Aberdeen Local Development Plan Review

Main Issues Report
Consultation Response

Question 2 — Housing Allowances beyond 2032

Is there a need for us to identify any further Housing Allowances or sites for the period
beyond 2032?

Yes, bid reference: B0213 — Shielhill North and South

Introduction

Our client, Scotia Homes Ltd, wishes to promote bid reference B0213 — Shielhill North and
South as a site that would be suitable for a mixed use residential development in the period
beyond 2032 and contests the officers’ conclusion that it is undesirable for allocation in the
review of the ALDP.

In this regard, account must be taken of the fact that the Proposed Strategic Development
Plan (PSDP) makes express provision for a Strategic Reserve of housing land to be identified
for the period 2033 to 2040 to ensure the housing land supply is maintained, with evidence
from the north east of Scotland over the last 10 years suggesting that there would be
considerable benefit in doing that. Longer-term allocations would ensure that Aberdeen is
ready and able to respond immediately to rapidly changing economic circumstances and any
increase in the demand for housing as a result, with this being particularly important if current
proposals in the Planning (Scotland) Bill for giving Local Development Plans a 10-year lifespan
are implemented. It should also be noted that, as set out in the PSDP, the total effective
housing land supply across the region is currently 37,077, this being only just over half of the
total housing land requirement of 64,272 units for the Plan area for the period 2016 to 2040.

Should a longer-term strategic approach be taken to the future development of the City, then
our client would propose that bid reference B0213 — Shielhill North and South should be
supported and allocated for long-term mixed use residential development in the period
beyond 2032 for the reasons given below. That is particularly so if considered in the context
of other developer bids for sites in this part of the City (for details on which see below).



Site assessment

The officers’ assessment of bid reference B0213 gives the site a maximum score of 3 against
a number of the assessment criteria, confirming that the site has a good south/south-east
facing aspect and is relatively flat, with good drainage and no significant landscape features
that would constrain development here. It is also noted that the site is well located in terms
of its proximity to facilities (shopping/health/recreation) and employment opportunities, with
the Bridge of Don Retail Park, Denmore Industrial Estate and The Core Business Park all within
close proximity of the site. There are no physical infrastructure capacity or other constraints
identified, no concerns about any potential land use conflicts, and the site is assessed
positively in terms of its contribution to the land use mix. The score for all of these supports
the proposed allocation of the site for a mixed use residential development.

In terms of proximity to services it should also be noted that development at Dubford to the
south includes local retail units and play areas, while the Scotstown Moor Local Nature
Reserve, just a short distance away, also provides informal recreation and exercise
opportunities — please see the Local Features and Services drawing submitted with this
response for details. Photographs of the completed retail units at Dubford can also be seen
in Figures 12 to 14 of Appendix One.

This notwithstanding, the assessment concludes that the site should remain as green belt on
the basis that:

“This forms part of an area which acts as a green space buffer between Bridge of Don and
Potterton and has the green belt function of helping to protect the identity of both areas.
Its development would lead to urban sprawl. It is relatively remote from existing facilities
and accessibility is poor. The local high school could not cater for the demand generated
by a development of this size. It is unlikely this scale of development could support the
necessary neighbourhood facilities and services to significantly reduce residents’ need to
travel. The site was considered during the Examination into the 2017 LDP. The reporters
concluded that the greenbelt status of the land at Shielhill is appropriate and contributes
to the landscape setting of Aberdeen. Such extensive development would intrude into the
open countryside and have an unacceptable impact on the landscape setting of the city.”

As set out below, our client strongly disagrees with that conclusion, particularly given that the
site scores a maximum of 3 for a significant number of the assessment criteria as outlined
above, including the criteria relating to proximity to facilities; as such, the assessment’s
conclusion in this regard is wholly unsupported by the assessment itself.



With regards to the criteria against which the site has not scored the maximum of 3, it still
scored well (2) in terms of those set out below, with any concerns that were raised addressed
as follows.

e Exposure — in this regard, the assessment recognises that the southerly slope of the
site helps mitigate any concerns that there may be about its elevation.

e Flood risk — the assessment identifies that the Mundurno Burn follows the southern
edge of the site and is prone to flooding, such that hard development would need to
avoid this area. As set out in more detail in the supporting report submitted with our
client’s initial bid (see page 16), a Flood Risk Assessment undertaken by EnviroCentre
in 2012 confirms that the proposed site is located above the areas identified as being
susceptible to fluvial or surface water flooding. At the same time, it should be noted
that the Burn of Mundurno runs on the opposite side of Shielhill Road from the site
(closer to existing development at Dubford than to the development area now
proposed) and the SEPA flood risk maps show that any risk of river flooding is to the
south of Shielhill Road, whilst there is only a small area of the site at medium risk of
surface water flooding. On the basis that there would be no hard development on any
areas at risk of flooding, there is no reason for the site to be marked down in this
regard.

e Built/cultural elements — in not giving the site a maximum score in this regard, the
only built/cultural elements that are identified in the assessment are described as (i)
a spring, farmstead and waterwheel at Newton of Mudurno to the south, and (ii) a
stone circle at Dubford to the east. These are not however within the site itself and
would not be affected by any development here. This notwithstanding, it should be
noted that the Council’s own records make it clear that, while there is a standing stone
to the east of the site, it is just “possibly the remains of a possible stone circle...”, with
nothing to indicate that any particular value should be attributed to this. Likewise, the
other features referred to are not designated in any way, with nothing to indicate that
they are of any particular historic interest. As such, there is no reason for the site to
be marked down in this regard and it should instead be given a score of 3 in relation
to this criterion.

e Natural conservation — while the assessment indicates that the site is identified as an
area of potential bat habitat and the presence of pipistrelle bats has been recorded
within 100m of the site, it is important to recognise that the potential existence of
bats on a site does not in itself preclude development. Rather it would require a bat
survey to be undertaken and, in the event that bats were found to be roosting on the



site, any mitigation put in place before development can take place, with an
appropriate licence for such works having been secured from SNH.

Likewise, while part of the site is covered by the Green Space Network designation (as
part of the Denmore, Mundurno, Shielhill Farm link green space), this only extends to
the southern most part of the site, comprising less than 11% of the total site area. At
the same time, the designation listing notes that much of the habitat is comprised of
amenity grounds throughout the industrial estate and some housing, and that the
designation passes through ALDP allocated site OP3 and is adjacent to allocations OP2
and OP25, demonstrating that development can be accommodated within this part of
the Green Space Network without having any adverse impact on it. Indeed, as set out
in the supporting report submitted with our client’s original bid, the Council’s express
view during the preparation of the current ALDP was that the site is largely devoid of
any woodland, tree cover or natural habitat, such that it should be considered to make
a limited contribution to the Green Space Network in this regard. This
notwithstanding, the indicative layout plans submitted with the bid show how
development on the site would deliver a high percentage of open green space (as
described in more detail in the bid form), ensuring that green space links are
maintained and improved.

Finally, as noted in the assessment, any Local Nature Conservation Site, Local Nature
Reserve and SSSI designations in the area lie off-site, such that these would not be
affected by development on the site itself.

Accessibility — It is not clear why the site has been scored only 2 in this regard given
that the assessment notes that there is a bus stop within 130m of the site’s boundary,
providing connections along the B999 to Tarves and Methlick as well as into Aberdeen
City Centre. In addition, although not noted in the assessment, the new x40 bus route
now goes into the Dubford development to the south, with the nearest bus stop being
approximately 50m from the site. This is considerably within the Council’s current
guidelines (as set out in Supplementary Guidance: Transport Accessibility), in terms of
which up to 400m to the nearest bus stop is generally considered to be acceptable.
As such, the site should be scored highly in terms of accessibility. A photograph of the
completed bus terminus at Dubford is provided at Figure 11 of Appendix One.

Contamination — the assessment notes the presence of a former sand pit at Hillhead
of Mundurno, and that part of the site forms part of Shielhill Quarry. As such, in order
to confirm that there are no contamination issues, a risk-based site investigation will
be required. This is also noted in the supporting report submitted with the bid, which
includes a contamination statement by Cameron + Ross, in terms of which it is made



clear that any environmental risks that are identified would be remediated in full such
that the site would not be adversely impacted, but rather would be fully regenerated.
At the same time, it must be recognised that the potential for contamination will
almost always need to be investigated when the redevelopment of a brownfield site
is proposed, and this needs to be balanced against the benefits that the re-use of such
brownfield sites brings, and the policy support for developing brownfield sites ahead
of greenfield ones, in particular in the PSDP and through Scottish Planning Policy (SPP),
as set out below. The site should not therefore be scored down in terms of this
criteria.

e Service infrastructure capacity — the assessment notes that the site lies within
Greenbrae Primary School and Old Machar Academy catchment areas and, while
there is ample capacity at Greenbrae Primary School in the long term, there is not
considered to be sufficient capacity at Old Machar Academy. Old Machar Academy
does though have capacity until 2023. The advantage of allocating this site for long
term development however is that, particularly when taken together with other
proposals for this part of the City, this would allow for development here to be
properly masterplanned, with a sufficient critical mass of housing to address any
school capacity issues.

The only criteria against which the site scored the minimum of 1 then are Landscape fit,
Relationship to the existing settlement, and Direct footpath/cycle connections to community,
each of which are considered in turn below.

e Landscape fit — the assessment describes the site as forming part of an area which
acts as a green space buffer between the Bridge of Don and Potterton, and has the
green belt function of helping to protect the identity of both areas, with the Shielhill
Road north of Dubford forming a robust green belt boundary. This however ignores
the fact that part of the site is brownfield land, the previously developed nature of
which means that it does not contribute to the green space buffer between the Bridge
of Don and Potterton. At the same time, as set out in more detail in the supporting
report submitted with the original bid, the AWPR now establishes a clearer and more
robust boundary between the Bridge of Don and settlements to the north than
Shielhill Road does, inviting the green belt boundary to be reviewed accordingly. It
should in particular be noted that, when previously granting planning permission for
office and light industrial development on the southern part of the site, the Council
expressly stated that the site does not contribute to the strategic function of the green
belt. In light of the Council’s own views in this regard, there is no justification for
concluding that the proposed allocation would have a negative impact on the green
belt’s functions, or in terms of landscape fit.



Relationship to existing settlement — in considering the relationship to the existing
settlement, the officers’ assessment looks at the “subtle” feature of lower ground
which is described as separating development at Denmore and Middleton Park from
the higher ground to the north at Mundurno and Perwinnes and the woodland areas
at Parkhill, stating that development breaking out over this feature would add to a
sense of urban sprawl unconnected to the existing urban area. This however is largely
an extension of the concerns about landscape fit set out above, rather than an
assessment of the relationship to the existing settlement per se and, as such,
constitutes double counting against that criteria.

If the relationship to the existing settlement is assessed properly, due regard must be
given to the fact that the site has otherwise been assessed positively in terms of its
proximity to facilities and employment opportunities (scoring a 3 against each of
these) and hence it is not logical to state that it is not well related to the existing
settlement.

In addition, development here would form a natural extension to the residential
development to the south, on a site on which there is already existing development
beyond the “subtle” line of lower ground referred to in the assessment, as well as bid
reference B0208 which is now recommended for allocation in the new ALDP. It is
accordingly submitted that the Council’s assessment of the site in this regard is not
justified, and the site should instead be assessed positively with regards to its
relationship to the existing settlement.

Direct footpath/cycle connection to community and recreation facilities and
resources — whilst the assessment indicates that there are no pedestrian facilities on
either the B999 to the east or Shielhill Road to the south, and no core paths or
cycleways in the vicinity of this proposal, the concept masterplan included in the
supporting report submitted with our client’s initial bid shows how pedestrian and
cycle access could be provided through to the development to the south, and further
afield through this. In addition, the Local Features and Services drawing submitted
with this response shows the existing network of footpath connections within our
client’'s Dubford development to the south, and which will be extended upon
completion of the final phase of that development, further enhancing pedestrian
connectivity in the area. At the same time, the supporting report incorporates a
Transport Statement from Cameron + Ross which notes that there are a number of
informal countryside paths which will also encourage pedestrian and cycle travel, and
accordingly states that the site is well located for pedestrian and cycle travel.



Other material considerations

Scottish Planning Policy and brownfield land

SPP states that “Previously developed land (also referred to as brownfield land) is a potential
source of sites for new development and planning authorities should support and promote
proposals to bring vacant or derelict land back into productive use for development or to
create more attractive environments.”

The PSDP then reiterates that support for the redevelopment of brownfield land, with the
target of at least 40% of new development being on such sites.

Given that part of the site comprises brownfield land, and with short terms lets of the
concrete mixing plant, yard, lorry park and workshop on the site due to end by the time the
emerging ALDP is adopted, priority should now be given to finding a new use for what is a
largely degraded site (see photographs included in Appendix One) in accordance with both
SPP and the PSDP. A mixed-use development such as that proposed by way of this bid would
be a positive improvement on the current use in terms both its compatibility with
neighbouring residential development and its environmental impact, with opportunities
provided for positive enhancements to that as set out above and in the supporting report
submitted with the bid.

Other sites

Our client supports the proposed allocation of bid reference B0208 (WTR Site) for the reasons
set out in the officers’ assessment of the site. In making that allocation, the officers’
assessment recognises the merits of redeveloping brownfield sites of this nature, particularly
given the close proximity to the largely complete Dubford development, the limited
contribution that a previously developed site makes to the green belt objectives, and the
potential for pedestrian access into Dubford to be provided. In applying the same analysis to
this site, it is considered that the combined allocation of this and bid reference B0208
presents an even better opportunity to improve the residential character of the area through
the regeneration of surrounding brownfield land, and the provision of the appropriate
balance between residential development and associated civic space and commercial
facilities.

Our client is also supportive of bids for further development to the south of the WTR Site
(B0209) and to the east of our client’s own site (B0210) on the basis that, taken together,
these present a sustainable direction for the future growth of Aberdeen. At the same time, as
also noted above, this would provide the necessary critical mass of housing to address any



educational capacity issues, as well as providing all necessary services and facilities to create
an integrated and balanced community; here, residents would benefit from the provision of
much needed homes, jobs and services in one location and, accordingly, a high quality of life.

Commercial centre

Our client’s initial bid describes the vision for Shielhill as including a civic square on the
southern part of the site, with commercial premises in this to serve not only the proposed
new housing on the site but also the existing development at Dubford to the south (with a
new pedestrian link provided to facilitate easy access between the two). There is, however,
a need for a critical mass of housing to support the commercial viability of that centre and
hence the development of this site is required in addition to the housing at Dubford. This is
confirmed in the letter from the Co-op which is submitted with this response, from which it
is clear that the Co-op would consider the Dubford area to be “a great location for a new Co
op store” if there were a viable catchment area of potential customers. However, as also set
out in the letter, the Co-op are regretfully unable to invest in a store in the current Dubford
development as there is not considered to be a viable catchment area at present. The
residential development proposed in terms of our client’s bid would directly help to address
this, particularly when viewed together with other committed development at Chingmere and
future development on the Walker Technical Site as proposed in bid reference B0208, which
is assessed as desirable in the MIR as outlined above. Combined, it is considered that
development across these three sites could provide the necessary catalyst for Co-op and
others to take up commercial space in the proposed commercial centre, to the benefit of the
whole area.

Deliverability

The Council’s initial call for sites stressed the importance of bid sites being capable of being
implemented within the Plan timeframe, with regards to which our client can demonstrate a
positive track record of delivering high quality development, including on the Dubford site
immediately to the south. Here, 164 units have been delivered by our client over the past four
years, which compares favourably with other sites in the City.

Conclusion

For the reasons set out above, as well as those given in our client’s initial response to the call
for sites, it is submitted that the officers’ reasons for concluding that the site is undesirable
are not justified and that the site should be allocated for a mixed use residential development
as set out in the original bid documentation, for the period beyond 2032.



Appendix One

Figure 1 - Site entrance

Figure 2 — Site at present



Figure 3 - Site at present

Figure 4 - Site at present
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Figure 5 - Site at present

Figure 6 - Site at present

11



Figure 7 - Site at present

Figure 8 - Site at present
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Figure 9 — Site at present

Figure 10 - development underway to south
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Figure 11 - completed bus terminus at Dubford

Figure 12 — Completed retail units at Dubford
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Figure 12 - Completed retail units at Dubford

Figure 13 - Completed retail units at Dubford
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2.ViIsion

Our vision for Shielhill Farm is
shown opposite and includes
a residential development

with extensive landscaping
and open space provision
incorporating a neighbourhood
centre and primary school.

Whilst the site is effectively composed of two parts, our client is
keen to masterplan the combined area as shown here in order to

deliver a high quality and sustainable development.

The masterplan shown opposite has developed out of a clear

understanding of the location of the site and its surrounding context.

A number of key features have been developed to create a place
which responds to its surroudings and yet delivers its own unique
identity;

¢ Aclear primary road structure knitting together the various
elements of the masterplan

¢ Considerable buffer planting to the edges of the development,
notably the eastern edge, yet retaining views to the adjoining
site to the east with its Scheduled Ancient Monument.

¢ Aseries of high quality and well connected green spaces
throughout the development, each responding to its specific
location and providing opportunities for the development of
character areas.

¢ Aconsidered approach to density of development on the
site, with lower density areas towards the edges of the

development, creating a softer edge with the surrounding land.
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We propose an integrated network of close knit residential streets
to form a safe and attractive environment. The streets will have a
varying but distinctive character depending on their location
within the masterplan;

e  Streets and public open spaces are designed to be well
overlooked in order to be safe, attractive and well used.

. Building elevations, inter-linking garden walls and
hedges are designed as a single composition to increase
enclosure and strengthen placemaking.

. Narrow front garden threshold spaces in principal locations
with close proximity of front doors to the street will
encourage neighbourliness and the passive surveillance of
activity within the street.

¢ Where the built form overlooks landscape or open space
a consistent frontage and boundary treatment will be
considered.

¢ Acohesive and coherent simple palette of materials will
unify the streetscape and landscape design with the
architecture.

e Atjunctions with principal and secondary streets the
surface material should be designed to mark the transition
into the shared space.

e Incorporate localised narrowing of the carriageway to
reduce vehicle speeds using street trees or street furniture.

. Principles of Designing Places, Designing Streets policy
and The National Roads Development Guide will be
used along with detailed dialogue with Council’'s Roads
Services.

¢ Car parking in general will be designed to be discreet with
a minimum of front curtilage parking.

¢ On-street parking, where provided, will be designed as an
integral part of the streetscape.






3. Planning Context

Currently, the site is largely farmland, although there is existing
development in the southern section making that area of site
brownfield land (see submission for Shielhill South). The site is
not covered by the Scotstown Moor/Perwinnes Moss Local Nature
Conservation Area or subject to any other special protections or
constraints.

This bid includes an area of land at the southern end (Sheilhill
South) which is the subject of a separate response to the call for
sites, seeking an allocation for a mixed use residential development
incorporating a neighborhood centre. Whilst that submission has
been made our client is keen to masterplan the combined area in
order to deliver a high quality and sustainable development that
benefits both the place and the people who will live there, hence
this bid which incorporates that site. Indicative layout plans which
accompany each submission show how linkages can be made
between the two sites.

It should however be noted that Shielhill South is capable of
implementation in its own right and is not reliant on the development
of the area of land to which this submission relates.

Our client is also currently taking forward development on land at
Dubford further to the south (on the south side of Shielhill Road, on
the land identified as OP10 in the extant ALDP (2017)), with this on
target to deliver 550 units by 2021. This demonstrates our client's
commitment and ability to deliver high quality development in this
area, for which there is a clear demand.

Against this background, our client is keen to see this site developed
in a way that complements the Dubford development to the south.

In this regard, there are a number of points of particular pertinence
that should be taken into account as follows:

e Interms of future housing growth, the Main Issues Report
(MIR) for the review of the Strategic Development Plan (SDP)
points to the need to anticipate high levels of growth and an
increase in the housing land supply target, fueled by economic
recovery. That being the case, there will be a requirement for
additional housing land throughout the SDP area. The MIR also
recognises that both greenfield and brownfield allocations will
be required in this regard.

*  Whilstitis accepted that the MIR also seeks new greenfield
allocations to preferably be under 100 units in size (emphasis
added), it is submitted that the fact that this site incorporates
an element of brownfield land which can be delivered in the
short term, and that our client has an excellent track record
of delivery, means its allocation would contribute to the
achievement of the SDP’s objectives in terms of increasing
housing growth in a sustainable and well planned way. It is
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further submitted that it will be particularly important to ensure
that such sites are available should the new ALDP require to
have a 10 year time period, as proposed in the current Planning
(Scotland) Bill. Further information on the regional and national
policy context, and the emphasis it places identifying additional
housing land is provided in Appendix 1.

The changing nature of the area in which the site is located
invites a review of the Green Belt boundary to ensure that this
is still relevant and effective (see page 12 on the purpose of
the Green Belt boundary in this regard). Perhaps most notable
in this context is the development of the Aberdeen Western
Peripheral Route (AWPR) just a little to the north of the site,
which will create a new clear and robust boundary between
development at Bridge of Don and settlements to the north,
such that having the Green Belt boundary to the south of this
would seem to be somewhat arbitrary.

At the same time, in terms of housing land in this area, it should
be noted that the Chingmere site to the south of Shielhill Road,
which was expected to provide 99 houses here, does not seem
to be deliverable. Planning application reference 131851

for that development has been pending determination since
December 2013 and, having been referred to the Planning
Development Management Committee in March 2018 with

a recommendation for refusal, was then withdrawn from the
agenda following issues with the developers being unable to
demonstrate that they controlled the land required to provide
associated path and road links. Given the ongoing frustrations
with the delivery of that site, there is now a need to identify
alternative land in this area for development.






4. Site Assessment

During preparation of the extant ALDP, this site was promoted
together with the site to the south for a combined residential
development of 1,000 homes plus a neighborhood centre and
primary school (bid reference 0205). While the Council did not
consider that bid desirable at the time, their assessment of it
identified a number of points in favour of an allocation being made
here at some point in the future.

In particular, the Council’'s assessment of that bid confirmed that
allocation of the site for residential led development would be
positive (and scored very highly) in terms of:

e Aspect and slope, as the site is south/south east facing with
fairly gentle slopes;

e Flood risk and drainage, there being no identified flood risk or
drainage issues;

e Natural conservation, the site being comprised of improved
grassland, arable land and horticulture, and largely devoid of
any woodland, tree cover or natural habitat;

e Landscape features, there being few landscape features on the
site that might be negatively affected by development;

e Land use mix and proximity of employment opportunities, as
the site is close to industrial areas (Denmore Industrial Estate
and the Core, Murcar are both within 1.6km of the site);

e Land use conflict, as residential development of the site is
unlikely to cause any conflict issues; and

e Physical infrastructure capacity, there being no known physical
infrastructure constraints which would restrict development of
the site.
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However, the larger combined site was not favoured for inclusion
in the ALDP at that time due to concerns about its role as a green
space buffer between the Bridge of Don and Potterton, the extent
to which development here would contribute to urban sprawl, the
distance from the existing settlement and facilities there, and traffic
constraints at the Bridge of Don.

In addition, there were lesser concerns about educational capacity,
potential areas of contamination, the existence of a Sites and
Monuments Record feature in the vicinity of the site (albeit not on
the site itself), and exposure (although it was recognised that this is
mitigated by the site’s southerly slope).

More generally, there was not seen to be a need to allocate a site
of the scale proposed at that time in addition to other allocations
already made at Dubford and Bridge of Don.

The planning authority’s views in this regard were supported by the
Reporter during Examination of the ALDP insofar as he considered
the site’s Green Belt status to be justified at that time and that, while
acknowledging that releases of Green Belt land are sometimes
required, did not consider there to be scope for additional such land
to be allocated at that time. However, although concluding that the
combined site should not be allocated in the current ALDP, he did
recognise that there were potential merits of development at Shielhill
Farm in the longer term.

In respect of those longer-term merits, and looking at each of the
points in respect of which the Council raised concerns in turn, it is
submitted that changes in both the policy landscape and in terms
of built development on the ground mean that this larger site should
now be assessed positively for allocation in the emerging ALDP as
set out below.






5. Justification for Allocation

Green Belt status, including role as green space buffer
between the Bridge of Don and Potterton and extent to which
development of the site would contribute to urban sprawl -
Scottish Planning Policy 2014 (SPP) sets out a number of reasons
why a green belt may be designated, these being to:

» direct development to the most appropriate locations and
support regeneration;

e protect and enhance the character, landscape setting and
identity of the settlement; and

e protect and provide access to open space.

These policy principles are reflected in the extant ALDP, which
states that:

“The aim of the Green Belt is to maintain the distinct identity of
Aberdeen and the communities within and around the city, by
defining their physical boundaries clearly. Safeguarding the Green
Belt helps to avoid coalescence of settlements and sprawling
development on the edge of the city, maintaining Aberdeen’s
landscape setting and providing access to open space.”

In this instance, it is submitted that the continued designation of

this site as Green Belt does little or nothing to help achieve these
objectives: the site provides no public access to open space;
retaining this as Green Belt makes little contribution to the landscape
setting; and the development of the AWPR to the north provides a
far more obvious, less arbitrary and more robust line of separation
between development at Bridge of Don and settlements to the

north than the current Green Belt boundary does. On the site’s
contribution to the landscape setting in particular, this assessment
was endorsed by the Council during preparation of the current ALDP,
when they confirmed their view that the site had few landscape
features that might be negatively affected by development.
Conversely removing the site from the Green Belt and allocating

it for high quality development with appropriate landscaping, the
retention of green corridors and public access through the site, as
shown on the indicative plans submitted with this bid will contribute
a lot more towards Aberdeen’s landscape setting than the current
designation does.

12 Scotia Homes Ltd

e Green Space Network — as identified above, the green space
network extends only into the southern most corners of the site,
comprising less than 11% of the total site area. The parts of the
green space network which extend onto the site are described
as ‘linkage’ green space, which is intended to provide links
between green space habitats. As identified above however,
the Council’'s express view during the preparation of the current
ALDP was that the site is largely devoid of any woodland, tree
cover or natural habitat, such that it should be considered to
make a limited contribution to the site’s green space value in
this regard. This notwithstanding, the indicative layout plans
submitted with the bid show how development on the site would
deliver a high percentage of open green space (as described
in more detail above and in the bid form), ensuring that green
space links are maintained and improved.

. Relationship to the existing settlement and proximity
to facilities - when assessing the site’s relationship to the
existing settlement and proximity to facilities during the last
ALDP review, the Council did not seem to take development at
Dubford into account. They did however take this into account
when assessing bids for other sites in the area. For example, in
assessing the nearby site at Shielhill (Bid reference B0206), the
Council expressly commented that concerns about proximity
to the existing settlement and facilities would be addressed
through completion of the Dubford development, with the local
shopping, health and recreation facilities that this will provide.

Given that the Dubford site is currently in the process of being
developed out, and the proximity of this site to that development,
there should be no question about the extent to which development
on this site would also be well connected to existing settlements and
facilities.






5. Justification for Allocation

Similarly, in terms of public transport, the new x40 bus route now
goes into the Dubford development, with the nearest bus stop being
approximately 50m from the site.

e Traffic constraints at the Bridge of Don — while this was
said to be an issue at the time of the preparation of the current
ALDP, it was also accepted that this would be addressed when
the AWPR opens. Consequently, there is no reason to think
this will be an issue that would prevent the allocation of the site
in the emerging ALDP.

e Educational capacity — while this may have been a concern
previously, the 2015 school roll forecasts indicate that there
will be capacity at Oldmachar Academy until at least 2023
and, while it is recognised that Greenbrae Primary is forecast
to exceed capacity in this timeframe, this would be directly
addressed by the early delivery of a primary school as part
of the proposed allocation of this site, benefiting not just
development on this site itself, but also the wider Bridge of Don
area.

*  Potential areas of contamination — The subject site has
largely been undeveloped and in agricultural use since
sometime before the 1870’s until the present time. Similarly,
the surrounding area has also been used predominantly for
agricultural use, interspersed with small dwellings and areas of
woodland, over the same time period.

e ASand and Gravel Quarry is however historically present to
the south of the Subject Site from the 1950's through to present
day. Extraction of materials from the quarry have since ceased
however its remains in operation as an aggregate mixing facility
and also operates as a base for a haulage company. From
visual inspection the area does not suggest that it has been
infilled.

. In view of the foregoing it will be necessary to undertake a
detailed quantitative assessment of potential risks to the water
environment and potential ground gas risk.

e Should any environmental risks be highlighted as part of the
detailed quantitative assessment these shall be remediated
in full such that the site would not be adversely impacted
but rather fully regenerated following the former brownfield
quarrying activities
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Sites and Monuments Record feature in the vicinity of

the site - although the assessment of the site during the
preparation of the ALDP 2017 identifies elements of the historic
environment in the vicinity of the site, it should be noted that
there are none within the site itself. The nearest feature is
more than 50m outside the site boundary and, as shown on the
indicative layout plan, will be screened by landscaping from any
development on this site.

Exposure — again, although this was noted in the assessment
of the site during the preparation of the ALDP 2017, it was
recognised that it is mitigated by the site’s southerly slope
and, as such, is not considered to be a significant issue. With
reference to the masterplan on page 7, there is a significant
amount of buffer planting proposed along the eastern and
northern edges of the site to further mitigate against any
perceived issues with exposure.

In addition to the points above, the following sets out further
justification for the allocation of the site in the emerging ALDP.

Energetica corridor - account needs to be taken of the site’s
location within the Energetica corridor, which:

“...provides opportunities to invest in business facilities, leisure
and housing with unique place-making planning guidance

that will deliver energy efficient, high quality housing and
communities among the best in the world. It is an integral part
of Aberdeen City and Shire’s work to strengthen its position as
a global energy hub, building on the region’s rich oil and gas
heritage with opportunities for carbon capture and storage,
hydrogen, onshore and offshore renewable energy.”



At the same time, there is a focus on developing land within the
corridor for complementary uses, including residential, to create a
more balanced ‘lifestyle’ proposition.

For that part of the corridor which is located in Aberdeen City,
specific criteria which any such developments are expected to
demonstrate are set out in the Council’s Supplementary Guidance:
Energetica (SG), in terms of which there is a strong emphasis on
sustainability - economic, social and environmental. In this regard,
the allocation of this site along with the land at Shielhill Farm
South allows for the development of an integrated and balanced
community providing homes, jobs and services in the same location.
In addition, the proposed reservation of part of the site to deliver a
primary school should be given significant weight as it contributes
not just to the sustainability of development on this site, but of the
wider area as a whole.

As such, it is submitted that this site should be allocated for
residential development incorporating a primary school, together
with associated landscaping and public open space for the reasons
outlined above. At the same time, it is further submitted that:

e Allocating the site as proposed in terms of this bid would
enable a well-planned development in accordance with the six
essential qualities of successful placemaking , in particular to
the extent that it would be:

. Distinctive — in terms of, for example, responding to the
site’s context, being well-planned, and complementing the
existing Dubford development;

e Welcoming — by employing well-considered use of
materials, and creating both an attractive entrance from
Shielhill Road and active street frontages within the
development itself;

»  Safe and pleasant — being designed with pedestrian
movement as a priority, with natural surveillance and
high quality public spaces, as well as not being at risk of
flooding or increasing flood risk elsewhere;

*  Easy to get to/move around — being well connected by
sustainable modes of transport;

*  Adaptable — with a mix of building tenures, densities and
typologies;

*  Resource efficient — through the use of low or zero
carbon generating technologies; efficient use of
infrastructure and provision of a mix of uses reducing the
need to travel.

The indicative layout plans also show that the site is sufficiently
large to provide high quality open space in accordance with the
Council’'s requirements, as well as being well located to access more
natural open space to the west. At the same time, the provision

of sensitive landscaping, as shown on the indicative layout plans,
would positively increase the ecological value of the site, such that
this would make a significantly greater contribution to the natural
environment in the area than it does at present.

The plans show that 25% of the units on the site can be affordable
and this has been taken into account in the viability assessment.

Finally, the site is deliverable within the timescale of the LDP as part
of a phased development together with Sheilhill Farm South.

Scotia’s nearby development at Dubford
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7. Conclusion

For the reasons given in this paper apart, it is submitted that the
allocation of this site for a residential led mixed use development
incorporating a neighbourhood centre and a site for a primary
school, together with associated landscaping and public open space
would:

*  be consistent with Council, regional and Scottish Government
policy to deliver more housing, including affordable housing;

*  make provision for sufficient housing land should the new ALDP
require to have a 10 year life span;

e not undermine the purpose of the Green Belt or the Green
Space Network;

e notimpact on the road network and be accessible by a range of
modes of transport;

e notimpact on any natural or built heritage designations;
e be well related to existing development and services;
e be consistent with the aspirations for the Energetica corridor;

*  meet Council requirements in terms of infrastructure and open
space provision; and ultimately

» allow for the development of a well-designed, high quality,
sustainable community consistent with the recent development
of Dubford within the lifetime of the plan.

As such, it is submitted that the site should be allocated accordingly.
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8. Appendix 1 - Housing Demand

e The Preferred Option in the current review of the Strategic
Development Plan (SDP) for housing land set out in the Main
Issues Report (MIR) is for Local Development Plans (LDP) to
identify sufficient land to allow for the delivery of new homes
at levels not seen for 20 years, with the aim of building 2,190
homes over the next 25 years, and to allow for a higher rate
of delivery if there is demand for this. The alternate option of
having no further allocations in LDPs is not preferred, and the
MIR recognises that both greenfield and brownfield allocations
will be required in this regard.

e The need to identify housing sites on greenfield land was
supported by the Reporter during the Examination of the
current ALDP, who stated that it is not possible to provide
sufficient housing land to meet the needs of the city region
without some greenfield development [see p106], with the
fact that most greenfield allocations in that LDP were carried
over from the previous one, and are at an advanced stage of
progressing through the planning process [see p107], indicating
that additional greenfield allocations are now likely to be
required and appropriate.

*  The requirement to identify additional housing land is also in
line with Scottish Government policy in terms of which priority
has been accorded to the delivery of more new housing
through:

¢ Scotland’s Economic Strategy, published in 2015, which
identifies four priorities for sustainable growth, one of
which, investment, specifically highlights housing.

¢ The Joint Housing Delivery Plan for Scotland (2015)
which identifies a number of themes with regards to
housing, including a lack of housing supply in both public
and private sectors.

. Related to that, the Government launched its More
Homes Scotland approach in 2016 to deliver more
homes across all tenures.

. Recognising the centrality of housing in its overall
ambitions for Scotland, the Government also made
supplying more homes a national strategic “social
infrastructure” priority in the 2015 Infrastructure
Investment Plan.

» ltis therefore clear that the Government is seeking to increase
the supply of housing throughout Scotland, placing the impetus
on local authorities to allocate more housing land accordingly.

e This emphasis on increasing the supply of housing land lends
significant support for the allocation of this site as proposed
in terms of this bid. That is particularly so since the site will
provide a 25% contribution towards affordable housing.
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(3 Street and Spaces

SHIELHILL

Within the new development, networks of streets and paths will be
developed in line with the philosophy outlined in ‘Designing Streets’,
giving pedestrians priority over vehicles. It aims to promote a better
quality of living for all users and appropriately influence sustainable
patterns of behaviour. ‘Designing Places’ highlights six qualities of
sustainable places, and key considerations for street design:

. Distinctive - street design should respond to local
context to deliver places that are distinctive;

. Safe and Pleasant - streets should be designed to be
safe and attractive places;

. Easy to move around - streets should be easy to
move around for all users and connect well to existing
movement networks;

*  Welcoming - street layout and detail should encourage
positive interaction for all members of the community;

. Adaptable - street networks should be designed to
accommodate future adaptation;

. Resource efficient - street design should consider
orientation, the integration of sustainable drainage
and use attractive, durable materials that can be easily
maintained.

It is proposed that the street and path networks within the
development will be well designed and maximise the output of the
above qualities through implementation of the recommendations of
this Policy Statement and in compliance with requirements of the
City Council.

Residential Streets

We propose an integrated network of

close knit residential streets to form a safe and
attractive environment. The streets will have a varying
but distinctive character depending on their location
within the masterplan.

. Streets and public open spaces are designed to be well
overlooked in order to be safe, attractive and well used.

. Building elevations, inter-linking garden walls and hedges
designed as a single composition to increase enclosure
and strengthen placemaking.

. Narrow front garden threshold spaces in principal
locations with close proximity of front doors to the street to
encourage neighbourliness and the passive surveillance of
activity within the street.

*  Where the built form overlooks landscape or open space
a consistent frontage and boundary treatment will be
considered.

+«  Acohesive and coherent simple palette of materials to
unify the streetscape and landscape design with the
architecture.

«  Atjunctions with principal and secondary streets the
surface material should be designed to mark the transition
into the shared space.

. Incorporate localised narrowing of the carriageway to
reduce vehicle speeds using street trees or street furniture.

. Principles of Designing Places, Designing Streets policy
and The National Roads Development Guide to be
followed along with detailed dialogue with Council’s Roads
Department.

. Car parking in general will be designed to be discreet with
a minimum of front curtilage parking.

. On-street parking, where provided, will be designed as an
integral part of the streetscape.

Accessibility

One of the principles for the masterplan is to create a place
offering barrier-free access to people with a disability. Apart from
the need for dropped kerbs at road crossings there should be
no need for special measures to achieve at-grade access to all
buildings.
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«y Housing and Community

HOUSING DEMAND

In terms of future housing growth, the Main Issues Report (MIR)
for the review of the Strategic Development Plan (SDP) points to
the need to anticipate high levels of growth and an increase in the
housing supply target, fuelled by economic recovery. That being
the case, there will be a requirement for additional housing land
throughout the SDP area.

Specifically, the Preferred Option in terms of the MIR is for Local
Development Plans to identify sufficient land to allow for the
delivery of new homes at levels not seen for 20 years, with the aim
of building 2,190 homes over the next 25 years, and to allow for

a higher rate of delivery if there is demand for this. The alternate
option of having no further allocations in LDPs is not preferred.

In taking forward this Preferred Option, the MIR recognises that both
greenfield and brownfield allocations will be required, but states that
councils would be expected to prioritise brownfield sites and the
currently ‘constrained’ supply before making any new allocations.
The allocation of this site for residential development would be in line
with that expectation.

The requirement to identify additional housing land is also in line
with Scottish Government policy in terms of which priority has been
accorded to the delivery of more new housing through:

. Scotland’s Economic Strategy, published in 2015, which
identifies four priorities for sustainable growth, one of which,
investment, specifically highlights housing.

+  The Joint Housing Delivery Plan for Scotland (2015) which
identifies a number of themes with regards to housing,
including a lack of housing supply in both public and private
sectors.

. Related to that, the Government launched its More Homes
Scotland approach in 2016 to deliver more homes across all
tenures.

. Recognising the centrality of housing in its overall ambitions
for Scotland, the Government also made supplying more
homes a national strategic “social infrastructure” priority in
the 2015 Infrastructure Investment Plan.
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It is therefore clear that the Government is seeking to increase the
supply of housing throughout Scotland, placing the impetus on local
authorities to allocate more housing land accordingly, with brownfield
sites to be prioritised in this regard.

At the same time, the approach taken to brownfield sites in the MIR
for the SDP is in line with that taken in Scottish Planning Policy 2014
(SPP), which states that spatial strategies within development plans
should promote a sustainable pattern of development, to which

end decisions should be guided by a number of policy principles,
including looking at the re-use or re-development of brownfield land
before new development takes place on greenfield sites.

This emphasis on increasing the supply of housing land, in particular
on brownfield sites as set out above, lends significant support for
the allocation of this site as proposed in terms of this bid. That is
particularly so since the site will provide a 25% contribution towards
affordable housing.

RESIDENTIAL

The dwellings will be primarily be family housing with a range of
types and tenures. A small amount of flatted units may be provided
within the local centre. These would be located within mixed use
blocks, consisting of retail/businesses on the ground floor and
residential use on the upper floors. Affordable housing will be
provided in line with the current LDP Policy.

The proposed residential area would have a variety of densities.
With these differing densities there will be a series of character areas
which reflect localised typography, landscape and view corridors.





















ET BROADBAND AVAILABILITY CHECKER

For Postcode AB23 8BJ

Downstream Line Upstream Line Downstream Range

ADSL Products (Mbps) (Mbps) (Mbps) Availability Date
WEBC ADSL 2+ Upto 4 -- 2.5to 8.5 Available
ADSL Max Up to 3 -- 2to 6 Available
WBC Fixed Rate 1 -- -- Available
Fixed Rate 1 -- -- Available
Other Offerings Availability Date
ADSL Multicast -- -- -- Available

Postcode only checks will not return any result for fibre services (FTTP, FTTC:VDSL and G.fast).
For all ADSL services, the stable line rate will be determined during the first 10 days of service usage.

Throughput/download speeds will be less than line rates and can be affected by a number of factors within
and external to BT's network, Communication Providers' networks and within customer premises.

The Stop Sale date for Datastream is from 30-Jun-2012; the Formal Retirement date for Datastream is
from 30-Jun-2014. The Stop Sale date for IPstream is from 31-0ct-2012; the Formal Retirement date for
IPstream is from 30-Jun-2014.

Please note that postcode and address check results are indicative only. Most accurate results can be
obtained from a telephone number, NAD, UPRM or Access Line ID (ALID) check.

MNote: If you decide to place an order for a WBC fibre product, an appointment may be required for an
engineer to visit the end user's premises to supply the service.

Thank you for your interest.



LDP - Shielhill Development
Contamination Statement — Revision 1

North & South Bid

The subject site has largely been undeveloped and in agricultural use since sometime before the 1870’s until the
present time. Similarly, the surrounding area has also been used predominantly for agricultural use, interspersed
with small dwellings and areas of woodland, over the same time period.

A Sand and Gravel Quarry is however historically present to the immediate south of the Subject Site from the
1950’s through to present day. Extraction of materials from the quarry have since ceased however its remains in
operation as an aggregate mixing facility and also operates as a base for a haulage company. From visual
inspection the area does not suggest that it has been infilled.

In view of the foregoing it will be necessary to undertake a detailed quantitative assessment of potential risks to
the water environment and potential ground gas risk.

Should any environmental risks be highlighted as part of the detailed quantitative assessment these shall be
remediated in full such that the site would not be adversely impacted but rather fully regenerated following it
former brownfield quarrying activities.

South Bid

The subject site is a former Sand and Gravel Quarry from the 1950’s through to present day. Extraction of
materials from the quarry have since ceased however its remains in operation as an aggregate mixing facility
and also operates as a base for a haulage company. From visual inspection the area does not suggest that it has
been infilled.

There is a small eastern section of the site which is undeveloped and in agricultural use since sometime before
the 1870’s until the present time. Similarly, the surrounding adjacent area has also been used predominantly for
agricultural use, interspersed with small dwellings and areas of woodland, over the same time period.

In view of the foregoing it will be necessary to undertake a detailed quantitative assessment of potential risks to
the water environment and potential ground gas risk.

Should any environmental risks be highlighted as part of the detailed quantitative assessment these shall be
remediated in full such that the site would not be adversely impacted but rather fully regenerated following it
former brownfield quarrying activities.









LDP - Shielhill Development
Transport Statement

Transport Statement:

Access to the development will be provided via a new priority junction located on the southern boundary with
Shielhill Road. The site will benefit from an internal road network to maximise permeability and provide access
to the wider road network. Further connections will include a secondary access to the west linking with the
unclassified “Corby Loch” road. It is envisaged that local road improvements will be necessary such as road
widening for which the developer has control of adjacent land. At an appropriate time and as part of future
phases a new access will also be formed to east via a new priority junction linking with the B999 Tarves Road.

The internal road design will adopt the “Designing Streets” philosophy set out within the Scottish Government
policy documentation introduced in 2010. This involves forming shared surface carriageways introducing
“Courtyard” areas and using hard and soft landscaping to visually soften the development. The proposed street
design will adopt features, such as landscaping, on street parking for visitors, shared (communal) courts, reduced
lengths of road, differing surface materials, blocks & squares, the lack of junction radii. These enhanced streets
all encourage pedestrian accessibility providing a visual and physical cue encouraging lower vehicle speeds.

It is envisaged that the urban expansion along Shielhill Road linking with the existing Dubford development will
enhance the existing road creating a safe and easily accessible development. Allocation of the Shielhill site will
ensure enhancements such as traffic calming, pedestrian crossings and lighting upgrades can be delivered. The
urban expansion along Shielhill Road would allow the implementation of a 30mph speed limit together with
traffic calming measures proposed either side of the entrance along with a change in road surfacing. Such
surfacing would extend into the site, forming part of a civic square with abutting commercial premises.
Pedestrian linkages to Dubford will be formed and enhanced to provide clear and direct routes to the proposed
new civic square and commercial premises. The addition of street lighting would link the Dubford vehicle
entrances, Shielhill entrance and the Roundabout to west with formal street lighting which will promote safer
use of road at night and enhance pedestrian and cyclist usage between the neighboring Dubford developments.

The site is well located to encourage pedestrian and cycle travel with access to the wider network and local
community via a number of informal countryside paths as-well-as existing public footways to local services
frequently used throughout the day. Existing bus services are within a short walking distance operating along
Shielhill Drive. The existing bus stops both northbound and southbound have excellent facilities including modern
bus shelter and up-to-date timetable information. It is anticipated that bus service could extend north to meet
demand.

As part of any future planning application, a transportation assessment will be required and will determine the
need for Local road improvements. The recent road improvements carried out as part of the neighboring Dubford
development at Scotstown Junction, Denmore Road Junction and future B999 Tarves realignment and Murcar
Roundabout upgrades will benefit the capacity of the local road network.

In summary the site is well located in terms of proximity to existing walking and cycling routes and is within a
reasonable walking distance to existing public transport in compliance with Scottish Planning Policy, June 2017
(SPP). Allocation of the Shielhill site will ensure improvements to the local road network.



LDP - Sheilhill Development
Water & Drainage Statement

Scottish Water are presently assessing the development site and it is likely further studies will require to be
carried out to determine if the existing sewer / water network can adequately service the demands of the
development. These studies will identify any mitigation or enhancement works necessary. It should be noted such
improvement works will be delivered between the Developer and Scottish Water.

Fresh Water Supply:

It is anticipated due to the proximity of the existing water infrastructure a connection will be made to the existing
public water main recently installed in Shielhill Drive to the south of the development site.

Drainage FOUL:

Due to the existing topography, foul water sewers from the site will drain either by gravity or pumped flow and
discharge into the existing public sewer located in Shielhill Drive to the south of the development site.

Drainage SURFACE:

There is often limited space for surface water drainage due to commercial pressures and planning principles
adopted such as ‘design streets. It is therefore critical to develop an overall drainage solution at the outset which
fully integrates with the amenity space and surrounding landscape. Refer to separate Surface Water Drainage
Assessment.

It is considered the site characteristic and development layout encourage the use of Sustainable Drainage System
(SUDS) measures and these will be used to contain run-off volumes generated by critical rainfall events. Surface
water will be attenuated and discharge at a controlled rate, not exceeding the greenfield run-off rate. This will
mimic the natural drainage of the catchment and mitigate many of the adverse effects of surface water run-off
from urban development.

By dealing with runoff at source, the volume of water and the potential amount of contamination is less, which
requires smaller SuDS components downstream. Often source control components are within the curtilage of
properties and maintained by the property owner and can include rain gardens, sometimes referred to as
‘bioretention cells’. Generally, a shallow depression in free-draining soil rain gardens are planted with water
tolerant plants. They include an over-flow to allow excess rainfall to be safely routed away from houses. This
would either be directed towards a separate garden soakaway, watercourse or surface water drainage system.

Gravel filter trenches and swales are appropriate source control components for dealing with runoff from hard
standing areas, including adoptable roadways. Where infiltration to ground cannot be integrated, site control
will likely be established using strategically located detention basins providing a further level of treatment and
overall attenuation/containment prior to discharging into the Burn of Mundurno at a controlled rate, not
exceeding the greenfield run-off rate.



Aberdeen Local Development Plan Review

Main Issues Report
Consultation Response

Question 1 — New Housing Sites

Are there any other sites that would be suitable for housing?

Yes, bid reference: B0214 — Shielhill South (although noting that, whereas not all of the most
northern part of the original bid is brownfield land, the site could be restricted to just the
most extensively developed area to the south of this without impacting on the quality of the
place to be created or on the viability of the development. The indicative masterplan
submitted with this response shows the revised boundary and how this brownfield site could
be developed to provide a high quality residential development with extensive landscaping,
in particular to the north, and good connections to both existing development at Dubford and
potential future development in the area).

Question 3 — Brownfield and other Opportunity Sites

Are there any further brownfield or other opportunity sites which would be suitable for re-
development?

Yes, bid reference: B0214 — Shielhill South, with the site boundary revised as outlined above.

Introduction

Our client, Scotia Homes Ltd, wishes to promote bid reference B0214 — Shielhill South as a
site that would be suitable for a mixed-use residential development and contests the officers’
conclusion that it is undesirable for allocation in the review of the ALDP.

In considering this, particular regard should be given to provisions of Scottish Planning Policy
(SPP) and the Proposed Aberdeen City and Shire Strategic Development Plan (PSDP) which
make it clear that brownfield sites should be given priority when bringing land forward for
housing, with a target for at least 40% of all new housing to be on brownfield sites (see below).
At the same time, the PSDP also emphasises the importance of reducing travel distances, and
making walking, cycling and public transport more attractive to people.



As set out in our client’s initial response to the call for sites and in the following paragraphs,
our client’s site at Shielhill complies with these criteria, and should accordingly be looked on
positively for inclusion in the new Local Development Plan.

Site assessment

The officers’ assessment of bid reference B0214 confirms that the site is south facing and
relatively flat, with good drainage and no significant landscape features that would constrain
development here. It is also noted that the site is well located in terms of its proximity to
existing bus routes, facilities and employment opportunities, with the Murcar and Denmore
Industrial Estate, Denmore Commercial Centre and the Bridge of Don Retail Park all within
close proximity of the site, as well as bus links to the city centre, Aberdeen Royal Infirmary
and beyond. There are no infrastructure capacity or other constraints identified, no concerns
about any potential land use conflicts, and the site is assessed positively in terms of its
contribution to the land use mix. On all these points, the site scored a maximum of 3, with
this supporting the proposed allocation of the site for a mixed use residential development.

In addition, in terms of access to services it should be noted that development at Dubford to
the south includes local retail units and play areas, while the Scotstown Moor Local Nature
Reserve, just a short distance away, also provides informal recreation and exercise
opportunities The locations of nearby services and facilities are highlighted on the enclosed
Local Features and Services drawing, which shows the vast majority of the site is within 400m
of local services at Dubford. The completed bus terminus at Dubford is shown at Figure 11 of
Appendix One, with Figures 12 to 14 showing the completed retail units.

This notwithstanding, the assessment concludes that the site should remain as green belt on
the basis that

“This forms part of an area which acts as a green space buffer between Bridge of Don and
Potterton and has the green belt function of helping to protect the identity of both areas.
Its development would lead to urban sprawl. It is relatively remote from existing facilities
and accessibility is poor. Part of the site was considered during the Examination into the
2017 LDP. The reporters concluded that the greenbelt status of the land at Shielhill is
appropriate and contributes to the landscape setting of Aberdeen. The current Shielhill
Road is an easily identifiable and robust green belt boundary in this area. Residential
development would intrude into the open countryside and have an unacceptable impact
on the landscape setting of the city.”

As set out below, our client strongly disagrees with that conclusion, particularly given that the
site scores a maximum of 3 for 13 of the 21 assessment criteria as outlined above, including



the criteria relating to accessibility and proximity to services; as such, the assessment’s
conclusion with regards to these criteria is wholly unsupported by the assessment itself.

And indeed, if the provisions of the PSDP outlined above are taken into account, it would
indicate that brownfield sites which are in close proximity to services and employment
opportunities, and which are easily accessible by means of travel other than private car,
should be favoured for development. As our client’s site is both a brownfield site and scores
a maximum of 3 in terms of the criteria on accessibility, proximity to facilities, and proximity
to employment opportunities, it is submitted that it should be favoured for development
accordingly.

With regards to the criteria against which the site has not scored the maximum of 3, it still
scored well (2) in terms of those set out below, with any concerns that were raised addressed
as follows.

e Exposure — as set out above, it is recognised that the site is south facing, in addition
to which it is noted that existing vegetation gives some shelter from northerly winds.
To the extent that this vegetation is described in the officers’ assessment as being
“limited”, the concept masterplan submitted with the initial bid shows the potential
for further planting to be incorporated along the northern edge of the site to provide
additional shelter. At the same time, the Council’'s assessment of the existing
vegetation as “limited” supports the conclusion that the site currently contributes
little to the green belt, and should accordingly be considered appropriate for re-
allocation, as discussed further below.

¢ Flood risk — the assessment identifies that the Mundurno Burn follows the southern
edge of the site and is prone to flooding, such that hard development would need to
avoid this area. As set out in more detail in the supporting report submitted with the
bid (see page 16), a Flood Risk Assessment undertaken by EnviroCentre in 2012
confirms that the proposed site is located above the areas identified as being
susceptible to fluvial or surface water flooding. At the same time, it should be noted
that the Burn of Mundurno runs on the opposite side of Shielhill Road from the site
(closer to existing development at Dubford than to the development area now
proposed) and the SEPA flood risk maps show that any risk of river flooding is to the
south of Shielhill Road, whilst there is only a small area of the site at medium risk of
surface water flooding. On the basis that there would be no hard development on any
areas at risk of flooding, there is no reason for the site to be marked down in this
regard. Likewise, during preparation of the extant ALDP, the Council’s assessment of
the Dubford site concluded that there were no flood risk issues and, in recommending
approval of planning application reference P121292 for the erection of offices and



light industrial development on part of the site, the Committee Report for that
application confirms that the flooding team had no objection to development on the
site.

Built/cultural elements - in not giving the site a maximum score in this regard, the
only built/cultural elements that are identified in the assessment are a row of
detached inter-war houses to the east (with it being noted that these are set at a
higher level and screened by a bund) and disused farm/industrial buildings to the
west. None of these are identified by Historic Environment Scotland as being of any
historic significance and they are not covered by any historic environment
designations which accords them any degree of protection. That being the case, along
with the fact that there would be no impact on the existing houses as a result of the
difference in levels, there is no reason for the site to be marked down in this regard
and it should instead be given a score of 3 in relation to this criteria.

Natural conservation — while the assessment indicates that the site is identified as an
area of potential bat habitat and the presence of Pipistrelle Bats has been recorded
within 100m of the site, it is important to recognise that the potential existence of
bats on a site does not in itself preclude development. Rather it would require a bat
survey to be undertaken and, in the event that bats were found to be roosting on the
site, any mitigation put in place before development can take place, with an
appropriate licence for such works having been secured from Scottish Natural
Heritage.

Likewise, while the site is covered by the Green Space Network designation (as part of
the Denmore, Mundurno, Shielhill Farm link green space), the designation listing notes
that much of the habitat is comprised of amenity grounds throughout the industrial
estate and some housing. It also notes that the designation passes through ALDP
allocated site OP3 and is adjacent to allocations OP2 and OP25, demonstrating that
development can be accommodated within this part of the green space network.
Indeed, as set out in the supporting report submitted with the original bid, the
development proposed by way of this bid provides the opportunity to enhance the
habitats and biodiversity that the site supports, as well as improving its amenity value.

It should also be noted that, as stated above, the officers’ assessment elsewhere
describes the vegetation on the site as “limited”. Given the “limited” vegetation at
present, and the potential that development of the site presents in terms of enhancing
this, the proposed allocation should be assessed positively in nature conservation
terms.



Finally, as noted in the assessment, Local Nature Conservation Site, Local Nature
Reserve and SSSI designations covering the Scotstown Moor/Perwinnes Moss area lie
off-site to the south west, such that these would not be affected by development on
the site itself.

Direct footpath/cycle connection to community and recreation facilities and
resources — whilst that assessment indicates that there are no pedestrian facilities on
Shielhill Road to the south, and no core paths or cycleways in the vicinity of this
proposal, the concept masterplan included in the supporting report submitted with
the initial bid shows the proposed incorporation of a traffic calming and crossing
feature to facilitate pedestrian access to the development to the south, and further
afield through this. At the same time, the supporting report incorporates a Transport
Statement from Cameron + Ross which notes that there are a number of informal
countryside paths which will also encourage pedestrian and cycle travel, and
accordingly states that the site is well located for pedestrian and cycle travel.

Contamination —the assessment notes that the site forms part of Shielhill Quarry and,
in order to confirm that there are no contamination issues, a risk-based site
investigation will be required. This is also noted in the supporting report submitted
with the bid, which includes a contamination statement by Cameron + Ross, in terms
of which it is made clear that any environmental risks that are identified would be
remediated in full such that the site would not be adversely impacted, but rather
would be fully regenerated. At the same time, it must be recognised that the potential
for contamination will almost always need to be investigated when the
redevelopment of a brownfield site is proposed, and this needs to be balanced against
the benefits that the re-use of such brownfield sites brings, and the policy support for
developing brownfield sites ahead of greenfield ones, in particular in the PSDP as set
out above and through SPP. The site should not therefore be scored down in terms of
this criteria.

The only criteria against which the site scored the minimum of 1 are then Landscape fit and

the Relationship to the existing settlement, each of which are considered in turn below.

Landscape fit — the assessment describes the site as forming part of an area which
acts as a green space buffer between the Bridge of Don and Potterton and has the
green belt function of helping to protect the identity of both areas, with the Shielhill
Road north of Dubford forming a robust green belt boundary. This however ignores
the fact that the site is brownfield land, the previously developed nature of which
means that it does not contribute to the green space buffer between the Bridge of
Don and Potterton. The former quarry also lies much lower than the adjoining



landform, as illustrated in Figure 2 of Appendix One. As such, any development here
would be at a lower level than the surrounding agricultural land, helping this to fit
naturally into the landscape.

At the same time, as set out in more detail in the supporting report submitted with
the bid, the AWPR now establishes a clearer and more robust boundary between the
Bridge of Don and settlements to the north than Shielhill Road does, inviting the green
belt boundary to be reviewed accordingly. It should in particular be noted that, when
previously granting planning permission for office and light industrial development on
the site, the Council expressly stated that the site does not contribute to the strategic
function of the green belt. In light of the Council’s own views in this regard, there is
no justification for concluding that the proposed allocation would have a negative
impact on the green belt’s functions, or in terms of landscape fit.

Relationship to existing settlement — in considering the relationship to the existing
settlement, the officers’ assessment looks at the “subtle” feature of lower ground
which is described as separating development at Denmore and Middleton Park from
the higher ground to the north at Mundurno and Perwinnes and the woodland areas
at Parkhill, stating that development breaking out over this feature would add to a
sense of urban sprawl unconnected to the existing urban area. This however is largely
an extension of the concerns about landscape fit set out above, rather than an
assessment of the relationship to the existing settlement per se and, as such,
constitutes double counting against that criteria.

If the relationship to the existing settlement is assessed properly, due regard must be
given to the fact that the site has otherwise been assessed positively in terms of its
proximity to facilities and employment facilities (scoring a 3 against each of these) and
hence it is not logical to state that it is not well related to the existing settlement.

In addition, development here would form a natural extension to the residential
development to the south, on a site on which there is already existing development
beyond the “subtle” line of lower ground referred to in the assessment, as well as bid
reference B0208 which is now recommended for allocation in the new ALDP. It is
accordingly submitted that the Council’s assessment of the site in this regard is not
justified, and the site should instead be assessed positively with regards to its
relationship to the existing settlement.



Other material considerations

Scottish Planning Policy and brownfield land

SPP states that “Previously developed land (also referred to as brownfield land) is a potential
source of sites for new development and planning authorities should support and promote
proposals to bring vacant or derelict land back into productive use for development or to
create more attractive environments.” It also stresses that development of such sites is
preferred to development on greenfield sites.

As set out above, the PSDP then reiterates that support for the redevelopment of brownfield
land, with the target of at least 40% of new development being on such sites.

Given that the site comprises brownfield land as stated previously, with part of this having
been used as a quarry in the past, and short terms lets of the concrete mixing plant, yard,
lorry park and workshop on the site due to end by the time the emerging ALDP is adopted,
priority should now be given to finding a new use for what is a largely degraded site (see
photographs included in Appendix One) in accordance with both SPP and the PSDP. A mixed-
use development such as that proposed by way of this bid would be a positive improvement
on the current use in terms both its compatibility with neighbouring residential development
and its environmental impact, with opportunities provided for positive enhancements to that
as set out above and in the supporting report submitted with the bid.

Proposed allocation of bid reference B0208

Our client supports the proposed allocation of bid reference B0208 for the reasons set out in
the officers’ assessment of the site. In making that allocation, the officers’ assessment
recognises the merits of redeveloping brownfield sites of this nature, particularly given the
close proximity to the largely complete Dubford development, the limited contribution that
a previously developed site makes to the green belt objectives, and the potential for
pedestrian access into Dubford to be provided. In applying the same analysis to this site, it is
considered that the combined allocation of this and bid reference B0208 presents an even
better opportunity to improve the residential character of the area through the regeneration
of surrounding brownfield land, and the provision of the appropriate balance between
residential development and associated civic space and commercial facilities.

Commercial centre

Our client’s initial bid describes the vision for Shielhill as including a civic square on the
southern part of the site, with commercial premises in this to serve not only the proposed



new housing on the site but also the existing development at Dubford to the south (with a
new pedestrian link provided to facilitate easy access between the two). There is, however,
a need for a critical mass of housing to support the commercial viability of that centre and
hence the development of this site is required in addition to the housing at Dubford. This is
confirmed in a letter from the Co-op which is submitted with this response, from which it is
clear that the Co-op would consider the Dubford area to be “a great location for a new Co op”
if there were a viable catchment area of potential customers. However, as also set out in the
letter, the Co-op are regretfully unable to invest in a store in the existing Dubford
development as there is not considered to be a viable catchment area at present. The
residential development proposed in terms of our client’s bid would directly help to address
this, particularly when viewed together with other committed development at Chingmere and
future development on the Walker Technical Site as proposed in bid reference B0208 (which
is assessed as desirable in the MIR as outlined above). Combined, it is considered that
development across these three sites could provide the necessary catalyst for the Co-op and
others to take up commercial space in the proposed commercial centre, to the benefit of the
whole area.

Deliverability

The Council’s initial call for sites stressed the importance of bid sites being capable of being
implemented within the Plan timeframe, with regards to which our client can demonstrate a
positive track record of delivering high quality development, including on the Dubford site
immediately to the south. Here, 164 units have been delivered by our client over the past four
years, which compares favourably with other sites in the City.

Conclusion

For the reasons set out above, as well as those given in our client’s initial response to the call
for sites, it is submitted that the officers’ reasons for concluding that the site is undesirable
are not justified and that, as a brownfield site which is demonstrably well located for access
to services, facilities and employment opportunities, it should favoured for development. It is
accordingly submitted that the site should be allocated for a mixed use residential
development as set out in the original bid documentation.



Appendix One

Figure 1 - Site entrance

Figure 2 — Site at present



Figure 3 - Site at present

Figure 4 - Site at present
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Figure 5 - Site at present

Figure 6 - Site at present
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Figure 7 - Site at present

Figure 8 - Site at present

12



Figure 9 — Site at present

Figure 10 - development underway to south
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Figure 11 - completed bus terminus at Dubford

Figure 12 — Completed retail units at Dubford
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Figure 12 - Completed retail units at Dubford

Figure 13 - Completed retail units at Dubford
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7.13 |Housing No of units and type: 100 (see details above)
7.14 |[Employment m2
7.15 |Retall m2
Retail
7.16 |Approx. floor area m?2




























0.36

What impact will the

Enhance the Network X

development have on the Green

No impact on the Network

Space Network?

Negatively impact the Network

Please see assessment of proposal in relation to
Green Space Network in paper apart.

give any benefits to the
community? If so what benefits
does the development bring, and
how would they likely be
delivered?

10. Education
10.1 [Have discussions been had with | No
the Council’s Education
Department? Details: n/a
10.2 [Is there currently education Yes
capacity for the proposed
development? Details: There is available capacity at Oldmachar
https://www.aberdeencity.gov.uk/| Academy to accommodate the development. Whilst
services/education-and- it is noted that the 2015 School Roll Forecasts project
childcare/schools-and- Greenbrae Primary to be over capacity at the time of
education/schools-pupil-roll- adoption of the next ALDP, it is anticipated that this
forecasts can be addressed through developer contributions. In
the longer term, should the site to the north also be
allocated then it could accommodate a new primary
school.
11. Community benefits
Community benefits can include new community facilities (such as local shops, health,
leducation, leisure and community facilities), affordable housing, green transport links
and open spaces. Include elements which you anticipate may be required as
developer contributions from the development. (Please note, specific contributions will
have to be negotiated with the Council on the basis of the proposal.)
11.1 [Does the development proposal | Yes

Details: Development of the site will bring significant
| community benefits with the provision of a new
community hall and garden, new commercial
facilities, improved pedestrian and cycle connections,
and affordable housing contributions.










ET BROADBAND AVAILABILITY CHECKER

For Postcode AB23 8BJ

Downstream Line Upstream Line Downstream Range

ADSL Products (Mbps) (Mbps) (Mbps) Availability Date
WEBC ADSL 2+ Upto 4 -- 2.5to 8.5 Available
ADSL Max Up to 3 -- 2to 6 Available
WBC Fixed Rate 1 -- -- Available
Fixed Rate 1 -- -- Available
Other Offerings Availability Date
ADSL Multicast -- -- -- Available

Postcode only checks will not return any result for fibre services (FTTP, FTTC:VDSL and G.fast).
For all ADSL services, the stable line rate will be determined during the first 10 days of service usage.

Throughput/download speeds will be less than line rates and can be affected by a number of factors within
and external to BT's network, Communication Providers' networks and within customer premises.

The Stop Sale date for Datastream is from 30-Jun-2012; the Formal Retirement date for Datastream is
from 30-Jun-2014. The Stop Sale date for IPstream is from 31-0ct-2012; the Formal Retirement date for
IPstream is from 30-Jun-2014.

Please note that postcode and address check results are indicative only. Most accurate results can be
obtained from a telephone number, NAD, UPRM or Access Line ID (ALID) check.

MNote: If you decide to place an order for a WBC fibre product, an appointment may be required for an
engineer to visit the end user's premises to supply the service.

Thank you for your interest.


















2. Vision

Our vision for Shielhill is
shown opposite and includes
a residential development
incorporating a neighbourhood

centre.
The proposed development at Shielhill South is an extension of The proposed layout indicates a mixture of terraces,
Scotia Homes’ existing and successful development at Dubford. apartments, tenement flats, detached and semi-detached

houses. The proposed development would also include a

The main vehicular & pedestrian entrance to the site is located mixture of tenures.

directly off the B997, with traffic calming measures proposed

either side of the entrance and a change in the surfacing. The proposals include a community building and gardens,
adjacent to the commercial area and civic square, making

it accessible to the occupants of Shielhill South as well as

the larger area of Dubford. The provision of a community
building and gardens is intended to instill a sense of place and
belonging.

The surfacing at the proposed entrance extends further into the
site, forming part of a civic square with commercial premises at
the ground floor and apartments above.

Pedestrian linkages to Dubford will be formed and enhanced to
provide clear and direct routes to the proposed new civic square
and commercial premises.

A proposed main street will lead off the square to a central
park providing conveniently and centrally located open

space. This main street will continue northwards connecting
to further residential streets and future connections to the
larger surrounding area of Shielhill. All of the streets within the
proposed development will adopt the principles of “Designing
Streets”.

The main street is designed as an inviting tree lined boulevard,
with development sufficiently located off the road to allow
planting to front gardens as well as a large pedestrian footpath
either side. Adjacent to the open space the street is broken with
a central island, which is intended to provide interest as well as
traffic calming and safer crossing to the open space.

Subsidiary streets feed off the main street, creating a pattern of
efficient ‘blocks’ of housing. The housing blocks are generally
serviced by internal lanes which provide additional access to
back gardens, parking areas and services. The lanes and
housing blocks are further broken down and accessed by
pedestrian footpath links, providing increased permeability and
encouraging walking.
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3. Planning Context

In considering this bid it should be noted that our client also owns
adjacent land to the north of this site, and a separate response
seeks the allocation of that land, in combination with this site for a
residential development incorporating a primary school, together
with associated landscaping and public open space. Whilst two
separate submissions have been made, as can be seen for the
plans included in the bid for the larger, combined site, our client is
keen to masterplan the entire area in order to deliver a high quality
and sustainable development that benefits both the place and the
people who will live there. As such, the indicative layout plans which
accompany this submission show how linkages can be made to the
land to the north. However, it should be stressed that the site to
which this bid relates is capable of implementation in its own right
and is not reliant in any way on the development of the adjacent
land.

Currently, the land to which this bid relates is occupied by a
concrete mixing plant, while part is let to a local logistics company
for use as a yard, lorry park and workshop. Both of these are short
term lets however, the last of which is due to end by the time the
emerging ALDP is adopted, with a sustainable long-term use for
the site sought for after that. At the same time, and although this is
brownfield land, the site forms part of the Green Belt and the Green
Space Network, the protection and enhancement of which underpin
the proposals set out in this bid. It is not however covered by the
Scotstown Moor/Perwinnes Moss Local Nature Conservation Area or
subject to any other special protections or constraints.

It should also be noted that our client is currently taking forward
development on land immediately to the south at Dubford (OP10
in the extant ALDP (2017)), with this on target to deliver 550 units
by 2021. This demonstrates our client’'s commitment and ability to
deliver high quality development in this area, for which there is a
clear demand.

Against this background, our client is keen to see the land to which
this bid relates developed in a way that complements the Dubford
development to the south, either on its own or as Phase 1 of a
wider residential led development on both this site and the land to
the north. In this regard, there are a number of points of particular
pertinence that should be taken into account as follows:

* Interms of future housing growth, the Main Issues Report
(MIR) for the review of the Strategic Development Plan (SDP)
points to the need to anticipate high levels of growth and an
increase in the housing land supply target, fuelled by economic
recovery. That being the case, there will be a requirement for
additional housing land throughout the SDP area. The MIR also
recognises that both greenfield and brownfield allocations will
be required for this, but expects councils to prioritise brownfield
sites and the currently ‘constrained’ supply before making
any new greenfield allocations. The allocation of this site for
residential development would be in line with that expectation.
Further information on the regional and national policy context,
and the emphasis it places on identifying additional housing
land, is provided in Appendix 1.
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Our client appreciates that there are potential conflicts between
the site’s current uses and residential development to the south,
in particular in terms of the visual appearance of the site as it is
at present. And our client is concerned that, should they seek
to re-let the site when the current leases expire, this will do
nothing to improve on the existing situation (not least because
the current economic climate means there is a high risk of

the site remaining unoccupied for a significant period of time
before it is re-let). However, these issues can be addressed
by allocation of the site for redevelopment in a way that offers
the best possible fit with both neighbouring land uses and the
surrounding landscape, as is proposed in terms of this bid.
That is particularly so in terms of the area of land formerly

used for quarrying, where the proposed development would
contribute to the regeneration of the area in both natural and
built environment terms.

Similarly, the changing nature of the surrounding area invites
a review of the Green Belt boundary to ensure that this is still
relevant and effective (see page 12 on the purpose of the
Green Belt boundary in this regard). Perhaps most notable
in this context is the development of the Aberdeen Western
Peripheral Route (AWPR) just a little to the north of the site,
which will create a new, clear and robust boundary between
development at Bridge of Don and settlements to the north,
such that having the Green Belt boundary to the south of this
would seem to be somewhat arbitrary. More detail on the
Green Belt status is provided below.

At the same time, our client is conscious that there are currently
issues with traffic on Shielhill Road (which separates Shiehill
Farm from the Dubford development to the south) travelling at
speeds in excess of 40mph, and there is scope for development
to the north of the road to provide traffic calming measures to
address this. For example, a minor realignment of the road
combined with the introduction of a shared surface, as shown
on the indicative plan submitted with this bid, would have a
significant benefit.

Finally, in terms of housing land in this area, it should be noted
that the Chingmere site to the south of Shielhill Road, which
was expected to provide 99 houses here, does not seem to

be deliverable. Planning application reference 131851 for that
development has been pending determination since December
2013 and, having been referred to the Planning Development
Management Committee in March 2018 with a recommendation
for refusal, was then withdrawn from the agenda following
issues with the developers being unable to demonstrate that
they controlled the land required to provide associated path and
road links. Given the ongoing frustrations with the delivery of
that site, there is now a need to identify alternative land in this
area for development.






4. Site Assessment

During preparation of the extant ALDP, this site was promoted
together with the land to the north for a combined residential
development of 1,000 homes plus a neighborhood centre and
primary school (bid reference 0205). While the Council did not
consider that bid desirable at the time, their assessment of it
identified a number of points in favour of an allocation being made
here at some point in the future.

In particular, the Council’'s assessment of that bid confirmed that
allocation of the site for residential led development would be
positive (and scored very highly) in terms of:

e Aspect and slope, as the site is south/south east facing with
fairly gentle slopes;

e Flood risk and drainage, there being no identified flood risk or
drainage issues;

e Natural conservation, the site being comprised of improved
grassland, arable land and horticulture, and largely devoid of
any woodland, tree cover or natural habitat;

e Landscape features, there being few landscape features on the
site that might be negatively affected by development;

e Land use mix and proximity of employment opportunities, as
the site is close to industrial areas (Denmore Industrial Estate
and the Core, Murcar are both within 1.6km of the site);

e Land use conflict, as residential development of the site is
unlikely to cause any conflict issues; and

e Physical infrastructure capacity, there being no known physical
infrastructure constraints which would restrict development of
the site.
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However, the larger combined site was not favoured for inclusion
in the ALDP at that time due to concerns about its role as a green
space buffer between the Bridge of Don and Potterton, the extent
to which development here would contribute to urban sprawl, the
distance from the existing settlement and facilities there, and traffic
constraints at the Bridge of Don.

In addition, there were lesser concerns about educational capacity,
potential areas of contamination, the existence of a Sites and
Monuments Record feature in the vicinity of the site (albeit not on
the site itself), and exposure (although it was recognised that this is
mitigated by the site’s southerly slope).

More generally, there was not seen to be a need to allocate a site
of the scale proposed at that time in addition to other allocations
already made at Dubford and Bridge of Don.

The planning authority’s views in this regard were supported by the
Reporter during Examination of the ALDP insofar as he considered
the site’s Green Belt status to be justified at that time and, while
acknowledging that releases of Green Belt land are sometimes
required, did not consider there to be scope to do so then. However,
although concluding that the combined site should not be allocated
in the current ALDP, he did recognise that there were potential merits
of development at Shielhill Farm in the longer term.

In respect of those longer term merits, and looking at each of the
concerns raised by the Council previously in turn, it is submitted
that changes in both the policy landscape and in terms of built
development on the ground mean that this smaller site should now
be assessed positively for allocation in the emerging ALDP as set
out below.






5. Justification for Allocation

Green Belt and Green Space status, including role as green
space buffer between the Bridge of Don and Potterton and
extent to which development of the site would contribute to
urban sprawl - Scottish Planning Policy 2014 (SPP) sets out a
number of reasons why a green belt may be designated, these
being to:

e direct development to the most appropriate locations and
support regeneration;

e protect and enhance the character, landscape setting and
identity of the settlement; and

e protect and provide access to open space.

These policy principles are reflected in the extant ALDP, which
states that:

“The aim of the Green Belt is to maintain the distinct identity of
Aberdeen and the communities within and around the city, by
defining their physical boundaries clearly. Safeguarding the Green
Belt helps to avoid coalescence of settlements and sprawling
development on the edge of the city, maintaining Aberdeen’s
landscape setting and providing access to open space.”

In this instance, it is submitted that the continued designation of
this site as Green Belt does little or nothing to help achieve these
objectives: the site provides no public access to open space;

the development of the AWPR to the north provides a far more
obvious, less arbitrary, and more robust line of separation between
development at Bridge of Don and settlements to the north than the
current Green Belt boundary does; and retaining the site as Green
Belt does nothing to support regeneration. Conversely, removing
the site from the Green Belt and allocating it for high quality
development with appropriate landscaping will contribute a lot more
towards Aberdeen’s landscape setting than the current designation
does.

Green Space Network - that part of the network which covers the
site is identified as linkage greenspace, the value of which is in
providing links between other green spaces rather than necessarily
providing a valuable green space it is own right (which, given the
site’s current use, it could never do). Against this background, the
indicative layout plan submitted with the bid shows how residential
development of the site would increase the quality greenspace
provision, providing improved green corridors through the site
notwithstanding its removal from the Green Space Network as a
whole.

Likewise, it is submitted that this site is of limited landscape value,
and does little or nothing to contribute to the Green Belt or Green
Space Network designations in this regard, with the potential for this
contribution to be increased if the site is redeveloped. Indeed, the
Council concurred with this view when granting planning permission
for offices and a workshop, open storage yard and the erection of
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a boundary fence on the site in January 2013 (application reference
P121292), the committee report for which expressly states that:

“The site is already considerably degraded, so that it does not
represent a landscape asset or feature of significant value in terms
of natural heritage. It does not currently contribute positively to the
strategic function of the green belt or green space network....”

This view was then re-iterated during preparation of the current
ALDP, when the Council expressly referred to the site as being
largely devoid of any woodland, tree cover or natural habitat, such
that it should be considered to make a limited contribution to the
site’s green space value in this regard.

Given the Council’s own recognition that the site does not contribute
to either the Green Belt or Green Space Network, it is submitted that
there is no justification for it being retained as such in the emerging
ALDP, and that re-zoning the site to allow for its redevelopment in a
way that will significantly improve both its ecological and landscape
value as proposed in terms of this bid is the far better option.

Relationship to the existing settlement and proximity to
facilities - when assessing the site’s relationship to the existing
settlement and proximity to facilities during the last ALDP review, the
Council did not seem to take development at Dubford into account.
They did however take this into account when assessing bids

for other sites in the area. For example, in assessing the nearby
site at Shielhill (Bid B0206), the Council expressly commented

that concerns about proximity to the existing settlement and

facilities would be addressed through completion of the Dubford
development, with the local shopping, health and recreation facilities
that this will provide.

Given that the Dubford site is currently in the process of being
developed out, and the proximity of this site to that development,
there should be no question about the extent to which development
on this site would also be well connected to existing settlements and
facilities.

Similarly, in terms of public transport, the new x40 bus route now
goes into the Dubford development, with the nearest bus stop being
approximately 50m from the site. It is also likely that, should this site
be allocated, the increased population will mean that additional bus
services would be provided to meet the growing demand in future.






5. Justification for Allocation

e Traffic constraints at the Bridge of Don — while this was
said to be an issue at the time of the preparation of the current
ALDP, it was also accepted that this would be addressed when
the AWPR opens. Consequently, there is no reason to think
this will be an issue that would prevent the allocation of the site
in the emerging ALDP.

e Educational capacity — while this may have been a concern
previously, the 2015 school roll forecasts indicate that there
will be capacity at Oldmachar Academy until at least 2023 and,
while it is recognised that Greenbrae Primary is forecast to
exceed capacity in this timeframe, it is anticipated that this can
be dealt with by way of developer contributions.

*  Potential areas of contamination — the site is a former
Sand and Gravel Quarry from the 1950s through to present
day. Extraction of materials from the quarry has since ceased
however its remains in operation as an aggregate mixing facility
and also operates as a base for a haulage company. From
visual inspection the area does not suggest that it has been
infilled.

e There is a small eastern section of the site which is
undeveloped and in agricultural use since sometime before the
1870s until the present time.

. In view of the foregoing it will be necessary to undertake
a detailed quantitative assessment of potential risks to the
water environment and potential ground gas risk. Should
any environmental risks be highlighted as part of the detailed
quantitative assessment these shall be remediated in full such
that the site would not be adversely impacted but rather fully
regenerated following it former brownfield quarrying activities.

»  Sites and Monuments Record feature in the vicinity of
the site - although the assessment of the site during the
preparation of the ALDP 2017 identifies elements of the historic
environment in the vicinity of the site, it should be noted that
there are none within the site itself. The nearest feature is
approximately 50m away from the site boundary and, as shown
on the indicative layout plan, will be screened by landscaping
from any development on this site.

Exposure — again, although this was noted in the assessment of
the site during the preparation of the ALDP 2017, it was recognised
that it is mitigated by the site’s southerly slope and, as such, is not
considered to be a significant issue.
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In addition to the points above, the following sets out further
justification for the allocation of the site in the emerging ALDP:

»  Brownfield land - perhaps most importantly, it should be
recognised that a substantial part of this site is brownfield
land for which, given the lack of demand for industrial units
in the current economic climate and that the existing use is
incongruous to this area, an alternative suitable use requires to
be found when the current leases expire. Notably, while part of
the site was historically a quarry, no extraction works have been
carried out for many years, with the cement plant that is on the
site working with materials that are brought onto the site. As
such, there is no locational need for the operations which are
taking place on the site at present to remain here in the longer
term.

. Energetica corridor - in addition, account needs to be taken of
the site’s location within the Energetica corridor, which:

“...provides opportunities to invest in business facilities, leisure
and housing with unique place-making planning guidance

that will deliver energy efficient, high quality housing and
communities among the best in the world. It is an integral part
of Aberdeen City and Shire’s work to strengthen its position as
a global energy hub, building on the region’s rich oil and gas
heritage with opportunities for carbon capture and storage,
hydrogen, onshore and offshore renewable energy.”

At the same time, there is a focus on developing land within the
corridor for complementary uses, including residential, to create a
more balanced ‘lifestyle’ proposition.

For that part of the corridor which is located in Aberdeen City,
specific criteria which any such developments are expected to
demonstrate are set out in the Council’s Supplementary Guidance:
Energetica (SG), in terms of which there is a strong emphasis on
sustainability - economic, social and environmental. In this regard,
the contribution that the proposed development would make to
improving road safety on Shielhill Road needs to be given weight,
as does the extent to which the proposed allocation would allow the
sustainable re-development of a brownfield site, both of which are
demonstrative of the sustainability of the proposal.



As such, it is submitted that this site should be allocated for a mixed

use residential development incorporating a neighborhood centre for
the reasons outlined above. At the same time, it is further submitted
that:

«  Allocating the site as proposed in terms of this bid would enable
a well-planned redevelopment of the site in accordance with the
six essential qualities of successful placemaking, in particular to
the extent that it would be:

»  Distinctive —in terms of, for example, responding to the
site’s context, being well-planned, and complementing the
existing Dubford development;

*  Welcoming — by employing well-considered use of
materials, and creating both an attractive entrance from
Shielhill Road and active street frontages within the
development itself;

e Safe and pleasant — being designed with pedestrian
movement as a priority, with natural surveillance and
high quality public spaces, as well as not being at risk of
flooding or increasing flood risk elsewhere. Of particular
note in this regard is the emphasis on traffic calming
measures at the southern gateway to reduce traffic speeds
along Shielhill Road;

*  Easy to get to/move around — being well connected by
sustainable modes of transport (see page 12 above
regarding connectivity);

*  Adaptable — with a mix of building tenures, densities and
typologies, including the provision of affordable housing,
commercial units and community spaces (hall and garden);

e Resource efficient — through the use of low or zero carbon
generating technologies, efficient use of infrastructure and
provision of a mix of uses reducing the need to travel.

e Theindicative layout plans also show that the site is sufficiently
large to provide high quality open space in accordance with the
Council’'s requirements, as well as being well located to access
more natural open space to the west. At the same time, the
provision of sensitive landscaping, as shown on the indicative
layout plans, would positively increase the ecological value
of the site, such that this would make a significantly greater
contribution to the natural environment in the area than it does
at present.

e The plans show that 25% of the units on the site can be
affordable and this has been taken into account in the viability
assessment.

. Finally, the site is deliverable within the timescale of the LDP,
either on its own or as part of a phased development together
with land to the north.

Scotia’s nearby development at Dubford
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6. Technical Deliverability

¢ Water and Drainage Assessment - Scottish Water is presently
assessing the development site and it is likely further studies
will require to be carried out to determine if the existing sewer
/ water network can adequately service the demands of
the development. These studies will identify any mitigation
or enhancement works necessary. It should be noted such
improvement works will be delivered between the developer
and Scottish Water.

. Fresh Water Supply - It is anticipated due to the proximity of
the existing water infrastructure a connection will be made to
the existing public water main recently installed in Shielhill Drive
to the south of the development site.

*  Drainage FOUL - Due to the existing topography, foul water
sewers from the site will drain either by gravity or pumped flow
and discharge into the existing public sewer located in Shielhill
Drive to the south of the development site.

. Drainage SURFACE: There is often limited space for surface
water drainage due to commercial pressures and planning
principles adopted such as ‘design streets. It is therefore critical
to develop an overall drainage solution at the outset which fully
integrates with the amenity space and surrounding landscape.
Refer to separate Surface Water Drainage Assessment.

Scotstown Moor Local Nature Reserve (LNR)

18 Scotia Homes Ltd

It is considered the site characteristic and development layout
encourage the use of Sustainable Drainage System (SUDS)
measures and these will be used to contain run-off volumes
generated by critical rainfall events. Surface water will be attenuated
and discharge at a controlled rate, not exceeding the greenfield run-
off rate. This will mimic the natural drainage of the catchment and
mitigate many of the adverse effects of surface water run-off from
urban development.

By dealing with runoff at source, the volume of water and the
potential amount of contamination is less, which requires smaller
SuDS components downstream. Often source control components
are within the curtilage of properties and maintained by the property
owner and can include rain gardens, sometimes referred to as
‘bioretention cells’. Generally, a shallow depression in free-draining
soil rain gardens are planted with water tolerant plants. They include
an over-flow to allow excess rainfall to be safely routed away from
houses. This would either be directed towards a separate garden
soakaway, watercourse or surface water drainage system.

Gravel filter trenches and swales are appropriate source control
components for dealing with runoff from hard standing areas,
including adoptable roadways. Where infiltration to ground cannot
be integrated, site control will likely be established using strategically
located detention basins providing a further level of treatment and
overall attenuation/containment prior to discharging into the Burn of
Mundurno at a controlled rate, not exceeding the greenfield run-off
rate



Transport Statement - Access to the development will be
provided via a new priority junction located on the southern
boundary with Shielhill Road. The site will benefit from an
internal road network to maximise permeability and provide
access to the wider road network. Further connections will
include a secondary access to the west linking with the
unclassified “Corby Loch” road. It is envisaged that local

road improvements will be necessary such as road widening
for which the developer has control of adjacent land. At an
appropriate time and as part of future phases a new access will
also be formed to east via a new priority junction linking with the
B999 Tarves Road.

The internal road design will adopt the “Designing Streets”
philosophy set out within the Scottish Government policy
documentation introduced in 2010. This involves forming
shared surface carriageways introducing “Courtyard” areas
and using hard and soft landscaping to visually soften the
development. The proposed street design will adopt features,
such as landscaping, on street parking for visitors, shared
(communal) courts, reduced lengths of road, differing surface
materials, blocks and squares, the lack of junction radii. These
enhanced streets all encourage pedestrian accessibility
providing a visual and physical cue encouraging lower vehicle
speeds.

It is envisaged that the urban expansion along Shielhill Road
linking with the existing Dubford development will enhance

the existing road creating a safe and easily accessible
development. Allocation of the Shielhill site will ensure
enhancements such as traffic calming, pedestrian crossings
and lighting upgrades can be delivered. The urban expansion
along Shielhill Road would allow the implementation of a
30mph speed limit together with traffic calming measures
proposed either side of the entrance along with a change

in road surfacing. Such surfacing would extend into the

site, forming part of a civic square with abutting commercial
premises. Pedestrian linkages to Dubford will be formed and
enhanced to provide clear and direct routes to the proposed
new civic square and commercial premises. The addition of
street lighting would link the Dubford vehicle entrances, Shielhill
entrance and the roundabout to west with formal street lighting
which will promote safer use of road at night and enhance
pedestrian and cyclist usage between the neighboring Dubford
development.

The site is well located to encourage pedestrian and cycle
travel with access to the wider network and local community
via a number of informal countryside paths as-well-as existing
public footways to local services frequently used throughout the
day. Existing bus services are within a short walking distance
operating along Shielhill Drive. The existing bus stops both
northbound and southbound have excellent facilities including
modern bus shelter and up-to-date timetable information. It

is anticipated that bus service could extend north to meet
demand.

As part of any future planning application, a transportation
assessment will be required and will determine the need for
local road improvements. The recent road improvements
carried out as part of the neighboring Dubford development at
Scotstown Junction, Denmore Road Junction and future B999
Tarves realignment and Murcar Roundabout upgrades will
benefit the capacity of the local road network.

In summary the site is well located in terms of proximity to
existing walking and cycling routes and is within a reasonable
walking distance to existing public transport in compliance with
SPP, June 2017 (SPP). Allocation of the Shielhill site will ensure
improvements to the local road network.
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7. Conclusion

For the reasons given in this paper apart, it is submitted that the
allocation of this site for a mixed use residential development
incorporating a neighborhood centre would:

. be consistent with Council, regional and Scottish Government
policy to deliver more housing, including affordable housing;

e allow for the positive regeneration of a brownfield site;

e not undermine the purpose of the Green Belt or the Green
Space Network;

e notimpact on the road network and be accessible by a range of
modes of transport;

e notimpact on any natural or built heritage designations;
*  be well related to existing development and services;
. be consistent with the aspirations for the Energetica corridor;

e meet Council requirements in terms of infrastructure and open
space provision; and ultimately

e allow for the development of a well-designed, high quality,
sustainable community consistent with the recent development
of Dubford within the lifetime of the plan.

As such, it is submitted that the site should be allocated accordingly.
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8. Appendix 1 - Housing Demand

e The Preferred Option in the current review of the Strategic
Development Plan (SDP) for housing land set out in the Main
Issues Report (MIR) is for Local Development Plans (LDP) to
identify sufficient land to allow for the delivery of new homes
at levels not seen for 20 years, with the aim of building 2,190
homes over the next 25 years, and to allow for a higher rate
of delivery if there is demand for this. The alternate option of
having no further allocations in LDPs is not preferred.

e The requirement to identify additional housing land is also in
line with Scottish Government policy in terms of which priority
has been accorded to the delivery of more new housing
through:

e Scotland’s Economic Strategy, published in 2015, which
identifies four priorities for sustainable growth, one of
which, investment, specifically highlights housing.

*  The Joint Housing Delivery Plan for Scotland (2015)
which identifies a number of themes with regards to
housing, including a lack of housing supply in both public
and private sectors.

. Related to that, the Government launched its More Homes
Scotland approach in 2016 to deliver more homes across
all tenures.

*  Recognising the centrality of housing in its overall
ambitions for Scotland, the Government also made
supplying more homes a national strategic “social
infrastructure” priority in the 2015 Infrastructure
Investment Plan.

. It is therefore clear that the Government is seeking to increase
the supply of housing throughout Scotland, placing the impetus
on local authorities to allocate more housing land accordingly,
with brownfield sites to be prioritised in this regard.

*  Atthe same time, the approach taken to brownfield sites in the
MIR for the SDP is in line with that taken in Scottish Planning
Policy 2014 (SPP), which states that spatial strategies within
development plans should promote a sustainable pattern of
development, to which end decisions should be guided by a
number of policy principles, including looking at the re-use or
re-development of brownfield land before new development
takes place on greenfield sites.

e This emphasis on increasing the supply of housing land, in
particular on brownfield sites as set out above, lends significant
support for the allocation of this site as proposed in terms of
this bid. That is particularly so since the site will provide a 25%
contribution towards affordable housing.
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Scotia’s development at Dubford

Scotia’s development at Dubford
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(3 Street and Spaces

SHIELHILL

Within the new development, networks of streets and paths will be
developed in line with the philosophy outlined in ‘Designing Streets’,
giving pedestrians priority over vehicles. It aims to promote a better
quality of living for all users and appropriately influence sustainable
patterns of behaviour. ‘Designing Places’ highlights six qualities of
sustainable places, and key considerations for street design:

. Distinctive - street design should respond to local
context to deliver places that are distinctive;

. Safe and Pleasant - streets should be designed to be
safe and attractive places;

. Easy to move around - streets should be easy to
move around for all users and connect well to existing
movement networks;

*  Welcoming - street layout and detail should encourage
positive interaction for all members of the community;

. Adaptable - street networks should be designed to
accommodate future adaptation;

. Resource efficient - street design should consider
orientation, the integration of sustainable drainage
and use attractive, durable materials that can be easily
maintained.

It is proposed that the street and path networks within the
development will be well designed and maximise the output of the
above qualities through implementation of the recommendations of
this Policy Statement and in compliance with requirements of the
City Council.

Residential Streets

We propose an integrated network of

close knit residential streets to form a safe and
attractive environment. The streets will have a varying
but distinctive character depending on their location
within the masterplan.

. Streets and public open spaces are designed to be well
overlooked in order to be safe, attractive and well used.

. Building elevations, inter-linking garden walls and hedges
designed as a single composition to increase enclosure
and strengthen placemaking.

. Narrow front garden threshold spaces in principal
locations with close proximity of front doors to the street to
encourage neighbourliness and the passive surveillance of
activity within the street.

*  Where the built form overlooks landscape or open space
a consistent frontage and boundary treatment will be
considered.

+«  Acohesive and coherent simple palette of materials to
unify the streetscape and landscape design with the
architecture.

«  Atjunctions with principal and secondary streets the
surface material should be designed to mark the transition
into the shared space.

. Incorporate localised narrowing of the carriageway to
reduce vehicle speeds using street trees or street furniture.

. Principles of Designing Places, Designing Streets policy
and The National Roads Development Guide to be
followed along with detailed dialogue with Council’s Roads
Department.

. Car parking in general will be designed to be discreet with
a minimum of front curtilage parking.

. On-street parking, where provided, will be designed as an
integral part of the streetscape.

Accessibility

One of the principles for the masterplan is to create a place
offering barrier-free access to people with a disability. Apart from
the need for dropped kerbs at road crossings there should be
no need for special measures to achieve at-grade access to all
buildings.
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«y Housing and Community

HOUSING DEMAND

In terms of future housing growth, the Main Issues Report (MIR)
for the review of the Strategic Development Plan (SDP) points to
the need to anticipate high levels of growth and an increase in the
housing supply target, fuelled by economic recovery. That being
the case, there will be a requirement for additional housing land
throughout the SDP area.

Specifically, the Preferred Option in terms of the MIR is for Local
Development Plans to identify sufficient land to allow for the
delivery of new homes at levels not seen for 20 years, with the aim
of building 2,190 homes over the next 25 years, and to allow for

a higher rate of delivery if there is demand for this. The alternate
option of having no further allocations in LDPs is not preferred.

In taking forward this Preferred Option, the MIR recognises that both
greenfield and brownfield allocations will be required, but states that
councils would be expected to prioritise brownfield sites and the
currently ‘constrained’ supply before making any new allocations.
The allocation of this site for residential development would be in line
with that expectation.

The requirement to identify additional housing land is also in line
with Scottish Government policy in terms of which priority has been
accorded to the delivery of more new housing through:

. Scotland’s Economic Strategy, published in 2015, which
identifies four priorities for sustainable growth, one of which,
investment, specifically highlights housing.

+  The Joint Housing Delivery Plan for Scotland (2015) which
identifies a number of themes with regards to housing,
including a lack of housing supply in both public and private
sectors.

. Related to that, the Government launched its More Homes
Scotland approach in 2016 to deliver more homes across all
tenures.

. Recognising the centrality of housing in its overall ambitions
for Scotland, the Government also made supplying more
homes a national strategic “social infrastructure” priority in
the 2015 Infrastructure Investment Plan.
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It is therefore clear that the Government is seeking to increase the
supply of housing throughout Scotland, placing the impetus on local
authorities to allocate more housing land accordingly, with brownfield
sites to be prioritised in this regard.

At the same time, the approach taken to brownfield sites in the MIR
for the SDP is in line with that taken in Scottish Planning Policy 2014
(SPP), which states that spatial strategies within development plans
should promote a sustainable pattern of development, to which

end decisions should be guided by a number of policy principles,
including looking at the re-use or re-development of brownfield land
before new development takes place on greenfield sites.

This emphasis on increasing the supply of housing land, in particular
on brownfield sites as set out above, lends significant support for
the allocation of this site as proposed in terms of this bid. That is
particularly so since the site will provide a 25% contribution towards
affordable housing.

RESIDENTIAL

The dwellings will be primarily be family housing with a range of
types and tenures. A small amount of flatted units may be provided
within the local centre. These would be located within mixed use
blocks, consisting of retail/businesses on the ground floor and
residential use on the upper floors. Affordable housing will be
provided in line with the current LDP Policy.

The proposed residential area would have a variety of densities.
With these differing densities there will be a series of character areas
which reflect localised typography, landscape and view corridors.





















LDP - Shielhill Development
Contamination Statement — Revision 1

North & South Bid

The subject site has largely been undeveloped and in agricultural use since sometime before the 1870’s until the
present time. Similarly, the surrounding area has also been used predominantly for agricultural use, interspersed
with small dwellings and areas of woodland, over the same time period.

A Sand and Gravel Quarry is however historically present to the immediate south of the Subject Site from the
1950’s through to present day. Extraction of materials from the quarry have since ceased however its remains in
operation as an aggregate mixing facility and also operates as a base for a haulage company. From visual
inspection the area does not suggest that it has been infilled.

In view of the foregoing it will be necessary to undertake a detailed quantitative assessment of potential risks to
the water environment and potential ground gas risk.

Should any environmental risks be highlighted as part of the detailed quantitative assessment these shall be
remediated in full such that the site would not be adversely impacted but rather fully regenerated following it
former brownfield quarrying activities.

South Bid

The subject site is a former Sand and Gravel Quarry from the 1950’s through to present day. Extraction of
materials from the quarry have since ceased however its remains in operation as an aggregate mixing facility
and also operates as a base for a haulage company. From visual inspection the area does not suggest that it has
been infilled.

There is a small eastern section of the site which is undeveloped and in agricultural use since sometime before
the 1870’s until the present time. Similarly, the surrounding adjacent area has also been used predominantly for
agricultural use, interspersed with small dwellings and areas of woodland, over the same time period.

In view of the foregoing it will be necessary to undertake a detailed quantitative assessment of potential risks to
the water environment and potential ground gas risk.

Should any environmental risks be highlighted as part of the detailed quantitative assessment these shall be
remediated in full such that the site would not be adversely impacted but rather fully regenerated following it
former brownfield quarrying activities.









LDP - Shielhill Development
Transport Statement

Transport Statement:

Access to the development will be provided via a new priority junction located on the southern boundary with
Shielhill Road. The site will benefit from an internal road network to maximise permeability and provide access
to the wider road network. Further connections will include a secondary access to the west linking with the
unclassified “Corby Loch” road. It is envisaged that local road improvements will be necessary such as road
widening for which the developer has control of adjacent land. At an appropriate time and as part of future
phases a new access will also be formed to east via a new priority junction linking with the B999 Tarves Road.

The internal road design will adopt the “Designing Streets” philosophy set out within the Scottish Government
policy documentation introduced in 2010. This involves forming shared surface carriageways introducing
“Courtyard” areas and using hard and soft landscaping to visually soften the development. The proposed street
design will adopt features, such as landscaping, on street parking for visitors, shared (communal) courts, reduced
lengths of road, differing surface materials, blocks & squares, the lack of junction radii. These enhanced streets
all encourage pedestrian accessibility providing a visual and physical cue encouraging lower vehicle speeds.

It is envisaged that the urban expansion along Shielhill Road linking with the existing Dubford development will
enhance the existing road creating a safe and easily accessible development. Allocation of the Shielhill site will
ensure enhancements such as traffic calming, pedestrian crossings and lighting upgrades can be delivered. The
urban expansion along Shielhill Road would allow the implementation of a 30mph speed limit together with
traffic calming measures proposed either side of the entrance along with a change in road surfacing. Such
surfacing would extend into the site, forming part of a civic square with abutting commercial premises.
Pedestrian linkages to Dubford will be formed and enhanced to provide clear and direct routes to the proposed
new civic square and commercial premises. The addition of street lighting would link the Dubford vehicle
entrances, Shielhill entrance and the Roundabout to west with formal street lighting which will promote safer
use of road at night and enhance pedestrian and cyclist usage between the neighboring Dubford developments.

The site is well located to encourage pedestrian and cycle travel with access to the wider network and local
community via a number of informal countryside paths as-well-as existing public footways to local services
frequently used throughout the day. Existing bus services are within a short walking distance operating along
Shielhill Drive. The existing bus stops both northbound and southbound have excellent facilities including modern
bus shelter and up-to-date timetable information. It is anticipated that bus service could extend north to meet
demand.

As part of any future planning application, a transportation assessment will be required and will determine the
need for Local road improvements. The recent road improvements carried out as part of the neighboring Dubford
development at Scotstown Junction, Denmore Road Junction and future B999 Tarves realignment and Murcar
Roundabout upgrades will benefit the capacity of the local road network.

In summary the site is well located in terms of proximity to existing walking and cycling routes and is within a
reasonable walking distance to existing public transport in compliance with Scottish Planning Policy, June 2017
(SPP). Allocation of the Shielhill site will ensure improvements to the local road network.



LDP - Sheilhill Development
Water & Drainage Statement

Scottish Water are presently assessing the development site and it is likely further studies will require to be
carried out to determine if the existing sewer / water network can adequately service the demands of the
development. These studies will identify any mitigation or enhancement works necessary. It should be noted such
improvement works will be delivered between the Developer and Scottish Water.

Fresh Water Supply:

It is anticipated due to the proximity of the existing water infrastructure a connection will be made to the existing
public water main recently installed in Shielhill Drive to the south of the development site.

Drainage FOUL:

Due to the existing topography, foul water sewers from the site will drain either by gravity or pumped flow and
discharge into the existing public sewer located in Shielhill Drive to the south of the development site.

Drainage SURFACE:

There is often limited space for surface water drainage due to commercial pressures and planning principles
adopted such as ‘design streets. It is therefore critical to develop an overall drainage solution at the outset which
fully integrates with the amenity space and surrounding landscape. Refer to separate Surface Water Drainage
Assessment.

It is considered the site characteristic and development layout encourage the use of Sustainable Drainage System
(SUDS) measures and these will be used to contain run-off volumes generated by critical rainfall events. Surface
water will be attenuated and discharge at a controlled rate, not exceeding the greenfield run-off rate. This will
mimic the natural drainage of the catchment and mitigate many of the adverse effects of surface water run-off
from urban development.

By dealing with runoff at source, the volume of water and the potential amount of contamination is less, which
requires smaller SuDS components downstream. Often source control components are within the curtilage of
properties and maintained by the property owner and can include rain gardens, sometimes referred to as
‘bioretention cells’. Generally, a shallow depression in free-draining soil rain gardens are planted with water
tolerant plants. They include an over-flow to allow excess rainfall to be safely routed away from houses. This
would either be directed towards a separate garden soakaway, watercourse or surface water drainage system.

Gravel filter trenches and swales are appropriate source control components for dealing with runoff from hard
standing areas, including adoptable roadways. Where infiltration to ground cannot be integrated, site control
will likely be established using strategically located detention basins providing a further level of treatment and
overall attenuation/containment prior to discharging into the Burn of Mundurno at a controlled rate, not
exceeding the greenfield run-off rate.





