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PROPOSED ABERDEEN LOP

March 2015

OBJECTION BY BANCON DEVELOPMENTS
Housing land Supply

For the many reasons set out in more detail in the section by section analysis below, Bancon
Developments object to the terms of the Proposed LDP, as they affect Housing Land Supply, the
Policies and Proposals which underpin it, and their impact on the delivery of the SDP Strategy.

1. Introduction
l.llt is significant that the introduction to the Plan does not mention the June 2014 revision
to SPP, or the implications of that for the allocations, spatial strategy, and delivery targets
set out in the SDP. This is particularly significant as it is clear from the text, that the land
allocations carried forward from the 2012 LDP, have not been reviewed in the light of the
advice in the revised SPP. This is notwithstanding that the revised SPP is substantially
different from its predecessor, with a much sharper focus on the 'delivery', rather than
merely the allocation of land for new housing.
1.2 The focus on 'Delivery' is set in Para 30 of SPP which notes that Development Plans (and

accordingly their choice of land allocations) should be consistent with the advice in SPP.
It further notes that a spatial strategy is required 'which is both sustainable and deliverable,
providing confidence to stakeholders that the outcomes can be achieved'.
1.3 Paras 113 to 122 of SPP deal in more detail with Development Planning.

Para 115 defines the Housing Supply Target, and confirms that it is a statement of 'the
number of homes which the Authority has agreed will be delivered', over the plan period.

It further notes that the target should have been reviewed taking account of issues such as
'capacity, resource, and deliverability' and 'should be supported by compelling evidence'.
Para 116 notes that within the housing supply target, plans should contain 'the number of
new homes to be built (not allocated) over the plan period'. It goes on to redefine the
housing land 'requirement' as the supply target plus an increase to provide additional
generosity. In particular it notes that the plan should contain a robust explanation of the
margin of increase (as between housing supply target and housing land requirement)
provided to ensure that a 'generous supply' of land is available.
Para 117 is significant, as it introduces a requirement that the allocations must be 'effective
or expected to become effective in the plan period' . This is a significant change from SPP
2010, where the test was that the allocations were 'capable of becoming effective'. Para
117 continues to note that 'windfall' allocations 'must be realistic and based on clear
evidence ... and sound assumptions'.
Para 119 deals specifically with Local Planning, and notes that only ' effective' (or expected
to become effective) sites are to be allocated to meet the housing 'requirement 'of the SDP

(actually the allocations) up to year 10 from the expected date of adoption. It further
requires a 5 year effective land supply to be maintained at all times, and also notes that LPAs
'should be confident' that land can be brought forward for dev within the plan period, and
the 'range of sites' allocated will enable the housing targets to be met. From this Para then
there are 3 tests which the LDP should meet : a) to ensure that the full SDP allowances are
met by allocating effective sites; b) to ensure that the 5 year land supply is met; and c) to
ensure there is a range of sites allocated to meet the housing supply target.
1.4 It is clear from both the text, and a comparison of the respective allocations, that almost
all of the land allocations in the Proposed Plan, have merely been carried forward from the
2012 plan without any regard to the significantly different tests in the revised SPP.
This will be enlarged upon in more detail in the following paras, but for example, there is no
evidence in the Proposed Plan that the allocations have been tested against the HLA or
Action Plan, in regard to the required 'compelling evidence' of adequate 'resource, and
capacity' to meet their projected delivery timetable.
In other words, there is not the certainty required by SPP that the allocations will be
'effective, or expected to become effective during the relevant plan period'. i.e. able to be
built when the plan says they will be delivered.
1.5 Similarly there is no 'robust explanation' that the allocations are 'generous'. Rather the
reverse is true, with all 3 plan periods allocating less suitable land than the SDP allowances.
At best (on the Council's own figures), only 96% of the SDP allowance has been allocated for
the period to 2026 .
At worst, having regard to the anticipated shortfall in deliverable brownfield (2000units)
and greenfield ( 5427units) allocations, the delivery is more likely to be less than 70% of the
SDP requirement. The LOP strategy therefore fails to comply with that of the SOP.
1.6 As will be seen below, the failure to consider whether allocations are 'effective or
expected to become effective' in the relevant plan period, is particularly significant.
Similarly, the lack of a 'range of sites' to meet different plan periods has not been addressed.
The majority of sites identified to meet the requirement of the SDP in the period 2017-2026
are sites that have failed to deliver housing in the 2007-2016 timescale. These extant
allocations should form part of the 'effective housing supply 2016' with new allocations
identified in this LDP to meet the 2017-26 requirement on sites that are effective or
expected to become effective in the plan period. We explain below how the Proposed LDP
does not achieve this requirement.
1.7 It is accordingly submitted that many of the proposed allocations in the Proposed Plan
are not compliant with SPP. As a result the SOP housing supply target (which is dependent
on the performance of the allocations) will not be met in the timetable approved by
Scottish Ministers, and this will in turn have repercussions for both population and
economic growth. This certainly does not accord with the vision for the Region set out in
NPF3 and referred to in Para 1.5 of the introduction.
It is accordingly submitted that the LOP allocations should be reconsidered.

2.

The Spatial Strategy
Overview

2.1 This section of the plan provides an overview of the Council's general approach to
development in the City Centre, on Brownfield land, and Greenfield sites.
Para 2.2 states that brownfield sites are expected to contribute 7,500 houses in the period
to 2026. However, this does not represent the SOP requirement. In terms of the revised
SPP, the SOP requires that 4,500 houses are delivered (effective sites) by the end of 2016,
while a further 3,000 houses are expected to be delivered before the end of 2026. Looking at
the gross number (7,500) required by 2026 does not accord with the SOP strategy for
delivery.

2.2 The para continues to say that specific brownfield housing sites are identified, while
other sites with potential are also noted. However, in terms of SPPs focus on delivery, this is
surely not what is required. The Plan should indicate how the 2012 brownfield allocation
has performed, and identify any shortfall -which would then require to be added to the
2017-26 requirement to meet the SOP target.
If the brownfield shortfall cannot be made up, then there is a case for releasing more
greenfield sites. This is dealt with in more detail below.
2.3 Para 2.4 states that the City will provide about half of the new housing required to grow
the City Region in line with the strategic objectives. However the actual figure is only 47%.
This is an important distinction, particularly as the AHMA crosses LPA borders, and the Shire
LOP appears not to be delivering its share.
Para 2.4 also notes that the SOP requires the LOP to allocate greenfield sites for 21,000 new
homes to 2035. However, the allocation in the Proposed Plan falls at least 578 units short of
this target.
2.4 More importantly, on the basis of the analysis below, with the brownfield allocation

being c.2,000 units short (to 2026), and the greenfield allocation (for the same plan period )
being 5,922 units short, the expected shortfall would be 7,922 units. This latter figure
would represent a shortfall of over 30% in the total allocation for the City to 2026. In either
case, this is hardly a 'generous' supply.
Brownfield Sites

2.5 As noted above, it is not accepted that the Plan should not differentiate between the

SOP allocation up to 2016 (4,500 units), and that for the next 10 years (3,000 units).
However, Para 2.8 states that the sites to accommodate all of these 7,500 units are listed in
Appendix 1, Table 1. That Appendix lists 40 sites, of which 29 are listed in the 2012 LOP as
meeting the requirement for the 4,500 sites which were to be delivered up to 2016.
If Para 2.8 is to be believed, then the remaining 11 sites will deliver sites for 3,000 units
(which are required to 2026) .

2.6 However, of these 11 sites only 1 site (Boyd Orr Ave) is listed in the 2015 HLA, and it is

'constrained'. In terms of SPP, it should not therefore be allocated as a site with any
certainty of delivery.
Three of the sites are educational campuses on the south side of Aberdeen which would
require the construction of a new secondary school before they could even be considered as
'surplus to educational requirements'.
The largest site (AECC Site) depends on a new (£300M) AECC being built (at the Rowett
North Site OP19) in NW Aberdeen. It was planned to open in 2018, but the Council have
recently announced that the plans for that development may have to be abandoned.
The site at 96-122 John Street is being redeveloped as an hotel.
This leaves 5 sites with development potential, but only 1 of these (Readen Centre) is in a
desirable location and currently has any developer interest.
There is clearly then significant doubt, and certainly no 'certainty' as to whether the 11 new
sites identified have the capacity to deliver the additional requirement of 3,000 houses.
Our estimate of the capacity of the remaining 5 sites is (6.62 Ha @ 30DPHa) 199 units- a
shortfall of 2,801 units.
2.7 Turning to Table 2 of Appendix 1, 40 sites are listed as having planning consent, and

accordingly the potential to absorb any shortfall in the allocations in Table 1.
However, of these 40 sites, 15 are shown in the Draft 2015 HLA as either complete, or due to
be complete by the end of 2016.
A further 4 sites are listed as constrained in the Draft HLA.
Clearly these 19 sites either cannot contribute to the 2017-26 requirement (as they will be
complete), or should not be considered as contributing in terms of SPP as they are
'constrained'.
The site at 140 Causewayend is being developed as student residences.
The Broadford Works site is shown in HLA as being effective, although it has had consent for
many years and shows no signs of proceeding on site.
The remaining 20 sites could provide a total of only 353 units. Adding the Broadford works
could take the expected delivery from the Table 2 sites to 870 units.
It seems therefore that even taking Table 1 and Table 2 sites together (giving 1,069 units),
the 3,000 units required (2017-26) by the SDP cannot be delivered. This produces a shortfall
of 1,931 units.
2.8 It is suggested therefore that at least an additional 2,000 units requires to be added to
the Greenfield allowances to meet the SOP combined target (Greenfield +Brownfield) of
24,500 units to 2026.
Greenfield Sites

2.9 Para 2.14 states that sites are allocated in the plan to deliver 17,000 new homes by 2026,

and that most of them have been carried over from the 2012 LDP. Table 2 shows the broad
distribution by area. Para 2.15 confirms that Tables 3- 8 show how this broad distribution
to areas is disaggregated among various sites. Although (contrary to Para 30 of SPP) it is not
expressly stated, it is assumed t hat Tables 2 - 8 represents t he 'spatial strategy' of t he LDP.

2.10 However, as with the brownfield land allocations, it is clear that the sites have not been

rigorously scrutinised in terms of their capacity to deliver the required number of houses
(within the timeframe of the plan) as now required by SPP.
2.11 An analysis of the 2015 Draft HLA shows that in accord with the tests in SPP, the

allocated sites are actually 'expected' to deliver the following numbers of new homes. This
ignores sites that have delivered more housing than allocated, as these should be
considered a windfall and should not affect the LDP allocations.
•

Existing to 2016

1,392

•

2017-26

9,686

•

2027-35

2,905

This gives a delivery of 11,078 units up to 2026, compared with the SDP requirement of
17,000 houses. A shortfall of 5,922 units.
The total number which the sites are expected to deliver up to 2035 is 13,983, compared
with the SDP requirement of 21,000 units. This represents a shortfall of 7,017 homes, and
can hardly be described as a 'generous' allocation, nor indeed of fulfilling the City's share of
the SDP strategy . While it may be thought this shortfall could be corrected by a LDP Review
in 2023, it should be recalled that this is a plan which specifically (Para 1.10) sets out to
provide both the development industry and the community with its development needs 'to
2026 and beyond'.
This analysis is set out in more detail, and on a dis-aggregated basis, in Tables 2a- 8a below.
A complete analysis of the Proposed LDP allocations against the 2015 Housing Land Audit is
included in tabular form in Appendix 1. This identifies the allocations from the 2012 LDP
that are expected to be built by 2016, but which the Housing Land Audit clearly shows will
not be built until much later. It is noted that many of the sites on which housing is allocated
for 2017-26 and beyond in the Proposed LDP are the same sites. For these new allocations
to be considered 'effective or expected to become effective within the plan period' it is
important to consider when the 2012 LDP allocations will be finished. In some cases the
allocations up to 2016 are not expected to be built out until after 2026, rendering the 202726 allocations on the site constrained until after the plan period on question. This is
contrary to the requirements of SPP which requires LDPs to "allocate a range of sites which
are effective or expected to become effective in the plan period to meet the housing land
requirement of the strategic development plan up to year 10 from the expected year of
adoption"

Table 2A: Greenfield Development Allowances and Allocations- Delivery as Expected in HLA.

Housing Allowances
Bridge of Don/Grandhome
Dyce/Bucksburn/Woodside
Kingswells and Greenferns
Countesswells
Deeside
Loirston and Cove
Total
Strategic Development Plan
Allowance

Existing to
2016
490
308
209
170

Phase 1
2017-2026
2,270
2,402
711
2,450

Phase 2
2027-2035
1,800
530
0
380

Total

140
75
1,392
12,000

330
1,425
9,686
5,000

195
0
2,905
4,000

665
1,500
13,983
21,000

4,760
3,140
920
3,000

Allocation 2017-26: 5,148

Expected Delivery : 1,378

Shortfall : 3, 770

Allocation to 2026 : 16,982

Expected Delivery : 11,078

Shortfall

Allocation to 2035 : 20,422

Expected Delivery : 13,983

Shortfall : 6,439

5,904

From the foregoing it is clear that the Greenfield allocations proposed are not 'expected'
to deliver the SOP requirement, either in 2016, 2026, or 2035.
2.12 This situation has arisen largely because a very high proportion of the allocated sites
are large sites, requiring development frameworks and masterplans, as well as extensive
public consultation and scrutiny through the PoAN and major application process, before
development can move towards to planning for delivery. Looking at the 2012 LDP
allocations, it is clearly seen that all the 'minor' applications have been largely completed,
whereas most of the major allocations are only now coming on stream. The situation has
been exacerbated by the high degree of new advance infrastructure provision which the
major sites require. The need for a better range of site types (as now required by SPP) particularly smaller, more readily deliverable sites,- was highlighted by HfS during the
consideration of the 2012 LDP, and again at the Ml R stage of the current review, but that
advice was not taken, and the consequences are now becoming apparent.
2.13 The Proposed Plan needs therefore to recognise the reality of 'where we are', and
respond accordingly. There is a clear shortfall in the brownfield allowances, while (in line
with the SDP) deliverable Greenfield allocations need to be made for the 2017-26 period
that are 'effective or expected to become effective' during that timescale. It clear (from the
above analysis) that this cannot be done by merely bringing forward current or future
allocations. Because of the time lag, many of these are not expected to be delivered 'in the
plan period' and accordingly no longer meet the definition of 'effective' sites. Sites allocated
but not developed by 2016 should form part of the 'effective housing land supply 2016'.
2.14 It is further noted that several sites allocated in the Proposed LDP remain 'constrained'
in the 2015 Housing land Audit. However, if sites are not 'effective or expected to become
effective' within the life of the plan in question, the allocations are not compliant with SPP,
and req uire to be reconsidered.

2.15 Experience to date suggests that what is required, is a range of smaller sites (of less

than 100 units) to be added, to give a better mix (in terms of location and scale) of
allocations.
Although the expected total (brownfield and greenfield) shortfall in delivery to 2026 is
almost 8,000 units, it needs to be recognised that delivery will catch up later.
It is suggested therefore that by adding circa 4,500 units to the Greenfield allocations to
2026, the requirement to 2035 would be more likely to be delivered, while the total
allocation would not be breached.
Land Release
2.16 Policy LR1 covers Land Release. While both Parts A and B read satisfactorily in their own

terms, the reference to Tables 3-8, read with the analysis above, highlights the fact that Part
B is in fact redundant. There will be no benefit in bringing Phase 2 sites forward to
supplement the land supply, as they could not physically be developed- relying as they do
on the completion of a section of the same site in Phase 1. The only way to obviate the need
to bring sites forward, is to supplement the 'deliverable' land supply with a range of smaller
sites as suggested above. It is also notable that two of the sites identified in the Proposed
LDP to deliver houses beyond 2026 are constrained in the Housing Land Audit, and therefore
could not be drawn down early as it has not been demonstrated that they could become
'effective or expected to become effective' in that plan period.
Delivery of Mixed Use Communities
2.17 Policy LR2 covers Mixed Use Communities, but it is not at all clear to which sites it

should apply. Para 2.18 requires that 'large sites' should include a mix of housing,
employment and other uses'. But what is a 'large site', and might it only apply to sites such
as Grandhome, where there is an employment as well as a housing allocation? This requires
to be clarified .
Directions for Growth
Bridge of Don/Grandhome
2.18 Para 2.20 notes that sites for over 7,000 new homes have been allocated in this area of

the City. Table 3 sets out the specific allocations on three sites.
It should firstly be noted that only in the sites for development up to 2016 is it proposed that
there will be any choice available to developers. From 2017 onwards, land will only be
available at Grandhome.
2.19 However, in reality (having regard to the 2015 HLA), the situation will be much

different. As table 3a shows, only 490 sites are expected to be delivered before 2017,
against a planned expectation of 3,210 units. This shortfall (2,720units) will carry forward
into the following period, when it is anticipated that 1,800 units will be built. This gives a
total delivery to 2026, of 2760 units against a LDP expectation that 5,310 units would be
contributed towards the City-wide total. This is a shortfall of 2550 units.

Table 3A : Development at Bridge of Don and Grand home- Delivery as Expected in HLA

Sites

Local Development Plan Period
Existing to 2016 Phase 1: 2017-2026

OP8 East Woodcraft North
OP9 Grandhome
OP10 Dubford
Housing Total

30
150
310
490

30
2,000
240
2,270

Phase 2: 2027-2035
1,800*
1,800

*Housing will continue beyond 2035
Allocated 2017-26: 2,100

Expected Delivery: 0

Shortfall : 2,100

Allocated to 2026: 5,310

Expected Delivery : 2, 760

Shortfall : 2,550

Allocated to 2035: 7,610

Expected Delivery : 4,560

Shortfall : 3,050

The failure to deliver the SOP housing requirement is most acute on the Grandhome site.
This is explored in greater detail in Appendix 2, which demonstrates the issue that is faced
on several sites in the City.
Dyce, Bucksburn and Woodside
5.20 Para 2.21 notes that a substantial allocation of housing has been made in thi s corridor,
close to Aberdeen Airport. Table 4 sets out the allocations for the individual sites.
5 sites will contribute to the housing supply up to 2016, then only 3 sites to 2026, and 2 sites
in the final plan phase.
However, the 2015 HLA suggests that the delivery rate anticipated in the plan will not be
achieved.
Table 4a demonstrates that up to 2016 only 308 of the 3,300 homes allocated will be
delivered. Up to 2026 a further 1,902 units are expected to be delivered. This gives a total
delivery to 2026 of 2,210 units, against a LOP expectation of 4,500 units. A shortfall of 2,290
units.
Table 4A : Development at Bucks burn and Woodside- Delivery as Expected in HLA
Sites
OP17 Stoneywood
OP20 Craibstone South
OP21 Rowett South
OP22 Greenferns
Landward
OP25 Woodside

Local Development Plan Period
Phase 1: 2017-2026
Existing to 2016
292
208
Constrained
Constrained
60
1,350
Constrained
Constrained

Housing Total

40

260

308

1,902

Phase 2: 2027-2035
Constrained
530
Constrained

530

Allocated 2017-26: 1,200

Expected Delivery : 410

Shortfall : 790

Allocated to 2026 : 4,500

Expected Delivery : 2, 210

Shortfall : 2,290

Allocated to 2035 : 5,240

Expected Delivery : 2, 740

Shortfall : 2,500

Kingswells and Greenferns
2.21 Para 2.22 notes that 2,270 homes are proposed in this corridor. Table 5 sets out the
allocations for individual sites.
While 5 sites will initially contribute to the housing supply in the period up to 2016, only 1
site (the Council land at Greenferns) is planned to continue into 2017 and onwards to 2035.
However, the 2015 HLA suggests that the pattern of delivery will be quite different.
Table Sa shows that only 209 units are expected to be delivered up to 2016, but that a
further 711 units could be built up to 2026. This gives a total expected delivery of 920 units
against a LDP allocation (to 2026) of 1,870 homes, a shortfall of 950 units.
Up to 2035 it is anticipated that no more units will be delivered against an allocation of
2,270 units. At this stage, the shortfall will still be 1,350 units.
Table SA : Development at Kingswells and Greenferns -Delivery as Expected in HLA
Sites
Kingswells C* (Complete)
OP30 Kingswells D and
West Huxterstone
OP31 Maidencraig South
East
OP32 Maidencraig North
East
OP33 Greenferns
Housing Total

Local Development Plan Period
Existing to 2016
Phase 1: 2017-2026
50
99
21
60

Phase 2: 2027-2035

390
300

Constrained
209

Constrained

711

Constrained
0

Allocated 2017-26: 350

Expected Delivery : 0

Shortfall : 350

Allocated to 2026 : 1,870

Expected Delivery : 920

Shortfall : 950

Allocated to 2035: 2,270

Expected Delivery : 920

Shortfall : 1,350

Countesswells
2.22 Para 2.23 and Table 6 confirm that 2,150 homes are allocated at Countesswells up to
2016, and a further 850 to 2026 .
However, Table 6a demonstrates that only 170 units are expected to be delivered there up
to 2016, and only 2,400 before 2026. This gives a total of 2,620 against the LDP allocation of
3,000 units. There will be a shortfall to 2026 of 380 units.
Although no development is planned for the 2027-35 period, it is expected that 380 units
will carry over into this period on this site.

Table 6A: Development at Countesswells- Delivery as Expected in HLA

Sites
OP38 Countesswells

Local Development Plan Period
Existing to 2016
Phase 1: 2017-2026
170
2,400

2,400

170

Housing Total

Phase 2: 2027-2035
430

430

Allocated 2017-26: 850

Expected Delivery: 470

Shortfall : 380

Allocated to 2026 : 3,000

Expected Delivery : 2,620

Shortfall : 380

Allocated to 2035 : 3,000

Expected Delivery: 3,000

Loirston and Cove

2.23 Para 2.24 and Table 7 note that 1,500 homes are planned for a new mixed use area at
Loirston. 1,100 homes are planned up to 2016, and a further 400 up to 2026.
However, Table 7a demonstrates that only 75 units are expected to be delivered up to 2016,
giving a shortfall of 1025 units. However, the HLA anticipates that the remainder will be
built out before 2026. No further development is planned for this extensive area of the city
South, beyond 2026.
Table 7A: Development at Loirston and Cove- Delivery as Expected in HLA

Sites
OP59 Loirston

Local Development Plan Period
Existing to 2016 Phase 1: 2017-2026
75
1,425

Housing Total

75

Phase 2: 2027-2035

1,425

Allocated 2017-26: 400

Expected Delivery : 400

Allocated to 2026 : 1,500

Expected Delivery : 1,500

Shortfall : 0

Deeside

2.24 Para 2.25 confirms that very limited development is proposed on Deeside. Table 8
notes that 7 sites are expected to contribute to the housing supply up to 2016, and 4 in the
next plan period.
However, the site at Peterculter Burn is constrained in the HLA, while the 3 new sites
suggested at Peterculter (Malcolm Road, Woodend, and Mid Anguston) have all previously
been dismissed by the 2012 LDP Reporter, and are highly unlikely to be included in the
Finalised Plan. As most of the other sites are nearing completion, it is likely therefore that
only the Oldfold site will provide any land supply in the 2017-26 phase of the Plan.
Table 8a demonstrates that 160 homes are expected to be complete by the end of 2016,
against an allocation of 554, a shortfall of 388 units. It also shows that 330 will be delivered
up to 2026, against an allocation of 248 units. The remaining shortfall against the LDP
allocation (195 units) will be built post 2026.

Table SA: Development at Deeside- Delivery as Expected in HLA

Sites

OP45 Peterculter East
OP46 Culter House
Road
OP47 Edgehill Road
OP48 Oldfold
Craigton Road/
Airyhall
Road*( Complete)
North Garthdee Farm*
(Complete)
Op51 Peterculter Burn
OP52 Malcolm Road
Peterculter
OP108 Mid Anguston
OP109 Woodend
Peterculter
Housing Total

Local Development Plan Period
Existing to 2016
Phase 1:
2017-2026
25
5
5
25
20 (complete 2015)

Phase 2:
2027-2035

330

195

Constrained
71 (Not in HLA)

Constrained

80 (complete 2015)
Constrained

8 (Not in HLA)
19 (Not in HLA)

-

330

195

160

Allocated 2017-26: 248

Expected Delivery : 98

Shortfall : 150

Allocated to 2026 : 802

Expected Delivery : 607

Shortfall : 195

Allocated to 2035 : 802

Expected Delivery : 802

Conclusion
2.25 The results from Tables 3a to 8a have been aggregated to provide the input to Table 2a,

and in more detail in appendix 1, where the table covers all the Proposed LDP sites.
While the SDP treats Aberdeen City as a single Strategic Growth Area, the Proposed Plan is
required to provide a Spatial Strategy. It rightly therefore allows for a spread of sites across
the City- to provide locational choice, and respond to local market conditions. If that
generallocational spread and choice is to be maintained, then these Tables demonstrate
that, with the exception of Loirston, all the identified areas have scope for the identification
of potential additional housing sites.

Appendix 1 - Analysis of 2015 Housing Land Audit and Proposed LOP
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Sites in 2012 LOP

Bridge of Oon/Grandhome

30

30

2,000

2,000

240

240

240

292

292

292

East Woodcraft North

OP10

60

30

30

Grand home

OP12

2,600

1SO

2,4SO

Dubford

OP2S

sso

310

OP24

soo

208

2,100

0

2,100

2,300

0

1,800

3,0SO

Oyce/Bucksburn/Woodside

Stoneywood

------------------260

2 60

260

OP13S

300

40

OP41

so

so

OP42

120

99

21

21

21

7SO

60

690

6 90

6 90

OPS8

2,1SO

170

1,980

1,980

2,4SO

Pet e rculte r East

OPS9

2S

2S

0

Culte r Hou se Road

OP60
OP61

s
s

0

Ed

s
s

OP62

400

2S

37S

1SO

0

OP77

1,100

7S

1,02S

40 0

400

71

71

71

Woods ide

Ki ngswe lls and Greenfe rns

OP43

0

Counteswells

Co u ntesswells

8SO

470

3 80

38 0

Oeeside

ill Road

Oldfo ld

0
1SO

330

330

1,02S

1,42S

19S

Loirston a nd Cove

Loirsto n
Sites in

osed 2017 LOP

Malco lm

Pete rculter

OPS2

Mid An gusto n

OP108

8

8

8

Wooden d, Pete rculter

OP109

19

19

19

S, 148

1,378

Tota ls

12,000

11,834

392

10,442

s,ooo

770

8,308

9,686

-4,686

S,922

4,000

3440

240

290S

6,439

APPENDIX 2- EXAMPLE OF EFFECTIVENESS OF
HOUSING LAND SUPPLY
GRANDHOME

SDP
ALLOCATION
FOR CITY

12,000

2012 LDP
ALLOCATION

2,600

2015 HLA
EXPECTED
DELIVERY
2015

2016

0

150
150

2017-26 LDP
ALLOCATION

2,100

2015 HLA EXPECTED DELIVERY

2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

3031

2032

2033

2034

2035

200

200

200

200

200

200

200

200

200

200

200

200

200

200

200

200

200

200

200

1000

1000

DELIVERY TO 2016- 150

DELIVERY OF THE 2012 LDP ALLOCATION OF 2,600 UNITS IS EXPECTED TO TAKE UNTIL 2028

THEREFORE THE ENTIRE 2,100 UNIT ALLOCATION FOR THE 2017-26 PERIOD
NEVER BECOMES EFFECTIVE AS IT CANNOT BE DELIVERED 'IN THE PLAN
PERIOD' AS REQUI RED BY PARA 119 OF SPP.

1000

800
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Proposed Aberdeen Local Development Plan 2015
Representation Form
Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.
The consultation period runs between Friday 20th March and Monday 1st June 2015. Please
ensure all representations are with us by Spm on Monday 1st June.

Name
Organisation
On behalf of
(if relevant)
Address

Postcode
Telephone

c,

E-mail

Mr(!) MrsO MissO MsO

!Ben Freeman

Bancon Developments Ltd
Banchory Business Centre, Burn O'Bennie Road, Banchory

AB31 SZU
01330 824900
ben.freeman@bancon.co.uk

I I

Please tick if you would like to receive all future correspondence by e-mail II'
What document are you
commenting on?

Proposed Plan

III' I

Proposed Supplementary Guidance

D

Proposed Action Programme
Strategic Environmental Assessment Environmental Report

Policy/Site/Issue

OMtS1\o~ of ~ .~

flo 'ttt

Cl.. t JUTE/l1""1

Paragraph(s)

D
D

What would you like to say about the issue?
Please see attached paper

(

...: .

.

.

What change would you like to see made?
Please see attached paper.

(

Please return the completed form by:
•
•

post to the Local Development Plan Team, Aberdeen City Council, Business Hub 4, Ground
Floor North, Marischal College, Broad Street, Aberdeen AB10 1AB; or
email to ldp@aberdeencity.gov.uk

The representation form can be filled in, saved, e-mailed and/or printed. You must "save as" to
ensure the completed form is saved with the changes you have made. If you need more space,
please fill out another representation form or send a word document attachment via e-mail with
your completed representation form. Please ensure all representations are with us by Spm on
Monday 1st June.

Thank you. For more information, please visit www.aberdeencity.gov.uk/aldp2016 or to contact the
Local Development Plan Team call 01224 523470.

0

0

Data Protection Statement

The comments you make on the Proposed Plan will be used to inform the Local Development Plan
process and the Examination into the Local Development Plan by the Scottish Ministers' Reporter.
You must provide your name and address for your representation to be considered valid, and this
information will be made publicly available. Other personal contact details such as telephone and
e-mail will not be made public, although we will share these with the Reporter, who may use them
to contact you about the comments you have made. For more information about how Aberdeen
City Council maintains the security of your information, and your rights to access information we
hold about you, please contact Andrew Brownrigg (Local Development Plan Team Leader) on
01224 523317.

Aberdeen City Local Development Plan 2016
Proposed Local Development Plan May 2015
Objection to the omission of site B0104- Clinterty
Ban con object to the Proposed Local Development Plan, which allocated additional greenfield sites
for only 98 houses against the substantially higher requirement identified in the Strategic
Development Plan.
Specifically, Bancon object to the failure to allocate greenfield land for development at Clinterty (site
reference B0104).

Strategy
In separate objection papers, Bancon set out a detailed case explaining how the 2012 LDP has failed,
and is continuing to fail, to deliver the housing requirement set out in the Strategic Development
Plan (SDP). SPP was adopted in 2014, and requires LOPs in City Regions to "allocate a range of sites

which are effective or expected to become effective in the plan period to meet the housing land
requirement of the Strategic Development Plan up to year 10 from the expected year of adoption."
The SDP identifies the housing requirement for each plan period-up to 2016, 2017-2026 and 20272035. This LDP must therefore allocate sites capable of delivering the requirements in the SDP 201726 period.
Bancon submit that the Proposed LDP fails to do this, as only a few large sites are allocated for
development, and almost all of them require the delivery of housing undelivered in the previous SDP
plan period before the new allocations can commence. The best example of this is the large
Grand home site, where the allocation up to 2016 is not expected (in the 2015 Housing Land Audit
figures) to be delivered until after the 2017-26 plan period has passed. Therefore there is no
expectation of the 2017-26 allocations on that site becoming effective during that plan period, and
therefore their allocation to deliver the SDP requirement in the LDP is contradictory to SPP.
In a separate objection in regard to Land Supply, Ban con consider the issue on an Aberdeen City side
basis, as well as broken down into individual areas, as required by the plan's spatial strategy. The
Dyce/Bucksburn and Woodside area is the area in which the allocation of additional greenfield land
at Clinterty would help to address the shortfall in the Proposed LDP. Table 4 in the Proposed LDP
details the allocations made.
Table 4: Development at Dyce, Bucksbum and Woodside

Sir-

I..Dciii~Je-,..nent

Plml-

ex-.g to 2026 1 Phase t
OP17 Stoneywood
OP18 Craibstone North and
Walton Farm

500 homes

: 2011- 2026

Phase 2 : 2027- 2035

I

1.5 ha employment

18.5 ha employment or
higher education and

research
OP19 Rowen North
OP20 Craibstone South
OP21 Rowen South
OP22 Greenferns
Landward
OP25 Woodside
Housing Total
Employment Land Total

34.5 ha employment
750homes

250 homes

1,000homes

700 homes

240 homes

750homes

250 homes

SOOhomes

1,200 homes

740 home s

300homes
3,300 homes
36 ha

18.5 ha

Table 4A below shows the expected delivery of housing on the allocated sites in Table 4, based on
the 2015 Housing Land Audit figures.
Table 4A: Development at Dyce, Bucksburn and Woodside- Delivery as Expected in HLA
Sites
OP17 Stoneywood
OP20 Craibstone South
OP21 Rowett South
OP22 Greenferns
Landward
OP25 Woodside
Housing Total

Local Development Plan Period
Phase 1: 2017-2026
Phase 2: 2027-2035
Existing to 2016
292
208
Constrained
Constrained
Constrained
60
1,350
530
Constrained
Constrained
Constrained
40

260

308

1,902

530

Allocated 2017-26: 1,200

Expected Delivery : 410

Shortfall : 790

Allocated to 2026 : 4,500

Expected Delivery : 2,210

Shortfall : 2,290

Allocated to 2035 : 5,240

Expected Delivery : 2, 740

Shortfall : 2,500

Bancon therefore submit that the allocated sites have and will continue to fail to deliver the housing
requirement in this area of the City. Two large sites remain constrained in the Housing Land Audit,
at Craibstone South and Greenferns Landward. These can therefore not be considered 'effective or
expected to become effective in the plan period'- a requirement of SPP paragraph 119.
Perhaps more alarmingly, only 410 of the 1,902 houses expected to be delivered between 2017 and
2026 are from allocations made for that period. This constitutes a failure to allocate land for 790
houses in this area in the Proposed LDP. The balance (1,492 houses) is made up of the effective
supply carried over from the earlier LDP allocations. Whilst these contribute towards an effective
housing land supply (SPP requires a 5 year effective housing land supply be maintained at all times),
they cannot be considered to contribute towards the LDP land allocation, (in accordance with the
SDP and SPP) which specifically sets out to meet the housing requirement for the period from 201726. Failure to deliver in the period up until 2016 is not an excuse to abandon compliance with the
SDP and SPP.
Bancon submit that there is a need to allocate an additional 790 houses in the Proposed LDP to meet
the SDP requirements from 2017-26 .
Bancon also objects to the zoning of the site as Green Belt. SPP has some differences from SPP 2010
with regard to Green Belt designation. Specifically paragraph 51 states that Green Belts should
exclude major education and research uses- which would preclude the zoning of the SAC campus at
Clinterty as Green Belt. Existing settlements should also be excluded, and Bancon submit that
although scattered, the housing at Clinterty is dense enough to justify its exclusion from Green Belt.
Suitability of Proposed Development
We refer to our development bid for site B0104.
The site at Clinterty provides such an opportunity for a small site to deliver a modest village style
scheme, with around 100 houses and associated faci lit ies consolidat ing an existing scattered

arrangement of houses, the agricultural college (in the process of being made redundant) and a
travellers site.
With regard to the Goal Achievement Matrix result of 42/60 referred to in the Main Issues Report,
Bancon consider that much of the scoring is unreasonably negative. The intention is to consolidate a
scattered group of houses and incorporate brownfield sites to create a more sustainable village, with
local services improving sustainability and offering small scale employment opportunities. The score
of 2 for flood risk where the explanation clearly states that there is no flood risk to the proposed
development area is baffling. A burnside park feature is proposed along the watercourse, aimed at
improving local amenity and habitats. This does not constitute a flood risk.
In addition, the GAM results indicate that the site is remote from Aberdeen, but it does not
recognise that the site falls within a Strategic Growth Area set out in the SOP. The assumption that
no development is suitable in the peripheral areas of the City is therefore unjustified. The report
notes that the site is in the greenbelt, but this is an unreasonable criteria against which to assess
greenfield development proposals, as all of the city that is not either developed or already zoned is
classified as greenbelt land.
The proposal also scores poorly for education, based on the existing school catchment areas, but
fails to identify the planned new school at Blackburn, or alternative primary and secondary school
provision within a reasonable distance. The development of up to 100 houses of this nature would
reasonably justify a reconsideration of school catchment areas that currently serve a small number
of scattered rural properties.

Conclusion
Bancon therefore submit that the Proposed Local Development Plan does not comply with the
requirements of SPP to allocate land to deliver the housing requirement established in the Strategic
Development Plan. Within the Dyce, Bucksburn and Woodside area there is a shortfall in allocations
in the Proposed LOP of 790 houses.
Clinterty offers an opportunity to provide a small scale (up to 100 houses) development with local
services, consolidating a scattered group of houses and unattractive brownfield sites into a modern
village character. This can be delivered quickly and efficiently, and contribute towards the
immediate housing requirement.
Bancon further submit that the site be excluded from the Green Belt.
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Name of proposer: Bancon Developments Ltd.
Date: 14/06/13
Address: Banchory Business Centre, Burn O'Bennie Road, Banchory.
Postcode: AB31 SZU
Telephone: 01330 824900
Email: ben.freeman@bancon.co.uk
Name of landowner: Bancon Developments Ltd.

2

Address: As above.
The site and your proposal

3

Site Name: Clinterty

4

Site Location map: The proposed development site seeks to consolidate several existing
groups of houses and other buildings/brownfield sites in the Clinterty area. The site is
around BOOm south of the A96 at Blackburn, alongside existing minor roads ( B979 and C
road).

BLACKBURN
~

INVERURIE

' LJnU!
MI.LOF
GlJNTERTY

I
WESTHILL

/
Fig 1- site locatio n.

'\NGSWELLS

This consolidation will create a linear village incorporating the existing development areas
at:
•

The SAC Campus (already excluded from Green Belt)

•

The former Council housing site

•

The existing Travellers site, and

•

Their extension southwards to the group of buildings at Little Mill of Clinterty.

The linear village will run north to south, parallel to the Little Mill Burn, and a linear park will
be designed to occupy the land between the burn and the new hamlet. The extended
development area will have the capacity to incorporate around 100 new homes and
supporting services.

5
6

National Grid reference of the site: NJ835106
Current Use of Site/Previous Development: Agricultural land, travellers site, residential,
education/community facilities.

7

Proposed Use of the Site: Residential and supporting services.

8

Details of Housing Proposals: The proposed development will consolidate existing disjointed
development, with sco pe for around 100 houses. Part of the site is currently identified as
Green Belt, and part of it is identified as Community Facilities (the SAC site) . The College has
stated their plan to centralise their facilities and abandon the use of this site for education.

9

Provision of Affordable Housing: Affordable housing will be provided on site at 25% of the
development.

10

Business Land Proposals: The provision of local services such as a shop and office
accommodation will be explored with a view to creating a sustainable rural village. These
will be sca led to suit the development, and not aimed at attracting others into the village.

11

Other Proposed Land Uses: A burnside park is proposed alongside the Little Mill Burn, to
provide att ractive public open space and improve the local biodiversity for existing and new
residents of the area.

12

Phasing: It is proposed to develop the site in three phases of around 33 houses each.

13

Community Engagement: The proposed development of this site was promoted through the
last LDP review. Bancon attended local consultation events, and presented the proposals to
the general public.

Sustainable Development and Design

14

Sust ainabi lity Checklist:

A)

Exposure- The site is surrounded by higher ground, and is therefore well protected from
prevailing winds.

B)

Aspect- the site is gently west facing.

C)

Slope- The site is gently sloping, and not greater than 1:20 at any point.

D)

Flooding- No part of the proposed housing site is at risk of flooding.

E)

Drainage- The site is capable of being drained effectively with foul water to an extended
sewage treatment plant and surface water disposed of using SUDS.

F)

Built and Cultural Heritage- The development will not lead to the loss or impact upon any
listed building or historic landscape.

G)

Nature conservation- The site contains little in the way of valuable habitats or species. The
development of the burnside park will improve the local biodiversity significantly.

H)

Landscape features- The site does not have any significant landscape features, having been
in agricultural use.

I)

Landscape fit- A landscape capacity study was carried out in support of a larger Local
Development Plan bid for the 2012 LDP review. Whilst the proposals are now outdated, the
assessment in the report remains relevant, and it has been appended for information.

J)

Relationship to existing settlements- The proposed development will consolidate a number
of scattered developments, creating a cohesive and sustainable village.

K)

Land use mix- The primary use of the site is residential, with supporting services creating a
sustainable cohesive village.

L)

Accessibility- It is recognised that the road network currently serving the existing
settlement is not as good as it might be, and require s upgrading. It is also notable how busy
these roads can be at peak times, with traffic seeking to avoid the city. This will largely be
alleviated by the AWPR construction. This change in traffic patterns will create an ideal
opportunity to address current issues and maximise the capacity that will be created.
In particular, the junctions between the B979 and the roads leading to Westhill, Tertowie
and Kingswells all require rationalisation. In addition, the existing road leading from the site
towards Blackburn is rather tortuous, and will be realigned on a more direct route to the
existing roundabout on the A96 .
The proposed development will also be easily accessible from the AWPR, with Grade
Separated Interchanges on the A944 and t he A96 corrid ors to the nort heast and southeast of
the site.

M)

Proximity to services and facilitiesCommunity facilities- to be provided on site, or lkm away in Blackburn.
Local shops- to be provided on site.
Sports facilities- lkm away in Blackburn.
Public transport networks- BOOm away on the A96 corridor.
Primary schools- lkm away in Blackburn.

N)

Footpath and cycle connections- The site will be served with foot and cycle path
connections to the surrounding countryside, the burnside park, and importantly to
Blackburn where it is expected that primary schooling will be provided.

0)

Proximity to employment opportunities- The proposed site is ideally located to serve large
employment hubs at Dyce, Kingswells and Westhill, and the supporting services within the
development will provide local employment opportunities. Blackburn also offers a
developing business park with further opportunities.

P)

Contamination -No constraints.

Q)

Land use conflict- No conflict.

R)

Physical InfrastructureElectricity- available
Gas- available- easily extended from nearby supply.
Water and Sewage- There is water capacity in the area, and a sewage treatment works
exists alongside the SAC campus. It is proposed to expand this to serve the development.
Secondary School Capacity- Capacity is available at Bucksburn Academy or Westhill.
Primary Capacity- There is no capacity in the primary school in Blackburn. However, a new
primary school is planned. Alternatives are available in Westhill.

15

Supporting Surveys: A Landscape Capacity Study is appended to the bid.

16

Community Benefits of the Proposed Development: The area is currently unattractive, and
the sporadic development of housing, travellers site and education and industrial facilities
undermine the potential character of the area. The consolidation of these sites into a
cohesive and sustainable village, and the formation of a burnside park will create an
attractive character with greater biodiversity.

17

Masterplan/Framework: No detailed plans have been prepared to date.
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1.

INTRODUCTION

1.1

Clinterty is located in the northwest of the City of Aberdeen. It consists of a
group of small settlements at Little Clinterty, Cli nterty Croft and Little Mill of
Clinterty, together with Clinterty Home Farm. The Clinterty Agricu~ura l Coll ege
opened here in 1974 and is now part of Aberdeen College. The c ollege
operates the farms at Meikle Clinterty and the Haughs of Clinterty. (Ga zetteer
for Scotia nd)

1.2

The location sits between the A96 and A944 roads that connect Aberdeen City
to the northwest of Aberdeensh ire (drawing no. L 1). The A96 road links with
lnverurie, Elgin and Inverness beyond and is a significant transport co rridor
within the area. The 8979 inks the two routes through Clinterty Croft and Little
Mill of Clinterty.

1.3

There is currently no direct pubic transport link provided for the area. The
nearest services towards Aberdeen City are located in Blackburn and at
Bishopston on the A96 road. The best access to the city centre by ca r is
provided through the A96 road, some 9 miles and taking approxi mately 20
minutes or more, depending on traffic.

1.4

Bancon Homes have commissioned David Wilson Associates to prepare a
landscape capacity study for a potential residential development in t he area.
This should be carried out with regard to the relevant development plans of
Aberdeen City and Aberdeenshi re.

1.5

The goal of this study is to identify the limits and opportunities and set out an
optimal structure for potential development in the area.

DAVID W ILSONASSOCIATE S I an dscape ..-chitects

Aros House, 121 Cadzow Street, Hamilton ML 3 6JA
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2.

METHODOLOGY

2.1.

Designation of the potential expansion area was based on an indicative area
provided by Ban con Developments, showing the possible di rections of
development. This was defined as the approximate search area a nd provides
a loose set of parameters for the study to focus upon. This search area
crosses the boundary between Aberdeen City and Aberdeenshi re. (See
drawing no. L2.)

2.2.

In order to establish the setting into which the new development should blend,
the report starts with a description of the Landscape Character of the area.
This is examined in relation to both the "South and Central Abe rdee nshire:
landscape character assessment", prepared by the Environmental Resources
Management in 1998 and "Landscape Character Assessment of Aberdeen"
prepared by ian Nicol, Anne Johnstone, Laura Campbell in 1996, as the site
lies across the boundary of these two areas These documents set out the
officially accepted description of the character of the area. Its gui delin es for
development with in this landscape character type are taken into con sideration.

2.3.

Following this, the potential expansion area is introduced in a general
overview. The main landscape character units identified here are t hen
described in detail.

2.4.

The use of the site is governed primarily by the policies of the Structure Plan
and the Local Plans. These are considered in detail, and the appropri ate ones
listed, and their relationship to the potential development discussed.

2.5.

Having assembled all the relevant information, the landscape capac ity of the
potential development area is then determined in three steps. First, areas that
are inevitably not suitable for any type of urban development are identified and
excluded. Then, the rest of the area is divided up into and assessed aga in st
several criteria in order to identify sites that are less favourable for
development from that certain aspect. The potential visual impact of
development is looked at through the determination of the Visual Enve lopes of
the sites. T he Visual Envelope (envelope of landscape from whi ch any
development on the site wi II be seen) is established using the Key TE RRA FIRMA modelling programme.

2.6.

Based on the resu~ of the assessment, the study includes an outline struct ural
proposal for the potential development. This is explained and t he most
important considerations for the proposed land use described in the last
chapter.

2. 7.

Since there is no official methodology for landscape capacity assessme nt, the
study is based on the recommendations of "Guidelines for Landsc ape and
Visual Impact Assessment" published by the Landscape Insti tute in

conjunction with t he Insti tute of E nvironmental Management and Assessment,
applying the m to this situation with a more comprehensive context. Resu lts of
si ni lar stu dies have also been tak en into consid eration.
2. 8.

T he study also takes i nto account t he relevant nation al pla nning poli c ies
inc k.J ding Scotti sh Planning Policy 15 "Pla nn ing for Rural Deve lopme nt' and 21
'Green Belts' , National P Ianning Po licy Guideline 3 'Planning for Housing' and
Planni ng A dvice Notes 44 'Fittin g New Hou si ng Deve lopment i nto Landscape',
55 'Pla nning in Sma ll T owns', 65 'Planning and Open Space' and 72 'Ho using
in the Countryside '.

2.9.

There ha s not been a s eparate ecological o r tree survey prepared, but th e
character of th e vegetation a nd li mitin g ecologi cal features have been
identified during the site s urvey .

2. 10.

The releva nt Ordna nce Survey Exp lorer map and an ext ract of the loc al plan
were used to prepare the layouts. In addition to the va riou s printed and
electronic sourc es of info rmation detailed a mongst the references, th e study
was based on a site visit in August 2008 .
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3.

LANDSCAPECHARACTER

3.1

The aim of this chapter is to identify the main landscape character that is the
setting of Clinterty and its potential to accommodate residential development.
This is based primario/ on both the "Landscape Character Asse ssment of
Aberdeen" (LCAA) prepared by ian Nicol, Anne Johnstone, Laura Campbe ll in
1996 and the "South and Central Aberdeenshire: landscape character
assessment" (SCAA) report, prepared by the Environmental Resources
Management in 1998.

3.2

..... They are already the most densely populated areas, and continued
development of houses, both in the urban fringe and in the countryside, will
continue to present further pressures along with the associated infrastructure of
road improvemerts, industrial estates, schools and shops.... "
This Landscape character type is further sub-classified as Central Wooded
Estate. The relevant key Characteristics of this classification are:
•
•
•
•
•
•

•

Rolling landscape of low hills and wide valleys
Strong woodland structure associated with numerous estate policies,
adding rich and diverse texture.
Mixed farmland with varying size and pattern of fields
Numerous and varied archaeological features, ircluding hedges, carved
stone balls, rocumbent stone circles and pictish monuments.
Numerous towns and villag9s, many subject to recent res idential
expansion
Frequent settlement with a variety of sizes and styles of architecture:
local vernacular stone buildings with conversions, modern bungalows
and houses.
Long views across open farmland contrast with sudden enclosure by
woodland as one passes through the area.

It also goes on to recommend the fo ll owing aim: To integrate new
deve lo pme nt in th e a ndscape:
•
•

The South and Central Aberdeenshire Landscape Character Assessment
classifies the landscape character type as Agricu~ural Heartland and says of th is
type:
"... they are distinguished as a single landscape character type by their patchwork
of mixed agiculture and scattered woodland and by their numerrus towns and
villages, linked IYy a netwolk of main roads and lanes ........ Variations in relief are
particularly important in distinguishing different character areas for, as well as
determining landscape character diroctly, they influence paterns of fields, woods
and stttlemert.

3.3

3.4

•

3.5

Native broad/eat trees may be used to integra te and contain new
housing estates and s often the edge of urban developments
In exposed locations, simple styles and forms of hous ing are more
appropriate, especially where they may compete with views of more
distinguished landmark s: development should avoid exposed locations
especially where such visual conflict might occur.
Use (or re-use) of local stones can help to integrate buildings in the
landsc ape: conversion of the old derel ict should also be encouraged.

The la rger section of the site lies wit hin the "Lan dscape Character Assessment
of Aberdeen" study area wit h the boundary line following t hat of the local
authorities along the Littlemill B urn and then Black Burn watercourses. This
descri bes th e Lan dscape Characte r of the site as Open Farmland whic h it
descri bes as follows:
"..... The open Farmland is an extensive character type that forms much of the
immediate hinterland of the city outwith the river valleys ...... Generally the
landform is rolling, with low-lying peat-filled bas ins at a few locations .. ......
A griculture is the p redominant landuse, with the fi elds often being bordered by
drystone dykes formed from boulders removed from the glac ial till-derived
soils. Post and wire fences are also us ed, but hedgerows are rare. Woodland
occurs, but not in significant amounts . The traditional settlement pattern in this
character type consists of scattered farmsteads that are often ass ociated with
small c lumps of trees. In present day there is considerabl e pressure from the
expanding city to increase the amount of development into these areas
adjacent to A berdeen.
The views that are pos sible from within the area vary according to altitude and
topography, but can be fairly wide due to the lack of vis ually enclosing
woodland. The visibility of the character typ e depends on its location: those
areas that are close to main approach routes to the city are highly visible.
Other areas, even adjac ent areas, can be almost hidden fro m city and its
transport routes by intervening topography . The sensitivity to de velopment of
any of these areas can be quite high because of their open character, but
there will be variations due to factors such as vis ibility that are not uniform
across the whole character type."
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3.6

The landscape is further sub-classified as Clinterty and West Brimmond
Farmland with Distinctive Landscape feature listed as;
•
•
•
•
•
•

3.7

The varied topography, rang ng from hill slopes to flat ground;
The mixture of tree clumps and shelterbelts - occasionally wholly
coniferous;
The scattered settlement pattern, becoming sparser towards the southeast;
Colle~ buildings at Clinterty 'l-Ath conifer screening
Views to adjacent residential areas
Views north-westwards

Sensitivity to Landscape Change
Visibility: The northern part of the area has a high visibility, as it can be viewed
from the A96 Aberdeen to Inverness trunk road, one of the main approach
roads to the city from the west. The southern part of the area has a medium
level of visibility. It can be seen from nearby roads and areas of settlement,
and glimpsed from the A96 Aberdeen -Inverness trunk road. It can also be
seen from the recreational vantage points of the four hills, of which Brimmond
hill is the highest.

Enhance
•
•

Consider phasing-in mixed tree species in place of conifers at Clinterty
College to increas e its integration with the surrounding landscape.
Consider some additional boundary tree planting

Conclusions

3.9

The landscape character is defined in two separate ways in th e two
Landscape Character Assessment doc uments but there a re many si milarities
betwee n t he two de s::: riptions. Both indicate that the woodland cover in this
landscape type is importa nt and ca n be used to help reduce impac ts and that
the visua l integrity of th e landscape should be safeguarded i n terms of both
visual impact and architectu ral style.

Built Development: The village of Blackburn lies on the northern edge of the
area and Westhill can be seen from the south. The Aberdeen College campus
at Clinterty, and the travelling people's site nearby are relatively large
developments. Apart from this, individual houses, occasionally sited in small
groups, are the main form of development. They are scattered throughout the
area, but are most sparsely distributed in the south.
Summary: The area itself has a rural character despite the presence of nearby
Jar~ residential areas which, together with the nearby presence of the main
north-western approach to the city, make it visible, particularly the north of the
area. The character area has a varied settlement pattern and a variety of fiel d
boundaries. Its open character acts as a foreground to higher moorland on
Brimmond Hill.

3.8

Landscape Guidelines
Conserve
•
•
•

Tree and shelterbelt management,
characteristics
Maintain open Character
Maintain stone dykes and Hedgerows.

to

retain

these

distinctive

DAVID WILSONASSOCIATES I an ds cape ..-chitects

Aros House, 121 Cadzow Slreel, Hamill on ML 3 6JA

5

4.

THE POTENTIAL DEVELOPMENT AREA

4.1

The search area around Clinterty covers a natural basin formed by the
surrounding hills on all sides (drawing no. L3). Tyrebagger Hill (250m) to the
northeast, Elrick Hill (202m) to the east, Brimmond Hill (265m) to the
southeast, Hillhead of Concraig (142m) to the southwest and several sma ller
hills to the west create an enclosed effect that helps to shelter and sc reen the
area around Clinterty (see Photo sheet 2).

4.2

4.3

4.4

4.5

4.6

4.7

Drainage through the area takes the form of small watercourses fed by a
system of field drains and ditches. The Auchinclech Burn and Little mill Burn
converge to the west of Clinterty and form Black Burn which flows northwa rds
through a small valley towards the River Don.
The underlying solid geology of the area is Granodiorite, an intrusi ve igneo us
rock similar to granite, at which Cl nterty is at the centre. This is overlaid with
T1 II for the majority of the area and an area of River Alluvium along the courses
of the burns and some islands of Glacial Me~water Deposits.
These geological conditions have produced land which is reasonably
productive but not of the highest quality. According to the relevant map of Soil
Survey of Scotland the majority is Class 3 2 with a few areas of 3 1 to the west of
the Agricultural College. These classifications are described as Land Capable
of Producing a Moderate Range of Crops. Other areas, espec ially higher
grounds of the surrounding hills provide lower quality soils. (See drawi ng no.
L4).
The land use is dominated by agricu~ure with large rectangular fields
spreading all around the basin. The surrounding hills are covered by heath
and woodland patches. The largest of them is Kirkhill Forest to the northeast
of the area. (See drawing no. L2)
The basin provides a characteristic framework for the settlements in the area.
Clinterty is comprised of a group of settlements and smallholdings collected
loosely around the intersection of the B979 and other minor co untry roads.
Significant features in the area are Little Clinterty, Clinterty Croft and Little Mill
of Clinterty, Clinterty Home Farm and Clinterty Agricu~ural College (see Photo
sheet 111 ).
Around 2 miles to the north , Blackburn also sits within this basin. It is a sma ll
village on the north side of the A96 with some other small settlements such as
Glasgoforest, Muir of Kinelar and Bishopton along the transport corri dor. It is
noticeable that the village and most of the developed area withi n t he basin
stays below the 120m contour line (see L3).

4. 8

Also, reg ardi ng this section of t he A 96, major settleme nts appear on th e
northern side, a nd it is not until E lgin that develop ment occurs both sides of
the road to any noticeable degree.

4. 9

To t he south, around 3 miles away, sits the larger settlement of Westhi ll
Despite its proxi mity, it is rather sepa rated from the search area by the
landfor m, though some of the new devel opme nt started to spread towards the
basin (see L3).

4. 10

A lthoug h th ere are no designations related to land sc ape or natural features,
seve ral historic al, and Listed, buildings sit withi n th e basi n. These inc lude
buildi ngs at t he historic al estate of Tertowie Hou s e. Other li sted features in
the search area exist at Little Mill of Clinterty a nd C li nterty House (see L2).

4.11

Approximately 1 mile to the east sits Elrick Co untry Park (see picture 3 on
Photo sheet 1/3) and to the south of t his is Brimmond Cou ntry Park (L2) .
These are popular r ecreati ona l areas parti cu larly for wa lkin g. Proposed Core
Paths are designated around Blackb urn and Westhi ll, but do not I nk with the
areas aro und Clinterty.

4.12

The area is c rossed by two prominant li nes of overhead power cables and
assoc iated pylo ns. These run to the south of C linterty in a so uth-east to north west direction.

Conclusions

4.1 3

Most of the soi Is of th e area be long to Class 32 and 3t types, capab le of
produc ing a moderate range of crops . This p rovides t he basis of th e
ag ricu ku ral use th at domin ates the c haracter of the area.

4.14

The topographi cal lirrit to deve lopme nt within th e basin area appears to be th e
120m contour li ne. Development should be restricted to below this height.

4.15

The potential impact upon the setting s of li sted buildings s hou ld also be
considered in any deve lo pment.

4.1 6

The over head powerline s wi II a lso be restrictive to the deve lopable area of th e
searc h area.
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5.

PLANNING CONTEXT

5.1

In this chapter, policies of the development plans of both Aberdeen City and
Aberdeenshire for the area are highlighted, which have a relevance to thi s
Landscape Capacity Study. Designations regarding natural or cu ~u ra l heritage
are also included here.

5.2

The Structure Plan part of the development plan is common for Aberdeen City
and Aberdeenshire. The extant Aberdeen & Aberdeenshire Structure P ian was
formally approved in 2001. Preparation of a new structure plan is cu rrently
underway.

5.3

In the current Structure Plan, anticipated housing market allocati ons are
predicted for the period until2005 and 2006 to 2010. Original allocations in the
Structure Plan for the Aberdeen Housing Market for 2006 to 2010 (Po li cy 9)
were to build 5900 new houses with 3800 of these being within the City and
the remainder ~read around larger towns on the periphery.
•
•
•
•
•
•
•
•

5.4

5.5

"Aberdeen City brownfield
Aberdeen City geenfield
Westhi/1
lnverurie
Portlethen
Banchory
Other Aberdeenshire settlements •
Total

3,000
BOO
500

and 23,700 in the Aberdeen Housing Market Area alone. This co mpares with
11 ,600 units for approximately the same time peri od in th e pr evious plan . It
also esti mates t he current land supply to be adequate for 9007 units w hic h
clearly leaves a shortfall.
5. 6

The demand for development and allocations wi II inevitably place a great deal
of stres s upon both the City and sma lle r towns in the region w hich will be
expected to bear the increase on resou rces and infrast ru cture. Cpportunities
for expa nsion are already scarce in many of th ese settlements, and more
locations outwith these settle ments are likely to be required, if the targets are
to be achieved.

5.7

The Aberdeen Local Plan "Gree n Spaces, New Places" was ad opted on 25
Ju ne 2008 to rep lace the former Aberdeen City District W ide Local Plan. Th e
Aberdeenshire local plan was adopted in 2006 .

5.8

Both bcal p lans designate most of the study area as part of the Green Belt.
Aberdeen Local Plan Policy 28 and Aberdeenshire Local Pla n Poli cy Gen13
exclude any major developme nts within this area unless it is essenti al for
agricu kure, ho rtic u ~u re, forestry , i nformal count ryside rec reation, or minera l or
landfi ll workings or if it is directly related to nature conservation.

5.9

For any other purposes, only rrin or deve lopments may be pe rmitted within th e
Green Belt, such as convers ion of existing b uildings or minor housing re lated
to an existi ng primary industry appropriate to the Green Belt (Aberdeen Local
Plan Policy 28 a nd Aberdeenshire Local Plan Poli cy Hou3, Ge n13). Howeve r,
the Green Belt is currently under review in order to locate potentia l greenfield
sites for the ta rgeted developments.

5.1 0

So me areas within Aberdeen City are also designated as parts of Green
Space Network. Accord ing to Abe rdeen Local Plan Poli cy 29, propo sals "for
development that is likely to destroy or erode the character or function of the
green space network will not be permitted." (p. 52)

5.11

Since ag ri cu ~ u re is the dominant la nd use of the area, Aberdeenshire Local
Plan Policy Env11 'Ag ri cu ~ u ra l Land ' is also relevant here :

500
400
200
500
5,900"

For the period 2011 to 2015 Policy 1 0 states:
"Indicative Housing Distribution: 2011 to 2015
Strategic housing land reserves sufficient to accommodate 5,700 houses in
the Aberdeen Housing Market Area ............ are required. These land reserves
shall allow for an anticipated 3,000 houses on brownfield land in A berdeen,
with the remainder distributed amongst accessible geenfield locations
adjacent to the urban area of Aberdeen and in main service centres in
Aberdeenshire. Local plans may, where possible, indicate where this housing
should be accommodated, based on the capacity of settlements and in
accordance with their function and roles as set out in Table 1 of the Strategy
section, and all in the same broad proportions that are set out in Policy 9.
These indicative allocations v-All be subject to review through the development
plan process, as part of our commitment to continuous plan making. "
The new Structure Plan is at a Draft stage at present and open to consu~at i on
and as such is lacking in detailed policies, however it does contai n amended
housing allocation figures until 2030. For the period 2007 to 20 16, it is
predicted that 29,500 houses will be required across the Structure Plan Area

"Development that would caus e the permanent loss of productive agricultural
land will be refused unless it has been allocated for de"velopm ent in the Pl an or
the develop er demonstrates:
a) its social or ec onomic benefit clearly outweighs the agricultural val ue of the
site; AND
b) there is no suitable alternative s ite for the developm ent.
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Where the agricultural classification of the land is in question the developer
must demonstrate its quality." (p. 23)
However, there is no similar policy to Aberdeen City.
5.12

5.14

Most of t he study area sits wi th in the designat ed Gree n Belt. Alt hough
residentia l development here wou k:l contrad ict the extant green b e ~ poli cies
(Aberdeen Local Pla n Policy 28 and Abe rdeenshire Local Plan Poli cy Gen13) .
However, the Gree n Be ~ is c urrentty under review.

Due to the presence of some woodlands within the area, relevant loca l plan
policies are also important to mention:

The City Council will protect and enhance Aberdeen's trees and woodland with
the aim of doubling the existing tree cover of the City.
1. There is a presumption against all activities and development that will res ult
in the loss of or damage to established trees and woodlands that have natural
heritage value or contribute to the character, biodiversity or amenity of a
particular locality.
2. Planning authorities have a duty to have regard to the planting of trees.
Where proposed development unavoidably involves the loss of trees,
permission will normally be conditional on a replanting scheme with trees of
appropriate species and numbers. New development should make a positive
contribution to the enhancement of tree cover by, where appropriate, ensuring
provision is made for new street and garden trees and community woodland.
New tree planting should consist wholly or mainly of native species. "
(Aberdeen Local Plan Policy 33, 'Protecting Trees and Woodlands ; p. 55)
"Development that would cause the loss of, or serious damage to, trees or
woodlands, which are EITHER covered by an existing or proposed Tree
Preservation Order OR of significant ecdogical, recreational, historical, shelter
or landscape value, will be refused unless:
a)
b)

c)
d)

its public benefits at the local level clearly outwei{jl the value of the
habitat;
the development will be sited and designed to minimise adverse impacts
on the biodiversity of the site, including its environmental quality,
ecological status and viability;
there will be no further fragmentation or isolation of habitats as a result of
the development; AND
the development incorporates satisfactory measures to replace and/or
enhance existing trees and woodlands." (Aberdeenshire Local Plan
Policy EnvB, 'Trees and Woodlands ; p. 20)

Conclusions

5.13

Regarding the targeted numbers of new housing set in the new Draft Structure
Plan and the scarce opportunities for expansion of existing settlements, more
locations are likety to be required to meet the demands.
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6.

LANDSCAPE CA PA CITY A SSESSMENT

6.1

Ttis assessm!!nt is carried out in three phases. First. trose areas aJe I sled
wllich should te e>th.Jded from the develOpment lor some reason. T~n t~
rest of t~ area is di'lid9d into unit~ and assessed against several crit.9ria
The se irclude consid9 rations of t~ se nsiti\llty of the landsc ~ which make
d9>.eloprrent at certain locations less a::ceptabl9 . Rnally, \isual impa::ts are
as se ssed se par ate ly.

Exclusions

G.2

A significant share of t~ study area Is
d9signat.9d Green Beh (see figure right),
w~re local plan ~lie ie s e>t lude major
resk:le rrtial de>.e loprrents. 1-blio<lver, slrce
1his designation is currently under reoAew,
lor t~ pi.IJ)Oses of the sllrlf this has
teen igl:>red.

•
•
<

6.3

Landform is ad:>minantteaue pro\!clng
a uni<Jie character to ttis area n Is
notteabl9 that most of t~ developed
area within the basin stays te low the
120m contour line. In order to protect this
fearure and the open spaces of t~
surrounding hi lis, any a.e as above this
~ight have been e>eluded.

t::~.:...t••

G.4

Taking a::count of the size of t~ search area, if new d9>.e loprre nt occurs,
1he re is a ris 1<, in t~ long t.9 rm, of We sthlll coal9 sci ng with Bla:: kburn. E>.e n if
physic aJ coal9 see nee is not an i mrredlall issue visual coal9 sce rce co uti be.
In order to a.l':>id coalescenoo between them and t~ ~t.9ntial new
d9>.e loprre nt aSOOm zone around t~ m Is strictly e>tluded.

6.5

The eastern part of the area, wittin Aberdeen City, is desjgnated as part of
Green Space Network The Green Spa::e 1\ei\I.OO{ is ci.ITently teing
revt!wed, but i is reasonable to anUc~al! that it .,.;1 stay. It shoul:l tleretore
te e>tklded from the site area

6.G

Area of the higl vottage overhead electric cables shoul:l also te e>tklded
v.ith a 100m buffe r zone d9signated. ARhOu<Jh k is possible to ater the fine of
1he cable s, due to t~ hgh costs thl s Is not li 1-e 1y to happen. (See figure
op~site fort~ arease>tluded.)

Poten•at dwl!lopmemareas

6.7

For the purposes ol fi.rtler assessment. the pole mal de\ebpment area has

teen dMd9d up ilto sections so tha they can m:>re easily te analysed.
T~se ha>.e been allocated based on rough physical boundaries and ae only
as uperficial g10uping of fiel:l bOundaries at this stage fore ase of study. There
are e 19ven su:: h parce Is of land and t~y ha>.e been gi>.e n numte rs for
k:le ntWication pur~se s, starting f10m a cluster around Clinte rty and radiation
out into the search aea (see fg ure next page).
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S.11

R>temial Developmem Area 4 sits to tl'e east of 1he college, between tl'e
road an:! the 120m contour an:! deve bpme nt at Burn he ad of Meikle Clinterty.
Tl'ere aJe a few significant de'.lllopments wi1hin the site which a~e Clinte rty
Caravan Park, a site for tra'.lllling people and Aberdeen College, Cli nte rty
Centre (Photo sheet 211-2).

s. f2

R>temial Developmem Area 5 is to the v.e st of
of fiel:l boundaries.

S. f 3

R>temial Developmem Area 6 s~s b tl'e south of Clinte rty between tl'e
country road and Little mill Burn. It is on slightly higher groun::l but fairly v.e II
encbsed by tl'e landform.

S.14

R>temial Developmem Area 7 sits to tl'e v.e st of site siX and is <gain quite
v.e II encbsed.

S.15

R>temial Developmem Area 8 sits to tl'e north of site three in on tl'e base of
1he basin.

S. f S

s~e

three and co'.ll rs a series

R>temial Developmem Area 9 occupies the land south of Bishopton an:! tl'e

JoSS.
S.17

R>temial Developmem Area 10 sits in the bw land at Klne liar, south of tl'e

JoSS.
S.18

R>temial Developmem Area 11 is slightly separated from tl'e ott-ers by tl'e
bpography and tl'e estate around Tertowie House. It sits in the high groun::t
but is fairly e ncb sed.

Landscape cons/dt:ratlons
S. f9

S.8

R>temial Developmem Area 1 occupies the land to tl'e south and east of
Little Mi II of Clinterty betv.een the 120m contours.

S.9

R>temial Devebpmem Area 2 sits on the north f<ee of Hillhead of Concraig
b tl'e west of site one.

s. f 0

R>temial Developmem Area 3 occupies the land to tl'e west of tl'e
J'9rc utrural College, betv.een tl'e road an:! Black Burn. It is a large site an:!
sits in tl'e fbor of tl'e basin.

Tl'e Abe idee nshire Local Plan Policy
Env11 safeguards the p10ducti'lity of
agrcultural land in general. This relates
partie ularly b prime quality lan::l thal is
represented by Class 3, soils in the are a
(see figure to right). Mhough tl'e 1e is no
stch policy constraint for Aberdeen City,
from tl'e aspect of landscape assessment
Class 3, soils on tl'e ott-er side of 1he
boundary ha'.ll the same value. Using
1he se areas for the purposes of new
de'.ll bpme nt s houl:l preferably be
a\Qided.
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6.20

Although it does not completely e>t lude it,
Aberdeen shire Local Plan Polley En\tl
severely restricts developments affe:: Ung
woodland areas and the relevant
Aberdeen Local Plan Policy 33 also sets
similar constraints. Therefore areas
covered by w:>odlands are considered
throughout the whole seaiC h area There
are only a f91V patc hes of maJor
wOodlands
within
the
potential
devebpment
areas
(see
figure).
Protection of minor ones and individual
mature trees is alro important

be visible f10m the highest ground but is reasonably well sc reened from
settlement areas.
6.25

Potential Oevelopmem Area 4 - Site four is somewhat screened within the
basin f bor but visible from the higher ground again. It is less visible from
Elrick and Brimmond Country Parks and only partial\' visible from the main
settlement areas.

6.26

Potential Oevelopmem Area 5 - Most of the views of site fl-.e are to the east
wthln the basin due to the fact lhat It sitson the east fa:;lng sbpeof one of the
hills and has a large group on its immediate north. There will be partial views
from Tertowie House and clear views from Brimmond Hll however.

6.27

Potential Oevelopmem kea G - Site six is on hgher ground but also quke
encbsed by the topography. Vi ews from the basin fbor are restricted but are
possible from lhe north part of Wes lhlll and Elrick and Brlmmond H ll Country
Parks. VI91Vs \M il be possible fiQm Blackburn but these will be distant

6.28

Potential Oevelopmem Area 7 -Similarly 10 ske si~ site seven will be visible
from the same areas but less ro from Blackburn and the north due to the
topography al Hillhead of Concraig. It is cbser to Westhill hOwever and will be
more vlslble fiOm here.

6.29

Potential Oevelopmem Area 8 - Site eight is cbse to the A96 and to
Blackburn and will therefore have a sgnificant impact upon both. Views are
contained within the basin to the south and east but views extend out to the
west where lhe landform is not as high.

6.30

Potential Oevelopmem k ea 9 - Site nine w ll be vi sible f10m lhe basin and
w 11 have a significant Impact upon EIrick Country ParK the A96 and
Blackburn. It will be seen from the west and alro from lhe high ground to the
routh west and south out towards Weslhill

6.3t

Potential Oevelopmem Area 10 - Site ten will have an impact upon the basin
and the land to the west and a significant part of 8 Ia; kburn, /'96 and the
Country ParkS at Brlmmond Hill and ElricK

6.32

Potential Oevebpmem Area 11 -S ite eleven is a bit separate f10m the rest
of the potential devebpment areas and is enclosed in a valley space between
the hi lis and linked to the remainder through a narrow pass<l!Je. Views 1M II be
restricted to a pa~eelof land around it and an area across the basin to the east
of Blac kburn. It would however have a sgnifcant impact upon Tertowe
House and m uld be visible from Brl mmond Hi ll.

6.33

Based on the designated visual envelopes, it is possible to establish the risk of
visual coalescence as described bebw.

VISual Impacts

6.2f

6.22

The visual envebpes of potential developments al ea:;h of lhe eleven sites
have been established through ground model analysis using KTF 6. 7 roftware
produced by Key TERRA-FIRMA Ltd and topographcal Land-Form PROFILE
data supplied by Ordnance Survey. The ·ZOnes of VIsual lnfllence' output
data (drawng no. LS) shOw the areas from which the developed s ~ es could be
seen based on the topography of the landscape, with the larger areas of
wOodland superimposed as visual barn ers at a generic heght of f Sm. The
supposed height of development is taken to be am from ground level It takes
no account of physical visual barriers such as individual hOuses or buildings
and smaller tree cover. These can be added to the analysis but are bo
nume10us and varied to be Included accurately. Each area has four points
be aled evenly throughOut The degree of view can lhen be assessed. These
are illustrated in drawing LS. The bcalions thai the sites can be seen from
are referred to as visual receptors.
Potemial Oevelopmem kea 1 - The visual envelope is mainly concen~ated
upon the course of the Littlemill Bum and surro unding valley but alro spills
over onto the higher hills In the area VIews on the higher part will ony be of
part of the site. VIews w 11 be possible from lhe edge of Etick Coun~y Park
and Sri mmond Hi II. Views will also extend out towards the norlh edge of
Westhi II and towards 8 Ia; kburn although over a di stanc eof around 2 miles.

6.23

Potemial Oevelopmem kea 2 - This site can be seen from approximately
the same area of the basin but wi ll have greater lmpa:; t on lhe h!;Jher g10unds.
The site will not be as vlsl ble from the area norlh of Westhlll.

6.24

Potemial Oevelopmem Area3 -Similarly site three wllbe seen mainly from
the fbor of the basin and is well contained within the ring of hi lis. J'9ain it v.i II

OJ0/10 WII.SONAS:SOOIATii:S bruhupe lli'Chilet~s
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•
•
•

•
•
•

7 can be clearly seen 110m tl'e n:>rthern edge of Weslhill Viewed from
the areas east and west of Blackburn it may be seen as part of Westhi II.
There isthereto~e a risk of Visual coalescence.
Mho ugh 6 can be seen from ooth Bl<ekburn and Westhill it is turthe r
away and ou1With tl'e direct line of sight between lhe 1Wo villages. Tl'e re
is therefo~e a negligible riskofVisualcoalescence.
8 is re lali'llly cbse to Bloc kburn but is not visible from Westhi 11.
Tl'e refore, a•hough it can be seen as an extension of Bl<ekburn, a; ross
the trunk roa:t, there is no risk of Visual co ale see nee between tl'e 1Wo
villages.
From We sthi II 9 will be seen against the backdrop of Kirkhill Fore st.
Tl'e re is therefo~e '.ll ry l~tle risk of Visual co ale see nee.
t 0 cannot be seen from Westhill but it is cbse e n:>ugh to Bl<ekburn to
appear as an el(te nsion. It will n:>t, however, contribute to Visual
co ale see nee betv.lle n tl'e tv.-:> villages.
1 to 5 and t 1 v.i II only be seen as contributing to Coale see nee if the
whole are a is deve bped. The ircoale scence v.o:>uld be with 6 to to ralhe r
than tl'e tv.-:> vi llage s.

6. 34

Regarding view from the A96 all of the potential deve bpme nt s~e s can be
seen 110m tl'e A96 to some degree. The area of greatest visual impact on
Bl<ekburn Voi II be any i mpoct on the are a be1Wee n tl'e 1Wo roundabouts. 7 and
11 will ha'.ll tl'e least i mpoct.

6. 35

8, 9 and 10 are '.ll ry cbse and will be clearly seen. t to 6 wi II be seen but lhey
Voi II be at some distance and will be softened by o,arious elements in tl'e
landscape. Subsequent detail design will need to tale <ecount of lhe view
from the road.

6. 36

The importance of Brimmooo Hill and its view towards Aberdeen and tl'e
coast has al~e a:ty e stablisl'ed in anotl'er context. In this case tl'e \iew Vol! st is
important but n:>t iconic.

6. 37

f 0 is tl'e onv site that c ann:>t be seen from Brimmond Hill but lhe views of all
of lhe m wi II be into the holbw and 110m a distance. Tl'e visual impact is
moderate.

6. 38

Brck Coumry Park is an important receptor and all of the s~e scan be seen
b a greater or lesser degree. Again lhey will be seen from some distance and
lhe re is clear countryside between tl'e m. Again the visual impact wi 11 be
moderate.

6. 39

Tertowie House has three listed buildings and tl'e i mpoct on its setting will be
a consideration. 11 will have tl'e great! st impact Voith the edge of 2 also
affecting tl'e setting. This is a conce m.

6.40

Tal<ing all lhe visual impocts into consideration, the land most suitable for
de'.ll bpme nt wilhin lhe are a coul:l be de signaled as sites 3 and 4 and parts of
1 and 5 as it is shown on tl'e figure below.

Ct:Jnc/usJon

6. 41

Having e>t luded the areas not appropriate for de'.ll bpme nt, the
potential de'.ll bpme nt a~e a was further assessed.

6.42

In terms of tl'e landscape considerations, lhe minor v.oodland areas do not
impose a significant constraint, and coul:l be integrated into the pot! nti a1
de'.llbpment Protection of prime quaity agrcu•ural land is a concern that
may affectS ite 3 and Sit! 9.

6.43

F10m a visual point of view, tl'e siles most
bcaled in the centre of the pole ntial are a

DAVID WILSONASSOOATES
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7.

PROPOSED DEVELOPMENT AREAS

7.1

The development area was established on the basis of the re s u~s of the
assessment, designating the settlement boundary line with the necessary
minor corrections. The proposed structure respects the charac ter of the
landscape, being governed in principal by the natural features, particula rly the
topography.

7.2

Recreational open space is proposed along the burn at the bottom of the
hollow. This will provide an important green corridor throughout the sett l eme n~
having both ecological and recreational functions. It is also ju stified by t he
potential flood risk along the burns shown on the Indicative River & Coastal
Flood Map for Scotland. rvbreover, it would provide excellent views as seen
from the residential areas which mostly face this direction.

7.3

The ridge with a minor hilltop above Meikle Clinterty is proposed as wood land
planting. By providing this backdrop, it is possible to significantly reduce the
impact on the affected receptors (especially the A96 road and Blac kb urn).
Although gradient is not a significant co nstraint throughout the a rea, steeper
grounds have also been avoided.

7.4

The area is currently part of the Aberdeen City Green Belt whic h is currently
being revised at a district and regional level.

7.5

Also, some parts of the proposed development area include Class 3 1 soils.
Since neither the Aberdeen City policies nor the relevant SPP 15, "P Ianning
for Rural Developmenf' do not completely exclude development on pri me
quality land; this cou ld be possible if the benefits of this development outwe igh
the loss of this productive land.

open spaces, and t he pr oposed new roads ( see hereafter) would
transit traff ic.

re ~eve

its

7.8

The Proximity of the Clinterty Centre of Abe rdeen Co ll ege provides a great
co re feature for the developme nt. There could be mutual benefits th rough
coordi nating the development of the college and t he future re side ntial areas.

7.9

Deve lo pme nt should take p la ce in several phases, sta rtin g with the c ore area
co ntained within t he City boundary . Phase 2 would c omplement this
symmetri cally along the western slopes of t he hollow. P hase 3 wou ld be a bit
separated, an d should be considered only as a reserve deve lo p ment area for
long term allocation.

7.1 0

Scale and design of development should be in sympathy with those
characteri stic of the region. The nearby Westh ill provides a good example for
what to avoid. As set out in the South and Central Abe rdeenshi re Landscape
Charac ter Assessment, "simple styles and forms of housing" would be more
appropri ate to this locatio n. Also, it is important that, in o rder to mai ntain the
ru ra l character, a full landscape framework should be part of the overall
ma ster plan.

Road Network

7.11

New roa ds should be provided in order to access the new residentia l are as.
These are proposed to be routed so that they wo uld also be suitable to re lieve
the settle ment ce ntre of tra nsit t raffic. It is also importa nt that th ey do not
separate th e residential areas of t he green co rrido r, thu s allowing safe and
easy access to th ese areas.

Development areas

Open Spaces

7.6

7.12

Layout 6 shows the proposed development framework. This is struct ured
along the gentle slopes enclosing the burnside open space. The total area of
the development is approximately as shown below:
Phase 1
Phase 2
Phase 3
Total

7.7

893,000
382,000
315,000
1,590,000m•

Although the community facilities and retail areas of this potential new
settlement have not been designated, these should be centred at the
crossroads at C i nterty Croft. This could be ideally integrated with th e adjacent

Provision of proportionate areas of open space is necessary in order to avo id
large continuous urban-sty le areas within this rural setting. The green corridor
along the Litt le mill and Blac k Burns (approx. 390,000m2) provi des opportunity
for locatin g leisure areas. It is easy to li nk it to the residential area s, and allows
for pedestrian and bi cycle routes along the burns. Also, it c ould be an
attractive section for a potential futu re core path betwee n Westhill and
Blackburn.

Woodlands
7.1 3
Woodland
necessary.

be ~s

have been provided a long t he settle ment edges where

DAVID WILSONASSOCIATES I an dscape ..-chitects
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PRACTICE INFORMATION
David Wilson Associates

1.

The landscape architectural practice of David Wilson Associates was
established in 1992 and now works from a busy design studio in Hamilton
town centre. The staff consists of five qualified Landscape Architects inc luding
David Wilson, who has now over twenty five years professional experi ence.
This is reinforced by two qualified and experienced garden designer s and
administrative back up.

2.

The company use computer-based design and communication systems to
provide a professional landscape design and planning servic e to public
agencies, commercial clients and private individuals throughou t Scotland,
Northern Ireland and the North of England.

3.

The workload includes commercial housing layout design, industrial,
residential developments, road corridor improvement projects, co mmunity
parks, play areas, private garden design and ecological and woodla nd habitat
the full range of landscape initiatives.

4.

In addition, the practice has provided a specialist service in preparation of
landscape and visual impact studies and, over recent years, has undertaken
them for many developers including Bancon, Gladedale, Dawn, Manor
Kingdom, Miller, Persimmon, Scotia, Stewart Milne and Wimpey Homes. This
has often been followed by David Wilson acting as a professional expert
witness at a subsequent public inquiry.

DAVID W ILSONASSOCIATES I an dscape ..-chitects

Aros House, 121 Cadzow Street, Hamilton ML 3 6JA
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Proposed Aberdeen Local Development Plan 2015
Representation Form
Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.

The consultation period runs between Friday 201h March and Monday 151 June 2015. Please
ensure all representations are with us by Spm on Monday 1st June.

Name
Organisation
On behalf of
(if relevant)
Address

Postcode
Telephone
E-mail

·i

Mr@ MrsO MissO MsO

jBen Freeman

Bancon Developments Ltd
Banchory Business Centre, Burn O'Bennie Road, Banchory

AB31 SZU
01330 824900
ben.freeman@bancon.co.uk

Please tick if you would like to receive all future correspondence by e-mail

What document are you
commenting on?

Ivi
It/ I

Proposed Plan
Proposed Supplementary Guidance
Proposed Action Programme
Strategic Environmental Assessment Environmental Report

Policy/Site/Issue
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Paragraph( s)

D
D
D

What would you like to say about the issue?
Please see attached paper

(

..

..
1• . • •

.. '

What change would you like to see made?
Please see attached paper.

(

(

Please return the completed form by:
•
•

post to the Local Development Plan Team, Aberdeen City Council, Business Hub 4, Ground
Floor North, Marischal College, Broad Street, Aberdeen AB10 1AB; or
email to ldp@aberdeencity.gov.uk

The representation form can be filled in, saved, a-mailed and/or printed. You must "save as" to
ensure the completed form is saved with the changes you have made. If you need more space,
please fill out another representation form or send a word document attachment via e-mail with
your completed representation form. Please ensure all representations are with us by 5pm on
Monday 1st June.

Thank you. For more information, please visit www.aberdeencity.gov.uklaldp2016 or to contact the
Local Development Plan Team call 01224 523470.

0

Data Protection Statement

The comments you make on the Proposed Plan will be used to inform the Local Development Plan
process and the Examination into the Local Development Plan by the Scottish Ministers' Reporter.
You must provide your name and address for your representation to be considered valid, and this
information will be made publicly available. Other personal contact details such as telephone and
e-mail will not be made public, although we will share these with the Reporter, who may use them
to contact you about the comments you have made. For more information about how Aberdeen
City Council maintains the security of your information, and your rights to access information we
hold about you, please contact Andrew Brownrigg (Local Development Plan Team Leader) on
01224 523317.

Aberdeen City Local Development Plan 2016
Proposed Local Development Plan May 2015
Objection to the omission of site 80934- Hill of Ardbeck, Peterculter
Bancon object to the Proposed Local Development Plan, which allocated additional greenfield sites
for only 98 houses against the substantially higher requirement identified in the Strategic
Development Plan.
Specifically, Bancon object to the failure to allocate greenfield land for development at Hill of
Ardbeck (site reference B0934).

Strategy
In separate objection papers, Bancon set out a detailed case explaining how the 2012 LDP has failed,
and is continuing to fail, to deliver the housing requirement set out in the Strategic Development
Plan (SDP). SPP was adopted in 2014, and requires LDPs in City Regions to "allocate a range of sites

which are effective or expected to become effective in the plan period to meet the housing land
requirement of the Strategic Development Plan up to year 10 from the expected year of adoption."
The SDP identifies the housing requirement for each plan period- up to 2016, 2017-2026 and 20272035. This LDP must therefore allocate sites capable of delivering the requirements in the SDP 201726 period.
Bancon submit that the Proposed LDP fails to do this, as only a few large sites are allocated for
development, and almost all of them require the delivery of housing undelivered in the previous SDP
plan period before the new allocations can commence. The best example of this is the large
Grandhome site, where the allocation up to 2016 is not expected (in the 2015 Housing Land Audit
figures) to be delivered until after the 2017-26 plan period has passed. Therefore there is no
expectation of the 2017-26 allocations on that site becoming effective during that plan period, and
therefore their allocation to deliver the SDP requirement in the LDP is contradictory to SPP.
In a separate objection in regard to Land Supply, Bancon consider the issue on an Aberdeen City
wide basis, as well as broken down into individual areas as required in the plan's spatial strategy.
The Dee side area is the area in which the allocation of additional greenfield land at Hill of Ardbeck
would help to address the shortfall in the Proposed LDP. Table 8 in the Proposed LDP details the
allocations made.

Table 8: Development at Deesi de

Local Development Plan Period

Sites
OP45 Petercutter East

Existlngto2026

Phase 1 : 2017 - 2026

Phase 2 : 2027 - 2035

25 homes

-

-

OP46 Culter House Road

5homes

-

OP47 Edgehill Road

5homes

-

400 homes

150 homes

OP48 Oldfold

-

Craigton Road I Airyhall
Road* (Complete)

20 homes

-

-

North Garthdee Farm*
(Complete)

80 homes

-

-

OP51 Peterculter Burn

19 homes

OP52 Malcolm Road
Peterculter

71 homes

-

OP1 08 Mid An guston

8 homes

-

OP1 09 Woodend Peterculter

19 homes

5 ha employment

Housing Total

554homes

Employment Land Total

o homes

248homes

-

S ha

Table 8A below shows the expected delivery of housing on the allocated sites in Table 8, based on
the 2015 Housing Land Audit figures.
Table SA : Development at Deeside- Delivery as Expected in HLA
Sites

OP45 Peterculter East
OP46 Culter House
Road

Local Development Plan Period
Existing to 2016
Phase 1:
2017-2026
25
5

OP47 Edgehill Road
OP48 Oldfold

5
25

Craigton Road/ Airyhall
Road * ( Complete)

20 (complete 2015)

North Garthdee Farm*
(Complete)

80 (complete 2015)

Op51 Peterculter Burn
OP52 Malcolm Road
Peterculter
OP108 Mid Anguston

Constrained

OP109 Woodend
Peterculter
Housing Total

Phase 2:
2027-2035

330

195

Constrained
71 (Not in HLA)

Constrained

8 (Not in HLA)
19 (Not in HLA)

-

330

195

160

Allocated 2017-26: 248

Expected Delivery : 98

Shortfall : 150

Allocated to 202 6 : 802

Expected Delivery : 607

Shortfa ll : 195

Allocated to 2035 : 802

Expected Delivery : 802

Bancon therefore submit that the allocated sites have and will continue to fail to deliver the housing
requirement in this area of the City. These can therefore not be considered 'effective or expected to
become effective in the plan period'- a requirement of SPP paragraph 119.
The majority of housing expected to be delivered in the 2017-26 period is on sites allocated in the
period up to 2016, housing therefore coming from the effective supply rather than the new
allocations. Whilst these contribute towards an effective housing land supply (SPP requires a 5 year
effective housing land supply be maintained at all times), they cannot be considered to contribute
towards the LDP land allocations, which (in accordance with the SDP and SPP) specifically sets out to
meet the housing requirement for the period from 2017-26. Failure to deliver in the period up until
2016 is not an excuse to abandon compliance with the SDP and SPP.
Bancon submit that there is a need to allocate an additional150 houses in the Proposed LDP to meet
the SDP requirements from 2017-26.
However, in addition to this analysis of the needs of the Deeside area of Aberdeen City, Bancon
consider that the Deeside corridor has considerable greater capacity to accommodate housing
development than identified in the Proposed LDP. In our objection to Housing Land Supply, we
identify substantial delivery issues in other areas of the City. This is most notable at Grand home,
where during the 2017-26 plan period, there is a shortfall in allocated land for 2,100 houses
identified. Table 3 in the Proposed LDP provides the allocations.
Table 3: Development at Bridge of Don and Grandhome

Situ

Local Development Plan Period

OP1 Murcar
OP8 East Woodcraft North
OP9 G randhome

Existing to 2026

Phase 1 : 2017 - 2026

60 homes

-

2,600 homes

2,100 homes

Phase 2 : 2027 - 2035
27 ha employment

2,300 homes

-

Sha em ployment
OP10 Dubfo rd

550 homes

Housing Total

3,210 homes

Employment Land Total

-

-

2,100 homes

2,300 homes

Sha

27ha

Table 3A below shows t he expect ed delivery on these sites based on t he 2015 Housing Land Audit.
Table 3A : Development at Bridge of Don and Grandhome- Delivery as Expected in HLA

Sites
OP8 East Woodcraft North
OP9 Grandhome
OP10 Dubford
Housing Total

Local Development Plan Period
Existing to 2016 Phase 1: 2017-2026
30
30
150
2,000
310
240

490

2,270

Phase 2: 2027-2035
1,800*

1,800

* Housing will continue beyond 2035
Allocated 2017-26: 2,100

Expected Delivery: 0

Shortfall : 2,100

Allocated to 2026: 5,310

Expected Delivery : 2, 760

Sho rtfall : 2,550

Allocated to 2035: 7,610

Expected Delivery : 4, 560

Shortfall : 3,050

It is submitted that Deeside should be identified for additional development during the 2017-26 plan
period, and beyond, in order to ensure the delivery of the SDP, in accordance with SPP. It is
therefore proposed that land for up to 1,000 extra houses could be identified for development in the
Deeside corridor during the 2017-26 plan period- i.e. in this LDP.
Suitability of Proposed Development

We refer to our development bid for site B0934.
The proposed residential development in the centre of the Hill of Ardbeck site has been designed to
respect and greatly enhance the peripheral woodland, part of which is designated asSN H Ancient
Woodland. Indeed, part of this woodland is protected by a Tree Preservation Order. While the site
is also designated as a Local Nature Conservation Site, the justification for this designation
concentrates heavily on the peripheral woodland areas, and notes the limited biodiversity of the
centre of the site.
Bancon have, since the site was first promoted for development a decade ago, promoted the
enhancement of the woodland and open space around the site's edges, with development limited to
the central bowl, where visual and environmental impacts of development would be negligible.
The use of the site for residential use was supported by the reporter into the 2008 Local Plan, albeit
for a sheltered housing development. This was dismissed by Aberdeenshire Council, and the local
need for sheltered housing accommodation has subsequently been met elsewhere.
The Goal Achievement Matrix again dismissed the merits of the site for development due to the
LNCS designation, and protected woodland, despite these being protected and greatly enhanced
through additional landscaping and improved management as part of the development proposal.
The GAM also noted the site's value for informal recreation, and notes that the loss of this would be
a negative impact. This is despite the proposal to incorporate footpaths, play areas and equipment
(substantially greater provision than required by planning policy) and the long term management
and maintenance of the open space. The development proposed would create a substantially better
recreational resource for the local community than the overgrown area that it is now. As mentioned
in the bid, there would be no constraint to the landowner returning the land to agricultural use with
immediate effect.
Ban con therefore submit that the GAM analysis of the site considers only potential negative impacts
of development of the site, and fails to consider several significant benefits and improvements that
the proposal would deliver.
Conclusion

Bancon therefore submit that the Proposed LDP fails to allocate sufficient greenfield land in the
Deeside corridor to meet the requirements of the Strategic Development Plan (as required by SPP)i.e. sites that are effective or expected to become effective in the plan period (2017-26). The
shortfall is 150 houses. However, more significant failures to deliver the housing requirement in
other parts of the city (such as Grandhome) justify the increased allocation of housing land in the
Deeside co rridor in this LDP, perhaps in the region of 1,000 houses.

The proposed development of 61 houses at Hill of Ardbeck would be associated with improved
management and maintenance of open space, woodlands and habitats, and contribute more formal
recreation facilities to the local community. The development would contribute towards meeting
the immediate housing requirement and need in the City, including 25% affordable housing. Bancon
submit that it should be included in the Proposed LDP for immediate release.

1

Name of proposer: Bancon Developments Ltd.
Date: 14/06/13
Address: Banchory Business Centre, Burn O'Bennie Road, Banchory.
Postcode: AB31 SZU
Telephone: 01330 824900
Email: ben.freeman@bancon.co.uk

2

Name of landowner: W Donald & Family c/o Bancon Development Ltd.
Address: As above.

The site and your proposal

3

Site Name: Hill of Ardbeck, Peterculter

4

Site Location map: The site is located to the North of Peterculter. It will be accessed from
School Road, and has the potential to take a secondary or emergency access to Bucklerburn
Road/Culter House Road to the North. This could provide a direct access to the AWPR
Milltimber junction once constructed.

Fig 1- Location of site and AWPR route.

5

National Grid reference of the site: NJ840013

6

Current Use of Site/Previous Development: Formerly agricultural, grassland.

7

Proposed Use of the Site: Residential, recreation, woodland.

8

Details of Housing Proposals: The proposed development consists of 61 dwellinghouses
located in the centre of the site, in the natural bowl formed by surrounding higher ground
and woodland.

9

Provision of Affordable Housing: Affordable housing will be provided, with 15 units providing
25% affordable on site.

10

Business Land Proposals: Not Applicable

11

Other Proposed Land Uses: The surrounding open space improved to form attractive public
open space with two large children's play areas (designed to serve a much larger population
than the site will generate), and pathways connecting to existing walking routes, providing
access to a viewpoint at the highest point of the site, with seating areas. The peripheral
woodland will be managed appropriately, improving its biodiversity and contributing
valuable open space for the local population.
A walk across the site shows that it is popular for local informal recreation, but also for use
by motocyclists and for fly tipping. The formalisation of the open space and the
management of the woodland will increase the value and safety of the site for the local
population.

Fig 2- View from the highest point of the site looking South West.
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Phasing: It is proposed to develop the site in a single phase, albeit that the involvement of an
affordable housing provider may dictate that the 15 affordable houses are built separately.

13

Community Engagement: The proposed development of this site has been promoted for
some time. As part of Green Spaces: New Places the site was promoted for sheltered
housing, and supported by the Scottish Government Reporter. However, this
recommendation was overruled by Aberdeen City Council, and subsequently the
requirement for sheltered housing has been met elsewhere in Peterculter. The site was
therefore promoted for residential development through the 2012 LOP review. This
involved presentation to public meetings, and several constructive meetings with the local

Community Council. Our Local Development Plan bid and objections to the Main Issues
Report and Proposed Plan were placed on our website for public inspection, and this bid will
also be made publically available in the same way. All public feedback received is recorded
and addressed through the design process.
Sustainable Development and Design
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Sustainability Checklist:

A)

Exposure- The site has good shelter from both the prevailing southwesterly and northerly
winds

B)

Aspect- The site is located within a bowl, with higher ground to the south and northwest
and lower ground to the east.

C)

Slope- Some parts of the site are quite steep, but these are not identified for development
in the plan, but as open space.

D)

Flooding- No part of the site is at risk of flooding.

E)

Drainage- The site capable of being drained effectively with foul water to the mains system
and surface water disposed of using SUDS.

F)

Built and Cultural Heritage- The development will not lead to the loss or impact upon any
listed building or historic landscape.

G)

Nature conservation- The site is identified as a Local Nature Conservation Site. The
designation forms part of a wider 'Peterculter LNCS'. The proposed development is located
on land of little biodiversity value, and the associated improvement and management works
proposed to the surrounding open space and peripheral woodland areas will enhance its
biodiversity, and the contribution to the Peterculter LNCS. An ecological appraisal of the site
was carried out in 2009, which identifies the limited value of the central part of the site. This
report is appended to this bid.
Bancon wrote to Aberdeen City Council with regard to the designation of the site as an LNCS,
which occurred at the same time as the site was considered through the 2012 Local
Development Plan review. The letter is appended, along with the response from Aberdeen
City Council, which provides little in the way of justification for the designation.
The environmental impact of any development of the site was proven as being minimal at
the time of the 2008 local plan review. The ecological report identifies that the site contains
a very limited range of plant types. The report also notes that the distribution of diversity in
relation to habitat area is quite uneven, with the wet and wooded areas containing the
majority of plant species, including both common plants and habitat specialists. No rare
species were found on the site. Across the majority of the site, it is noted that the

dominance of tall tussock grasses hinders the establishment of shrubs and trees, and as a
result diversity is severely limited.
The picture below shows the site pictured from the north side of the Reservoir looking north
and east. It clearly shows the bowl in the centre of the site containing little but grass, and
with peripheral woodland enclosing the site.

Woodland, mostly north of
the Bucklerburn Road

Fig 3- Panorama of site from the Reservoir.
H)

Landscape features- The site is elevated above Peterculter, and contains a reservoir and
large mound, which was originally a spoil heap. These two features offer panoramic views of
the Dee Valley. The proposal seeks to maximise accessibility and public enjoyment of these
views by providing paths and seating areas as part of the public open space. Around the
north, east and south of the site there are areas of woodland, the southern area being
covered by a Tree Preservation Order. These areas are of great value visually and in terms of
biodiversity and habitat provision. The proposals seek to retain the wooded areas, and
provide appropriate management to improve their contribution to the Peterculter LNCS.

I)

Landscape fit- The proposed development will be situated in the bowl in the centre of the
site formed by the surrounding high ground. Whilst the peripheral open space will provide
spectacular panoramic views of the Dee Valley, the development will be difficult to see.
Screened to the south and the west by higher ground, and to the north and east by
woodland, there will be no clear views into the site from any direction.

Fig 4- The natural bowl in the centre of the site (view south from the high ground in the nort heast).

The site forms part of the green belt and green space network, and it is clearly an important
landscape feature at the highest point above the town. From the south and west, much of
the town is framed against the backdrop of Hill of Ardbeck, although there is higher ground
to the North East. The bowl in which the housing is proposed is not visible from the
surrounding area, and could be developed quite comfortably without significant visual
impact.

Reservoir

Fig 5- view from the A93 to the west.
The above image is taken from the A93 to the west of Peterculter, and it is the most
apparent view of the site. It is clear to see the bowl falling between the two areas of highe r
ground. Only the tops of trees in front of the site are visible from this location, and the
reservoir is barely visible above them (the telecom mast that can be seen is immediately east
of the reservoir). None of the proposed housing would be visible in this view.

J)

Relationship to existing settlements- The proposed development is closely related to
existing development on School Road to the west and Loch nagar Road to the south . Culter
House Road and Bucklerburn Road to the north provide a clearly defined northern
settlement boundary.
As well as being well
placed for residential
development, there is a
considerable
surrounding population
that would benefit from
the provision of the
public open space, play
areas and woodland
management proposed.
Fig 6 on the right shows
the site in context with
the surrounding
residential areas.
Fig 6- Site in context.

The proposed development is around 400m from Culter Primary School, with local shops
nearby. There is a sports centre and a doctors surgery on Coronation Road, also wit hin 400600m of t he site.
K)

Land use mix- The proposed development is residential, but the addit ional maintained open
space and woodland management will cont ribute public open space for t he existing
population.

l}

Accessibility- The site is within 400m of a bus terminus (19), and an infrequent service (24)
comes considerably closer t o the sit e, using School Road. Access t o t he A93 is available via
School Road, and following t he construction of the AWP R, there is potential t o link direct ly
to the Grade Separated Int erchange via Culter House Road.

M)

Proximity to services and facilitiesCommunity facilities- 400-SOOm from the sit e
Local shops- 400-SOOm from t he site
Sports facilit ies -400-SOOm from the sit e
Public transport net works- Wit hin 400m of t he site
Primary schools- Wit hin 400m of t he site

N)

Foot path and cycle connections- The site offers excellent connections t o surrounding
footpaths and cycle paths, and to the wider countryside in general. The excerpt from t he
Council' s Core Paths Plan below demonstrates the range of formal routes t hat surround t he
sit e. The layout of t he site, wit h housing in t he cent re and public open space around the
periphery will provide numerous opportunities to link int o t he surrounding walking and
cycling network.

Fig 7 - Core Paths Plan excerpt.

0)

Proximity to employment opportunities- Apart from established service industries,
Peterculter offers limited employment opportunities at present, although there are potential
sites for new business development within the town promoted by Bancon and others that
would provide opportunities. The town is, however, excellently placed to provide access to
Westhill and Kingswells, which both offer extensive employment opportunities. The nearby
AWPR access will further enhance the connection with these towns and other employment
hubs.

P)

Contamination -No constraints.

Q)

Land use conflict- No conflict.

R)

Physical InfrastructureElectricity- available
Gas- available
Water and Sewage- capacity available
Secondary School Capacity- current forecasts indicate capacity at Cults Academy
Primary Capacity- Significant capacity is available at Culter Primary School, which is 400m
from the site.
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Supporting Surveys: Appended to this report are the most recent 2009 Ecological Appraisal
of the site, and the subsequent correspondence between Bancon and Aberdeen City
Council's Environment Planners regarding the designation of the site as a Local Nature
Conservation Site. The 1995 Ecological Appraisal is identified in this correspondence as out
of date, but it is noted that the only record of uncommon species on the site was recorded in
1994 in the justification for the LNCS designation. In this respect, a copy of the 1995 report
can be provided if required.
Also appended to this bid are indicative designs of the proposed children's play areas, and
the equipment proposed. In contrast to many play areas associated with housing
developments, Bancon consider the formation of an area of public open space and play
areas to be a key element of this development. The indicative costs of the play areas is
roughly 4-5 times what would normally be expected for a development of this scale. Bancon
consider this size and quality of play area to be appropriate for the location of the site, and
the existing population it will serve.
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Community Benefits of the Proposed Development: As outlined above, the principle benefits
from the development will be the transformation of the area from unused private farmland
(to which the landowner could revert at any time) into an area of dedicated public open
space. This will involve the improvement of the existing informal and privately owned open
space to form a valuable area of public open space, with play areas, footpaths and a
viewpoint at the top of the knoll. In addition, the management of the woodland will provide
an attractive and accessible resource ri ch in biodiversity. This will also provide public access
to the wider Peterculter Local Nature Conse rvation Site.

The development will also contribute to providing a range of housing, including 15
affordable houses, in Peterculter. It is noted that the 2012 Local Development Plan
identified only a single site, for 25 houses, outwith the AWPR route. Whilst the
concentration of development within the route of the new bypass is understandable, it
should not be to the detriment of the future of settlements outwith it. The school roll
forecasts for Culter Primary School for example show a significant downward trend.
Development is essential to maintain the viability of services and facilities such as schools,
shops and leisure facilities. The modest developments proposed in and around Peterculter,
such as Hill of Ardbeck, should therefore be encouraged to support the local community.
17

Masterplan/Framework: It is not considered that a development framework or masterplan is
required for a site of this scale, but a draft layout plan for the site is appended to this bid.
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Summary

A walkover Phase 1 Habitat & Protected Species Survey has been conducted on an
area of ground at Ardbeck Hill, Peterculter earmarked for residential development.
The site is part of a designated District Wildlife Site. An ecological assessment of the
site undertaken in 1995 is now out of date hence the commissioning of the present
survey.
Main Findings:

•

The site supports approximately 4.78 ha of semi-natural, acidic QuercusBetula-Dicranum broadleaved woodland around its periphery. Ancient
woodland indicator species present suggest a history of woodland cover for
the area. Much wetter woodland exists to the north-east where willow (Salix
sp.) is prominent and Sphagnum sp. become in the ground layer. There is
also a wet heath element with the addition of cross leaved-heath (Erica
tetralix) and hummocks of Sphagnum capillifolium.

•

The central area of the site comprises semi-improved, rough neutral
grassland dominated by tufted hair-grass (Deschampsia cespitosa) and
cocksfoot grass (Dactylis glomerata). This has been derived from acid
grassland/heath through improvement and grazing.

•

Semi-improved acid grassland dominated by common bent-grass (Agrostis
capillaris) can be found on higher ground to the south and north where
1
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broom (Cytisus scoparius) and gorse (Uiex europaeus) scrub is also
frequent.
•

Remnant patches of heather (Gal/una vulgaris) dry heath can be found on
the woodland edge reflecting a community that would once have dominated
much of the site.

•

No demonstrable evidence of protected species was noted within the site
boundary.

•

Bird activity was high at the time of survey suggesting the site is a valuable
site for wintering passerines and hunting ground for raptors.

•

Recommendations for further survey work are given to enable a full
assessment of the sites value in terms of biodiversity.
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1.

INTRODUCTION

1.1

Terms of Reference and Scope of Study

This report presents the results of a Phase 1 habitat & protected species survey
commissioned by Bancon of a proposed housing development at Peterculter,
Aberdeenshire. The scope of the work was:
1 . to identify as far as possible any protected species within the site footprint
covered by the proposals, and assess the potential for any significant impacts
on these species.
2. to draw up a phase one habitat map of the site.
3. to identify requirements for further survey work based on the findings of the
protected species survey.

1.2

Details of Proposed Works

In brief, the proposals involve the construction of a residential development and
associated infrastructure on 13ha of land known as Hill of Ardbeck north-east of
Peterculter.

1.3

Background

The site is part of a designated District Wildlife Site. An environmental assessment of
the site was carried out in 1995 but is now out of date hence the commissioning of
this survey.

3
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2.

SURVEY METHODOLOGY

2.1

Walk over Ecological Survey

December 2009

The site was surveyed on the 41h of December 2009 using plans supplied by the
developer. A Phase 1 Habitat Survey was undertaken using standard Phase 1
methodology as outlined in the JNCC Handbook for Phase 1 Habitat Survey (JNCC,
1990). All parts of the site and immediate surrounding area were walked and
mapped, and target notes were taken to provide further information on features of
note.
The site and surrounds were checked for signs of badgers, otters, water voles, red
squirrel, potential bat roosts, amphibians, and invertebrate habitat niches following
standard procedure (Hill 2005).
Following completion of the habitat survey, all habitats (and species) identified as
being present on site were checked against the following documents in order to
determine their specific legislative status and ecological significance:

2.2

•

EC Habitats Directive (Annex I, II, IV);

•

EC Birds Directive (Annex I, II);

•

The Conservation (Natural Habitats, &c.) Regulations 1994;

•

Wildlife & Countryside Act 1981 (Schedules 1 , 5, 8, 9);

•

National & Local Biodiversity Action Plans

•

Red Data Books

•

RSPB Lists of Birds of Conservation Concern

•

The Ancient Woodland Inventory

Limitations to the survey

The habitat survey has been carried out In December which is not ideal in terms of
assessing the site's diversity and nature conservation value as many plant species
have died away. In addition any important vernal species within the wooded areas
will not have been recorded. Moreover, the true species richness of the grassland
areas will not be reflected in a survey conducted at this time of year.
Recommendations for further survey work are given at the end of the report.
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3.

SURVEY RESULTS

3.1

Site Summary

Historical maps going back to 1869 (www.old-maps.co .uk) show the site as a mixture
of woodland and scrub and by 1900 as mixed woodland. Therefore, the site has a
long history of wooded cover. The remnants of this woodland can be found around
the periphery of the site in the form of acidic Quercus-Betula-Dicranum woodland.
Beech (Fagus sylvatica) has been planted throughout the woodland, particularly to
the south. At some point, the central area has been cleared for agricultural purposes
giving rise to an acid grassland/dry heath mosaic which has undergone improvement
resulting in today's tussocky, neutral grassland. Remnants of acid grassland and
heath can be found around the edges of this central area and on higher ground to the
north and south. Broom (Cytisus scoparius) and gorse (Uiex europaeus) scrub is
widespread some of which has been recently cleared but is regenerating. Bracken
(Pferidium aquilinum) is frequent in the south of the site.

3.2

Phase 1 Habitat Survey (See Fig. 1)
Phase 1 Habitat Code
A1.1.1
A1.1.2
A2.1
B1.2
B2.2
C1.1
C3.1
D1.1
J3. 6

Description
Broadleaved Woodland - Semi-natural
Broadleaved Woodland - Plantation
Dense scrub
Semi-improved acid grassland
Semi-improved neutral grassland
Bracken
Tall ruderal
Dry heath
Built up

Area (Ha)
4. 7830
0. 3240
0.3700
2.111 0
4. 2270
0.5730
0. 2400
0.2190
0.1 760
Total: 13.02 Ha

Tabl e 1: Phase 1 Habitats Record ed and area ca lcu lations

A1.1.1- Broadleaved woodland: semi natural
Broadleaved semi-natural woodland occupies almost 5 ha of ground to the north,
south & east of the site. The majority takes the form of acidic Quercus-BetulaDicranum woodland dominated by common oak (Quercus robut), sessile oak
(Quercus petraea), rowan (Sorbus aucuparia), downy birch (Betula pubescens),
silver birch (Betula pendula), and holly (/lex aquifolium). Beech (Fagus sylvatica) and
sycamore (Acer pseudoplatanus) have been planted throughout, especially towards
the south. Understandably, the ground flora is sparse at this time of year but includes
wood sorrel (Oxa/is acetosella), wavy hair grass (Deschampsia flexuosa), heath
bedstraw (Galium sax atile), great wood rush (Luzula sylvatica), common bent grass
(Agrostis capillaris), bramble (Rubus fruticosus agg.), germander speedwell
(Veronica chamaedrys), greater stitchwort (Stellaria holostea) , Scleropodium purum,
Thuidium tamariscinum, Mnium hornum, Hypnum cupressiforme, Polytrichum
formosum & Rhytidiadelphus triquetrus. Occasional sprigs of blaeberry (Vaccinium
myrtillus) gives a heathy element to some stands.
There is evidence of past coppice management, and grazing, presumably by dee r, is
quite high. As a result, regeneration is sparse .
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The woodland becomes wetter/boggier to the north (NJ8419 0151 ). Water filled
ditches with floating bur-reed (Sparganium angustifolium) lead to a small waterbody
with submerged willow (Salix sp.) and pondweeds (Potamogeton sp). The
surrounding woodland is boggy with willow (Salix sp.), downy birch (Betula
pubescens) and rhododendron (Rhododendron ponticum). Ground flora is dominated
by carpets of Polytrichum commune and tufted hair-grass (Deschampsia cespitosa),
blaeberry ( Vaccinium myrtillus), Sphagnum fa/lax, soft rush (Juncus effusus) &
Rhytidiadelphus triquetrus.
Further to the north (NJ 8400 0156) the woodland ground flora takes on a wet heath
element with the addition of cross leaved-heath (Erica tetralix) and hummocks of
Sphagnum capillifolium together with heather (Gal/una vulgaris), heath rush (Juncus
squarrosus) and Polytrichum commune. Much of the woodland here may be
secondary birch & Scot's pine that has spread across a former wet heath habitat.
The antiquity of the woodland is difficult to assess at this time of year. The woodland
to the north & east of the site boundary is included in the Semi-natural Ancient
Woodland Inventory (http://gateway.snh.gov.uk). The boggy woodland to the northeast is included in this area. It can only be concluded that the rest of the woodland in
the site boundary is also of considerable antiquity given the ancient woodland
indicator species present e.g. wood sorrel (Oxalis acetosella), great wood-rush
(Luz ula sylvatica ), greater stitchwort (Stellaria holostea) and sessile oak (Quercus
petraea). There has obviously been a fair amount of past management in the form of
coppicing and under planting with beech and sycamore. Self-seeding birch, rowan
and willow is frequent to the north & east.

Photos 1& 2: General views of the acidic birch -oak woodland

Photos 3&4: Views ofthe wet woodland to the north-east
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Photos 5&6: The 'wet heath' woodland to the north and bracket fungi on dead birch.

A 1. 1.2- Broadleaved woodland: Plantation

Planted beech (Fagus sylvatica) and sycamore (Acer pseudoplatanus) are frequent
throughout the wooded areas. However, the area to the south, on sloping ground
overlooking Peterculter, is dominated by mature beech trees and has therefore been
classified as plantation. The ground flora is very sparse due to the time of year and
thick layer of beech leaves.

Photo 7: The beech plantation to the south.
A2.1- Dense & Scattered scrub

Scrub takes the form of gorse (Uiex europaeus) and broom (Cytisus scoparius). A
large area of formerly dense gorse has been cleared from the high ground to the
north-west (NJ 8388 0149). It is however regenerating vigorously has thus been left
as scrubland in the classification. Scattered broom and gorse scrub is frequent
across the grassland areas but much of this has also been cleared recently.
The area of boggy woodland around the waterbody to the north-east has been
classified as scrub as it is largely dominated by willow species (Salix sp.)
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Photo 8: Regenerating gorse scrub after clearance

B 1.2 -Acid grassland: Semi-improved

Acid grassland can be found on the higher ground to the north & south in amongst
former scrubland. It is typically dominated by common bent (Agrostis capillaris) and
wavy hair-grass (Deschampsia flexuosa) with creeping soft-grass (Holcus mol/is),
greater stitchwort (Stellaria holostea), foxglove (Digitalis putpurea), Pleurozium
schreberi, Hylocomium splendens, heath bedstraw ( Galium saxatile) and tormentil
(Potentilla erecta). A heathy element is still apparent with scattered patches of
heather (Call una vulgaris).
Gorse & broom scrub is frequent, much of which has been cleared leaving quite bare
patches of acid grassland.

Photo 9: Overlooking areas of acid grassland

82.2- Neutral grassland: Semi-improved
The majority of the low-lying central section of the site comprises rough, tussocky,
neutral grassland dominated by tufted hair-grass (Deschampsia cespitosa), cocksfoot
grass (Dactylis glomerata), Yorkshire fog (Holcus lanatus) and creeping soft-grass
(Holcus mol/is). Creeping thistles (Cirsium atvense.) are frequent.
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Its acidic origins are apparent in the general frequency of common bent (Agrostis
capillaris) and other calcifuges such as heath bedstraw ( Galium saxatile) and
scattered patches of heather (Calluna vulgaris). Again gorse and broom scrub is
frequent and there is the occasional rowan and willow bush.
This area will have been wooded in the past but has been cleared for grazing leaving
an acid grassland/dry heath mosaic. This has subsequently undergone improvement
leading to today's impoverished, rank neutral grassland .

.,.

Photos 10& 11: Overlooking the rank neutral grassland in the centre of the site & overlooking
neutral grassland to a patch of Calluna heath on the woodland edge

C1.1- Continuous Btacken

Patches of continuous bracken (Pteridium aquilinum) are largely restricted to the
south of the site forming a buffer between the acid grassland and woodland
communities (NJ 8418 0129).
C3. 1- Tall ruderal

Areas of rosebay willowherb ( Chamerion angustifolium) were mapped within the acid
grassland to the south ( NJ 8413 0136) and around the reservoir (NJ 8398 0130 ).
D1.1- DIY heath

Patches of heather (Calluna vulgaris) and blaeberry ( Vaccinium myrtillus) can be
found scattered throughout the acid grassland and woodland communities. However,
towards the woodland edge, mature patches of continuous Gal/una heath can be
found (e.g. NJ8413 0144, NJ8405 0150 & NJ8400 0153). They are dominated by
heather (Gal/una vulgaris) with Hypnum cupressiforme, Hylocomium splendens,
wavy hair grass (Deschampsia flexuosa) and foxglove (Digitalis purpurea). They are
remnants of a once much larger area of heath that would have dominated much of
the area now occupied by the acid and neutral grassland communities.
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Target Notes

Grid reference
NJ8408 0122

Target note
Semi-natural strip of acidic Quercus-Betula-Oicranum
woodland on southern slopes. Dominant trees include
common oak (Quercus robur), sessile oak (Quercus
petraea), rowan (Sorbus aucuparia), downy bi rch (Betula
pubescens), silver birch (Betula pendula), and holly (/lex
aquifolium). Mature beech (Fagus sylvatica) has been
planted towards the bottom of the slope. T he ground flora is
understandably sparse at this time of year but includes
common bent grass (Agrostis capillaris), wavy hair grass
(Deschampsia flexuosa), brambles (R ubus fruticosus agg. )
stitchwort (Stell aria sp. ), broad buckler fern (Dryopteris
dilatata) and Polytrichum formosum. Evidence of past
coppice management.

NJ 8412 0119

Area with large, mature beech (Fagus sylva tica) trees.
Several of cavities which could support roosting bats.
Further area of Quercus-Betula-Oicranum woodland with
rowan (Sorbus aucuparia), sessile oak (Quercus petraea),
downy birch (Betula pubescens) and holly (/lex aquifolium).
Ground flora includes wood sorrel (Oxalis acetosel/a), wavy
hair grass (Oeschampsia flexuosa), heath bedstraw (Galium
saxatile), common bent grass (Agrostis capillaris), bramble
(Rubus fruticosus agg.), germander speedwell ( Veronica
chamaedrys), Scleropodium purum, Thuidium tamariscinum,
Mnium hornum and Hypnum cupressiforme. Many of the
rowan have been coppiced. Again with planted beech
(Fagus sylvatica) standards.

Date

4th Dec

1

2

NJ 8419 0119

4th Dec

4th Dec

3
NJ 841 6 0125

Heathy acid grassland dominated by common bent (Agrostis
capillaris) , wavy hair grass (Oeschampsia f/exuosa ),
creeping soft-grass (Holcus mol/is), stitchwort (S tellaria sp.),
foxglove (Digitalis purpurea),
Pleurozium schreberi,
Hylocomium splendens, heath bedstraw (Galium saxatile),
tormentil (Potentilla erecta) and scattered clumps of heather
(Cal/una vulgaris). Broom (Cytisus scoparius) is widespread,
some of which has been recently cleared but is rege nerating.
4th Dec

4

11

Ardbeck Hill: Phase 1 & Protected Species Survey

D ecember 2009

NJ 8422 0137

More
acidic
semi-natural
Quercus-Betula-Dicranum
woodland with sessile oak (Quercus petraea), rowan (Sorbus
aucuparia), hazel (Cary/us ave/lana), downy birch (Betula
pubescens), silver birch (Betula pendula), holly (/lex
aquifolium), beech (Fagus sylvatica) and sycamore (Acer
pseudoplatanus). Ground flora acidic with broad buckler fern
(Dryopteris dilatata), common bent (Agrostis capillaris),
creeping soft grass (Holus mol/is), blaeberry ( Vaccinium
myrtillus), bramble (Rubus fruticosus), wood sorrel (Oxalis
acetosella), wavy hair grass (Deschampsia flexuosa), great
wood rush (Luzu/a sy/vatica), Polytrichum formosum, tufted
hair-grass (Oeschampsia cespitosa),
Rhytidiadelphus
triquetrus and Sc/eropodium purum. Rowans have been
coppiced and there is a little regen. Evidence of deer grazing
widespread.

NJ 8426 0149

Walled avenue -walls covered in bryophytes and polypody
ferns
Wet, boggy area with water filled ditches. Ditches contain
floating
leaves of floating
bur-reed
( Sparganium
angustifo/ium). Ditches lead to waterbody supporting floating
bur-reed
(Sparganium
angustifolium),
pond weeds
(Potamogeton spp.), and submerged willow (Salix sp.).
Surrounding woodland boggy with willow (Salix sp.), downy
birch (Betula pubescens) and rhododendron (Rhododendron
ponticum). Ground flora is dominated by carpets of
Polytrichum commune and tufted hair-grass (Deschampsia
cespitosa), blaeberry (Vaccinium myrtillus) , Sphagnum
fa/lax, soft rush (Juncus effusus) & Rhytidiadelphus
triquetrus.

4th Dec

5
6
NJ 8421 0149

4th Dec

4th Dec

7
NJ 8409 0145

Area of former scrub/heath which has been cleared for
grazing. Grassland now semi-improved neutral dominated by
tufted hair-grass (Oeschampsia cespitosa), cocksfoot grass
(Oactylis glomerata) and Yorkshire fog (Ho/cus /anatus) .
Acidic origins still apparent with frequent common bent
(Agrostis capillaris), wavy hair -grass (Oeschampsia flexuosa)
and occasional patches of heather (Calluna vulgaris),
especially towards the woodland.

NJ 8413 0143

Patch of mature heather (Calluna vulgaris) dry heath with
Hy/ocomium splendens, wavy hair grass (Oeschampsia
f/exuosa) and foxglove (Digitalis purpurea).

NJ 8406 0149

Another patch of dry Cal/una heath on edge of woodland
with abundant Hypnum cupressiforme and Hylocomium
splendens.

NJ 8404 0154

Dense, scrubby wet woodland dominated by willow (Salix
sp.), downy birch (Betula pubescens), alder (Alnus glutinosa)
and scattered Scot's pine (Pinus sy/vestris). Ground flora
includes tufted hair-grass (Oeschampsia cespitosa), soft
rush (Juncus effusus), Polytrichum commune, Sphagnum
fa/lax & Sphagnum palustre.

4th Dec

8

4th Dec

9

10

4th Dec

4th Dec

11
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NJ 8400 0156

Area of wet heath/wet woodland with downy birch (Betula
pubescens) and Scot's pine (Pinus sylvestris) over heather
(Calluna vulgaris), cross leaved-heath (Erica tetralix) ,
Sphagnum capillifolium, heath rush (Juncus squarrosus), &
Polytrichum commune.

NJ 8392 0154

Former acid grassland/heath now semi-improved neutral
with tufted hair-grass (Deschampsia cespitosa), Yorkshire
fog (Holcus lanatus), creeping soft-grass (Holcus mol/is) ,
Cock'sfoot (Dactylis glomerata) common bent (Agrostis
capillaris) and false oat-grass ( Arrhenatherum elatius).
Foxglove (Digitalis purpurea) and heath bedstraw (Galium
saxatile) occasional. Scattered rowan, broom and gorse
frequent.

NJ 8388 0150

Hillside dominated by gorse ( Ulex europaeus) and broom
(Cytisus scoparius) which has been recently cleared but is
regenerating. Rhododendron suckers frequent. Acid
common bent (Agrostis capillaris) grassland is developing
where scrub not dominant.

NJ 8398 0146

Tussock grassland dominated by tufted hair-grass
(Deschampsia cespitosa), Cock'sfoot (Dactylis glomerata) ,
Yorkshire fog (Holcus lanatus) and common bent (Agrostis
capillaris). Some more acidic patches with remnant Cal/una
heath and scattered broom (Cytisus scoparius) and rowan
(Sorbus aucuparia).

NJ 8414 0138

Heathy, acid grassland with abundant broom (Cytisus
scoparius) scrub which has been recently cleared. Remnant
sprigs of heather (Calluna vulgaris) occasional.

NJ 8398 0126

Small patch of Japanese Knotweed (Fallopia japonica)
behind reservoir with bracken.

12

13

4th Dec

4th Dec

14

15

4th Dec

4th Dec

4th Dec

16
17

3.4

4th Dec

Protected Species Survey

The survey did not find any demonstrable evidence of protected species within the
site boundary. However, the following observations should be borne in mind:

Several of the large beech trees to the south have features which could support
roosting bats. If anything is to happen to these trees, a bat survey may be require d.
Red squirrel
Although no signs of red squirrels were noted within the site boundary, they are
known to be in the area (NBN Gateway). A survey for dreys should be conducted
prior to work commencing on the site.
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The following birds were noted within or hovering over the site boundary:

>
>
>
>
>
>
>

>
>
>
>
>
>

Wren
Blackbird
Song thrush
Redwing
Blue tit
Coal tit
Treecreeper

Great tit
Chaffinch
Kestrel
Buzzard
Robin
Siskin

The birch woodland was full of activity with bird life on the day of survey suggesting it
is an important winter foraging site for passerines, especially tit species. The open
grassland will provide good hunting ground for raptors with a plentiful supply of voles
and hunting perches. The woodland provides excellent habitat for breeding birds.

Photo 12: A kestrel watching over the open grassland from hunting perch
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4.

Recommendations for further survey

•

It is recommended the site is re-surveyed during the spring/summer
particularly regarding the grassland and woodland habitat. This will enable a
proper assessment of the sites floristic diversity to be made.

•

A bat survey may be required if anything is to happen to the large beech trees
towards the southern boundary of the site.

•

A breeding bird survey should be conducted to establish the site's value to
breeding birds.

•

A survey for red squirrel dreys may be required before work commences.
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Evaluation of Habitats

Habitats are evaluated against the following guidelines (IEEM, 2006).
Levels of Value of Ecological Resource
Level of Value
International

National

Regional

High Local

Moderate
Local

Low Local
Negligible

Examples
Internationally designated or proposed sites such as Ramsar Sites,
Special Protected Areas, Biosphere Reserves and Special Areas of
Conservation, or otherwise meeting criteria for international
designation. Sites supporting populations of internationally important
species in internationally important numbers, numbers i.e. Annex 1 of
Birds Directive, migratory species on migration routes, or in breeding,
moulting, wintering or staging areas.
SSSI or NNR designated or qualifying sites holding species or
assemblage of national importance. Sites supporting viable breeding
populations of \1\/ildlife and Countryside Act Schedule 1 Species and
supplying critical elements of their habitat requirements. Sites
supporting nationally important numbers of a single species (>1% UK
population). Species contributing to the integrity of an SPA or SSSI but
which are not cited as species for which the site is designated.
Sites not meeting SSSI criteria but comfortably exceeding SINC criteria.
Species subject to special conservation measures in UK BAP or sites
holding viable breeding populations or supplying critical elements of
their habitat requirements. Sites containing regionally important
numbers of a single species (>1% regional population).
Sites meeting the criteria for a county area designation (SINC),
Designated Local Nature Reserves holding viable populations of any
key species identified in the Local BAP. Sites supporting v iable
breeding populations of substantial number of species known to be Red
or Amber List Species of Conservation Concern and supplying critical
elements of their habitat requirements.
Undesignated sites, or features considered to appreciably enrich the
habitat resource within approximately 10 km radius from the site. Sites
supporting viable breeding populations of a small number of species
listed as Red list or Amber list Species of Conservation Concern or
supplying critical elements of their habitat requirements.
Undesignated sites, species or areas considered to enrich the species
richness within the immediate environs of the site.
Areas with a poor species richness and none of the above. Any other
species.

16

Ardbeck Hill: Phase 1 & Protected Species Survey

D ecember 2009

Evaluated against the above criteria, the ecological value of the habitats on site as it
stands is as follows.
Level of value (Geographic
scale of importance)
Moderate Local
Low Local
Negligible

Ecological feature
Semi-natural woodland resource
Scrub, acid grassland & remnant heath
communities
Semi-improved neutral grassland

However, it should be borne in mind that the survey was carried outwith the optimal
time scale for a habitat survey and the true species diversity may not be reflected in
the findings. The presence of rare plant species may increase the level of value
considerably.
The semi-natural woodland on site is listed on Annex 1 of the EC Habitats Directive
as 'Old sessile oak woods with llex and Blechnum in the British Isles'. The habitat is
also a priority habitat under the U K's Biodiversity Action Plan (U KBAP) and
Aberdeenshire's Local Biodiversity Action Plan (LBAP) as mixed oak and birch
woodland.
The remnant areas of dry Gal/una heath are also listed on Annex 1 of the EC
Habitats Directive as 'European Dry Heaths' and are UKBAP & LBAP priority habitat.
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January 2012

Anne-Marie Gauld, Environmental Planner
Enterprise, Planning and Infrastructure- Planning and Sustainable Development
Aberdeen City Council
Ground Floor North, Business Hub 4
Marischal College
Broad Street
Aberdeen
ABlO lAB
Dear Madam
Peterculter Local Nature Conservation Site designation.
I write with regard to the designated site review process that was undertaken by
Aberdeen City Council in 2011, and approved by the Enterprise, Planning and
Infrastructure Committee in September. Our particular concern lies with the
designation of the Peterculter Local Nature Conservation Site (LNCS), which
amalgamates previous designations of Woodend Woods, Culter House Woods, Guttrie
Hill and Hill of Ardbeck.
Bancon Developments have an interest in the land known as Hill of Ardbeck, and as the
Council are well aware have been promoting it for development through the current
Local Development Plan (LDP) review process. We are frankly amazed that the Council
should have undertaken this review while the LDP review was still being considered by
Scottish Ministers.
I would also like to draw attention to paragraph 4.7 of the SNH guidance notes for
Local Authorities on LNCS designations.

4. 7 The following are proposed as being the key stages for selecting new sites :
•

•

A provisional site is identified, and the landowner or manager is contacted
with information about why it has been identified, the LNCS selection
process, and the potential for the site to benefit from positive management
for its geodiversity or biodiversity interest.
Existing information about the site is reviewed, and a decision made as to
whether further information is needed. If so, permission for access to the
site is sought from the landowner or manager, to allow the site to be
s urveyed to s ufficient level of detail to assess its importance.

•

•

The importance of the site is assessed according to locally set criteria, as
detailed below (para 4.8}. A formal record of the reasons for selection is
made.
Site Statement is prepared, as detailed in paragraphs 4.15- 4.16. The
landowner or manager is provided with information on the survey and
assessment and with the Site Statement.

With regard to Hill of Ardbeck, it is clear that such a procedure has not been followed.
We understand that no contact has been made with the landowner, nor with ourselves
-although the Council were aware of our interest- at any stage in the process of
reviewing the former District Wildlife Site (DWS) designation, and re-naming it as a
LNCS.
There is no evidence of existing information about the site being reviewed. This is
despite Bancon having provided two separate reports, the first an Environmental
Assessment of a proposed residential development of the site in May 1995 by
Aberdeen University (AURIS Environment Ltd), and the second a Phase 1 and Protected
Species survey carried out in December 2009 by Central Environmental Surveys. Both
of these reports highlighted a negligible biodiversity value of the central part of the
site, with habitat and biodiversity interest limited to the peripheral broadleaf
woodland areas. These reports have been in the public domain since their production,
as well as before the Council and Scottish Ministers as part of the LDP review.
I note from the report to the Enterprise, Planning and Infra structure Committee in
September that the University of Aberdeen were involved in the review process, as
well as being authors of the May 1995 report on Hill of Ardbeck.
Neith er Bancon nor the land owner has see n evidence of a Site Statement, or any
information relating to the survey and assessment of the site.
The results of the LDP review have just come to hand, and we are now faced with what
our professional advisors lead us to conclude as an unjustified local designation that
constrains the use of land, without having been party to the designation process.
Whilst we do not wish to disguise the fact that we wish to develop part of the site for
housing, our proposals include considerable environmental improvement works,
woodland management and the formation of valuable public open space facilities.
We are further frustrated by the rejection of our proposa ls through the Local
Development Plan process due solely to the DWS/LNCS designation. Having submitted
the two reports mentioned above, it is apparent that these have been given no regard
by the Environment Team, the Planning Policy Team, or indeed the Scottish
Government Reporters. In regard to the LDP review, it is likely that we will take
further action directly with the Scottish Government to ascertain why these reports
were not given consideration.
I enclose a copy of each of the reports noted above, and I request that you provide me
with details of the survey and assessment work done, and the Site Statement, along

with any evidence of notification of the designation to the landowner, or alternatively
some justification as to why the SNH guidance has not been followed.
Yours faithfully,

Ben Freeman,
Planning Manager,
Bancon Developments
Cc Gale Beattie- LDP Manager
Landowner
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Tel 01224 523470
Fax 01224636181
Minicom 01224 522381
DX 529452, Aberdeen 9
www.aberdeencity .gov.uk

Dear Sir/Madam
The Town and Country Planning (Scotland) Act 1997 (as amended)
Proposal of Application Notice, Hill Of Ardbeck, Peterculter
Application Reference Number: P1 01347

After consideration of your proposal of application notice which was received on 24
August 2010, it is the opinion of the planning authority that the proposed
consultation is insufficient for the development proposed. Therefore, the following
should be undertaken in addition to what is outlined on the proposal of application
noticeThe local elected members for the Lower Deeside ward, within which the site is
located, should also be advised of the proposals by an invite to the public meeting or
other appropriate means. The councillors are Cllr M. Boulton, Cllr A. Malone and Cllr
A. Milne.
Once the required consultation has taken place, a pre-application consultation report
should be produced and then submitted to the planning authority at the same time as
the planning application. The report should specify who has been consulted and set
out what steps were taken to comply with the statutory requirements (outlined in the
pre-application consultation notice). The report should also set out how the applicant
has responded to any comments made by those who were consulted, including
whether and the extent to which the proposals have changed as a result of
consultation.
It would be helpful if the report could also provide appropriate evidence that the
various prescribed steps have been undertaken - e.g. copies of advertisements of
the public events and reference to material made available at such events. It is also
GORDON MciNTOSH
DIRECTOR
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important to demonstrate that steps were taken to explain the nature of preapplication consultation - i.e. that it does not replace the application process
whereby representations can be made to the planning authority.

Yours faithfully

\-A~~
Dr Margaret Bochel
Head of Planning and Sustainable Development
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CITY COUNCil

Proposed Aberdeen Local Development Plan 2015
Representation Form
Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.
The consultation period runs between Friday 20th March and Monday 1st June 2015. Please
ensure all representations are with us by Spm on Monday 1st June.
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Name
Organisation
On behalf of
(if relevant)
Address

Mr<!) MrsO MissO MsO

jBen Freeman

Bancon Developments Ltd
Banchory Business Centre, Burn O'Bennie Road, Banchory

Postcode

AB31 5ZU

Telephone

01330 824900

E-mail

ben.freeman@bancon.co.uk

I

I I

Please tick if you would like to receive all future correspondence by e-mail II'
What document are you
commenting on?

Policy/Site/Issue

Proposed Plan

~

Proposed Supplementary Guidance

D

Proposed Action Programme

D

Strategic Environmental Assessment Environmental Report

D

OMl.HtO-..l
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What would you like to say about the issue?
Please see attached paper

(

'

..
'

.

What change would you like to see made?
Please see attached paper.

Please return the completed form by:
•
•

post to the Local Development Plan Team, Aberdeen City Council, Business Hub 4, Ground
Floor North, Marischal College, Broad Street, Aberdeen AB10 1AB; or
email to ldp@aberdeencity.gov.uk

The representation form can be filled in, saved, e-mailed and/or printed. You must "save as" to
ensure the completed form is saved with the changes you have made. If you need more space,
please fill out another representation form or send a word document attachment via e-mail with
your completed representation form. Please ensure all representations are with us by Spm on
Monday 1st June.

Thank you. For more information, please visit www.aberdeencity.gov.uk/aldp2016 or to contact the
Local Development Plan Team call 01224 523470.

Data Protection Statement

The comments you make on the Proposed Plan will be used to inform the Local Development Plan
process and the Examination into the Local Development Plan by the Scottish Ministers' Reporter.
You must provide your name and address for your representation to be considered valid, and this
information will be made publicly available. Other personal contact details such as telephone and
e-mail will not be made public, although we will share these with the Reporter, who may use them
to contact you about the comments you have made. For more information about how Aberdeen
City Council maintains the security of your information, and your rights to access information we
hold about you, please contact Andrew Brownrigg (Local Development Plan Team Leader) on
01224 523317.
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Objection to the omission of site 80939 - Craigton Road, Pitfodels
Bancon object to the Proposed Local Development Plan, which allocated additional greenfield sites
for only 98 houses against the substantially higher requirement identified in the Strategic
Development Plan.
Specifically, Bancon object to the failure to allocate greenfield land for development at Craigton
Road, Pitfodels (site reference B0939).

Strategy
In separate objection papers, Bancon set out a detailed case explaining how the 2012 LDP has failed,
and is continuing to fail, to deliver the housing requirement set out in the Strategic Development
Plan (SDP). SPP was adopted in 2014, and requires LDPs in City Regions to "allocate a range of sites

which are effective or expected to become effective in the plan period to meet the housing land
requirement of the Strategic Development Plan up to year 10 from the expected year of adoption."
The SDP identifies the housing requirement for each plan period- up to 2016, 2017-2026 and 20272035. This LDP must therefore allocate sites capable of delivering the requirements in the SDP 201726 period.
Bancon submit that the Proposed LDP fails to do this, as only a few large sites are allocated for
development, and almost all of them require the delivery of housing undelivered in the previous SDP
plan period before the new allocations can commence. The best example of this is the large
Grandhome site, where the allocation up to 2016 is not expected (in the 2015 Housing Land Audit
figures) to be delivered until after the 2017-26 plan period has passed. Therefore there is no
expectation of the 2017-26 allocations on that site becoming effective during that plan period, and
therefore their allocation to deliver the SDP requirement in the LDP is contradictory to SPP.
In a separate objection in regard to Land Supply, Bancon consider the issue on an Aberdeen City
wide basis, as well as broken down into individual areas as required in the plan's spatial strategy.
The Dee side area is the area in which the allocation of additional greenfield land at Craigton Road,
Pitfodels would help to address the shortfall in the Proposed LDP. Table 8 in the Proposed LDP
details the allocations made.

Table 8: Development at Deesi de

Local Development Plan Period

Sites
OP45 Petercutter East

Existlngto2026

Phase 1 : 2017 - 2026

Phase 2 : 2027 - 2035

25 homes

-

-

OP46 Culter House Road

5homes

-

OP47 Edgehill Road

5homes

-

400 homes

150 homes

OP48 Oldfold

-

Craigton Road I Airyhall
Road* (Complete)

20 homes

-

-

North Garthdee Farm*
(Complete)

80 homes

-

-

OP51 Peterculter Burn

19 homes

OP52 Malcolm Road
Peterculter

71 homes

-

OP1 08 Mid An guston

8 homes

-

OP1 09 Woodend Peterculter

19 homes

5 ha employment

Housing Total

554homes

Employment Land Total

o homes

248homes

-

S ha

Table 8A below shows the expected delivery of housing on the allocated sites in Table 8, based on
the 2015 Housing Land Audit figures.
Table SA : Development at Deeside- Delivery as Expected in HLA
Sites

OP45 Peterculter East
OP46 Culter House
Road

Local Development Plan Period
Existing to 2016
Phase 1:
2017-2026
25
5

OP47 Edgehill Road
OP48 Oldfold

5
25

Craigton Road/ Airyhall
Road * ( Complete)

20 (complete 2015)

North Garthdee Farm*
(Complete)

80 (complete 2015)

Op51 Peterculter Burn
OP52 Malcolm Road
Peterculter
OP108 Mid Anguston

Constrained

OP109 Woodend
Peterculter
Housing Total

Phase 2:
2027-2035

330

195

Constrained
71 (Not in HLA)

Constrained

8 (Not in HLA)
19 (Not in HLA)

-

330

195

160

Allocated 2017-26: 248

Expected Delivery : 98

Shortfall : 150

Allocated to 202 6 : 802

Expected Delivery : 607

Shortfa ll : 195

Allocated to 2035 : 802

Expected Delivery : 802

Bancon therefore submit that the allocated sites have and will continue to fail to deliver the housing
requirement in this area of the City. These can therefore not be considered 'effective or expected to
become effective in the plan period'- a requirement of SPP paragraph 119.
The majority of housing expected to be delivered in the 2017-26 period is on sites allocated in the
period up to 2016, housing therefore coming from the effective supply rather than the new
allocations. Whilst these contribute towards an effective housing land supply (SPP requires a 5 year
effective housing land supply be maintained at all times), they cannot be considered to contribute
towards the LDP land allocations, which (in accordance with the SDP and SPP) specifically sets out to
meet the housing requirement for the period from 2017-26. Failure to deliver in the period up until
2016 is not an excuse to abandon compliance with the SDP and SPP.
Bancon submit that there is a need to allocate an additional150 houses in the Proposed LDP to meet
the SDP requirements from 2017-26.
However, in addition to this analysis of the needs of the Deeside area of Aberdeen City, Bancon
consider that the Deeside corridor has considerable greater capacity to accommodate housing
development than identified in the Proposed LDP. In our objection to Housing Land Supply, we
identify substantial delivery issues in other areas of the City. This is most notable at Grand home,
where during the 2017-26 plan period, there is a shortfall in allocated land for 2,100 houses
identified. Table 3 in the Proposed LDP provides the allocations.
Table 3: Development at Bridge of Don and Grandhome

Situ

Local Development Plan Period

OP1 Murcar
OP8 East Woodcraft North
OP9 G randhome

Existing to 2026

Phase 1 : 2017 - 2026

60 homes

-

2,600 homes

2,100 homes

Phase 2 : 2027 - 2035
27 ha employment

2,300 homes

-

Sha em ployment
OP10 Dubfo rd

550 homes

Housing Total

3,210 homes

Employment Land Total

-

-

2,100 homes

2,300 homes

Sha

27ha

Table 3A below shows t he expect ed delivery on these sites based on t he 2015 Housing Land Audit.
Table 3A : Development at Bridge of Don and Grandhome- Delivery as Expected in HLA

Sites
OP8 East Woodcraft North
OP9 Grandhome
OP10 Dubford
Housing Total

Local Development Plan Period
Existing to 2016 Phase 1: 2017-2026
30
30
150
2,000
310
240

490

2,270

Phase 2: 2027-2035
1,800*

1,800

* Housing will continue beyond 2035
Allocated 2017-26: 2,100

Expected Delivery: 0

Shortfall : 2,100

Allocated to 2026: 5,310

Expected Delivery : 2, 760

Sho rtfall : 2,550

Allocated to 2035: 7,610

Expected Delivery : 4, 560

Shortfall : 3,050

It is submitted that Deeside should be identified for additional development during the 2017-26 plan
period, and beyond, in order to ensure the delivery of the SDP, in accordance with SPP. It is
therefore proposed that land for up to 1,000 extra houses could be identified for development in the
Deeside corridor during the 2017-26 plan period- i.e. in this LDP.
Suitability of Proposed Development

We refer to our development bid for site B0939.
The proposed development offers a logical expansion of recent development in the area, with
housing to the west, and a care home and housing very recently completed to the east. The site is
also bounded by development to the south, with the new International School and the Marcliffe
Hotel. The contribution of the site to the Green Belt and Green Space Network is therefore
extremely limited. Craigton Road along its northern boundary would provide a more defensible
Green Belt boundary, as it has expansive areas of open and recreational space to the north of it.
The proposed development would consist of low density housing, retaining and enhancing the
peripheral tree cover, and incorporating additional areas of tree planting within the site. The heavily
landscaped character of the site will therefore be in keeping with the adjacent International School
and Marcliffe Hotel sites, and indeed would be more appropriate than the former Woodlands
Hospital site to the west. It would provide an ideal edge to the built area with open space to the
north of it.
The Goal Achievement Matrix results for the site were reasonably good, with the constraints listed
as the pylons and the ancient woodland, both of which are largely unaffected by the proposed
development, with any minor tree loss countered by extensive additional planting proposals.
It is notable that the site was promoted in the Main Issues Report for the 2012 LDP as recommended
for development of up to 20 houses with a woodland strip along the northern edge of the site. The
current proposal seeks 32 houses and a care home, but it is noted that this also includes substantial
woodland buffers along both the north and south boundaries, and a low density housing layout.
Conclusion

Bancon therefore submit that the Proposed LDP fails to allocate sufficient greenfield land in the
Deeside corridor to meet the requirements of the Strategic Development Plan (as required by SPP)i.e. sites that are effective or expected to become effective in the plan period (2017-26) . The
shortfall is 150 houses. However, more significant failures to deliver the housing requirement in
other parts of the city (such as Grand home) justify the increased allocation of housing land in the
Deeside corridor in this LDP, perhaps in the region of 1,000 houses.
Bancon submit that there is no constraint to the quick delivery of the proposed development of 32
houses and a care home at Craigton Road, Pitfodels, and that the inclusion of the site in the
proposed LDP will help to contribute towards the necessa ry inclusion of smaller sites to meet the
shortfall in housing land allocations in the City.

1

Name of proposer: Bancon Developments Ltd.
Date: 14/06/13
Address: Banchory Business Centre, Burn O'Bennie Road, Banchory.
Postcode: AB31 SZU
Telephone: 01330 824900
Email: ben.freeman@bancon.co.uk

2

Name of landowner: Mr Tinch and Mr Macintyre c/o Bancon Developments Ltd.
Address: As above.

The site and your proposal

3

Site Name: Craigton Road, Pitfodels

4

Site Location map: The site is located to the north of The International School and the
Marcliffe Hotel, and immediately west of Airyhall House and the recent care home
development. To the west of the site is a residential development carried out by Stewart
Milne Homes, and to the north playing fields.

Fig 1- site location.

5

National Grid reference of the site: NJ904038

6

Current Use of Site/Previous Development: Redundant steading sites and grazing land.

7

Proposed Use of the Site: Residential, care home.

8

Details of Housing Proposals: The proposed development consists of 32 dwellinghouses set
out in a low density fashion with significant retention of existing trees and planting of new
t rees. A ro ad and footpaths will be take n from northeast to southwest ac ross the site,
followin g the line of existing overhead pylons, with substantial low leve l landscaping and

planting to create an attractive access. In addition to the housing, it is proposed to develop
a new care home on the site, adjacent to the existing care home fronting onto Craigton
Road.
The proposed development of this site was promoted through the last LDP review, and
initially supported in the Main Issues Report for development along the southern half of the
site, with woodland retained along the northern half. Bancon made detailed
representations in support of the development of the whole site. The final plan amended
the zoning to provide 20 houses on a nearby site to the east, and maintain this site as green
belt/green space network. Copies of the representations are appended to this bid as
supporting information. Therein is a detailed critique of the value of the green belt and
green space network designation on the land, as the site contributes little to each.

9

Provision of Affordable Housing: Affordable housing will be provided at 25% of the
development, either on site, off site (at the adjacent Maidencraig development) or via
commuted payment.

10

Business Land Proposals: Not Applicable

11

Other Proposed Land Uses: The success of the adjacent care home, and the continued
demand for such facilities has led to the proposal for a second home. Whilst independently
operated, the location of two homes alongside each other has several obvious benefits.

12

Phasing: It is proposed to develop the site as one phase, although the delivery rate may be
slower than on other sites due to the low density and size of houses proposed.

13

Community Engagement: The proposed development of this site was promoted through the
last LDP review, and initially supported in the Main Issues Report for development along the
southern half of the site, with woodland retained along the northern half. Ban con attended
local consultation events, and presented the proposals to the general public.

Sustainable Development and Design
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Sustainability Checklist:

A)

Exposure- The site has good shelter from both the prevailing southwesterly and northerly
winds

B)

Aspect- The site is south facing.

C)

Slope- The site is gently sloping, but not greater than 1:20 at any point.

D)

Flooding- No part of the site is at risk of flooding.

E)

Drainage - The site is capable of being drained effectively wit h fo ul water to the mains
system and surface water disposed of using SUDS.

F)

Built and Cultural Heritage- The development will not lead to the loss or impact upon any
listed building or historic landscape.

G)

Nature conservation- The site contains some mature trees, particularly along field
boundaries and the periphery of the site. The proposed development seeks to retain much
of the existing tree cover, and plant substantial areas of new trees, particularly along the
north and south site boundaries.

H)

Landscape features- The proposed development is supported by a Landscape and Visual
Appraisal, which is appended to this bid.

Fig 2 -the site is dominated by a line of pylons, but peripheral tree planting is of value.
I)

Landscape fit- The development of the land will effectively round off the development in
the area, and provide a defensible Green Belt boundary along Craigton Road, where playing
fields and wider areas of open space contribute positively to the Green Belt and Green Space
Network. The proposal to include substantial tree planting, particularly along the northern
and southern boundaries will contrast (positively) with adjacent development to the west,
where there is little in the way of landscaping along the Craigton Road frontage. The
landscape fit is further addressed in the Landscape and Visual Appraisal appended to this
report.

Fig 3- Adjacent development to the west has little peripheral landscaping.

J)

Relationship to existing settlements- The site is enclosed by development on three sides,
with Craigton Road bounding the fourth side. It is a logical rounding off of the development
in the area.

K)

Land use mix- The primary use of the site is residential , and the provision of a care home is
entirely compatible with that. Indeed, it will provide local employment opportunities.

L)

Accessibility- The site is accessible by a range of transport methods. The 15 bus service
runs past the site with a 30 minute frequency. The Deeside Way and other core paths are
within a short walk or cycle of the site. Vehicular access, via Craigton Road leads directly to
the city and the wider transport network.

M)

Proximity to services and facilitiesCommunity facilities- within 400m of the site.
Local shops- 400-800m from the site.
Sports facilities- within 400m of the site.
Public transport networks- Within 400m of the site.
Primary schools- around 600m from the site.

N)

Footpath and cycle connections- The site is well placed to benefit from the existing
surrounding footpaths and cycle routes. The excerpt from the Core Path plan below shows
the close proximity of several popular routes, most notably the Deeside Way (path 66).

Fig 4- Core Paths Plan excerpt.

0)

Proximity to employment opportunities- The site is located on the periphery of Aberdeen,
and therefore within a walk or bus journey of a range of employment opportunities. The
proposed care home will also provide additional opportunities on the site.

P)

Contamination- No constraints.

Q)

Land use conflict- No conflict.

R)

Physica I Infrastructure Electricity- available
Gas- available
Water and Sewage- capacity available
Secondary School Capacity- forecasts indicate capacity at Cults or Hazlehead Academy
Primary Capacity- There is currently capacity at Airyhall School, but the roll is expected to
rise significantly over the next decade. The proposed development would contribute only
around 10 pupils, however, due to the low density proposed.

15

Supporting Surveys: This bid is supported by a Landscape and Visual Appraisal, and also
representations made to the 2012 LDP review that consider the impact on the Green Belt
and Green Space Network.

16

Community Benefits of the Proposed Development: The proposed development will round
off the development in the area, and provide a further supply of housing. The proposed
landscaping and planting will provide an attractive neighbourhood. The provision of a
second care home in the area will provide additional employment opportunities. Key
walking routes are maintained through the development.

17

Masterplan/Framework: The plan appended does not include the care home site, with an
alternative layout of 5 houses shown instead, but contains considerable detail on the
landscaping proposals, including sections. The plan below shows the same layout with the
care home included.

INDICATIVE PLANTING SCHEDULE

Landscape Masterplan scale 1: 1250

Proposed 25m landscape zone to include: retained
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GENERAL NOTES
1. Prior to commencement of any work: on site protective

fencing must be erected around existing trees to be
retained in accordance with BS 5837:2005.
2. Prior to any deep cultivation or excavation of planting pits
the landscape contractor must check with the site

engineer
for exact locations of any underground services.
3. For infonnation on levels & drainage refer to engineers
drawings.
4. No information with regard to levels & drainage was
available at time of preparation of drawing.

Existing trees retained and protected as

identitied in tree survey (By others)

~ Proposed structural tree and shrub planting
~ Proposed tree planting to open spaces, road
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~
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trees to defend rear and side property boundaries
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1.0

Landscape and Visual Appraisal

Introduction

Brindley Associates Ltd, Landscape Architects and Environmental Planners, were commissioned by
Ban con Developments Limited Ltd in April 2010 to prepare a landscape and visual appraisal in
support of a proposed residential development site at Craigton Road, Pitfodels Aberdeen. The Site
is located between Craigton Road and Airyhall Road and lies to the north of the consented
extension to the existing Marcliffe Hotel site and the International School site, which is currently
under construction.
The appraisal will assess the existing landscape features; identify constraints and potential for the
proposed development site. The appraisal includes a landscape strategy to mitigate identified
residual landscape and visual effects to provide a context for the development and to create
locally appropriate boundaries for the development site.

2.0

Methodology

A preliminary appraisal of the baseline landscape and visual characteristics of the site was carried
out through desk study. The extent of the study area was taken to cover the site itself, the
immediate surroundings, a 2km radius study area and viewpoints located at key locations on the
boundaries of the site.
A visit to the site to appraise the landscape and visual impacts was carried out on Wednesday 71h
Apri1201 0 by Ross Wilkie, a Chartered Landscape Architect. Ross walked over the site, public roads
and paths surrounding the development and took site photographs to inform the Landscape
Appraisal.
This report is not intended to be a full Landscape and Visual Impact Assessment; however it has
been prepared with reference to the Guidelines for Landscape and Visual Impact Assessment
fGLVIA) published by the Landscape Institute and the Institute of Environmental Management &
Assessment Second Edition.

3.0

The Proposal

An initial draft masterplan has been prepared by The William Cowie Partnership [drawing number
217 6/1 00) and this information has been used to inform this landscape appraisal. The masterplan
shows approximately 64 detached residential units for private sale and a nursing home in the north
eastern corner of the site. The masterplan also shows indicative areas of structural landscape
planting and internal open spaces, footpath linkages and a SUDS pond in the south of the site. The
landscape mitigation strategy provided in this report is developed from this indicative masterplan
layout.

4.0

Site Setting and Description

The Craigton Road Site comprises three areas of land between Craigton Road and Airyhall Road in
the Pitfodels area of Aberdeen. The eastern boundary comprises existing residential areas. The
western boundary is formed by Bairds Brae, an unmade track linking Craigton Road with Airyhall
Road and North Deeside Road. [See Figure 1).
The site
•
•
•
•
•
•
•

itself comprises of the following:
A number of relatively flat abandoned fields previously put to pasture;
Five fields which are currently in management as pasture;
Abandoned farm buildings;
Abandoned and derelict walled gardens;
Areas of unmanaged and declining woodland associated with the walled garden;
A paddock in the south of the site; and
An existing access from Airy hall Road with trees on either side.
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There are remnant boundary tree avenues associated with Bairds Brae and Airyhall Road although
it should be noted that many of these trees are also declining in condition. [See Figure 2)
Internal field boundaries and the site boundary comprise a range of materials including stone walls,
often derelict and reinforced with post and wire fencing or overgrown beech hedging. The site is
diagonally traversed by a 33kV overhead power line running from the north east to south west. The
Informal
site is generally flat, falling to gently south facing slopes towards Airyhall Road.
recreational access tracks are found throughout the site although there is no formal access
provision. [See Figure 4)
A number of residential properties lie within the overall site area including Senang, Treespark and
Westwood House, although these properties are outwith the site boundary.
Within the general area of the proposed development lie a complex mix of urban and urban fringe
landuses including large areas of existing residential development associated with Cults and
Aberdeen. To the north of Craigton Road lies sports fields which are separated from the road by a
prominent ball stop fence, areas of stone wall and a grass covered raised reservoir. [See Figure 5)
To the immediate south of the site lie Woodbank [Shell Headquarters), the Marcliffe Hotel and the
New International School campus fronting onto North Deeside Road. These large plots contain
substantial areas of mature trees and woodland, which, in association with the trees present on the
south of the site, provide a wooded character to Airyhall Road and screen the majority of views
south from the site.
To the immediate east of the proposed development lies the rear boundary of existing residential
properties within Northcote Crescent and Avenue in the Braeside area of Aberdeen which forms a
substantial existing residential area. To the west of the site lies the recently completed Stewart
Milne residential development at Woodland Gardens [See Figure 2).
Craigton Road links the existing residential areas of Cults and Braeside and forms the northern
boundary of the site. The road is straight and is of variable character, being defined in places by
adjacent residential frontages, or in the case of the adjacent Stewart Milne development by rear
gardens abutting onto it. Some sections are separated from the site by a low wall and have views
across it towards the woodland on Airyhall Road.
In the immediate vicinity of the site the character of Craigton Road is defined by its linear route
and the adjacent stone walls which form a continuous boundary on both sides. Near the covered
reservoir the wall to the north of Craigton Road is taller and is located adjacent to the road edge,
and forms a substantial visual barrier. The earth mounded reservoir adjacent to the wall provides
futher screening. Alongside the playing fields the wall reduces in height and is augmented by the
approximately 4 metre tall green mesh ball stop fence which is a visually prominent element.
Through the fence there are views to residential areas seen across sports fields. The boundary with
the proposed development site is generally comprised of a low [approximately 1 metre) stone wall,
which has collapsed in some locations. There is remnant avenue planting associated with the wall
in some locations, mainly comprising lime species [Tilia sppJ much of this boundary appears to be
historically open with no screening or woodland framework associated with the wall. There are
small groups of trees associated with gateways, which comprise either formal entrances with gate
piers or an access points adjacent to the derelict cottage. [See Figure 5)
Bairds Brae and Airyhall Road are both unmade lanes. Airyhall Road provids access to the rear of
properties fronting onto North Deeside Road, the recent retirement Flat development at Airyhall
and Bairds Brae provides access to the property of Westwood. These roads have an intimate and
informal character created by the adjacent boundary stone walls remnant tree avenues and
individual trees. It should again be noted that many of the trees are currently in decline and the
boundary walls are in a generally poor condition and the existing character of the road will decline
if management is not undertaken. Recent and ongoing development at both the adjacent
Stewart Milne residential development and at the International School has changed the character
of these roads by increasing the prominence of development. [See Figure 5)
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In summary the site is of an increasingly derelict character with buildings, boundary walls, internal
walls and trees in generally poor condition and large areas of pasture unmanaged. In the
absence of active management it is expected that the condition of the site will continue to
deteriorate.

5.0

Planning Policies and landscape Designations

The proposed development lies within the area covered by the Aberdeen City and Shire Structure
Plan 2009 and the Aberdeen Local Plan 2008. The proposed Aberdeenshire Local Development
Plan is currently out to public consultation.
5.1

Aberdeen City Shire Structure Plan

Within the current Aberdeen City and Shire Structure Plan the following policies may be of
relevance to the landscape and visual appraisal of the proposed housing development:
•
•
•

Strategic Policy- Strategic Growth Areas- Aberdeen City- the scale of growth anticipated
requires that more than half of the developments will take place on Greenfield sites;
Strategic Policy- Sustainable Development; and
Strategic Policy - Quality of the Environment - To make sure new development maintains
and improves the regions important built, natural and cultural assets.
Aberdeen local Plan

5.2

The site is covered by Pitfodels Conservation Area [Area 1OJ, is identified as Green Belt fGSN 29)
and Green Space Network fGSN 29) and lies between Residential Area R40 Pitfodels and
Residential Area R40 Mannofield. It is appropriate to note at this stage that the Green Belt
designation and Green Space Network is a planning designation, not a landscape designation.
[See Figure 3)
Within the Aberdeen Local Plan the following policies may be of relevance to the landscape and
visual appraisal of the proposed residential development:
•
•
•
•
•
•

Policy 28- Green Belt: Area of Green Belt [GB28) is subject to review in 201 0;
Policy 29- Green Space Network fGSN 29);
Policy 31- Landscape Protection: Maintain and manage landscape setting in
developments;
Policy 33- Protecting Trees and Woodland: protect and enhance Aberdeen's trees and
woodland with the aim of doubling the existing tree cover of the City;
Policy 39- Green Space Provision in Residential Development; and
Policy 40- Residential Areas [R40): In areas of existing residential development and areas
where new residential development has taken place the predominantly residential
character and amenity will be retained.

It should be noted that the Pitfodels Conservation Area Appraisal prepared by Aberdeen City
Council as a review of the Pitfodels Special Character Area [H1 0) for the draft of the current
Aberdeen Local Plan was abandoned.
The guidance and policies contained within the Pitfodels Conservation Area Appraisal set out
development proposal requirements in terms of aspirations for spatial separation, layout, access,
landscape, external appearance and services.
However, as the Appraisal has now been
abandoned by Aberdeen City Council we understand that its guidance is no longer a material
consideration.
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The Proposed Aberdeen local Development Plan

The Proposed Aberdeen Local Development Plan is the replacement to the current Aberdeen
Local Plan. At the time of writing the Local Development Plan is out to consultation from 241h
September 2010 until 17th December 201 0).
The proposed Local Development Plan modifies a number of policies with reference to the
Craigton Road site and suggests revisions to the Green Space Network (NE1), revisions to the
Greenbelt boundary (NE2), and the release of part of the site for development (OP64), although
part of the area identified as OP64 is previously developed land. The proposed revised boundaries
are shown in Appendix 3.
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Effects upon Landscape Character

The development site lies in an area of enclosed urban fringe countryside directly and indirectly
affected by urban, urban fringe and infrastructure developments. The urban edges of Aberdeen
and Cults lie on the east and western boundaries of the site and are prominent and visible
elements in views available from it. Ongoing and consented development at the International
School and the Marcliffe Hotel on North Deeside Road are introducing prominent new structures in
the vicinity of Airyhall Road.
From the vicinity of the site views are available of urbanised open space to the north. There are
also views to existing residential areas across sports fields, seen through the visually prominent ball
stop fence. Views out of the site are limited by the adjacent development and trees on the
southern boundary of the site and limited within the large plots associated with North Deeside
Road. There are occasional long distance views across the Dee Valley where the power line way
leave allows a framed view to the south west. An appraisal of the landscape of the site is shown
on Figure 2.
Individual elements including the existing reservoir, adjacent established and more recent
residential developments, the overhead power line crossing the site, the Airyhall House flats and
the ongoing construction of the International School, sports pitches, lighting and fencing add
further urbanising elements into the vicinity of the site. Long distance views to and from the site are
limited by existing development, reservoir, walls and trees on the site boundaries.
Distinct areas of landscape character identified within the 2km study area include the following,
[see Figure 3):
•
•
•
•

The Wooded Farmland Landscape Character Area;
Central Wooded Estate Landscape Character Area;
Urban Areas Local Landscape Character Area; and
The Valley Landscape Character Area.

The proposed development site lies adjacent to the extensive Wooded Farmland Landscape
Character Area fLCA) as identified by SNH although the Landscape Character Assessment of
Aberdeen [No.80) appears to be identified by SNH as lying within the Valley Landscape Character
Area, The development site would be separated from the Valley LCA by existing urban
developments associated with North Deeside Road, and has some characteristics applicable to
both LCA and some characteristics applicable to neither. As there is a shared boundary with the
Wooded Farmland LCA and no direct link to the River Dee corridor, it has been assumed for the
purposes of this assessment that the site relates more to the Wooded Farmland LCA.
The adjacent Landscape Character Assessment of Aberdeen shire [No.1 02) identifies the Central
Wooded Estates LCA. The urban areas and valley components of the study area are considered in
sections 6.3 and 6.4.
6.1

Wooded Farmland

The Wooded Farmland LCA lies to the north of the River Dee Valley. The key characteristics of the
LCA are summarised below:
•
•
•
•
•

Varied topography of plateaus, rounded hills and upper valley slopes;
Large areas of woodland framing and enclosing pastures and small settlements;
Well maintained farmland with drystone dykes and fences as boundaries;
Framed views to distant hills and localised views across the Dee Valley; and
Abrupt transition to the adjacent Urban, Suburban and Rural Settlements LCA.

The Wooded Farmland LCA is generally a predominantly pastoral landscape interspersed with
large areas of woodland and forestry and smaller woodlands, copses and incidental trees to
create a strongly rural character. The LCA component within the study area is however exposed
to significant urban, urban fringe and infrastructure uses that render it untypical of the broader
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LCA. In the vicinity of the site the LCA contains significant urban edges, sports pitches, overhead
power lines and an earth covered reservoir. The site itself is partially derelict and abandoned land,
and again is not typical of the LCA.
This Character Area in the vicinity of the proposed development site is considered to be of Low
sensitivity to residential development.
The proposed development will result in the direct loss of a small and derelict component of land
on the boundary of the Wooded Farmland LCA which will be replaced by residential land uses.
The proposed development will not be seen from the majority of the LCA due to intervening rolling
landform and screening provided by existing woodland adjacent residential areas and boundary
walls. Where the proposed development is visible it will be seen in the context of the existing built
form of Cults, and Aberdeen and will only be significantly visible from a short section of Craigton
Road and the sports pitches to the immediate north which are not typical of the Broader LCA.
The magnitude of change for the Wooded Farmland LCA is considered to be locally moderate
significant and adverse as the proposed development will directly affect a site on the boundary of
the LCA. However as the component of the LCA affected is contained by developed land and
recreational land uses and is itself currently partially derelict, the effect of the proposed
development on the broader LCA is considered to be Negligible.
This is not considered to represent a significant effect upon the landscape character of the
Wooded Farmland LCA.

6.2

Central Wooded Estates

The Central Wooded Estates are broadly similar in character to the Wooded Farmland LCA. The
Central Wooded Estates represent an extensive character area spreading from the River Dee
south as far as the River Don valley. The key characteristics of the LCA are summarised below:
•
•
•
•

Broad sweeping landscape of valleys and hills;
Small and large scale fields interacting with strong structure of dense woodland as
coniferous plantation and semi native shelterbelts;
Combination of enclosed spaces and sudden open and long distance views; and
Scattered areas of housing and settlement, clusters of farm buildings.

The Central Wooded Estates LCA is a variable character area with a contrast between wooded
enclosure and occasional open and long distance views across the low-lying Dee Valley. This
Character Area is considered to be of Low sensitivity to development outwith its boundaries as a
result of the minimal effect that existing residential development visible in Cults and Aberdeen has
had upon its strongly rural character.
The magnitude of change for the Wooded Farmland LCA is considered to be Negligible as the
proposed development will not directly affect or be visible from the LCA.
The effect of the proposed development on this landscape type is considered to be Negligible.
This is not considered to represent a significant effect upon the landscape character of the Central
Wooded Estates LCA.

6.3

Urban Areas

The Urban Area Character Area mainly comprises the areas of Craigiebuckler Braeside,
Mannofield, Kaimhill and Garthdee in Aberdeen and the eastern component of Cults which lie on
the south facing northern slopes of the Dee Valley. The boundary of this character area has been
plotted following site work to identify recent changes to the urban envelope. The key features of
the LCA are as follows:
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Primarily residential landuse with a predominance of 1.5 - 2 storey dwellings, highly
modified and man made character;
Extensive gardens with large numbers of mature broadleaved and coniferous trees
creating a contained and wooded framework;
Visually diverse range of building materials and styles, reflecting the evolution of the
settlements; and
Further visual containment provided by the presence of buildings, garden trees,
hedgerows, walls and other structures.

The Urban Area Character Area is a typical residential settlement landscape with a mix of building
types and styles in a range of materials in close proximity, creating a small scale and variable
housing landscape. Plot sizes tend to be large in the vicinity of the site although development is
denser in the eastern areas towards Aberdeen city centre and as a result a large amount of
mature trees are present in the LCA. This results in a wooded and generally enclosed suburban
character.
The LCA is urbanised and views tend to be short to medium, enclosed by surrounding built form,
garden vegetation and local areas of woodland. This character area is considered to be of Low
sensitivity to development of the type proposed.
The proposed development areas will not be directly visible from the majority of the Urban Areas
LCA as the new development is generally well-contained by topography and vegetation. Areas
of the LCA immediately adjacent to the site will experience some change as abandoned
grassland and pasture is converted into residential landscapes, however this is not considered to
fundamentally affect the character of the existing urban areas.
The magnitude of change is therefore considered to be Negligible. This is not considered to
represent a significant effect upon the landscape character of the Urban Area LCA.
6.4

Valley

The Valley LCA runs east to west through the south of the study area and comprises the River Dee,
its floodplain and the lower slopes of the Dee Valley. This LCA is separated from the Craigton Road
site by existing residential development along the North Deeside Road and its key features are as
follows:
•
•
•
•
•

Meandering river on valley floor;
Arable crops and pastures on the floodplain in large open fields defined by post and wire
fences and embankments;
Low lying linear LCA contained by adjacent and heavily wooded LCA;
Views generally enclosed and orientated in the direction of the river; and
Further visual containment provided by the presence of buildings, garden trees,
hedgerows, walls and other structures.

The Valley LCA is attractive and enclosed by woodland and existing suburban landscapes which
are generally contained within a strong woodland framework. Views tend to be short to medium
distance and tend to focus on the river or upon the opposite sides of the valley. This character
area is considered to be of Medium sensitivity to development of the type proposed.
The proposed development areas will not be directly visible from the majority of the River Dee LCA
as the new development is generally well-contained by existing development and mature trees.
The magnitude of change is considered to be Negligible which is not considered to represent a
significant effect upon the landscape character of the main areas of the River Dee Valley LCA.
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Effects upon Visual Amenity

Visibility issues that may arise from the proposed development have been discussed with reference
from a selection of locations with close representative views of the proposed development site,
these include:
•
•
•
•

Views
Views
Views
Views

from
from
from
from

the adjacent Craigton Road;
Bairds Brae;
Airyhall Road; and
within the site itself.

Landscape impacts are qualitative changes to the character of the landscape resulting from land
use changes.
Visual impacts relate solely to changes in available views of the landscape and the effect of these
changes on visual receptors. Hence visual impact assessment is concerned with:
•
•
•

The direct impact of the development upon views of the landscape;
The reaction of viewers who may be affected; and
The overall impact on visual amenity, which can range from degradation through to
enhancement.

Landscape significance and visual impact significance is assessed in terms of sensitivity of the
receptor and the magnitude of change. (See Definition of Effects tables in Appendix 1)
7.1

Photo Viewpoint 1- Craigton Road, near reservoir (Figure 6)

This view will be experienced mainly by road users; these receptors are considered to be of
medium sensitivity to change of the nature proposed.
Changes to this view will include:
•
•
•

Loss of medium distance views across an open pasture field and abandoned grassland
towards broadleaved trees and overhead power lines;
New views through structural landscape planting towards a residential landscape; and
Views to a regenerated boundary with Craigton Road.

The proposed changes are predicted to result in a locally high magnitude of change which will
result in major adverse effects upon visual receptors at this close viewpoint. The overall visual
impact during construction and at completion of the development is considered to be significant
however these effects can be expected to decline over time as the structural landscape areas
mature and provide visual integration.

7.2

Photo Viewpoint 2- Bairds Brae (Figure 7)

This view will be experienced mainly by small numbers of walkers on the Bairds Brae seeing the view
through the adjacent roadside trees; these receptors are considered to be of high sensitivity to
change of the nature proposed.
Changes to this view include:
•
•
•

Loss of medium distance views to mixed woodland and avenues associated with Craigton
Road and off site properties;
New views through structural landscape planting towards a residential landscape; and
Loss of views towards ballstop fencing and the covered reservoir structure.

The proposed changes are predicted to result in a locally high magnitude of change which will
result in major effects upon visual receptors at this viewpoint. The overall visual impact during
construction and at completion of the development is considered to be significant.
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Photo Viewpoint 3- Bairds Brae/ Airyhall Road (Figure 8)

This view will be experienced mainly by small numbers of walkers on Airyhall Road and the Bairds
Brae seeing the view through the adjacent site boundary trees; these receptors are considered to
be of high sensitivity to change of the nature proposed.
Changes to this view include:
•
•
•
•

Loss of medium distance views to Westwood House and open pastures;
Loss of open views of the electricity pylon;
New views through structural landscape planting towards a residential landscape; and
Views to a regenerated site boundary with Airyhall road.

The proposed changes are predicted to result in a locally high magnitude of change which will
result in major effects upon visual receptors at this viewpoint. The overall visual impact during
construction and at completion of the development is considered to be significant.

7.4

Photo Viewpoint 4- North of Derelict Walled Garden Onsite (Figure 9)

This view will be experienced mainly by receptors involved in informal recreational access to the
site, normally as dog walkers, who are considered to be of medium sensitivity to change of the
nature proposed. The photograph shows existing close views to derelict grassland, overhead
power infrastructure, the derelict cottage adjacent to Craigton Road and prominent existing local
residential development.

Changes to this view will include:
•
•
•
•

Loss of medium distance views to existing residential development;
Loss of open views of the electricity pylons;
Removal of derelict land and structures; and
New views towards a residential landscape.

The proposed changes are predicted to result in a locally high magnitude of change which will
result in major effects upon visual receptors at this viewpoint. The overall visual impact during
construction and at completion of the development is considered to be significant.

7.5

Photo Viewpoint 5- Airyhall Road (Figure 10)

Changes to this view will include:
•
•
•
•

Loss of medium distance views to existing residential development;
Loss of open views of unmanaged and fly tipped land;
Loss of close views to derelict hedgerow; and
New views towards new residential development.

The overall visual impact during construction and at completion of the development is not
considered to be significant as close views of residential development seen in the context of
unmanaged land will be replaced with close views of residential development.

7.6

General Visibility of the Development Site in the Wider Area

The above viewpoints illustrated represent close views of the development site. These viewpoints
are all immediately adjacent to or are very close to the proposed site as they are representative of
the only significant public locations that have clear visibility of the site.
There will be inevitable substantial visual effects arising in the immediate locale of the proposed
development site as close views to unmanaged urban fringe land, derelict structures and declining
trees will be replaced by views to a new residential area with its associated landscape structure. In
the existing close views however, there are many urban ising elements already visible in the form of
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new structures, existing residential properties, recent residential and other developments together
with longer distance views towards the existing urban edges of Cults and Aberdeen.
Within the broader study area the site is generally well contained by off site woodland and trees
associated with the sites southern, eastern and western boundaries, and by small areas of onsite
woodland and individual trees. From the south, existing development and the landscapes
associated with the developments between North Deeside Road and Airyhall Road also modifies
visibility and provides substantial screening. Screening is again provided to the west and east by
existing and recent residential developments. The recently constructed International School
complex provides additional screening when the site is viewed from the south which in
combination with the topography means that general visibility of the proposed development sites
are negligible.
Apart from the immediate site boundaries the site will only be visible from the recreational land to
the north where the majority of the receptors will be those involved in active recreation that will
see development on the site in the context of existing housing development and from the Craigton
road where it forms the site boundary.
Substantial visual effects are therefore considered to be restricted to those areas immediately
adjacent to the site and it is considered that there will be limited effects upon visual amenity in the
broader study area. Landscape mitigation proposals have been produced which, if implemented,
would substantially reduce the potential visual effects of developing the site. These mitigation
proposals are discussed below.

8.0

Appraisal of Potential Effects on the Role of the Green Belt

The proposed development site lies within an area that has been designated as Green Belt in the
Aberdeen local plan.
Development on the proposed site will lead to the conversion of an area of Green Belt land into
urban land. The area that will be converted currently has existing residential areas to the north
east and west and lies in an area where existing residential and other development associated
with the North Deeside Road links the residential areas of Aberdeen and Cults. It is not considered
that urban coalescence will result from development of the Craigton Road site or that developing
the site will materially affect the primary role of the Green Belt.
The proposed development site is contained by Craigton Road to the North which, suitably
reinforced by an appropriate landscape structure associated with the development site and
Craigton Road can form a new and defensible boundary for the Green Belt.
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landscape and Visual Mitigation Strategy

Based upon Pan 44 and the evolving landscape and visual appraisal of the site, a landscape
strategy has been developed to mitigate against adverse landscape and visual effects. The
landscape strategy provides an appropriate and locally appropriate landscape setting for the
proposed development and offers substantial habitat creation and biodiversity gains.
The landscape strategy proposed is capable of maturing into a landscape structure for the
development which will integrate it with the surrounding landscape.
Key issues addressed by the landscape strategy include:
•
•
•
•
•

•
•

Retention, management and reinforcement and regeneration of the existing, poor quality,
site boundary walls and trees;
Creation of gateways into the site in keeping with existing gateway features;
Reinforce the proposed new Green Belt boundary along Craigton Road with locally
appropriate areas of structural landscape to reinforce the remnant landscape character;
Formalise access to the existing Public Right of Way which links Airyhall Road to North
Deeside Road and improve pedestrian access across the site and on Craigton Road;
Provision of a mix of structural tree and shrub planting together with wetland planting
associated with SUDs will create new habitats and create new wildlife corridors linking to
existing areas of habitat;
Integration of the development into the landscape by the creation of layers of landscape
structure planting throughout the new development site;
Tree planting to the open spaces and residential landscapes within the development site
will use locally appropriate tree species. We suggest that lime, beech and scots pine form
the basis of the plant palette to reflect the existing character; however appropriate
species, densities and stock sizes will be agreed with Aberdeen City Council.

A sketch showing the landscape mitigation strategy is provided, (See Figure 11), this strategy
shows, in broad brush, the landscape structure that will be created in association with the
development of the Site at Craigton Road. It is being refined as the masterplan develops and
additional information will be supplied to Aberdeen City Council.
10.0

Summary & Conclusion

It is considered that visual effects arising from the proposed development at the Craigton Road site
will be largely contained within the immediate vicinity of the site boundary due to the topography
of the study area, containment provided by existing woodland and the screening provided by
existing development on the boundaries of the site.
Landscape effects are considered to be restricted to the immediate footprint of the site itself and
to an area to the immediate north. The area affected nominally lies within the Wooded Farmland
LCA, however as it contains playing fields, allotments, and an earth covered reservoir it is not
considered to be typical of the wider LCA. The site itself, which comprises a mix of unmaintained
grassland, pasture, derelict structures, declining field boundary walls and unmanaged trees is also
regarded to be atypical of the adjacent Wooded Farmland LCA.
The character of the site is largely open, with screening and containment provided by remnant
trees and declining avenues of trees generally associated with the site boundaries and the original
access routes. There is very little structural woodland on site and the woodland associated with the
walled garden appears to be largely secondary regeneration resulting from the abandonment of
site management. There appears no have been no planned management of the site structures
and trees for several decades, resulting in an increasing dereliction of the built elements and a
decline in the quality of the trees.
The proposed housing development is considered to be in keeping with surrounding land uses. The
proposed development site will be contained by existing residential developments and by the
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properties on the North Deeside Road which will frame the site on its eastern, western and southern
boundaries. The site w ill be visible from a small area to the north where it will be seen from
recreational landscapes. To mitigate these views appropriate structural landscapes are proposed
for the northern boundary of the site and management is proposed to retain and enhance the
character of the boundaries to Bairds Brae and Airyhill Road. It is therefore predicted that this
development w ill result in minimal long-term adverse impact upon the landscape and visual
amenity of the broader study area.
It is further considered that Craigton Road itself provides a long term defensible boundary for the
Green Belt prohibiting further northwards expansion and retaining a substantial undeveloped
corridor. As an infill site w ith existing settlement on three sides it is considered that development at
the Craigton Road is now unable to lead to settlement coalescence as existing developments and
residential areas on both sides of the North Deeside Road currently link the settled areas of Cults
and Braeside.
Throughout the broader study area impacts on landscape and visual amenity are considered to
be largely Negligible. Potential significant and adverse effects which have been identified relate
to immediate and close effects experienced immediately adjacent to the proposed development
site. Mitigation planting is proposed to integrate the new development with the adjacent
landscape; screen the development' s more open northern boundary and to manage and
reinstate the declining southern and western boundaries.
The proposed new structure planting will be designed to relate to existing structures and species
currently found within the area in order to improve the landscape fit of the new development and
access routes throughout the site will provide a network of footpath links across the site and
promoting public access to the open spaces within the development.
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Appendix 1
Table 1: Definition of Landscape and Visual Impacts
Landscape and Visual
Effect
Major Beneficial
(positive) effect

Definition of Effect

The proposals constitute
landscape.

a

major restructuring

of

a

degraded

Moderate beneficial
(positive) effec t

The proposals greatly enhance the existing quality, value, form and
pattern of the landscape; or further national objectives to regenerate
degraded countryside.

Minor beneficial
(positive) effect

The proposals fit well with the scale, landform, quality, value and
pattern of the landscape; and they incorporate measures for mitigation
to ensure they would blend in well with surrounding landscape.

Negligible effect

The proposals are well designed to complement the scale, landform
quality, value and pattern of the landscape
They incorporate measures for mitigation to ensure that the scheme
would blend in well with surrounding landscape features and elements.
They avoid conflict with national policies towards protection of the
countryside.
The proposals do not entirely integrate with the landform and scale of
the landscape; and
They cannot be substantially mitigated against because of the nature
of the proposal itself or the character of the wider landscape.
The proposals are out of scale with the landscape, or at odds with the
local pattern and landform.
Mitigation wo uld not prevent the scheme from scarring the landscape
in the longer term as some features of interest would be partly
destroyed or their setting diminished.
They are in conflict with policy for the protection of nationally
recognised countryside.
The proposals are at considerable variance with the landform, scale
and pattern of the landscape;
They are likely to degrade, diminish or even destroy the integrity of a
range of characteristic features and elements or their setting;
They would be substantially damaging to a high quality or highly
vulnerable landscape;
They are in serious conflict with policy for the protection of nationally
recognised countryside.

Minor adverse
(negative) effect

Moderate adverse
(negative) effect

Major adverse
(negative) effect

Limitations of the assessment
The assessment of effects on Landscape Character has been undertaken by a combination of
desk and field survey.
Limitations and Assumptions
The assessment is based upon development proposals supplied by the client; assumptions have
been made about the appearance of the completed development based upon discussion with
the Client and w ith reference to the draft masterplan developed by The William Cowie Partnership,
the assessment conclusions assume that the landscape and visual mitigation strategy is
implemented.
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Significance Criteria
The following methodology is used for assessing the significance of predicted effects;
•
Magnitude= high, medium, low, negligible;
•
Sensitivity I Importance= high, medium, low, negligible; and
•
Impact = major, moderate, minor, negligible, none.
The inter-relationship between the magnitude, sensitivity and impact is indicated in Table 2 below.

Table 2: Matrix for Determining Landscape and Visual Impact
-------1-'-S..;;.e.;..;n.;;.;si-:'tiv~i""ty<--.,;;.o.;...f.;..;R..;;.e-'icre""""p1to.;;..r:-'-/.;...R...;;.e~c...;;e..;..iv;..;.in""lg..._,E;.;..n;..;.v.;...ir..;;.o.;..;n.;..;m.;...e;;..;n..;.;t....;t...;;o_C~h..;;.a.;...n..,.,_;;g'e__~~----t
------High
Medium
Low
Negligible
o
High
Major
Major
Moderate
Negligible

~~~-------r--~~~----r---~~~---+--~~~~--,_~~~~~~

Major

Moderate

Minor to
Moderate

Negligible

Low

Moderate

Minor to
Moderate

Minor

Negligible

Negligible

Negligible

Negligible

Negligible

None

Medium

In the context of this assessment major, moderate and moderate/ minor landscape and visual
effects are considered to be significant.
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