Aberdeen Local Development Plan Review
Pre-Main Issues Report Bid
Dubford West

Our client, John Langler, wishes to submit 9.3ha of land in his ownership at Shielhill
for residential development of around 61 units (including the potential for live/work
units) as shown on the indicative layout plan submitted with the bid, together with
improvements to the remainder of the land. Specifically, it is envisaged that these
improvements would encourage people to visit the Scotstown Moor Local Nature
Conservation Site (LNCS) - of which the site forms part - in a way that complements
and sustains the designation. For example, this could include opportunities for
environmental education, offering sanctuary to animals, and providing facilities for
children.
Details of the site and an outline of the proposed development are set out in the PreMIR Bid form, while this paper provides further background and information in terms
of the wider policy context that supports the allocation of the site.
Our client also has ownership of adjacent land to the north, and a separate response
to the call for sites seeks the allocation of that land for residential development. While
these two sites are the subject of separate responses, 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, and the indicative layout
plan which accompanies ethis submission shows how linkages can be made between
the two sites. It should, however, be noted that each site is capable of being delivered
independently of the other.
The site and its surroundings
Immediately to the east of the site is the existing OP10 Dubford allocation, which is
currently being developed out and is expected to deliver 550 units by 2021. There is
also existing built development on our client’s land to the north (currently occupied
by Walker Technical Resources Ltd.), where there is a mix of industrial units, an office
building and a service yard, beyond which lies the unclassified Shielhill Road.
Finally, the Scotstown Moor LNCS extends on to land to the south and the west, with
this site occupying just 8% of the total LNCS area.

The site itself was previously owned by the Ministry of Defense (MOD) and used as a
driving training centre, and also has history of being used for mineral extraction. As a
result, much of the site is now worn down, degraded and covered in gravel vehicle
tracks, as can be seen on the aerial photographs submitted with this bid. That
previous use notwithstanding, the site is covered by both Green Belt and Green Space
Network designations in the current ALDP (2017), as well as being included in the
Scotstown Moor LNCS as noted above. It is recognised that the current ALDP identifies
the southern corner of the site as also forming part of the Scotstown Moor Local
Nature Reserve (LNR). However, data obtained from Scottish Natural Heritage during
preparation of the Environmental Appraisal Report shows the LNR boundary to in fact
be approximately 100m to the south of the site (see plan included on page 5 of the
Environmental Appraisal Report for a visual representation of this).
Importantly, the site is also located in the Energetica Corridor, a factor that needs to
be taken into account when considering this bid (as discussed in more detail below).
Assessment of site previously and now
During the preparation of the Aberdeen Local Development Plan (2017) (ALDP), our
client initially sought the site’s allocation for mineral extraction (specifically sand and
gravel aggregates), for which testing showed the site to support a high-quality
resource. Mineral extraction would have represented a continuation of the site’s
historic use, while also meeting contemporary demand for aggregates arising from
significant construction activity around Aberdeen.
Subsequently, acknowledging the Council’s assessment that mineral extraction
activity could potentially conflict with neighbouring residential development (because
of noise and air pollution), and recognising that there was a need for more housing in
the city, our client revised his bid in subsequent plan stages to promote the site for
affordable housing/key worker housing.
In making the submissions to both the MIR and the Proposed Plan it was highlighted
that this is effectively a brownfield site, having previously been used both for mineral
extraction and as a driving training area as outlined above. As such, Scottish Planning
Policy 2014 (SPP) stresses that consideration should be given to allocating this site for
development before new development takes place on any alternative greenfield sites.

The identified need for additional housing land is now even more pertinent than it was
during the last ALDP review, as the Main Issues Report (MIR) for the review of the
Strategic Development Plan (SDP) points to a 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 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.
In turn, there are a number of points which come out of the Council’s assessment of
the submissions made during the last ALDP review, and the Reporter’s conclusions on
them as set out in the Examination Report for the ALDP, which lend support to the
current bid as follows:
•

Relationship to services and facilities - with regards to connectivity, the Council
confirmed that development in this area would be well connected to the
settlement and facilities at Dubford when this is completed, including local
shopping, health and recreation facilities. Given that the Dubford site is
currently in the process of being developed out as outlined above, there should
now be no question about the extent to which development on this site would
be well connected to the settlement and facilities there. In this regard, the
indicative layout plan demonstrates how the site could be developed in a way
that is consistent with the layouts and urban design approach established by the
Dubford development, with extensive footpath links to ensure optimum
connectivity between the two.

•

Public transport availability - similarly, in terms of public transport, it was
confirmed that the new x40 bus route, which now goes into the Dubford
development, is between 400 and 800 metres from this site

At the same time, it is submitted that some of the concerns which were expressed
about the site during the last ALDP review can now be addressed as follows:
•

North west facing and exposed to northerly winds – as shown on the indicative
layout plan submitted with this bid, it is envisaged that the site could be
developed in a way that incorporates extensive structured planting and new
trees, providing shelter from northerly winds. At the same time, all houses
would designed to a high standard of thermo-resistance with highly insulated

walls and smaller windows on northern elevations than on the southern ones,
with the size of the site providing plenty of scope for the layout and orientation
of buildings to be fine-tuned to maximise south facing aspects.
•

Gradient – while the assessment of the site during the last ALDP review
identified the north of the site as being very steep, analysis of the site during the
preparation of this bid did not identify any parts of the site to be of a gradient
greater than 1:12, other than a few small muddy ramps which are not
representative of the gradient across the site as a whole or expected to affect
development of the site. Cross sections of the site are included with this bid for
reference. As such, it is submitted that the gradient of the site should not be
considered to be an issue in terms of its allocation.

•

Visual impact – as shown on the aerial photos submitted with this bid and
described in more detail above, the site is already in a degraded condition as a
result of its previous use for mineral extraction and as a MOD driving training
area. Comparatively, residential development on the site would have no greater
visual impact, but would provide an opportunity for the site to be developed in
a way that is more visually compatible with the surrounding landscape, with
sympathetic landscaping to ensure a good fit into surrounding area.

•

Mix of uses – as identified during the last ALDP review, Bridge of Don is a
predominantly residential area. As such, it is submitted that residential use is
inherently appropriate to the area and that the proposed allocation makes a
positive contribution to this, in particular in terms of the potential to provide
live/work units. At the same time, the proposed residential development would
be accompanied by improvements to the LNCS in terms of both its ecological
value and what it has to offer to visitors, as well as increasing accessibility to the
LNR to the south, making a further significant contribution to the mix of land
uses in the area as a result.

In terms of other criteria against which the site requires to be assessed, it is further
submitted that:
•

Green belt designation - Scottish Planning Policy 2014 (SPP) sets out a number
of reasons why a green belt may be designated, these being to:
o direct development to the most appropriate locations and support
regeneration;
o protect and enhance the character, landscape setting and identity of the

settlement; and
o protect and provide access to open space.
It is then also stated that, in developing the spatial strategy, planning authorities
should identify the most sustainable locations for longer-term development
and, where necessary, review the boundaries of any green belt.
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.
In particular, while the current Green Belt may have previously provided a clear
settlement boundary, development of the Aberdeen Western Peripheral Route
to the north 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 limits do. As such, it is now appropriate
to review the Green Belt boundary in accordance with SPP.
It is also submitted that, whilst the landscape value of the site is recognised, the
indicative layout plan demonstrates that it is possible to accommodate
development on the eastern side of the site without impacting on views from
Perwinnes Moss. At the same time, high quality strategic landscaping (closely
related to the existing landscaping around the adjacent Dubford development
and the wider 'green' areas towards Perwinnes Moss in the south), will enhance
the current landscape character.
In terms of public access, it should be noted that this is currently limited,
although it is recognised that there may be informal use by dogwalkers.
Compared with the limited recreational value of the site at present, it is
submitted that development of the eastern part of this would enable the
provision of a new network of footpaths through the LNCS and into the LNR
(including paths from the Dubford development to the east) allowing more

people easy access to nature and improving the contribution that the site makes
in this regard.
•

Green Space Network designation – whilst the site is within the Green Space
Network the environmental appraisal report submitted with the bid confirms
that much of the site (and in particular the area to the east on which
development is proposed) has been colonised by gorse, with reduced
biodiversity in the area as a result. While the gorse may provide a habitat for
some species of birds, these are not expected to be negatively affected by
development on the site given the abundance of gorse in the surrounding area
and the way in which it is proposed to manage the remaining gorse on the
western part of the site.

From this starting point, the indicative layout plan demonstrates how it is
possible to develop the eastern part of the site whilst maintaining and
enhancing much of the existing natural heritage. Specifically, this could be
achieved through sensitive siting of development, quality landscaping, the
provision of new green linkages and footpaths to the nature reserve and
interpretation facilities. As expressly identified in the environmental appraisal
report, this would allow for effective management of the gorse which has
colonised much of the site at present, and the establishment of new and
improved habitat areas compared with what is currently found on the site.
• Employment – the site is located within 1.6km of the Newton of Murcar
Industrial Estate and a number of other employment sites on Denmore Road,
and is just a little further from both Aberdeen Science Park and the Bridge of
Don Industrial Estate. There is, therefore, clearly good access to a range of
employment opportunities.
• Education – assessment of the site during preparation of the extant ALDP
confirms that pupils from this area would be allocated to Scotstown Primary and
Bridge of Don Academy. The 2015 based school roll forecasts show both of
these to be well within capacity until at least 2023.
• Built and cultural heritage – there are no designated features on or near the
site.
• Other constraints – the previous assessment of the site also confirms that there
are no constraints in terms of physical infrastructure capacity in this location

that would impede development; the site is not identified as at risk of flooding
according to SEAP flood risk maps; there is no evidence of waterlogging; and
there are no significant contamination concerns or other known constraints.
• Importantly, the site is deliverable within the timescale of the ALDP, either on
its own or as part of a phased development together with land to the north.
Finally, consideration needs to be given to the aspirations for the Energetica Corridor
(within which the site is located) which include the delivery of development which
complements the growth of energy, engineering and technology organisations of all
sizes to create a more balanced ‘lifestyle’ proposition. This expressly includes the
delivery of residential development as proposed in terms of this bid, while the
potential for the site to provide live/work units in a prime location further contributes
to the delivery of the Energetica objectives
More specifically, the Council’s Supplementary Guidance: Energetica (SG) sets out a
number of criteria which development in the corridor is expected to demonstrate,
with an emphasis on sustainability - economic, social and environmental. That this
proposal expressly includes enhancements to the LNCS alongside the delivery of much
needed housing (including affordable housing and the potential for live/work units) is
indicative of the sustainability which is at its core and, as such, it should be supported
in terms of the SG.
Drawing together all of the points set out above, it is submitted that 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. That includes,
for example the extent that it would be:
•

Distinctive, by responding to the site’s context through directing development
to the eastern side of the site, with this designed to be of a scale and form that
complements the adjacent Dubford development without simply replicating
this, and with enhancements to the remainder of the site to improve its
ecological, landscape and amenity value;

•

Safe and pleasant, facilitating the development of the site in a way that
ensures no future conflict with neighbouring residential uses; and

•

Resource efficient, in that it would provide a sustainable use of a currently
degraded site which, given its history, should effectively be considered
brownfield land (the prioritisation of which for allocation and development is
also advocated by Scottish Planning Policy).

The indicative layout plan also shows that the site is sufficiently large to provide high
quality open space in accordance with the Council’s requirements (see calculations on
plan for full details), in addition to which residents would be able to enjoy easy access
to extensive natural space in the neighbouring LNCS and the LNR to the south.
Conclusion
For the reasons given in this paper apart, it is submitted that the allocation of this site,
would meet a demonstrable need for additional housing land in line with both local
and national government policy, and would allow for a quality masterplanned
extension to the City, importantly including the enhancement of the Scotstown Moor
LNCS, with development that would be delivered in the timescales of the emerging
ALDP. As such, it is submitted that the site should be allocated accordingly.

Appendix 1: Housing Demand
•

The preferred option in terms of the Main Issues Report (MIR) for the Strategic
Development Plan (SDP) is for Local Development Plans LDPs) 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.

•

This is in line with Scottish Government policy in terms of which priority has
been accorded to the delivery of more new housing through:
o

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

o

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.

o

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

o

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, and lending significant support for the
allocation of the site as proposed in terms of this bid.

