Aberdeen Local Development Plan Review
Pre-Main Issues Report Bid
Land at Mundurno

Our client, Rubislaw Estates, wishes to promote 1.95ha of land in its ownership at
Mundurno for a hotel and/or leisure development (i.e. public gym, spa, soft play area).
Details of the site and an outline of the proposed development are set out in the Pre-MIR
Bid form, while this paper provides further background and information in terms of the
wider policy context that supports the allocation of the site.
The site is located in the Green Belt immediately to the east of Site OP10, which is allocated
for residential development in the current Aberdeen Local Development Plan 2017 (ALDP),
and also forms part of the Green Space Network. Abutting the site to the east, and also
covered by both the Green Belt and Green Space Network designations, is the Aberdeen
North Bridge of Don Premier Inn and the Mill of Mundurno pub restaurant, setting a
precedent for this form of development to be sited within these designations. To the west
of the site is Dubford (OP10 in the extant ALDP (2017)), where residential development is
currently underway, while the Aberdeen Science Park, the Core Business Park and the
Denmore Industrial Estate are all within walking distance to the south.
The indicative layout plan submitted with this bid shows how a hotel and/or leisure
development could be accommodated on the site whilst also providing high quality open
space in accordance with the requirements of the Council and protecting the features for
which the site is included in the Green Belt and Green Space Network. In doing that, the
allocation of the site for such a use would be consistent with one of the key policy principles
of the planning system as expressed in Scottish Planning Policy (2014) (SPP) in terms of
using land within settlements for a mix of uses.
For the reasons given in this paper apart, it is submitted that the site should be allocated for
a hotel/leisure use in the emerging ALDP. At the same time, given the nature, scale and
quality of the development proposed, it is submitted that it would be appropriate for the
Green Belt and Green Space Network designations to remain and for the site to be allocated
as an Opportunity Site within those.
The site was previously put forward at the Proposed Plan stage in the preparation of the
current ALDP for allocation for residential development. At that time, it was assessed as
being undesirable for a number of reasons, including that:
• there was considered to be an adequate supply of housing land already identified;

• residential development would intrude significantly into the surrounding landscape
and would remove an important part of Green Belt land;
• the site was isolated from local facilities;
• there were few sustainable transport options, making any development in this
location heavily car reliant; and
• allowing development to the north of the B999 would have the effect of extending
built development into the open countryside, weakening the green belt boundary
that currently exists north of Denmore.
When considering the site at the Examination in Public however, and although ultimately
agreeing with the Council’s overall assessment, the Reporter recognised a number of factors
in favour of the allocation of the site, many of which are relevant to the consideration of
this bid. Those factors include that:
• the site adjoins the Dubford development site to the west;
• the Premier Inn establishes the principle of development north of the B999;
• the site benefits from close proximity to employment opportunities in Bridge of Don;
and
• a tree belt to the north shields the site somewhat from the open countryside beyond
and would itself form a strong and defensible development boundary.
In addition, circumstances have changed significantly since the assessment of bids for the
current ALDP such that many of the issues raised at that time are no longer relevant. Each
of these, along with additional factors that support the application, are assessed below.
Green Belt and Green Space Network
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;
• protect and enhance the character, landscape setting and identity of the settlement;
and
• protect and provide access to open space.
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These policy principles are reflected in the 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.”
It is submitted that, at present, the site does little to contribute to any of these green belt
functions. Specifically:
•

the site is not currently used as open space by members of the public;

•

it does little or nothing to help define Aberdeen’s settlement boundaries, there being
existing development immediately adjacent to this which already extends built
development further to the north than development on this site would;

•

the line of the Aberdeen Western Peripheral Route now 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 whilst not allowing for any form of development does
nothing to support regeneration.

Conversely, allocating the site as an Opportunity Site for development as proposed in terms
of this bid would contribute more towards both regeneration and Aberdeen’s landscape
setting than the current designation does, this being expressly supported by the regional
economic strategy as set out below, and providing an opportunity to sensitively landscape
the site as shown on the indicative layout plan submitted with this bid.
Likewise, in terms of the Green Space Network, an environmental walkover survey has been
carried out to identify any signs of protected species, invasive plants and the general flora in
the area.
no evidence of otter was found,
and there is giant hogweed in the area (which is actively controlled by our client). As shown
in the environmental walkover report, allowing some development of the site as proposed
would eradicate the giant hogweed while retaining wildlife connectivity from east to west,
as well as enhancing flora and fauna biodiversity in the area. At the same time, new
opportunities for walking and childrens’ play equipment would be provided, considerably
improving the value of the Green Space Network here.
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Bringing the above points together, it is submitted that site currently makes little or no
contribution to the function of the Green Belt, and its contribution as part of the Green
Space Network could be significantly enhanced. Against this background, taking into
account both the nature of other development in close proximity (as set out above) and
identified need for hotel/leisure development in the area (as set out below), it is submitted
that the allocation of the site as an Opportunity Site for hotel/leisure use would contribute
far more to the achievement of the Council’s key policy aims and objectives than its current
status as derelict agricultural land does.
Contribution to tourism and economic development
Significantly, the provision of a hotel on this site would contribute to tourism and economic
development, in respect of which statutory development plans must have regard to
National Planning Framework 3 (NPF3). Importantly, NPF3 recognises tourism as one of
the key economic sectors for Scotland, and specifically for the north-east.
Further, SPP specifically highlights the need for development plans to align with relevant
local economic strategies and, with tourism identified as one of four key sectors in which
there are opportunities for growth, to be informed by the Tourism Development Framework
for Scotland. Planning authorities are then expected to consider the potential to promote
opportunities for tourism and recreation facilities in their development plans.
The Main Issues Report (MIR) of the Strategic Development Plan (SDP) supports that
aspiration with the Preferred Option for the SDP Vision being to update this to better reflect
the Regional Economic Strategy, such that it will read...
“Aberdeen City and Shire will be an even more attractive, prosperous, resilient and
sustainable European city region and an excellent place to live, visit and do business. We
will be recognised for:
•

our enterprise and inventiveness in the knowledge economy and high-value markets
– with a particular focus on energy, bio-pharmaceuticals, tourism and food, drink
and primary industries;

•

the unique qualities of our environment; and

•

our high quality of life.

We will have acted confidently and taken the courageous decisions necessary to further
develop a robust and diversified economy and to lead the way towards development
being sustainable, including dealing with climate change and creating a more inclusive
society.” (emphasis added).
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The MIR stresses the importance of making sure that suitable and attractive land is available
to support these sectors and particularly highlights that future opportunities for the tourism
sector are likely to have unpredictable requirements, which make it hard to plan for
effectively.
In terms of economic development, the Regional Economic Strategy and City Region Deal
both focus on four main sectors where the area has the greatest potential over the next 20
years, one of which is tourism.
VisitScotland’s ‘Tourism Development Framework for Scotland’ (2016) (which SPP requires
Development Plans to be informed by, as highlighted above) sets out the value of visitors to
Scotland as a whole and identifies ways in which growth can be supported by the planning
system. Notably, the construction of the new Aberdeen Exhibition and Conference Centre
(due for completion in 2019) is expected to attract 4.5m visitors in its first 6 years of
operation and, along with other major developments such as the extension to the Art
Gallery, renovation of the Aberdeen Music Hall, and the airport and harbour expansion
projects, this is expected to contribute to a resurgence of demand for hotels in the City (on
which, see Savills’ Aberdeen Hotel Spotlights published in May 2018). The allocation of this
site as proposed in terms of this bid would make a valuable contribution to meeting that
demand.
The Framework also identifies accommodation as one of the main drivers of tourism
revenue in Scotland and states that ongoing investment in tourist accommodation is
imperative, with analysis of visitors’ wants and needs from VisitScotland’s 2015 Visitor
Survey identifying requirements for new accommodation for travelers on a range of
budgets. Against this background, the Framework states that VisitScotland encourages
development planning authorities to consider further accommodation requirements at
locations where there is evidence of market demand (which it is submitted that the
developments highlighted above and an anticipated upturn in the economy can be expected
to generate). As such, it is submitted that the allocation of this site for a hotel would be in
line with the provisions of Tourism Development Framework and would therefore be
consistent with SPP as well as both NPF3 and the Preferred Option of the SDP.
Creation of employment opportunities
Access to employment opportunities is less relevant in terms of a hotel/leisure use on the
site than it was in relation to the previously proposed residential use. However, it is noted
that the site is within 1.6km of major employment opportunities at Newton of Murcar
Industrial Estate and other employment sites on Denmore Road, as well as being just a little
further from both Aberdeen Science Park and the Bridge of Don Industrial Estate.
Importantly though, the development itself would create a new employment site,
complementing those already available.
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Contribution to land use mix
As well as making a significant contribution to economic development, the proposed hotel
and leisure uses would ensure a good mix of land uses in the area, this being fundamental to
creating a balanced and sustainable community. In terms of this land use mix, consideration
should be given to the fact that a number of new housing developments are currently
underway nearby (including at Dubford where 550 new houses are expected by 2021, as
well as 4,400 units allocated at Grandhome for development in the period to 2035), in
addition to which the current ALDP allocates 32ha of employment land. A hotel and/or
leisure uses on this site would provide valuable facilities such as a restaurant, bar, gym, spa
and soft play area for use by people living in those houses and/or employed in the nearby
industrial estate. Our client would seek to ensure that any potential uses are
complementary to those already existing in the area, and that new facilities not currently
available are offered. A soft play area is one particular example of this, bringing huge
benefits in terms of enabling children to develop their physical, social, mental and
emotional skills, meet friends and make new friends and practice their communication skills,
as well as providing a place for parents to meet and socialise. A gym and outdoor exercise
area would also contribute to meeting the aims and objectives of The Strategy for an Active
Aberdeen in terms of: increasing opportunities and participants in physical activity and
sport; investing in our infrastructure of people and places; and being inclusive so everyone
has the opportunity to be and stay active.
Accessibility of services and facilities
SPP requires the planning system to support development which optimises the use of
existing infrastructure, reduces the need to travel, provides safe and convenient
opportunities for walking and cycling for both active travel and recreation, and facilitates
travel by public transport.
In this context, it is submitted that this site is well located for a hotel/leisure uses in that
there is good access from the neighbouring housing developments as well as to shops,
services and other facilities by a range of sustainable modes of transport, consistent with
SPP. Specifically, there is a dedicated off road shared cycle and pedestrian walkway along
the Ellon Road up to the junction with the B999, which connects the site with Aberdeen
Cycle Forum’s recommended cycle route from here into the City Centre, and Stagecoach
buses numbers 290 and 291 stop outside the Premier Inn directly to the south of the site. In
addition, with the development of Dubford there is now a frequent bus service (x40)
running along Shiehill Drive (only 600m away), minimising the need to travel by car.
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Energetica
Finally, it should be noted that the site is located within the Energetica Corridor, a global
showcase for energy technology development and energy efficiency.
“Energetica 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.”
The Council’s Supplementary Guidance: Energetica (SG) highlights that, within the
Energetica area, development must make a contribution to the quality of life,
environmental performance and economic development targets. Such a contribution, it is
said, will result in the transformation of the Energetica area into a high-quality lifestyle,
leisure and, ultimately, a global business location showcasing the latest energy and low
carbon technology.
The proposed allocation of the site for a hotel/leisure use is precisely intended to contribute
to economic development in this area through the provision of community facilities that, in
turn, can serve as a social hub and promote active lifestyles. In addition, it is the intention
to include buildings which are highly energy efficient, set within large areas of both formal
and natural open spaces. The buildings will also be able to be used for a number of
purposes over their life-span, and the proposed landscaping will be designed to contribute
to a unified sense of place within the area. As such, it is submitted that the proposed
allocation would clearly contribute to the delivery of the Energetica objectives.
Other issues
With regard to other criteria against which the site requires to be assessed in terms of the
bid form, it should be noted that:
•

the site is well orientated;

•

the SEPA flood risk maps identify the potential for flooding from the Mundurno Burn
and the Mill Lade and so it is recognised that a flood risk assessment will required for
any future planning application;
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•

whilst the site contains linear crop marks as identified in the Sites and Monuments
Record (SMR), previous consultation with Aberdeeshire Council’s archaeology service
confirmed that the crop marks are not a constraint which would limit any
development, just that an archaeological watching-brief or an archaeological
evaluation would be required during or ahead of any ground-breaking works on the
site;

•

at the same time, it should be noted that the adjacent Mill of Mundurno site contains
a number of SMR features which did not prevent the development of that site;

•

the availability of education capacity is not relevant given the proposed use; and

•

there are no other infrastructure capacity constraints or other factors that would
impact on the delivery of the site.

Conclusion
For the reasons given in this paper apart, it is submitted that the allocation of this site as an
Opportunity Site within the Green Belt and Green Space Network would:
•

protect and enhance the key attributes for which the site is designated in terms of
the Green Belt and Green Space Network;

•

not impact on the landscape setting of the City;

•

contribute to the land use mix in this part of the City;

•

be well located to serve existing and future housing developments and employment
sites;

•

contribute to achieving a number of Council and partnership objectives, including
those relating to (i) Economic and tourism development, (ii) Active Aberdee, and (iii)
Energetica; and importantly,

•

be deliverable within the timescale of the ALDP.

As such, it is submitted that the site should be allocated accordingly.
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