a number of constraints. The north of the site is at risk
of flooding from Crynoch Burn, which forms part of the
River Dee Special Area of Conservation, and a
substantial buffer would be required adjacent to the
burn. While the setting would provide a good backdrop
to the site, allowing it to blend in fairly quickly, the

Land at
Stranog,
Maryculter

KN045
Land to
South of
Invercrynoch
House,
Maryculter
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proposal would not respect the pattern of development
in the surrounding area. It is also not within walking
distance of amenities and community facilities and
would encourage the use of unsustainable modes of
transport. Therefore, this site is considered to be
unsuitable for development.
KN046

2 homes

The proposed site is situated in the countryside. It has
a number of constraints and is not of sufficient scale to
be allocated within the Local Development
Plan. The south is at risk from flooding, and the use of
private sewage treatment is not desirable as Crynoch
Burn is a tributary of the River Dee Special Area of
Conservation. The site is situated within semi-natural
habitat and any proposal to develop the site might
result in a negative impact on biodiversity. The site is
not within walking distance of services and would
encourage the use of unsustainable modes of transport.

10 homes and
employment
land

The proposed site is situated within the countryside and
does not relate well to the neighbouring houses in
Maryculter West due to the existing mature trees that
are part of an identified ancient woodland adjacent to
this site. This woodland provides a natural, definitive
edge that has a role in containing the recent new
housing development related to Maryculter West. The
bid site would compromise this edge effect and erode
the structural integrity it brings to the landscape.
Landscape structure is important in this area for adding
a sense of coherence and order. This site is also not
within walking distance from all main services and
community facilities, so would encourage car
dependency. Given the distance this site is from
services and the landscape impact, it is concluded that
this site is neither sustainable nor appropriate.

12 homes

The proposed site is situated in the countryside,
adjacent to an existing kennels business and
associated buildings. It is bordered by an existing tree
shelterbelt to the west alongside the B979 road which,
together with additional proposed planting, would
screen the development and limit landscape impact.
However, this site is not within walking distance of
services, and would inevitably result in car dependency.
Therefore, it does not support a sustainable approach
to development in the countryside and is considered to
be unsuitable for development. The compatibility and
desirability of new housing immediately adjacent to a
kennels business is also questionable.

Land to
West of Mill
of Crynoch
House,
Maryculter

KN123
Land East of
Altries
Wood,
Maryculter

KN127
Land South
of North
Burnside,
Maryculter
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Netherley

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
KN015

Proposal
4 homes

Land at
Netherly
House,
Netherly

Overview
The proposed site is situated in the countryside and has
a number of constraints. Development on this site will
involve the removal of trees that form part of the historic
landscaping of the category B listed Netherley House.
This development would have a negative impact on the
setting of this listed building, specifically in relation to
the principle elevation and to the property’s designed
landscape. The site and its surrounding area is also
susceptible to flooding.
The addition of 4 houses to the existing group of
approximately 20 properties, all connected to private
drainage, would impact on the adjacent watercourse part of the River Dee catchment. The site is not within
walking distance from amenities and community
facilities, and would encourage the use of
unsustainable modes of transport. Therefore, this site
is considered to be unsuitable for development.

KN047

8 homes

Land at
Whiteside,
Netherley,
Stonehaven

The proposed site is situated in the countryside, on an
exposed position from the south, on land with little in
the way of existing landscaping to provide a setting. It
is situated within a semi-natural habitat and any
proposal to develop the site might result in a negative
impact on biodiversity. The site is not within walking
distance of services (which would involve walking along
roads with no pavements) and would inevitably
encourage the use of unsustainable modes of transport.
Waste water treatment works is limited, and private
works for this scale of development is undesirable. The
proposal may result in capacity issues at Lairhillock
Primary School, which is meant to accommodate the
wider rural area than ‘clusters’ of houses, and
development of this scale, in additional to the other
approved development nearby, could introduce
urbanisation in the countryside. Therefore, this site is
considered to be unsuitable for development.

KN049
Land North
of
Lairhillock
School,
Netherley,
Stonehaven

70 Homes,
commercial
units and
nursery

The proposed site is situated in the countryside,
adjacent to Lairhillock Primary School, and has a
number of constraints. While there is some merit in the
proposal with benefits relating to enhanced biodiversity
and landscaping (albeit most seems to be outwith the
bid site) and the provision of commercial units/nursery,
it is not within walking distance from other services.
There are also education provision issues. The
adjacent school provides education for the wider rural
population, which has benefitted from the more relaxed
rural development policies introduced since 2012
(reflected in the projected increase of the school roll to
122% by 2022), as well as pupils from Kirkton of
Maryculter and the proposed Blairs College
development.
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Development of this scale could introduce urbanisation
in the countryside and for the above reasons, it is not
intended to identify this area as a settlement. Access
on/off the A92(T) (formerly the A90(T)) is also poor for
this scale of development. While there are limited
services in the vicinity, this development would
encourage the use of unsustainable modes of transport
even if the commercial units come forward.
KN060

4 homes

The proposed site is situated in the countryside and is
constrained. The site is within the middle and outer
pipeline consultation zone and it is situated within an
area of ancient woodland, and compensatory planting is
also not proposed. It is noted that 70% of the houses’
space heating will come from wood fuel from
Cairnieburn Wood, but this sustainable approach does
not justify locating development that is not within
walking distance of any services and would increase
dependence on the private car. While Lairhillock
Primary School is only 600m away, there is no safe
route to school proposed.

3 homes

The proposed site is situated in the countryside but is
constrained for a number of reasons. It seeks to
provide 3 starter homes for future employees for an
outdoor nursery and manager’s house that has yet to
receive planning permission (APP/2018/1279). Part of
this site is on land that was formerly a croft small
holding and a larger previous bid on this site was
proposed for the Local Development Plan 2017 for a
children’s day care nursery and 12 houses. However, it
was not supported as the location poorly relates to
existing services and facilities, and access to the
nearest facilities (the local school and pub) would be
along a narrow country road with no footpath. This
same concern still applies. The site is not within
walking distance of amenities and community facilities
and would encourage the use of unsustainable modes
of transport.

15-20 homes,
shop or
meeting space

The proposed site is situated in the countryside and
there are several constraints affecting this site. The
rural nature of the site would lead to urbanisation in the
countryside and the spread of ribbon development
along the length of the Netherley/Maryculter road. Half
the site is within a pipeline consultation zone, there are
education capacity issues and the treatment of waste
water has not been disclosed. While the site could be
served by a limited bus route, it is not desirable to
locate this scale of development in the countryside with
no services. The viability of a rural shop is
questionable, and Cookney Hall is nearby. Overall, the
proposal is unsustainable and would inevitably result in
an increase in car journeys due to the need to access
services.

Land at
Cairnieburn
Wood,
Nether
Craigwell,
Netherley

KN062
Land at
Rothnick
Croft,
Netherly

KN067
Land at
Reinchall,
North West
of Woodend
Cottages,
Netherley
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Netherley (Sunnyside)

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN053

Proposal
15 homes

Overview
The proposed site is located in the countryside,
adjacent to an existing row of six houses, and is
constrained for a number of reasons. The site is within
the outer and middle pipeline consultation zone and a
waste water treatment solution is not disclosed. The
scale of this proposal is not appropriate with its setting
and it would introduce urbanisation in the countryside.
There are also no services within walking distance in
the vicinity and dependency on the private car would be
expected, even with the adjacent bus route. The
current ground conditions appear to be wet, which
might provide conditions for biodiversity, and such a
development could result in its loss.

72 homes

The proposed site is situated in the countryside,
adjacent to an existing row of six houses, and is
constrained for several reasons. A significant part of
the site is at risk from flooding, and while development
is concentrated to the west of the site, there is
uncertainty as to how the flooding issues would be
addressed. The north and eastern part of the site is
within an inner pipeline consultation zone, which

Site East of
Westside
Cottage,
Maryculter
(Site 1)

KN054
Site East of
Westside
Cottage,
Maryculter
(Site 2)
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increases risk to the local population. The proposal is
for many housing units in a rural location that would be
out of scale of the existing houses and introduce
urbanisation in the countryside. There are also no
services within walking distance and dependency on
the private car would be expected, even with the
adjacent bus route.
The current ground conditions appear to be wet, which
would provide conditions for biodiversity, and such a
development would result in its loss, although a large
area of woodland is proposed. How waste water will be
treated is not fully explained, although a site for a waste
water treatment works is proposed, but part of this area
floods. Considering the above, this site is unsuitable for
development.
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Stonehaven south (Mains of Dunnottar and Gallaton)

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
KN108
Land East
and West of
Mains of
Dunnottar,
Stonehaven

Proposal
Visitor centre
(approx.
140m2 retail,
50m2
reception,
25m2
exhibition
space and
300m2 café),
car park and
10 homes
(enabling
development)

Overview
The proposed sites are situated in the countryside and
are constrained as the housing element is in a visually
sensitive location and is not within easy walking
distance of Stonehaven and its services. The proposal
lies within the southeast Aberdeenshire Coast Special
Landscape Area and the houses would have a
significant landscape and visual impact when viewed
along the A92. The proposal would affect the setting of
Dunnottar Castle, and the houses are proposed on
prime agricultural land. While the location of the Visitor
Centre and associated uses can be justified, the same
cannot made said about the enabling housing
requirement.
Current policy does not allow ‘enabling development’
for anything other than the restoration of existing
historic buildings ‘at risk’. The need for ten houses to
enable the Visitor Centre etc. has not been sufficiently
justified (i.e. they have not explained what other
funding avenues they have explored and exhausted or
provided a cost benefit analysis on the type and
number of homes required). Furthermore, as Dunecht
Estates owns more land than what is proposed within
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this bid, the need for houses in this unsustainable
location is not justified.
No allocation for the Visitor Centre is required. It is
considered that the Visitor Centre could be considered
under the current Local Development Plan 2017
policies, including Policy B3 Tourist facilities and Policy
R1 Special rural areas.
KN112

2 homes

The proposed site is situated in the countryside,
adjacent to existing houses. It is not of sufficient scale
to be allocated within the Local Development Plan and
it is deemed constrained as the proposal would
intensify development in the coastal zone and have a
significant impact on the landscape. It is not within
walking distance of amenities or community facilities
and would encourage the use of unsustainable modes
of transport.

1 house

The proposed site is situated in the countryside,
adjacent to existing houses. It is not of sufficient scale
to be allocated within the Local Development Plan and
is deemed constrained as the proposal would intensify
development in the coastal zone and have a negative
landscape impact. It is not within walking distance of
amenities or community facilities and would encourage
the use of unsustainable modes of transport.

Site North
of The
Views,
Gallaton,
Stonehaven

KN113
Site South
of The
Views,
Gallaton,
Stonehaven

Conclusion
Except for allocating land at Blairs (KN110) and reserving land at Durris Forest for a
sport/adventure park (KN129), it is considered the remainder of these landward sites should
not be taken forward as ‘Officers’ preference’ should further allocations be required.
Several bids propose a large number of homes in rural locations that do not provide a
sustainable pattern of development, propose private sewage works that could impact on the
River Dee Special Area of Conservation, result in the loss of trees/ancient woodland and/or
conflict with the preferred strategy of concentrating development in the Aberdeen to
Laurencekirk Strategic Growth Area in Chapelton. In some circumstances it is considered
that the proposal, such as the Dunnottar Castle Visitor Centre (KN108), would more
appropriately be assessed under the current Local Development Plan (2017).
The identification of Blairs as a settlement in the Local Development Plan is not supported at
this time given the lack of progress to build the homes and to renovate the former Blairs
College. However, part of the proposed bid that has planning permission for 280 homes is
already excluded from the Aberdeen green belt, and there is merit in allocating the entire
housing element of this bid that has extant planning permission (totalling 345 homes) as an
opportunity site and exclude it from the green belt. The remaining uses can come forward
as per the approved planning consent without the need to be allocated in the Local
Development Plan.
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Introduction
This appendix details the Officers’ response to the development bids submitted in response
to our call for sites to inform the Main Issues Report of the Local Development Plan 2021.
This information is set out in the same manner for all our analysis with a statement of vision
and objectives for the settlement and then analysis of the existing allocations, the “officers’
preferred bids, and finally the other options that we have considered. Each settlement has a
conclusion associated with it.
Where existing sites should be removed from the plan, or new bids identified as long term
reserved sites with future potential for development post 2031, then this is noted in the
tables.
Each settlement has a map associated with it that identifies the location of bids and existing
opportunity sites from the Local Development Plan 2017.
The maps show:

•

Preferred sites as a cross hatch. These are sites that should be
made available for development immediately on adoption of the
Local Development Plan 2021.

•

Reserved sites as vertical lines. Reserved sites are out with
the settlement boundary and are unavailable for any form of
development under the Local Development Plan 2021 until
confirmed by a mid-term review and brought forward as a
specific proposal. They are not sites preferred for immediate
development and are identified as being possible future
opportunity sites only.

•

Other options, which are not preferred, as a dotted outline. These
are sites which may be deliverable, but better options exist.

All conclusions have been based on a full assessment of the opportunities that a site may, or
may not, provide, an Interim Environmental Report produced as part of the Strategic
Environmental Assessment and a Habitats Regulations Appraisal Record.
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Aboyne
Aboyne is a small historic town for which the River Dee is a prominent feature. The
conservation area, and particularly Charleston Green in the centre of the town need to be
protected and enhanced, where possible. Popularity of the town as a place to live has seen
a steady demand for new homes and special needs housing. There is community desire for
further employment opportunities. The lack of accessible facilities and amenities, particularly
for the young, is an issue for the local community. Improvement to path networks and
parking is a priority which will support accessibility through the expanding town.
Planning Objectives:
•
•
•
•

To meet local housing needs, particularly affordable and specialised housing needs.
To protect and enhance the role and attractiveness of the town centre.
To support local services and facilities.
To provide opportunity for employment.
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Existing Development Sites
Reference
OP1

Proposal
Mixed uses
including 175
homes and
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2019 with 130
homes remaining in 2022.
Identified as constrained in the Employment Land Audit
2016/17.

OP2

135 homes

Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 176
homes, with 30 homes remaining in 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR020

Proposal
200 homes

North of LDP
Site M1,
Aboyne
North West

Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site extends north of Aboyne and abuts
mixed use site OP1 which is not expected to be
completed until 2028. The woodland along its
boundary would provide sufficient containment of the
site but its deliverability is dependent on road access
from site OP1. Contributions towards education
capacity would also be required. As such, until there is
a justification to release such a large number of homes,
this site should not be allocated in the Plan. The site
could be delivered in the future.

Other options which Planning Officers have not preferred:
Reference
MR028

Proposal
13 homes

Overview
The proposed site would represent a significant
extension to the hamlet of Birsemore. The scale of
development proposed would have a number of
constraints including foul drainage, road access issues
and education capacity. Given its close proximity to
Aboyne and its strong links with the settlement, it is
considered that the housing opportunities within
Aboyne, as part of the existing allocations, are
sufficient.

120 homes

The proposed site lies adjacent to the mixed use OP1
site which is not expected to be completed until 2028.
There is no justification to release the large number of
homes proposed by this development at this time. It is
notable that without heavy screening along its southern
and western boundary, the site would be visually

Land South
of Birsemore,
Aboyne

MR054
Land South
of Dykehead
Farm,
Aboyne

Marr 7

Item: 4
Page: 630

prominent and have a significant negative visual and
landscape impact in the Dee Valley Special Landscape
Area. Contributions towards education capacity would
also be required.
MR081
Site Adjacent
to Cluny
Cottage,
Aboyne

1 home

The proposed site does not have unresolvable
constraints given the scale of development proposed.
However, to develop only one property would be more
appropriately considered through a planning application
and not through an LDP bid site.
Given that the site lies adjacent to the settlement
boundary and another property, a reasonable option
would be to incorporate this area into the settlement
through a minor amendment to the settlement
boundary.

Conclusion
The existing allocations are programmed for delivery into the latter half of the Plan providing
satisfactory growth to meet local housing need. There is not a need for further allocations in
Aboyne however MR020 has been identified as the most appropriate future site to reserve
for housing. MR054, whilst not preferred, could be an appropriate alternative for reserved
housing given the community desire to have increased accessibility to the core path network.
A minor amendment to the settlement boundary is proposed to include the area of MR081
and the property adjacent.
No further proposals for development of business land have been made.
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Alford
Alford is a popular commuter town and rural service centre in Upper Donside, set within the
Howe of Alford. It supports a number of heritage assets which contributes to its character.
New developments within this self-sufficient town should address the lack of small scale and
affordable homes as a priority for the local community, without compromising the existing
character and sense of community felt by residents in Alford. There are concerns with the
capacity of the community campus and a need for improved physical access for all groups in
the town. Increased accessibility through additional parking and path networks for the town
and the wider area are needed to improve safety. There is a desire for improving the
vibrancy of the town including amenities, social spaces and visual appearance. There is a
need for new recycling facilities. Additional sports and recreation facilities are needed
alongside improvements to Haughton Park.
Planning Objectives:
•
•
•
•
•

To preserve and enhance the amenity of the settlement.
To meet local housing need.
To support community services and facilities.
To protect and preserve heritage assets including the nationally important battlefield
Battle of Alford and A Listed Balfluig Castle.
To provide opportunity for employment.
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Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 30
homes, 1.2ha
employment
land and
community
uses

Overview
Identified as constrained due to “ownership” and
“funding” in the Housing Land Audit 2018.
No planning applications received to date for the homes
and employment element. Planning permission is under
consideration for a community allotment.
Identified as constrained in the Employment Land Audit
2016/17.

OP2

OP3

Mix of uses
including 44
homes, 1ha of
employment
land and
community
uses
165 homes

The housing element is complete.
It is proposed that the allocation is redrawn to reflect
the remaining marketable employment land as
identified in the Employment Land Audit 2016/17.

Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 198
homes and likely to be complete 2021.

OP4

85 homes

Identified as constrained due to “physical” and
“marketability” in the Housing Land Audit 2018.
No Masterplan, development framework or planning
application is in place on the site.
It is proposed that this site is retained. Subject to bid
MR043 below.

OP5

60 homes

Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2019 with 15
homes remaining in 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR043
Land at
Kingsford
Road,
Alford

Proposal
85 homes

Overview
Progression of this allocated site is likely to follow on
from the completion of OP3 in 2021 therefore
marketability is unlikely to hinder its development.
Whilst the development area falls within the Battle of
Alford battlefield designation it has an accepted
planning permission history that pre-dated the
designation. The site does not impact on what is
considered the core of the battlefield but opportunities
Marr 11
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to recognise and celebrate it should be sought in the
public realm.
There remains uncertainty as to road connections,
water, and waste water drainage capacity in the area
and contributions towards a school extension would be
required. The density proposed on the site is low and
therefore a reduction to the site area is preferred.
MR049
Site East of
Parkview,
Alford

Employment
land General
industrial
0.5ha

The proposed site is within the last open farmland area
on the west entrance to the settlement. There is an
existing industrial unit to the west which interrupts the
rural to urban transition therefore further employment
land would not appear out of place nor be significantly
disruptive in this landscape. This specific location
within the Battle of Alford battlefield designation does
not contribute to the wider setting or understanding of
the designation and does not impact upon the core area
of it. The proposal would provide small-business units
creating local employment opportunities.

Other options which Planning Officers have not preferred:
Reference
MR015
Meikle
Endovie,
Land East
of Alford,
South of
A944,
Alford

MR022
Land at
Balfuig
Castle,
Alford

MR042
Land at
Greystone

Proposal
250 homes,
local retail and
community
uses

Overview
While due consideration has been given to try and fit
the site into the landscape with screening and open
space, its scale and location will negatively affect how
Alford relates within the landscape (i.e. development of
this site will encroach further into the flatter part of the
Howe of Alford and towards Balfuig Castle) and it is
likely to result in significant visual implications when
approaching the town from the east. Contributions
towards a school extension would be required. There
are also unresolved water and waste water
infrastructure issues, and developing this site will lead
to the loss of prime agricultural land and there is
insufficient need for more houses in Alford to justify its
loss.

Protect land
north of Balfuig
Castle from
development
in order to
safeguard its
setting

There is a strong association between the castle and
the gently undulating landscape around it. As such,
development east of Alford on the south side of the
A944 would erode the setting of the castle, and would
likely result in significant visual implications when
approaching the town from the east. The land is
recommended to remain outwith the settlement
boundary subject to rural development policies.

245 homes

The proposed site would form a southern extension to
the settlement with a significant extension to existing
allocation OP4. The scale of the site is considerable
such that there would be significant traffic implications
for those travelling east. It is likely to impact the
Marr 12
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Farm,
Alford

landscape setting and cultural heritage associated with
the Battle of Alford battlefield designation as it is within
what is considered the core of the battlefield. There are
also unresolved water and waste water infrastructure
issues and contributions towards a school extension
would be required.

Conclusion
Alford has a number of constraints within and adjacent to the settlement restricting
development opportunities due to the built heritage, sensitive landscape and prime
agricultural land. Two sites are identified as being ‘Officers’ preference’, MR043 that would
retain existing allocation OP4 and MR049 for a small employment site. Alford continues to
have considerable development through the delivery of existing allocations and would
benefit from a period to consolidate and react to this growth.
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Banchory
Banchory is a thriving town, set on the north bank of the River Dee. It is a popular commuter
and tourist destination given its proximity to Aberdeen City and has a range of shops and
community facilities. These should be supported and new retail opportunities within the town
centre promoted. The scale of new development has to balance demand for housing in the
area with the needs of the community. A mix of housing is a key issue with a need for
sheltered and accessible housing, affordable housing and opportunities for downsizing. The
importance to the community of the area to the south side of the River Dee and associated
with Corsee Hill must be recognised. Opportunity should be taken to improve footpath and
cycle path provision and utilising the Deeside Way for greater connectivity throughout the
town.
Planning Objectives:
•
•
•
•

To protect and enhance the role and attractiveness of the town.
To meet local demand for housing including special housing needs particularly sheltered
and affordable housing types.
To support community services and facilities.
To provide opportunities for employment.
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Existing Development Sites
Reference
OP1

OP2

Proposal
Mix of uses
including a 30
home
demonstration
eco-village,
tourism uses,
and
community
uses including
playing field,
one full size
football pitch
and a park and
ride facility

Overview
Identified as effective in the Housing Land Audit 2018.

Mix of uses
including 345
homes and
2ha of
business land

Identified as effective in the Housing Land Audit 2018.

Construction programmed to start in 2019 with 5 homes
remaining in 2022.
It is proposed that this site is retained with an
amendment to accommodate an all-weather pitch in
place of the “one full size football pitch”. Subject to bid
MR075 below.

Construction programmed to start in 2019 with 268
homes remaining in 2022.
Identified as constrained in the Employment Land Audit
2016/17.

OP3

50 homes

Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2020 with 26
homes remaining in 2022.

OP4

15 homes

Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2022.

APP/2008/4
366

5 homes and
Community
Playing Field

The Mews,
Banchory
Lodge

This is a windfall site for 5 homes with a community
playing field and is identified as effective in the Housing
Land Audit 2018.
Construction programmed to start in 2018 with 1 home
remaining in 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR014
Land at Site
C, Hill of
Banchory

Proposal
Retail park
(class 1)

Overview
The proposed site is on the existing BUS 2 that has
remained vacant for an extended period of time,
suggesting it is undevelopable as a business use. A
town of the scale of Banchory could be expected to
have a modest edge of centre retail facility, especially
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East,
Banchory

MR024

when there is neither existing town centre space nor a
format of shops which could accommodate modern
retail footprints. Co-joined trips to the adjacent
supermarket and diversion of trips to other centres such
as Inverurie would have a positive impact on the town.
Opportunities would have to be taken to ensure that
competition with existing town centre retailers is limited
by the larger scale of units that might be permitted on
such a site (unavailable in the existing Town Centre)
and restrictions that limit total footprints to 6000m2 as
specified in the bid. Open space within the
development site should be designed to augment and
enhance the green networks in the area and
compensate for the loss of semi-natural habitat that will
result.
Royal Deeside
Visitor Centre
and Heritage
Hub

The proposed site is preferred as a safeguarded site for
a Royal Deeside Visitor Centre and Heritage Hub
provided sufficient parking can be made available. As
the redevelopment of an existing site that is likely to
become available over the course of the Plan it
represents a use that augments the historic and
heritage attributes of the town in a location that
promotes co-joined trips to the shops and facilities
within Banchory Town Centre. Apart from possible
issues with car and coach parking it has no issues with
infrastructure provision or wider environmental impacts.

100 homes

The proposed site would form a Phase 3 extension to
the existing OP2 that is expected to be delivered in the
period 2019- 2027. The site is currently agricultural
land without access on to the road system however a
relief road arrangement as part of OP2 could make this
easily accessible. Surface water flooding can be
accommodated and the site provides an opportunity to
extend and enhance the green network. Additional
constraints include waste water capacity and education
which are not considered as insurmountable. The site
is adjacent to the Local Nature Conservation site
therefore a habitat and ecological survey would be
required.

MR039

200 homes

Site at
Lochside of
Leys,
Banchory

Reserved.
This is not
preferred for
immediate
development.

The proposed site would form a Phase 3 extension to
the existing OP2 that is expected to be delivered in the
period 2019- 2027. The site is currently agricultural
land with access via a country road. The north of the
site would be connected to a new distributor road
however the submission shows an alternative road to
the south of this site which has not been approved.
The expansion would be an appropriate long term
continuation of OP2 if there is a northern distributor
road in place and it would provide opportunity to extend
and enhance the green network. Surface water
flooding can be accommodated within the design of the

Bellfield Car
Park,
Banchory

MR038
Site at
Lochside of
Leys,
Banchory
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site. Additional constraints include waste water
capacity and education which are not considered as
insurmountable. The site is adjacent to the Local
Nature Conservation site therefore a habitat and
ecological survey would be required. The site should
only be brought forward after the delivery of OP2 and
the road improvements.
MR061

50 homes

Land at
former Glen
O'Dee
Hospital,
Corsee
Road,
Banchory

The capacity of this site has been reduced from 100 to
50 homes.
The proposed site has an extensive planning history for
residential development through the conversion of the
hospital building with associated enabling development
and later partial demolition applications in 2005. The A
listed Glen O’Dee Hospital was unlisted in 2016 due to
fire damage. The proposal is supported at the lower
density of 50 homes to facilitate the remediation of the
site. Whilst tree removal would be necessary, the
benefits of redeveloping contaminated brownfield land
in an appropriately connected part of Banchory would
bring about community benefits in the long term through
greater access to the wider woodland and path
networks. The site is within close proximity to the public
transport network and sporting facilities. The access
road to the site would need to be brought up to an
adoptable standard. Additional constraints include
waste water capacity and education which are not
considered as insurmountable. The community also
support the allocation of this site and it would add to the
mix of housing in the area.

MR077

40 homes

Land at
Upper
Lochton

Reserved.
This is not
preferred for
immediate
development.

This site lies on the north western edge of Banchory
immediately to the west of the current OP3 site, partly
encompassing R2 and P10 designations.
The reserved site for a cemetery is no longer
considered suitable for such use therefore the road
access with the recycling centre presents as the only
key conflict; through appropriate road improvements the
site does provide a logical extension of the settlement.
Additional constraints include waste water capacity and
education which are not considered as insurmountable.
The loss of this section of the P10 LDP 2017
designation would have minimal impact on the integrity
of the woodland and amenity it seeks to conserve and
would not impede on any connectivity to the adjacent
green network.
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MR080

Health care
use

Site R4, A93,
Banchory

The proposed site is an existing reserved site for a
potential health centre; the NHS has confirmed the site
is still required and will be taken forward. The proposal
remains appropriately located as infill within the
settlement and easily accessible for future users.
Surface water flooding could be addressed through
Sustainable Urban Drainage Systems.

Other options which Planning Officers have not preferred:
Reference
MR029

Proposal
10 homes

Overview
The scale of development proposed would represent a
relatively substantial extension to Deebank, and would
erode the rural character of the south side of the river,
encouraging unwelcome ribbon development. The
proposal would result in the unacceptable loss of
mature trees within the site and those covered by a
Tree Preservation Order along its boundaries which
have biodiversity and amenity value. The site lies
within immediate proximity to the River Dee Special
Area of Conservation and Local Nature Conservation
Site, however these designations are not considered to
present an insurmountable constraint to the
development of this site but the location would lead to
increased car dependency.

Royal
Deeside
Visitor Centre
and Heritage
Hub

A town centre location for such a development would
be preferable given the likely dependence on the car to
reach the visitors centre. The area south of the river is
not considered to be a sustainable location for a visitors
centre given the likely impact on the rural character of
this area and the effect to the amenity of the existing
residential area. The site lies within immediate
proximity to the River Dee Special Area of Conservation
and a Local Nature Conservation Site, however these
designations are not considered to present an
insurmountable constraint to the development of this
site. However, the proposal would result in the
unacceptable loss of mature trees within the site and
those covered by a Tree Preservation Order along its
boundaries which have biodiversity and amenity value.

15 homes

The proposed site represents the underdevelopment of
land in an area of ancient woodland. Public benefits
from up to 15 large detached homes do not
compensate for the loss of the nationally important
ancient woodland on the site, protected by national
guidance. Development would likely have adverse
impacts on landscape character, the local interpretation
of the Special Landscape Area, and the approaches
and sense of place provided by the Scolty Woodland
car park.

North of the
B974,
Deebank,
Banchory

MR030
North of the
B974,
Deebank,
Banchory

MR031
Land West of
Auchattie,
Banchory

Marr 21

Item: 4
Page: 644

No amount of biodiversity enhancement can
compensate for the loss and on-going disturbance to
the long established plantation, protected species and
ancient woodland that currently cover the area. The
community are also strongly opposed to the
development of this area.
MR033

10 homes

Land at
Banchory
West, SouthEast of Golf
Course,
Banchory

The proposed site is in immediate proximity to the River
Dee Special Area of Conservation and Local Nature
Conservation Site however any risks associated could
be mitigated. There is opportunity to aid landscape
integration along the A93 to create an enclosed site
screened by trees. However it would not provide an
appropriate extension to Banchory. The site is not of
an appropriate scale and would contribute to the
coalescence of Banchory and Inchmarlo.
The site was previously subject to Examination for the
same number of houses and the Reporter stated
“notwithstanding that there is a group of houses on the
opposite side of the road to the site, development of ten
dwellings on the bid site would interrupt that transition
and would appear as urban sprawl rather than cohesive
and logical extension to the town. I agree with the
planning authority that this would also contribute to the
perceived coalescence with Inchmarlo, despite there
being no scope for the bid site to be extended further
west in the future.”

MR040

50 homes

The proposed site is situated outwith the settlement of
Banchory and is accessible via Upper Arbeadie Road.
The site does not relate well to the existing settlement
and would not act as a natural extension to the town.
The site is contained by existing woodland which
minimises landscape impacts but would also isolate it
somewhat. Development of the site could potentially
impact on the surrounding woodland and associated
habitats and biodiversity. The road access would
require improvement to accommodate the associated
traffic. Additional constraints include waste water
capacity and education.

50 homes

The proposed site is situated immediately adjacent to
the settlement boundary and is accessible via Upper
Arbeadie Road and Provost Black Drive. The site is
constrained by woodland on half the site which should
be retained and enhanced. Given the presumption
against woodland removal and notwithstanding the
contribution that could be made by the area of
woodland to providing open space, the road access to
the site is limited requiring improvement to
accommodate the associated traffic. Additional
constraints include waste water capacity and education.

Land
adjacent to
Wood of
Arbeadie,
Arbeadie
Road,
Banchory

MR041
Land
adjacent to
Wood of
Arbeadie,
Arbeadie
Road,
Banchory
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MR053

100 homes

Land East of
Raemoir
Garden
Centre,
Banchory

The proposed site is currently designated as R3 for
‘potential educational facilities’, with a view to a future
replacement of Banchory Academy.
The key constraint for development is the loss of
woodland which will not normally be permitted unless
there are significant public benefits, such as a school.
The Banchory settlement statement and local
community highlight the importance of balancing the
demand for housing in the area with the needs of the
community therefore it is prudent to retain the reserved
site.
The site is ideally placed for pedestrian and cycle
connectivity with immediate links to the core path
network, existing safe routes to school, and for
connecting the site to the wider path networks
throughout and beyond the Banchory settlement area.
This adds further weight to a rationale for retaining the
site for educational or other community or amenity use,
rather than a large housing development.

MR056

61 homes

The proposed site is situated immediately adjacent to
the settlement boundary and is accessible via Upper
Arbeadie Road and via Hillview Road. The site would
act as a natural extension to the town and whilst it is
visually contained, it is constrained by woodland on half
the site which should be retained and enhanced. Given
the presumption against woodland removal and
notwithstanding the contribution that could be made by
the area of woodland to providing open space, the road
access to the site is limited requiring improvement to
accommodate the associated traffic. Additional
constraints include waste water capacity and education.

50 homes

The site is situated immediately adjacent to the
settlement boundary on raised woodland which forms
part of Corsee Wood. The site is currently accessible
on foot by a small track from Tocher Lane and any road
access into the site would require negotiation with the
landowner for this to be resolved. The feasibility of
access at Tocher Lane/Hillcroft House sufficient to
accommodate traffic associated with this development
is in question as well as the ability to develop on the
steep gradient. This would create a segregated
‘standalone’ development on raised land above the
existing residential area to the south, not integrating
well with the existing settlement pattern.

Land at
Upper
Arbeadie
Road,
Banchory

MR062
Land at
Hillcroft
Road,
Banchory

The site is heavily wooded and contains a covered
reservoir leased to SSE with a wayleave agreement in
place. These factors mean half of the site is
undevelopable, and tree loss would be necessary to
make the other portions of the site developable. The
site would therefore impact on biodiversity and the
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green network. Additional constraints include waste
water capacity and education.
MR075
OP1
Woodend,
East
Banchory

Mixed use,
35 home
eco-village

The following key changes to the allocation OP1 are
proposed: omitting the Park and Ride site and the
football pitch; inclusion of new athletics field to
substitute the football pitch, with athletics storage and
changing facilities for shared use with the rugby club;
and increasing the allocation of 30 homes to 35 homes
in the eco village.
The proposer states the omission of the football pitch is
in line with the football club’s wishes to be located
elsewhere (MR082) where an all-weather playing
surface would be provided. The community would like
a pitch (all-weather) retained on OP1 unless an
equivalent site is agreed. It is preferred that a pitch is
retained as part of this site to allow co-joined trips to
adjacent facilities.
Omitting the Park and Ride would go against
community wishes, and moreover would not make a
sound planning decision given that parking is a
continuing pressure on the town centre that will need
addressing in the future. Surface water flooding can be
accommodated on the site and a woodland buffer
would be an appropriate boundary with the Crathes
Castle Gardens and Designed landscape. However the
change in allocation of 30 homes to 35 should not be
supported on the basis that to date (over the period of
two Plans) no development has progressed to justify
this increase and should therefore remain at 30 homes.

MR076

40 homes

The proposed site is at Alexander Park located on the
western side of Banchory and is currently protected as
P1 ‘to conserve the cricket and sports ground as local
amenities and for their contribution towards the green
network’ alongside Burnett Park. The site could absorb
the proposed development with limited impact and
surface water flooding can be accommodated within the
design of the site. There is concern over the loss of
woodland for access on to Glassel Road. Additional
constraints include waste water capacity and education.
The loss of amenity value of the site with the need to
retain recreation facilities on the west side of the town is
an issue for the community. The allocation of this site
for housing is considered premature until the delivery of
an improved recreation facility elsewhere in the town
(bid MR077 proposes the relocation of the athletics field
to OP1).

Football pitch

Currently the proposed site is an arable field accessed
by a country road isolated from the existing built up
area of Banchory. A suitable access to this site is

Alexander
Park, Glassel
Road

MR082
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Land South
West of
Drumshalloch
Wood,
Lochton of
Leys

dependent on the delivery of a distributor road
associated with OP2. It is desirable that sports and
leisure facilities are grouped to encourage co-joined
trips therefore retention of a pitch on OP1 is preferred.
Flood constraint on the site could be accommodated
within any design, however, the site is located within
the Loch of Leys Local Nature Conservation Site and
the submission includes an email from an ecological
service which only highlights a potential concern to
wildlife if the site is artificially lit. The impacts on the
Local Nature Conservation Site and associated habitats
is unknown.

Conclusion
Banchory has two sites for homes identified as being ‘Officers’ preference’ at the Glen
O’Dee Hospital site (MR061) and an extension of OP2 (MR038). This would provide 150
housing units in addition to the existing allocations to meet the Strategic Development Plan’s
housing requirements. A further two sites have been identified for reserved housing land,
each extending existing allocations. MR077 would provide a possible option for further
homes as road improvements would be deliverable without resulting in tree loss which is a
constraint to most alternative sites. An additional option would also be MR041 but with an
amended boundary to exclude the woodland.
Three additional sites are ‘Officers’ preference’ (MR014, MR024 and MR080) for retail,
visitor centre and health care uses that are appropriately situated within the town.
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Cairnie
Cairnie is a small village with a linear settlement pattern of homes that exploit a southerly
aspect, located adjacent to the A96 North of Huntly. The primary school is forecast to be
significantly under capacity at 2021 and future housing development of a greater mix within
the settlement is needed to help to sustain the primary school without compromising the
existing character of the village. In addition, Cairnie is also identified as a settlement where
organic growth may be supported.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To support local services including the primary school.

Existing Development Sites
Reference
OP1

Proposal
8 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Planning permission has been granted and deemed to
have commenced, but no homes have been built to
date.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR013

Proposal
10 homes

Land at
Binside,
Cairnie,
Huntly

Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site would provide a natural extension to
the village alongside the existing allocation. However
the area has a very low demand for homes with the lack
of progress of the existing allocation. Adding a further
10 homes to the village, some on excessively large
plots, would be inappropriate at this stage and would
require future reconsideration. Consideration of impacts
on the adjacent Local Nature Conservation Site is also
required.

Other options which Planning Officers have not preferred:
None.
Conclusion
Cairnie currently has an existing housing allocation for 8 homes. Whilst MR013 would
essentially form an extension to that allocation, it is considered to not be necessary for a
settlement of this scale.
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Clatt
Clatt is a small village where the traditional style of buildings and roadside trees and dykes
form part of the settlement’s unique character. The village centres on the parish church, hall
and primary school which are all in close proximity to each other along the main road
bisecting the village. Future housing development through organic growth, where found to
be appropriate, will help to increase the primary school roll and support other community
facilities.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To support local services including the primary school and community facilities.

Existing Development Sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained due to “marketability” and
“infrastructure” in the Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.
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Development Bid Sites
No development bids were received.
Conclusion
There is currently one allocation that has yet to come forward. While OP1 is an appropriate
site for development, due to the lack of delivery it is proposed to be removed from the Plan.
On removing OP1, the settlement boundary would be adjusted accordingly.
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Craigwell (Dess)
Craigwell is situated just off the main A93 near to Aboyne. Craigwell serves as an essential
service depot for Aberdeenshire Council operations in the surrounding area. Provisions have
been made to expand the depot so a community recycling facility can be developed.
Planning Objectives:
•

To provide community recycling facility.

Existing Development Sites
Reference Proposal
R1
Reserved for
the provision of
a community
recycling facility
adjacent to the
existing Council
yard.

Overview
No planning application has been received to date.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
MR059
Land at
Drumduan
Depot,
Dess,
Aboyne

Proposal
Mixed use (510 private
houses, 5-10
tourist lets, 510
workshops/stu
dios)

Overview
The proposal represents development of approximately
30 units mixed use in a rural location approximately
2km from the nearest service centre. There are existing
housing and employment opportunities in both
Kincardine O’Neil and Aboyne therefore this
development would be unnecessary in this location.
The proposal does not relate well to existing key
facilities in these villages and would provide an
unsustainable development pattern which is likely to
lead to car dependency. The woodland, flood risk area
and archaeological site can be accommodated within
the design of the site and whilst there is community
support for small scale industrial units, this could be
sought through rural development policies.

Conclusion
The one bid submitted is not an ‘Officers’ preference’ due to its car dependent location in
that there are no key services or facilities nearby promoting an unsustainable pattern of
development.
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Crathes
Crathes is a small village in Royal Deeside, situated in close proximity to the town of
Banchory and in high demand as a location for commuters to Aberdeen. Substantial
housing development has been approved in the village and it is appreciated that no
additional development should be considered at this time to allow the village to consolidate
and react to the level of growth seen.
There is a community desire for the hall and associated parking facilities to be conserved for
community use and a potential park and ride site.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To improve local services.

Existing Development Sites
Reference
OP1

Proposal
45 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Under construction and likely to be completed in 2019.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
MR078
Land South
West of
Crathes
Public Hall,
Crathes

Proposal
Cemetery

Overview
The proposed site has a number of constraints
including potential loss of a habitat mosaic of native
woodland and grassland, contaminated land and safe
access on to the A93. The location would likely lead to
car dependency.

Conclusion
With the exception of minor amendments to the settlement boundary, there are no proposed
changes to this settlement; the cemetery site proposed is considered to be in an unsuitable
location.
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Drumblade
Drumblade is a small village approximately 5 miles east of Huntly. Drumblade comprises of
a dispersed group of houses along with the primary school which provides for the
surrounding rural area. Development should be directed towards meeting local housing
need and sustaining the local primary school. An allocation situated adjacent to the primary
school is hoped to contribute towards the school roll without compromising the existing
character surrounding the settlement.
Planning Objectives:
•

To support the primary school.

Existing development sites
Reference
OP1

Proposal
5 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Under construction and likely to be completed 2019.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR045

Proposal
5 homes

Overview
The proposed site would provide a suitable fit in the
sparsely laid out village, providing settlement growth
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Land to
South West
of Drumblade
Primary
School

along the roadside, and a natural extension to the 5
homes currently under construction on OP1.
Whilst the proposed development does not entirely
meet local community aspirations which include a
desire for less focus on Drumblade Primary School (as
this is a very popular school), it would be an appropriate
site to continue small scale development subject to a
Flood Risk Assessment. Primary school capacity
issues are resolvable in this case.

Other options which Planning Officers have not preferred:
None.
Conclusion
MR045 has been identified as an ‘Officers’ preference’ to provide growth that would be
consistent with the pattern of development in the area. Whilst locating development in close
proximity to the primary school is acknowledged as not a community aspiration, it would
provide a more sustainable pattern of growth by reducing car dependency.
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Drumdelgie
Drumdelgie is situated along a single track road off the main A96. An allocation of up to 7
houses and 2 holiday homes seeks to improve the setting of the existing area through the
removal of the existing dilapidated calf unit, whilst also contributing towards meeting housing
need and promoting tourism accommodation in the area.
Planning Objectives:
•

For the removal of dilapidated buildings to improve amenity.

Existing Development Sites
Reference
OP1

Proposal
7 homes and
2 holiday
units

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Planning permission on the site has now lapsed.
It is proposed that this site is removed from the Plan.
Subject to bid MR037 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
MR037
Land at
Drumdelgie
Calf Unit,
Cairnie

Proposal
8 homes

Overview
The proposed site forms the replacement of a
redundant and dilapidated calf unit. A permission on the
site has been marketability constrained and the area
has very low demand for homes. The site is also
constrained due to its distance from any amenities or
facilities, surface water drainage problems and would
present as an inappropriate ‘suburban street’ in a rural
location.

Conclusion
It is proposed that site OP1 is removed from the Plan due to a lack of delivery therefore
MR037 is not supported. There is scope for redevelopment through the housing in the
countryside policy. The settlement statement is proposed to be removed from the Plan.
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Finzean
Finzean Village and Whitestone are situated within a basin between the River Dee and the
Water of Feugh. The village offers a range of services including a primary school, parish
church and village hall along with a successful farm shop. These services should be
sustained and where possible enhanced. The village’s character should be preserved,
particularly the traditional designs and the woodland setting which bounds the settlement.
Planning Objectives:
•
•

To meet local housing need in the settlement.
To support local services including the primary school.
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Existing Development Sites
Reference
OP1

Proposal
10 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Under construction and likely to be completed in 2019.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR008
Site to East
of Finzean
Village Hall

Proposal
8 homes

Overview
The site is on the B976, adjacent to the existing
Finzean settlement boundary. The expansion would
not be out of character and would be in line with the
development opposite the site. The eastern boundary
would require structure planting to reduce the visual
impact on the approach to the village and maintain the
woodland setting of the settlement. Whilst the
community would not like to see large scale
development, the continued growth of the village
through an allocation of this scale would help sustain
the community and its primary school.
The proposal does not include affordable housing
however policy sets a 25% requirement and 2
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affordable homes should be provided on site; this would
also meet community aspirations for affordable housing.

Other options which Planning Officers have not preferred:
Reference
MR007
Site to East
of Dubston,
West of
Strachan

Proposal
4 homes

Overview
The proposed site is off the B976, approximately 600m
from Finzean Village. The site partially functions as a
remediation of a brownfield site. The current land use
is brownfield and woodland. There is a presumption
against woodland removal and no evidence has been
provided, as part of the bid, to suggest an overriding
public benefit to be derived from this proposal,
however, the applicant expressed interest to re-plant
native plants that would be lost. The
broadleaved/conifer woodland would be lost on a
permanent basis.
There is uncertainty as to the impact on habitats and its
distance from the settlement would result in car
dependency.

Conclusion
Finzean has one identified site as an ‘Officers’ preference’ that would continue growth of the
village following completion of the existing allocation. MR008 would be an appropriate
addition to the village and maintain the existing development pattern. MR007 is not an
‘Officers’ preference’ however there is scope for redevelopment through the housing in the
countryside policy.
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Forgue
Forgue is a dispersed village located between Huntly and Turriff. Housing demand is low in
this area although there is community desire for small scale growth. Allocations have been
made to satisfy local needs and sustain key rural services such as the primary school.
Planning Objectives:
•
•

To sustain local services, particularly Largue Primary School.
To meet local housing needs.

Existing Development Sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is Reserved. This is not
preferred for immediate development.

OP2

5 homes

Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2018 and likely to
be complete by 2021.
Retain site in the Plan until built out.
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Development Bid Sites
No development bids were received.
Conclusion
The existing allocation OP2 is programmed to be built out however as the market conditions
are slow this will be retained within the Plan until completion. OP1 is expected to follow on
from OP2 therefore the site is retained as a reserved housing site.
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Gartly
Gartly is a village situated between Huntly and Rhynie just off the A97. The parish church
and hall are removed from the main settlement and the existing housing is of a mixed age
and style, but mostly laid out in an urban manner. The railway passes through the
settlement, although there is no station. Gartly is identified as a settlement where organic
growth may be supported reflecting the low levels of demand and the incremental nature of
historic development in the wider area.
The village lacks a shop or community meeting space. There is desire for improvements to
the play and recreation facilities.
Planning Objectives:
•
•

To meet local housing needs.
To sustain local services including the primary school.

Existing development sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.
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Development Bid Sites
No development bids were received.
Conclusion
It is proposed that site OP1 is removed from the Plan due to a lack of delivery.

Marr 44

Item: 4
Page: 667

Glass
Glass is a dispersed settlement centred on the primary school and the hall at Bridge of
Haugh. Development is promoted in Glass to encourage a sustainable settlement pattern
and sustain community facilities by supporting organic growth, where appropriate. There is
a community desire for the new hall and associated parking facilities to be conserved for
community use.
Planning Objectives:
•
•

To meet local housing needs.
To support local services including the primary school and community facilities.

Existing Development Sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained due to “ownership” and “other”
in the Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.
Subject to bid MR016 below.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
MR016
Land at
Invermarkie
Farm

Proposal
5 homes

Overview
An additional 5 houses in Glass may represent an
unrealistic level of development for the area, given the
opportunities provided by policy RD2 “Development in
the countryside” and existing permissions. These
include the plots to the south west of MR016 for
redevelopment of a second building for 6 homes and a
business use. This plot may be brought forward if the
existing structures were demolished to allow for the
incremental self-build development proposed, or as a
comprehensive redevelopment of the steading itself
under policy RD2.

Conclusion
It is proposed that site OP1 is removed from the Plan due to a lack of delivery therefore
MR016 is not supported. There is scope for redevelopment through the housing in the
countryside policy. A reserved site is proposed to be added to the settlement, in accordance
with planning permission (APP/2016/2398), to safeguard land for a community park and car
park associated with the replacement of the community hall.
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Glenkindie
Glenkindie is small village in upper Donside almost on the border with the Cairngorms
National Park. It is one of the most remote communities in the Aberdeenshire Local
Development Plan area and serves a wide rural population. The village has a local garage
with a shop and a bowling green which are important services to the village and surrounding
areas. Effort should be made to sustain the primary school roll through appropriate organic
growth of the settlement.
Planning Objectives:
•
•

To meet local housing needs.
To support local services including the primary school and community facilities.

Existing Development Sites
Reference
OP1

Proposal
6 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Construction programmed to start in 2018 and likely to
be complete by 2021.
Retain site in the Plan until built out.
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Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Huntly
Huntly is within one of the Strategic Development Plan Strategic Growth Areas. Proposals
to dual the A96 between Inverurie and Inverness by 2030 are likely to have impacts on the
town but these are unlikely to affect current development opportunities. Future investment in
transport infrastructure will increase the accessibility and attractiveness of Huntly as a place
to live and will likely stimulate demand for both houses and opportunities for local
employment. The community support the dualling of the A96 as a key function in delivering
further employment opportunities and increasing connectivity. Development should be
promoted to meet existing local needs with reflection of local character to not detract from
Huntly’s traditional character. Conserving the town centre is an important objective.
Flooding continues to be a concern and development is promoted in locations that do not
cause any detrimental impact to the town’s flood resilience plans.
Planning Objectives:
•
•
•
•
•
•

To meet housing need in the strategic growth area as defined by the Aberdeen City and
Shire Strategy Development Plan.
To protect and enhance the role of the settlement as a service centre.
To provide opportunity for employment.
To sustain existing services.
To protect and enhance the attractiveness of the town.
To support flood resilience.
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Existing Development Sites
Reference
OP1

Proposal
485 homes

Overview
Identified as constrained due to “physical” and
“infrastructure” in the Housing Land Audit 2018.
No Masterplan, development framework or planning
application has been received to date.
It is proposed that this site is Reserved. This is not
preferred for immediate development.

OP2

105 homes

Identified as constrained due to “physical” and
“infrastructure” in the Housing Land Audit 2018.
No Masterplan, development framework or planning
application has been received to date.
It is proposed that this site is Reserved. This is not
preferred for immediate development.

OP3

31 homes

Identified as constrained due to “physical” and
“infrastructure” in the Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is Reserved. This is not
preferred for immediate development.

OP4

40 homes

Identified as constrained due to “infrastructure” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is Reserved. It is subject to
bid MR003 below. This is not preferred for immediate
development.

OP5

10 homes

Identified as constrained due to “infrastructure” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.
Subject to bid MR003 below.

OP6

4.5 ha
Employment
Land

Identified as marketable in the Employment Land Audit
2016/17.
No planning application has been received to date.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR002
Land at
Steven
Road,
Huntly,
BUS1

MR011
Land at
Deveron
Road,
Huntly

MR047
Land
Adjacent to
Linnorie
Business
Park, Huntly

Proposal
50 homes
(100%
affordable
housing)

Overview
The proposed site falls within the existing BUS1 which
is zoned for employment. Aberdeenshire Council has
not yet fully resolved use of the site for business uses.
The proposal for affordable housing (probably less than
50 units due to road access issues) meets community
needs and does not impact on allocations in the wider
area. Due to relatively expensive roadworks that would
be required, and constraints relating to education, water
supply and waste water drainage it is recommended
that this site is included in the Local Development Plan
as a new development site which could be taken
forward for housing once appropriate discussions have
taken place with infrastructure providers. There is a
reasonable expectation that the constraints can either
be met or overcome within the period to 2031.

52 homes
(100%
affordable
housing)

The proposed site is part of BUS1 which lies partially
developed. Given the availability of employment land
elsewhere within the town it is considered that
reallocation of this part of the BUS site to an opportunity
site for housing is appropriate. The landscape buffer on
the western edge of the proposed site should be
maintained. Whilst the site lies within the Deveron
Valley Special Landscape Area (SLA), it is considered
that the site could be designed in such a way that there
would be no negative effects to the special qualities of
the SLA. There remains constraints relating to
education and water provision that require to be
resolved prior to the site coming forward.

Employment
land –
business and
offices

The proposed site is situated adjacent to the settlement
boundary and employment land. Planning permission
in principle to the north of the site for a business park
was approved in December 2017. The proposal is well
related and the business and office use (class 4) would
be appropriate due to its proximity to residential
properties surrounding the southern boundary and
approved the home along part of the west boundary.
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Other options which Planning Officers have not preferred:
Reference
MR001

Proposal
70 homes

Land at
Gibston
Bridge,
Huntly

Overview
The proposed site forms part of the setting of Huntly
and is in a visually prominent position close to the A96.
The site was previously subject to a bid submission for
both the 2017 and 2012 Local Development Plans; the
issues raised previously remain relevant. There would
be intrusion into open countryside and the site lies
within the Deveron Valley Special Landscape Area.
There is known flood risk on both the north and south of
the site that may cause future problems. There are
constraints relating to education, water and waste water
drainage capacity in the area.

MR003

11 homes
(private)

Sites OP4
and OP5
Battlehill
Fields
Huntly

The proposed site is the existing OP4 and OP5 sites
and the bid submission seeks to reduce the allocations
to 11 homes in total. The affordable housing provision
is proposed off-site (bid MR002) therefore the proposal
is not an appropriate mix nor density within a prime
development location close to existing services.
There remains uncertainty as to education and waste
water drainage capacity in the area. The bid
submission states a septic tank arrangement would
help to overcome the infrastructure and topography
constraints; this is not an acceptable arrangement in a
settlement where a public sewer arrangement can be
made.

MR044
Land East
of Linnorie
Business
Park, Huntly

Employment
land (general
industrial) and
Farm shop

The proposed site is situated adjacent to the A96 and
A97 on open agricultural land in a visually prominent
position. The farmland landscape to the west of Huntly
is sensitive to large scale development and the
proposal would be an intrusion on open countryside.
There is a limited landscape buffer along the A96 but
this is ineffective at screening the proposed site and
significant additional strategic landscaping would be
required along three sides of the proposal altering the
character of the area.
There are issues with promoting development which
may impact on future options for the A96 dualling at
Huntly and no new access to the trunk road is
recommended.

MR046
Land
Adjacent to
Huntly Mart,
Huntly

Employment –
general
industrial

The proposed site is in a visually prominent position
abutting the A96. The length of the site along the A96
mirrors the employment land on the opposite side of the
carriageway but this proposal would cause significant
intrusion on open countryside. The site lies within the
Deveron Valley Special Landscape Area and would
break up the continuity associated with the valley
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landscape which forms an important part of the setting
of Huntly. Surface water flooding issues are present
which may impact on water quality.
There are issues with promoting development which
may impact on future options for the A96 dualling at
Huntly and no new access to the trunk road is
recommended.
MR066

30 homes

Site
Adjacent to
Bleachfield
Street,
Huntly

MR067
Site
Adjacent to
Upper
Pirriesmill,
Huntly

The proposed site is well related to the surrounding
area and there is potential from the site to contribute to
biodiversity and the Open Spaces Audit. The proposed
number of homes reflects flood risk on the site but its
deliverability is therefore not secure.
There are constraints relating to education, water and
waste water drainage capacity in the area including the
suitability of the access road/bridge to the site and
whether there is an opportunity to provide a footpath
connection to the train station.

3 homes

The proposed site lies outwith the settlement boundary
south of the A96. While the self-build premise can be
supported, given the small-scale nature of the proposal
it is considered that it would not be appropriate to
allocate such a site in the LDP. Compensatory planting
would be required due to the loss of a mature tree belt
and contributions may be required towards Gordon
Primary School. The site is within close proximity to the
residential and employment areas in Huntly however
despite the informal footpath for access, the site is
disconnected from the settlement due to the A96
barrier.

Conclusion
On account of the number of constrained existing allocations, two sites for homes are
identified as being ‘Officers’ preference’, both within BUS1 and, providing 100% affordable
homes. A further employment site is identified as ‘Officers’ preference’ to the west of the
A96 that would extend existing employment opportunities. These sites are considered
deliverable and there remains opportunity for existing allocations to be progressed. It is
considered that there are no sites which would provide a reasonable alternative due to
restrictions around the town relating to flood risk, landscape impact and impact on future
options for the A96.
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Inchmarlo
Inchmarlo is a largely self-contained continuing care retirement village situated to the west of
Banchory. It is set within the context of Inchmarlo House and its extensive Historic Gardens
which provide a very high quality scenic backdrop to the retirement village making it a unique
and attractive place to live. Inchmarlo House acts as the main service point and offers
specialist facilities for the community, including respite and medical care. An allocation has
been made which will increase the provision of retirement accommodation in the village, to
secure its long term future and viability.
Planning Objectives:
•
•

To meet specific retirement housing needs of the Continuing Care Community.
To sustain local services associated with the Continuing Care Community.
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Existing Development Sites
Reference
OP1

Proposal
60 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 8
homes and an approved Masterplan covering all 60
homes. Construction programmed for 30 homes to
remain in 2022.

APP/2015/
2350

75 Homes

Inchmarlo
North

This is a windfall site for 75 homes and identified as
effective in the Housing Land Audit 2018.
Construction programmed to start in 2020 with 60
homes remaining in 2022.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR050
Land South
East of
Glencommon
Wood,
Inchmarlo

Proposal
120 homes

Overview
The capacity of this site has been reduced from 200 to
120 homes i.e. phases 1-3 with a reduced site area to
exclude the woodland to the west.
The proposed site is located adjacent to the Inchmarlo
continuing care retirement village, on land that abuts
the north boundary of the community. The location of
the site relates well to the existing care village and
residents will be able to utilise its services and facilities
centred around Inchmarlo House. Although the location
of the proposal may promote car use, the residents are
unlikely to undertake travel to the same degree as
those of a younger age e.g. for daily commuting to
work, and there is a shuttle bus service available to
residents for access to local services in Banchory, and
for access to transport connections beyond.
Mitigation for landscape impact, River Dee Special Area
of Conservation and the nearby Inchmarlo House can
be achieved through appropriate design, drainage and
additional landscaping.
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Other options which Planning Officers have not preferred:
Reference
MR012

Proposal
3 homes

Overview
The proposed site lies adjacent to an existing large
cluster of homes and relates fairly well to the existing
built area surrounding it. However Bridge of Canny
East is not a settlement recognised in the LDP and
does not have any local services which could potentially
result in increased car dependency. The proximity of
the site to an area of flood risk, education capacity and
water/waste water are not considered unresolvable
constraints however this location would promote an
unsustainable development pattern.

100-150
homes

The proposed site is located to the north of the
Inchmarlo continuing care retirement village, on a Ushaped area of land covering an area of land formerly
used as a golf course that is now lying fallow. The
proposal consists of an unspecified mix of market led
housing and retirement homes. Constraints to the site
include waste water/water treatment capacity and
surface water flooding (likely to be resolvable),
secondary education capacity and pressure to the local
road network to the west of Banchory. As the proposal
is not fully for retirement homes the site would promote
increased car dependency.

Land to east
of Beltie
Cottages,
Bridge of
Canny

MR068
Land at Golf
Course, West
of Glassel
Road,
Inchmarlo

Conclusion
Inchmarlo has one site for homes identified as being ‘Officers’ preference’ for 120 homes.
MR050 would provide an appropriate northern extension to the continuing care community
following on from the development of the existing allocation. It is recognised that there is a
windfall site at Inchmarlo North consisting of market-led housing and further market-led
housing as part of MR068 would see pressure on secondary education and the local road
network due to its car dependent location. MR012 would also promote car dependency.
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Keig
Keig is a small village which is situated in a scenic part of Donside. The settlement itself is
linear in pattern with the primary school located in the heart of the village. An allocation to
create new homes as well as opportunities for limited development through organic growth
will help support the local primary school roll.
Planning Objectives:
•
•

To meet local housing needs.
To support local services including the primary school.

Existing Development Sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.

OP2

11 homes

Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 13
homes and likely to be complete in 2019.
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Development Bid Sites
No development bids were received.
Conclusion
It is proposed that site OP1 is removed from the Plan due to a lack of delivery. The primary
school site is proposed to be added as a protected site.
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Kennethmont and Distillery
Kennethmont is a small village on the southern boundary of the Leith Hall estate policies, a
designed landscape of national importance. The distillery is situated a short distance from
the main settlement and acts as a key feature. It is important that development is sensitive
to the surrounding designated and protected sites.
Kennethmont Distillery is situated a short distance away from the main settlement. It is an
important local business and employer. It is important to recognise that the distillery and
bonded warehouses are a significant public hazard and Policy P4 Hazardous developments
and contaminated land will apply to all development in the vicinity. Development in the
immediate surrounding area will not generally be promoted unless linked to the operation or
expansion of the distillery, subject to relevant policies.
Planning Objectives:
•
•
•

To meet local housing needs.
To support local services including the primary school.
To preserve the amenity of the village.
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Existing Development Sites
Reference
OP1

Proposal
30 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is retained with a reduced
site area. Subject to bid MR064 and MR063 below.

OP2

5 homes

Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 4
homes and likely to be complete 2019.

OP3

Employment
uses

Identified as marketable in the Employment Land Audit
2016/17.
No planning application have been received to date.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR064

Proposal
30 homes

Land South
of B9002
(Phase 1),
Kennethmont

Overview
The proposed site is currently allocated as OP1 and is
a logical extension to the settlement, complementing its
linear pattern and maintaining a close proximity to the
existing services of the village. The range of house
types includes a mix of semi-detached and detached
although nothing below 3 bedroom. The site would be
underdeveloped with 30 homes therefore the site is
preferred with a reduced boundary.

Other options which Planning Officers have not preferred:
Reference
MR063
Land South
of B9002
(Masterplan),
Kennethmont,

Proposal
70 homes

Overview
The site as a whole would not be appropriate to allocate
for the next Plan period as this scale is not likely to be
delivered within that period and would be
overdevelopment of the settlement at this time.
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MR065
Land South
of B9002
(Phase 2),
Kennethmont

40 homes

The proposed site would form a second phase to OP1.
A proposal of this scale would disrupt the linear growth
of the village. This infill location would be preferable to
spreading linear growth. Strategic landscaping on the
eastern and southern boundaries would limit the
landscape impact on approaches to the village. The
site is not preferred as it would overdevelop the
settlement at this time.

Conclusion
Due to the lack of delivery of the existing OP1 site, MR064 is identified as an ‘Officers’
preference’ but with a reduced site area. Marketability is a current constraint to development
in the settlement. However OP1 would be expected to follow after the completion of OP2
and the site remains a logical location to promote growth. MR063 and MR065 would be
significant growth for the village and unlikely to be deliverable based on slower housing
market conditions.
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Kincardine O’Neil
Kincardine O’Neil is a village of historic significance and considerable character situated on
the River Dee. The village is set within an extensive conservation area which covers a wide
rural area and development should be sensitive to the existing character of the village. The
community have access to village amenities which should be sustained and there is clear
potential to promote tourism uses. Mixed use development will provide local opportunities
for employment, without the need to travel. The village has reasonable housing and
employment allocations although further small industrial sites are desired to help the village
prosper.
Planning Objectives:
•
•
•
•
•

To protect and enhance the amenity and attractiveness of the village and conservation
area.
To meet local housing needs.
To sustain local services.
To provide opportunity for employment.
To promote tourism.

Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 8
homes and
employment
land

Overview
Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 8
homes and likely to be complete 2020.
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Identified as constrained in the Employment Land Audit
2016/17.
OP2

20 homes

Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 35
homes and likely to be complete 2020.

OP3

8 homes

Identified as constrained due to “ownership” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is retained. Subject to bid
MR057 below.

OP4

0.8ha
employment
land

The site is built out and proposed to be retained as a
BUS site.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR019
A93Pitmurchie
Road,
Kincardine
O’Neil

Proposal
84 homes
(delivery
timescale:
begin 10+
years after
Plan adoption)
Reserved.
This is not
preferred for
immediate
development.

MR021
Cook
School,
Passing
Trade Site

Retail/Café/Se
rvices

Overview
The proposed site abuts the settlement boundary fitting
in with the existing built up area opposite, the
conservation area and is within walking distance of
amenities and community facilities. Surface water
flooding is not considered an undevelopable constraint
or likely to impact the nearby Special Area of
Conservation and Local Nature Conservation Site
designations. However the village needs time to
consolidate with recent growth. Consideration of the
secondary school capacity, archaeological site in the
south-east corner and the proposed density is required.

The site lies adjacent to OP4 employment land currently
occupied and would be accessed via the existing road
to the property to the west. Due to the A93 sitting
raised, with limited visibility below, the site would have a
minimal visual impact on the approach to the
settlement. The site would be an infill between the
existing uses immediately to both the east and west
with good connectivity to the village. As the site is
within a conservation area the design of development
would need to be carefully considered but the impact on
the wider area would be limited due to its position. A
further small mixed employment site would be
appropriate for the village.
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MR057

8 homes

Site OP3,
Land at
Gallowhill
Road,
Kincardine
O'Neil

The proposed site is currently allocated and has not
been developed due to an ownership constraint
although the submission notes that the site is to be
marketed in 2018 for a housebuilder to bring forward
the site. The site fits in with the settlement pattern and
is within walking distance of amenities and community
facilities.
The site access should take advantage of the existing
infrastructure and a Flood Risk Assessment may be
required. To mitigate the potential impact on the River
Dee Special Area of Conservation a construction
method statement would be necessary.

Other options which Planning Officers have not preferred:
Reference
MR017
A93Pitmurchie
Road,
Kincardine
O’Neil

MR018
A93Pitmurchie
Road,
Kincardine
O’Neil

Proposal
84 homes
(delivery
timescale:
begin 0-5
years after
Plan adoption)

Overview
The proposed site abuts the settlement boundary fitting
in with the existing built up area opposite, the
conservation area and is within walking distance of
amenities and community facilities. However the village
needs time to consolidate with recent growth therefore
the proposed delivery period during 0-5 years of the
Plan would not be appropriate. Surface water flooding
is not considered an undevelopable constraint or likely
to impact the nearby Special Area of Conservation and
Local Nature Conservation Site designations.
Consideration of the secondary school capacity,
archaeological site in the south-east corner and the
proposed density is required.

84 homes
(delivery
timescale:
begin 610years after
Plan adoption)

The proposed site abuts the settlement boundary fitting
in with the existing built up area opposite the
conservation area and is within walking distance of
amenities and community facilities. However the village
needs time to consolidate with recent growth therefore
the proposed delivery period during 6-10 years of the
Plan would not be appropriate. Surface water flooding
is not considered an undevelopable constraint or likely
to impact the nearby Special Area of Conservation and
Local Nature Conservation Site designations.
Consideration of the secondary school capacity,
archaeological site in the south-east corner and the
proposed density is required.
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MR023
Small
Business
Enterprise
Park,
Pitmurchie
Road,
Kincardine
O'Neil

Small
Business
Enterprise
Park

The bid is for a small business enterprise park just
outside Kincardine O’Neil. A small business enterprise
would be advantageous which would bring in jobs and
boost the economy of the settlement. The site is
relatively remote from the centre of the village therefore
accessibility is a constraint. The current land use is
commercial forestry however the site has been clear
felled. Where there has been woodland removal there
is an expectation of compensatory planting which has
not been identified within the area of the bid
submission.

Conclusion
Kincardine O’Neil has seen significant growth and requires time to consolidate therefore
retention of OP3 (MR057) is an ‘Officers’ preferences’. A further site MR019 has been
identified for reserved housing land. A small employment site MR021 is ‘preferred’ to sustain
a mix of development options within the village alongside the existing OP4 which is
proposed to be retained as a ‘BUS’ site to safeguard for employment.
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Kirkton of Tough
Kirkton of Tough is a very small village situated just off the main A944 road. Kirkton of Tough
is a traditional Donside settlement with roadside development and two more modern cul-desacs. The primary school serves as the main community facility and efforts should be made
to sustain this by maintaining or increasing the school roll. No new allocations are proposed
to achieve this but limited development may be appropriate as part of organic growth of the
settlement provided that the characteristics of the settlement are not compromised.
Inappropriate infill development within the settlement boundary is controlled by protection of
land.
Planning Objectives:
•
•

To preserve the amenity of the village.
To support local services including the primary school.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
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Other options which Planning Officers have not preferred:
Reference
MR055
Land at
Lynturk,
Kirkton of
Tough

Proposal
5 homes

Overview
The proposed site would not be out of character with
the village and would counter balance the largely one
sided development pattern. However, there is flood risk
associated with the site and permission has been
granted in 2018 for 3 homes on the site. Given the
scale of the village small scale development, effectively
for 2 additional homes, would be more appropriately
managed through rural development policies.

Conclusion
The one bid submitted is not supported as an ‘Officers’ preference’ as the village could most
appropriately be supported, as currently is the case, through small scale growth through
rural development policies.
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Logie Coldstone
Logie Coldstone is a village situated on the edge of the Cairngorms National Park. The
village has a primary school which is projected to be significantly under capacity in 2022 as
well as a village hall. These facilities are central to the community and by promoting growth
in this settlement, development should contribute towards supporting these assets. Logie
Coldstone isconsidered to be a settlement where organic growth may be supported.
Planning Objectives:
•
•

To meet local housing needs.
To sustain local services including the primary school.

Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 25
homes and
community
uses

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.

Development Bid Sites
No development bids were received.
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Conclusion
It is proposed that site OP1 is removed from the Plan due to a lack of delivery. The primary
school site is proposed to be added as a protected site.
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Lumphanan
Lumphanan is a small village lying to the north west of Banchory. Lumphanan is a traditional
settlement with a number of local services including a primary school, pre-school, community
hall, hairdresser, local shop, café and pub. These facilities should be sustained and
opportunities for new community facilities including for young people should be encouraged
to support the vibrancy of the village. Improvements to the hall are required to enhance the
streetscene. The community aspire to bring the land of the public toilets into community use.
The village has a long standing allocation but Lumphanan primary school would struggle to
accommodate more development without significant investment in education provision being
made. The village is identified as a settlement where organic growth may be supported.
Planning Objectives:
•
•

To meet local housing needs.
To sustain local services including the primary school.

Existing Development Sites
Reference
OP1

Proposal
26 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
The site has planning permission renewed for 26
homes in December 2015.
It is proposed that this site is retained.
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Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Lumsden
Lumsden is a traditional rural village which focuses around the main street running through
the settlement. In the centre there is a village green with a play park and war memorial.
This represents a key determinant of ‘place’ within Lumsden and should be protected as a
core feature of the village. Lumsden has been identified as a settlement where limited
organic growth may be supported in order to support the primary school roll and community
facilities.
Planning Objectives:
•
•

To meet local housing needs.
To sustain local services including the primary school.

Existing Development Sites
Reference
OP1

Proposal
30 homes

Overview
Identified as constrained due to “marketability” and
“physical” in the Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.
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OP2

6 homes

Identified as constrained due to “ownership”, “physical”,
“funding” and “infrastructure” in the Housing Land Audit
2018.
No planning application has been received to date.
It is proposed that this site is removed from the Plan.

Development Bid Sites
No development bids were received.
Conclusion
The two allocations are appropriate sites for development but due to the lack of progress
over the last two LDPs, it is proposed that both are removed from the Plan.
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Monymusk
Monymusk is a popular village of historical significance situated within a conservation area,
where the village square forms the central point. The village has been subject to recent
housing development. It is important that development is sensitive to the existing unique
character of the village and seeks to enhance the sense of place and community facilities
already available. Given the recent development it is appreciated that no additional
development should be considered at this time to allow the village to consolidate and react
to the level of growth.
Planning Objectives:
•
•
•

To protect and enhance the amenity and attractiveness of the village and conservation
area.
To meet local housing needs.
To sustain local services.

Existing Development Sites
Reference
OP1

Proposal
43 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Under construction with planning permission for 44
homes and likely to be complete in 2019.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR074

Proposal
46 homes

Masterplan
Phase 3,
Land South
of Clyans
Wood,
Monymusk

Reserved.
This is not
preferred for
immediate
development.

Overview
The proposed site directly abuts the settlement
boundary and would provide a ‘rounding off’ of the
development both physically and visually.
Whilst a portion of the site is constrained by the flood
risk posed by the Guillie Burn, and also by its
designation as Prime Agricultural these are not
undevelopable constraints. Mitigation may be required
for the junction with the B993 and education capacity.
There is uncertainty over water and waste water
connections. Due to recent development, the village
requires time to consolidate therefore this site is
recommended to be reserved.

Other options which planning officers have not preferred:
None.
Conclusion
Monymusk has seen significant growth and requires time to consolidate therefore MR074 is
an ‘Officers’ preferences’ as a future site for housing. MR074 appropriately extends the
existing OP1 and is naturally bounded to the north by Gullie Burn.
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Muir of Fowlis
Muir of Fowlis is a small village in close proximity to Alford. Development in the settlement in
recent times has been of small groups within an organic pattern of small farms and
converted outbuildings. Appropriate use of the organic growth policy will be required in order
to contain the spread of the village along the main road. Opportunity should be taken to
improve footway provision.
Planning Objectives:
•
•
•

To preserve the amenity of the village.
To meet local housing need.
To provide local opportunity for employment.

Existing Development Sites
Reference
OP1

Proposal
6 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Planning permission has been granted and
development has started although no homes have been
built to date. Construction is likely to be completed in
2021.
The site will be retained in the Plan until built out.
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Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Rhynie
Rhynie is a traditional village situated between Huntly and Alford. The village follows a grid
street pattern with the main street and village square being prominent features. The
character of the village should be safeguarded. The remoteness of Rhynie means that
demand for housing is low but nevertheless allocations made aim to support village
amenities and services, such as the primary school. In addition, Rhynie is also identified as
a settlement where organic growth may be supported.
Planning Objectives:
•
•
•

To sustain local services including the primary school.
To meet local housing need.
To provide local opportunity for employment.

Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 25
homes and 0.6
ha
employment
land

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning application has been received to date.
Identified as constrained in the Employment Land Audit
2016/17.
It is proposed that this site is removed from the Plan.
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OP2

34 homes

Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Planning permission has been granted with the site
coming forward on a plot by plot basis.
It is proposed that this site is retained.

Development Bid Sites
No development bids were received.
Conclusion
It is proposed that site OP1 is removed from the Plan due to a lack of delivery. No further
changes are proposed.

Marr 82

Item: 4
Page: 705

Ruthven
Ruthven is a small village along a single carriageway road where housing is centred on the
crossroads dividing the settlement. There are a number of traditional buildings within the
settlement and every effort should be made to preserve these, where possible. In addition to
an allocation for housing, Ruthven has been identified as a settlement where limited organic
growth may be supported in order to support the primary school roll.
The lack of focal point for the village is an issue of concern to the community.
Planning Objectives:
•
•

To meet local housing needs.
To sustain local services.

Existing Development Sites
Reference
OP1

Proposal
8 homes

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
Planning permission has been granted and deemed to
have commenced, but no homes have been built to
date.
It is proposed that this site is retained with an
amendment to the settlement boundary in accordance
with the boundaries of the planning permission granted.
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Development Bid Sites
No development bids were received.
Conclusion
A minor amendment to the settlement boundary is proposed to reflect the updated boundary
of OP1. No further changes are proposed.
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Strachan
Strachan is a small village situated a short distance from Banchory. The settlement is linear
in pattern with much of the housing situated on the north side of the road. An infill site has
been identified for up to 15 new homes. Strachan also falls within settlements where organic
growth may be supported. There is a village hall within the settlement which will be
supported through appropriate growth of the village.
Planning Objectives:
•
•

To meet local housing needs.
To sustain local services.

Existing Development Sites
Reference
OP1

Proposal
15 homes

Overview
Identified as effective in the Housing Land Audit 2018.
Planning permission has been granted with
construction programmed for 2019 and likely to be
completed in 2022.
Site will be retained in the Plan until built out.

Development Bid Sites
No development bids were received.
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Conclusion
There are no proposed changes to this settlement.

Marr 86

Item: 4
Page: 709

Tarland
Tarland is a traditional village set in the Howe of Cromar. Tarland has significant historical
interest reflected in the village’s features and character. Tarland has access to a range of
local facilities including a parish church, primary school, village hall, two pubs and local
shops. These are centred round the village square at the heart of the village. This is
important for the “sense of place” in the village and should be maintained. Tarland has been
given modest housing and business land allocations to reflect both the scale of the
community and the levels of need.
Planning Objectives:
•
•
•

To meet local housing needs.
To provide opportunity for local employment.
To sustain local services including the primary school.
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Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 50
homes and
1ha
employment
land

Overview
Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No Masterplan, development framework or planning
application has been received to date.
Identified as constrained in the Employment Land Audit
2016/17.
It is proposed that this site is removed from the Plan.
Subject to bid MR071 below.

OP2

10 homes as
part of the
Continuing
Care
Community

Identified as constrained due to “marketability” in the
Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is retained. Subject to bid
MR072 below.

OP3

36 homes

Identified as constrained due to “funding” and
“marketability” in the Housing Land Audit 2018.
Planning permission was granted in May 2015 but has
since lapsed.
It is proposed that this site is retained. Subject to bid
MR073 below.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR070
BUS Site,
Land at
MacRobert
Trust Estate
Yard,
Tarland

Proposal
Mixed use
including
employment
and 10
live/work units

Overview
The proposal site is for an unspecified mix of residential
and employment use on the existing BUS site, which
currently operates as an estate yard with a biomass
store and sawmill, therefore future development would
be on a brownfield site. The site is open to housing on
the west and east with a tree belt on the south
boundary separating from further residential
development in the village. The site does not lend itself
to heavy industrial uses given the surrounding
residential nature and employment uses have not come
forward successfully in Tarland. The site would be
appropriate as a mixed use site to maintain an
opportunity for employment as well as provide small
scale housing readily deliverable. This site would be
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appropriate to accommodate up to 10 live/work units
alongside the existing biomass store and sawmill.
MR072

10 homes

This proposed site is currently allocated as OP2 to
provide 10 homes as part of the Continuing Care
Community at Alastrean House. Set in woodland the
site would not result in any landscape impact on the
Howe of Cromar Special Landscape Area. However,
the proposal would have to be carefully designed to
limit impact on the B listed Alastrean House and limit
loss of woodland. The position of the site to the north
of Alastrean House would limit any effect on the listing
building’s setting. Compensatory planting would be
necessary to off-set the loss of trees.

36 homes

The proposed site is currently allocated as OP3 and the
adjoining P3 site has been developed into community
allotments therefore this site now forms an infill-like
extension to Tarland. The site is in close proximity to
existing services and facilities within the community and
would encourage active travel. The retention of the
allocation with P3 for a full landscape buffer would be
appropriate until it is built out.

Site OP2,
Land
Adjoining
Alastrean
House,
Tarland

MR073
Site OP3 &
P3, Land at
Village
Farm,
Melgum
Road,
Tarland

Other options which Planning Officers’ have not preferred:
Reference
MR058

Proposal
20-30 homes

Overview
The site lies immediately to the south-east of the
settlement of Tarland. The position of the site would
not be an unreasonable extension to the village in
terms of its proximity to the centre, school and other
community facilities. To mitigate the potential impact on
the River Dee Special Area of Conservation a
construction method statement would be necessary and
a Flood Risk Assessment, although the flood risk could
be accommodated within the design of the site. There
is a constraint on secondary school capacity.
Development of this scale would be visible from the
south-east approach to the village, including from the
Tomnaverie stone circle, and disrupt the woodland
character along the eastern edge of the village.

Housing/
mixed use (50
homes, 1ha
employment)

The proposed site is currently allocated and has not
been developed due to a marketability constraint. The
site forms an infill-type extension to the south of Tarland
close to existing services and facilities, and would
encourage active travel, biodiversity enhancement and
links to wider path networks. However, there is a
constraint on secondary school capacity and the flood
risk to the site is significant that it may not be possible
to develop or access may be prevented by flooding.

Land North
of Tarland
Burn, East
of Tarland
Manse,
Tarland

MR071
Site OP1,
Glendeskry,
Burnside
Road,
Tarland
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Conclusion
Existing allocations in Tarland have been slow to progress due to “marketability” therefore
‘Officers’ preference’ is to retain the existing sites. OP1 (MR071) is recommended to
become reserved housing land which will focus development at OP3 (MR073). OP2
(MR072) remains to be for homes associated with the Continuing Care Community. MR070
would provide a small scale mixed use site which would be readily deliverable. No larger
scale allocations are required at this time and MR058 is not considered an appropriate
alternative due to the impact on the setting of the village.
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Torphins
Torphins is a village which lies between Banchory and Lumphanan in Royal Deeside. The
village displays a somewhat disjointed development pattern with the ribbon development on
the A980 and Craigmyle Road that extends the village’s reach by over 1.6km. There is a
community desire to increase accessibility, safety and general vibrancy of the village.
Opportunity should be taken to improve footway, cycle path and parking provision for greater
connectivity. Improvements to open spaces, streets and buildings are encouraged. The
village contains a number of buildings of architectural merit and development should be
sensitive to the existing character of the village. Development should seek to enhance the
amenity of the village and support local opportunities for employment.
Planning Objectives:
•
•
•

To preserve and enhance the amenity of the village.
To support local opportunities for employment.
To support and sustain local services.
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Existing Development Sites
Reference
OP1

Proposal
Mix of uses
including 48
homes and a
business park

Overview
Identified as effective in the Housing Land Audit 2018.
Construction programmed for 2020 with 28 homes
remaining in 2022. A planning application is currently
under consideration for 47 homes. The employment
element has planning permission approved.
The site will be retained in the Plan until built out.

Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR034

Proposal
29 homes

Overview
The scale and location of this proposed site fits well
with the existing pattern of the village and enhances the
linear character of settlement. The draft layout
submitted shows insight into the opportunities provided
by the site within the wider context of the village and
addresses many of the desirable planning outcomes
sought from such a development. There are no
constraints to its development with the exception of
Aboyne Academy, which may beat capacity as this
development is built out, and surface water flooding
which can be mitigated.

21 homes

The scale and location of the proposed development
site fits well with the proposed “first phase”
development (MR034 Land South of Beltie Road,
Torphins). It continues to promote the existing pattern
of the village and enhances the linear character of
settlement down towards the Beltie Burn itself. The
public open space proposed (“informal soft landscaping
/ wildflower “) would be a significant and positive
enhancement for the village which would also
guarantee that potential impacts on the River Dee
Special Area of Conservation is maintained; a Flood
Risk Assessment would be required to determine the
exact flood extent on this part of the site. The
secondary school capacity may be a constraint to the
delivery of this phase, however, this is not considered
unresolvable.

Mixed use - 47
homes and
employment
land

The site is currently allocated for housing and
employment use. The southern part of this site has
planning permission for employment extending the
existing OP1 allocation. Planning permission for
residential development is currently under consideration
within the existing OP1 site. Given the planning

Phase 1,
Land South
of Beltie
Road

MR035
Phase 2,
Land South
of Beltie
Road

MR060
Site OP1,
Land at
Station
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Garage,
Torphins

MR069

permission in place to the south of the allocation, it
would be appropriate to extend the settlement boundary
in line with this. The open space/ landscaped area
approved is recommended to be designated as
protected due to its proximity to the Beltie Burn which
forms part of the River Dee Special Area of
Conservation.
6 homes

Land at
Wester
Beltie,
South West
of Torphins
Golf Club,
Torphins

The capacity of this site has been reduced from 12 to 6
homes.
The proposed site is ‘self contained’, sensitively
extends the existing hamlet and has good links to
Torphins and the railway footpath link avoiding
coalescence.
However 12 homes in one allocation for the size of
Wester Beltie would appear an over development. An
allocation of 6 houses to the south of the road would
enable a generous provision of planting in open space
areas, provide a stronger woodland buffer screen for
the adjacent railway path and plot sizes reflecting the
existing settlement pattern.

Other options which Planning Officers have not preferred:
Reference
MR004

Proposal
15 homes

Craigmyle
Road,
Torphins

Overview
The proposed site has a number of constraints which
include Ancient Woodland (clear felled but
compensatory planting would be necessary), distance
from amenities, visual impact from the A980 and
secondary education capacity.
The site was previously subject to Examination for 22
homes whereby the Reporter acknowledged that ribbon
development had already taken place along Craigmyle
Road but it was not considered to be a positive feature
of Torphins and it is not a pattern of development which
is desirable to further reinforcement.

MR005
Annesley
Farm,
Torphins

50 homes

The site lies immediately to the south of the settlement
of Torphins. The site would not be an unreasonable
extension to the village in terms of its proximity to the
centre but would impact on its setting. The proposal
could have a positive impact in supporting the local
primary school, however secondary school capacity and
Torphins waste water treatment works may be limited.
Access to the site is proposed to be taken via Annesley
Grove therefore the impact to the junction on to the
A980 would also need to be considered due to the
scale of this development.
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The site was previously subject to Examination for 50
homes whereby the Reporter stated “flood risk should
not be considered a total constraint to the site’s
development.” However the Reporter also commented
that “in order to avoid the areas at risk of flooding any
development would need to be sited on the elevated
parts of the site, and views of this would be
uninterrupted because any landscaping would be seen
below, rather than in front of, new development. There
is currently a strong boundary to the settlement on the
south side and weakening this would be detrimental to
its setting.”
MR036
Phase 3,
Land South
of Beltie
Road

50 homes

The proposed site to the west of the settlement is of a
scale that, even taking account of areas that are
predicted to flood, is considerably bigger than would be
required for 50 homes. This site would sit detached
unless the area covered by bid MR034 was developed.
There are also constraints relating to flood risk,
secondary school capacity and an archaeological site.
Should part of this site be appropriate for future
development, then significant background work will be
required to demonstrate that it (or part of it) is an
appropriate and deliverable addition to the development
on this side of the village.

Conclusion
Torphins has had very limited development over the past 10 years given its size therefore
retention of OP1 (MR060) and an additional 50 homes (MR034 and MR035) would support
local services, including the primary school, with long term sustained growth. MR069 is a
further ‘Officers’ preference’ to add a small scale development to Wester Beltie. The
remaining three bids are not preferred due to reasons such as woodland, reinforcing ribbon
development, detachment from the existing built up area and impacting the setting of the
village.
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Towie
Towie is a small village lying on the edge of the Cairngorms National Park. Key features of
the village include the church, village hall and primary school at the centre of the village
which act as the main community facilities, not only for the village but by its 10 mile
catchment of outlying glens.
Planning Objectives:
•
•

To meet local housing needs.
To sustain local services including the primary school.

Existing development sites
Reference
OP1

Proposal
5 homes

Overview
Identified as constrained due to “ownership” and
“marketability” in the Housing Land Audit 2018.
No planning application has been received to date.
It is proposed that this site is retained. Subject to bid
MR051 below.
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Development Bid Sites
The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR051
Land
adjacent to
the Hall,
Towie

Proposal
4 homes

Overview
This site is currently identified as OP1 providing an
allocation of 5 homes. A Flood Risk Assessment and
archaeological evaluation of the site may be required
although not considered a constraint to development.
The current bid submission proposes 4 homes to be
brought forward as self-build plots. There is uncertainty
as to the deliverability of this site however small scale
development opposite the site has seen progression as
well as the allocation in Glenkindie. It would be
appropriate to continue to support this small allocation,
albeit in the slower market conditions.

Other options which Planning Officers have not preferred:
None.
Conclusion
The retention of OP1 for a reduced number of homes (MR051) is an ‘Officers’ preference’ to
provide the community with continued opportunity for small scale growth.
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Whitehouse
Whitehouse is a small village in close proximity to Alford. The village lies on the main A944
but is also bisected by a minor road leading towards Keig. Land has been preserved for
business uses through the BUS site on the northern edge of the village and it is anticipated
that development of this site provides opportunities for business growth and local
employment.
Planning Objectives:
•

To provide opportunity for local employment.

Existing Development Sites
There are no allocated development sites.
Development Bid Sites
No development bids were received.
Conclusion
There are no proposed changes to this settlement.
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Marr Landward Sites
Bridge of Alford, Alford

The following sites have some potential for development and may be considered to be an
Officers’ preference:
Reference
MR052
Land North
East of
Waterside
Gardens,
Bridge of
Alford

Proposal
6 homes

Overview
The proposed site is a logical, linear extension of the
village and fits neatly within its settlement growth
pattern and would have no significant impact on its
landscape setting and the strong sense of place this
provides. The bid offers a planned approach to growth
which would be preferred to organic growth here.
Whilst there are constraints to overcome, namely
provision of waste water treatment and water capacity
need to be confirmed, together with potential school
capacity issues, these should be resolvable for the
small scale development proposed. There will be
minimal encroachment on to Prime Agricultural Land
from this small scale controlled growth, and therefore
this impact can be justified. The site has a small burn
through it that can be accommodated within the layout
of the site.
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Other options which Planning Officers have not preferred:
None.
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Hirn, Banchory

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
MR079
Land at
Hirn, by
Banchory

Proposal
10 homes

Overview
The proposed site lies in a rural location and whilst
there are a handful of existing dwellings in the locality,
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 subject to consultation as part of the MIR
2013 (reference MA066) and was not an Officers’
preference based on the absence of local services;
because the site is a zone for potential contamination
and that development needs for the community would
be better delivered through the rural development
policy. This position is maintained despite the reduction
in homes proposed.
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Largue, Huntly

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
MR048
Land South
West of
Largue,
Huntly

Proposal
6 homes

Overview
The proposed site would not be a natural extension of
the settlement of Largue. The site being located away
from the nucleus of this small hamlet and disconnected,
would disrupt the simple, bold landscape pattern of this
agricultural heartland that is easily disturbed.
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Marywell, Ballogie

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
MR025
Site 1,
Bridgend,
Ballogie

Proposal
10 homes

Overview
The proposed site would function as an extension to an
adjacent site with permission for 3 homes. The
proposed site does not relate particularly well with the
existing built up area. There are constraints associated
with providing adequate drainage, water pressure, road
capacities and landscape impact. There is potential for
flood risk with associated impact on the River Dee
Special Area of Conservation although a Sustainable
Urban Drainage System arrangement could mitigate
any impact. The proposal would have a positive impact
in supporting the local primary school, however
secondary school capacity is a potential constraint and
distance to key services is likely to lead to car
dependency.
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MR026

9 homes

The proposed site location relates well to existing
properties and pattern of development observed locally.
However there are constraints associated with providing
adequate drainage, water pressure and road capacities
within the area. The proposal could have a positive
impact in supporting the local primary school, however
secondary school capacity is a potential constraint and
distance to key services is likely to lead to car
dependency.

9 homes

The proposed site relates relatively well to existing
properties, however the site would extend this part of
the village along the unclassified access road. There is
concern regarding this pattern of development and the
landscape impact; the site is on a raised south slope
with extended views across the valley. It is not
considered that additional planting would sufficiently
screen the development given the topography.

Site 2, Mill
of Cattie
Road,
Ballogie

MR027
Site 3,
Marywell,
Ballogie

There are constraints associated with providing
adequate drainage, water pressure and road capacities
within the area. The proposal could have a positive
impact in supporting the local primary school, however
secondary school capacity is a potential constraint and
distance to key services is likely to lead to car
dependency.
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Montgarrie, Alford

The following sites have some potential for development and may be considered to be an
Officers’ preference:
None.
Other options which Planning Officers have not preferred:
Reference
MR006

Proposal
4 homes

Overview
The location and form of the proposed site would help
to co-join new developments at Millhill with the village
but it would not be desirable to reinforce the ribbon
development pattern of the village. The site itself is
elevated and seems to be overdeveloped for 4 homes.
While small to medium sized allocations, such as that
proposed, are crucial in providing housing choice, it is
considered that this allocation is not necessary to
support Montgarrie, given its recent growth.

30 homes

This village has seen substantial new development over
recent years, formerly as an identified settlement for
organic growth. The proposed site would be
overdevelopment and excessive when compared with
the size of the existing village, affecting the village
character. The location also encourages car
dependency as the village lacks basic local facilities
and amenities within walking distance.

North of
Atholhill,
Montgarrie

MR032
Land at
Montgarrie
East, Alford
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Conclusion
Of the landward sites outlined above, one site at the Bridge of Alford is recommended as an
‘Officers’ preference’ with the organic growth status removed; a ‘settlement statement’ would
be prepared for this. The remainder promote a large number of homes in rural locations
which would not provide a sustainable pattern of development, negatively affect the
character of the area and have infrastructure capacity issues. In some circumstances it is
considered that the proposal, such as Hirn at a reduced scale on a brownfield site, would be
more appropriately assessed in terms of the existing Local Development Plan policies.
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