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About You

What is your name?

Name:
Ewan Maclean

What is your organisation?

Organisation:
Emac Planning

On behalf of:
Stewart Milne Homes

How can we contact you?

Email:

Telephone:

Address:

1 Introduction

Section 1 provides a context for the Main Issues Report Do you have any comments in relation to this section?

Do you have any comments in relation to this section?:
See Attached Statement

2 Settlement Strategy

Question 1 New Housing Sites

Do you agree with our preferred housing sites? Are there any other sites that would be suitable for housing?:
See Attached Statement

Question 2 Housing Allowances Beyond 2032

Is there a need for us to identify further Housing Allowances or sites for the period beyond 20327?:
See Attached Statement

Question 3 Brownfield and other Opportunity Sites

Are there any further brownfield or other opportunity sites which would be suitable for redevelopment?:
See Attached Statement

Question 4 New Healthcare Facilities

Do you have any comments on these sites? Are there any other sites in these areas that we should be considering?:
See Attached Statement

3 Aberdeen City Centre and the Network of Centres

Question 5 City Centre Boundary

Do you agree the Local Development Plan should modify its City Centre boundary to match the City Centre boundary shown in the City Centre
Masterplan?:



Question 6 City Centre Masterplan Intervention Areas

Do you agree that the City Centre Masterplan intervention areas should be identified as opportunity sites within the Local Development Plan?:
Question 7 City Centre Retail Core

Should the retail core be reduced to focus on a more compact area of Union Street and the existing shopping centres?:

Question 8 Union Street Frontages

Should the Union Street Frontages percentages be reviewed? Do the current target percentages ensure there is a balance between a strong retail
focus and allowing for other uses? What other uses should we allow on the retail core area of Union Street:

Question 9 Out of Town Retailing

Should we direct high footfall uses to existing centres including the City Centre? Should we consider new out of town retail parks? What would the
impact of these be on Union Street and the City Centre, and Aberdeen's network of centres?:

Question 10 Commercial Leisure Uses
Should we continue to direct commercial leisure uses towards existing centres and the beach and leisure area?:
Question 11 City Centre Living

How can we encourage more people to live in the City Centre? Would a document outlining the principles which need to be applied in converting a
building into residential use be helpful?:

MAIN ISSUE 1 Living in the City Centre

Should we include a policy in the Local Development Plan supporting residential development in the City Centre, including the conversion of upper
and basement floors of premises to provide residential accommodation?:

Not Answered

Question 12 Residential Development in the City Centre

Are there any other locations within the City Centre where residential accommodation could be provided?:

MAIN ISSUE 2 A 24-Hour City

Should 24-hour activities in Aberdeen be supported and encouraged to grow, especially in the City Centre? Could this be achieved through policy?:
Not Answered

Question 13 Encouraging the Creative Arts

What can we do to support and encourage the creative sector to ensure a range of distinctive experiences so that Aberdeen City Centre is like no
other place?:

Question 14 Proposals for Creative Arts

Are there other buildings or areas within Aberdeen that could accommodate the existing, and support an emerging creative sector for desk-based and
studio-based artists?:

Question 15 Percent for Art

To ensure Aberdeen City Centre retains its distinctiveness, should developments with construction costs of Am1 million or over be required to
allocate at least 1% of construction costs for the inclusion of art projects in a publicly accessible/ visible place or places within the development?:

MAIN ISSUE 3 Support for Visitor Attractions
To support our existing visitor attractions should Aberdeen have a policy about protecting and growing visitor attractions?:
Not Answered

4 Quality Places

MAIN ISSUE 4 Minimum Internal Space Standards for New Residential Development

How can we ensure that new residential development delivers an adequate amount of internal floor space for future occupants?:



Not Answered

Question 16 External Space Standards

Do you think that the amenity spaces currently delivered are of a sufficient quality? Should we strive for a better quality/ quantity of private/
semi-private residential amenity space across the city and refuse planning permission to proposals which do not meet our high standards? What
standards would you like to see set for new dwellings, flats, and conversions in respect of quality and quantity of external amenity space?:
Question 17 Natural Environment

Do you agree that the proposed list of policies for Natural Environment gives a clearer and more coherent structure than at present?:

Question 18 Food Growing

How can the Local Development Plan support the delivery of food growing projects in the City? Do you think food growing should be included in the
next Plan by way of a new policy, or through existing policy and guidance?:

5 Transport and Infrastructure

Question 19 City Centre Parking

Should we reduce car parking in the City Centre to support the City Centre Masterplan? If so, how?:

MAIN ISSUE 5 Electric Vehicle Charging Infrastructure

How best can we encourage the provision of infrastructure to support changes in transport technologies? :
Not Answered

Question 20 Digital Infrastructure

Should high speed broadband be mandatory in all new residential developments with 5 or more units? Do you wish to suggest any other proposed
changes to the Digital Infrastructure and Telecommunications Infrastructure policies?:

Question 21 Developer Obligations and Infrastructure Delivery

Do we need to change our approach to securing developer obligations for future development proposals?:
See Attached Statement

6 Resource and Business Policy

MAIN ISSUE 6 Low and Zero Carbon Generating Technologies and Water Efficiency
Should the requirement of existing Policy R7 be changed?:

Not Answered

Question 22 Low and Zero Carbon Generating Technologies and Water Efficiency

What methodology should the Council use in calculating compliance with Policy R7, specifically how should the target of reducing carbon dioxide
levels be calculated?:

Question 23 Solar Farm Developments

Do you agree that Solar Farms should be supported within the Council's policy on Renewable and Low Carbon Energy developments, and should
specific guidance be included within Policy R8?:

MAIN ISSUE 7 Heat Networks

Should we include a policy in the Local Development Plan supporting the development of Heat Networks within the City?:

Not Answered

Question 24 Supporting Business and Industrial Development

Should we carry forward our current policy approach to safeguarding existing business and industrial areas from other development pressures into
the next Local Development Plan?:

See Attached Statement

MAIN ISSUE 8 West End Office Area



Should the policy support a mix of uses in the West End Office Area? If so, what types?:

Not Answered
7 Affordable Housing

Question 25 Affordable Housing

Do you agree with the Local Development Plan's current affordable housing approach being carried forward? What other measures could the Council
consider in order to assist with the delivery of affordable housing units via the Plan? Should the threshold of not applying affordable housing
requirements to developments smaller than 5 units remain in place?:

Question 26 Private Rented Accommodation and Build to Rent

Are there ways that the Local Development Plan can facilitate Build to Rent development, through policy?:

Appendix 1 Proposed Draft New Policies

Policy D2 Amenity

Do you have any comments on the policy?:

Policy D5 Advertisements and Signage

Do you have any comments on the policy?:

Policy D8 Shopfronts

Do you have any comments on the policy?:

Policy D9 Windows and Doors

Do you have any comments on the policy?:

Policy H4 Housing Mix and Housing for Particular Needs

Do you have any comments on the policy?:
See Attached Statement

Policy H8 Residential Care Facilities

Do you have any comments on the policy?:
Policy H9 Student Accommodation Developments
Do you have any comments on the policy?:
Policy H10 Houses in Multiple Occupation
Do you have any comments on the policy?:
Policy NC9 City Centre Living

Do you have any comments on the policy?:
Policy NC10 24-hour City

Do you have any comments on the policy?:
Policy NC11 Visitor Attractions and Facilities
Do you have any comments on the policy?:
Policy NC12 Public Art Contribution

Do you have any comments on the policy?:

Additional Documents

Please include comments on other documents below:



Please include comments on other documents below::
See Attached Statement

Additional Files

If you have further information you would like to provide you may upload it here.:
SMH Westhill (Submitted) 13.05.19.pdf was uploaded
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Introduction

Stewart Milne Homes welcome the early commencement of replacement of the
Aberdeen Local Development Plan 2017 and the opportunity to promaote land for

allocation for housing, business and open space purposes at \Westhill.

Stewart Milne Homes are a division of Stewart Milne Group, Scotland’s largest
privately owned homebuilder and timber systems manufacturer and have
constructed many houses within Aberdeen and Aberdeenshire and wish to see
both continue to prosper through the confidence that a Development Plan led
system can deliver to the business sector and all local stakeholders.

Stewart Milne Homes therefore regularly input to and monitor Local Development
Plans effectiveness and along with much of the development industry, Stewart
Milne Homes have ongoing reservations regarding the level of housing land supply
generally and the failure of the Plan to conform with the Strategic Development

Plan and Scottish Planning Policy in that regard.

Further to last years ‘bid’ stage of LDP preparation, Stewart Milne Homes
therefore again welcome the opportunity to present their views on the appropriate
direction for growth at Westhill for immediate and long term mixed use allocations
within both Aberdeen and Aberdeenshire LDP areas. A Development Strategy (May
2018), as updated in an Addendum Report [(May 2019), both prepared by
Optimised Environments and both appended as Appendix 1, support the following
submissions and those documents also include input from Fairhurst on technical

matters including the delivery of local and strategic infrastructure.

Within the general environs of Westhill, Aberdeen City Council clearly acknowledge
the benefits of development around the City edge through the 2018 grant of
consent for the new Community and Sports Facilities / 20,000 capacity Stadium
on land at West Kingsford. In considering the proposals, the City Council concluded
that the significant public benefits for the region, both economic and social,
balanced with the favourable location on the boundary between Aberdeen City
Council and Aberdeenshire Council’s respective administrative boundaries, justified
the grant of consent. Currently under construction, the new stadium and ancillary
proposals respond well to their surrounding environment and the approval
demonstrates how a sympathetic approach to siting and landscaping and the

creation of positive woodland frameworks, appropriate to the local landscape and
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environment, and has now set the context for further development opportunities
within the local environs to the south east, south and south west of Westhill.

Call for Sites (May 2018])

During the ‘Call for Sites’ stage, SMH submitted a comprehensive development bid
for the subject land, setting out a detailed justification as to why SMH considered
the land should be identified for development purposes in the new LDP, including
the strategic benefits that long term planning can bring to Westhill.

As referenced above, a Development Strategy, including information on
infrastructure delivery, were also included with the bid and effectively demonstrated

the concepts and justification for site selection.

Main Issues Report

The site bid is referenced within the MIR as BO933 Land at Damhead / Backhill /
Cadgerford, South of Westhill for a total of 750-800 homes and 9-10 ha of
employment land within both Aberdeen and Aberdeenshire.

In summary, along with the vast majority of other greenfield ‘bid’ sites within the
Aberdeen LDP area, the recommendation regarding potential allocation of BO933
is listed as “undesirable”. Through the detailed consideration of BO933, the MIR Bid
Assessment then presents various summaries in a scoring system and we

comment on the seemingly adverse scoring subjects as follows:

3.2.1 “Development in this location would impact significantly on the rolling

agricultural landscape to the south of Westhill. Development would be highly
visible from the surrounding area. It is part of the open countryside which
separates Kingswells and Westhill and serves the green belt function of
maintaining their separate identities and landscape setting”.

“There is little shelter provided from topography’.

“The proposal includes a mix of employment and residential uses, both of which

are well catered for in Westhill”.

Response: The Development Strategy (March 2018) and subsequent addendum
(May 2019), baoth prepared by OPEN, both include a landscape and visual appraisal.
Both conclude that due to topographical and landscape features which contribute

to a sense of place and localised containment to the south of the existing Westhill
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settlement, landscape and visual effects would be limited to a localised area. Any
changes would therefore be very localised in effect and it is considered that the
proposals provide the potential to introduce a large-scale development into the local
landscape south of Westhill within the context of relatively limited landscape and

visual effects. Both documents are included within Appendix 1.

The Westhill Capacity Study, an independent study commissioned by Aberdeenshire
Council and included within Appendix 2, assessed a number of possible
development options around Westhill to determine a percentage weighting as to
their suitability for development purposes. 70% or over was considered ‘Most
Suitable’, 61-69% was considered ‘Suitable’ and lower than 60% was considered
‘Less Suitable’. Amongst key factors in being categorised as ‘most suitable’ were
proximity to employment and retail nodes, to ‘respect the character of the
landscape and local identity” and “mixed use must be prioritised”.

The subject land was included within site assessment areas 23 and 24. Area 23
achieved a score of 74% and Area 24 achieved a score of 73%, i.e. ‘Most Suitable’.
In the final report, out of the 24 sites assessed, the subject land is listed as being
within Aberdeenshire Council’'s short list of most suitable sites with a “strong
preference” to be developed first. Indeed, all the land to the south of Westhill is
categorised as “most suitable” and falls within the same landscape area.

As the most up to date detailed study regarding the development potential of the
town, these conclusions carry significant weight in the ongoing process of plan
review and Aberdeenshire and Aberdeen City Council should be planning for the
strategically required releases now to ensure that any perceived constraints can be

dealt with through an appropriate scale of enabling development.

Indeed, the recent Aberdeenshire LDP MIR recognised that development to the
south of the BS119 is acceptable in principle, reference the employment land bid
GR106 to the south of the B9119. Within this context it is further noted that the
recent Aberdeenshire MIR also simply caveats that residential uses in this area are
not supported “at this time”. \Whilst recognising this first small step south of the
B9119, SMH continue to assert that the land at Damhead, Cadgerford / Backhill
has the potential to be an early and critical component in the planned, sustainable
growth of the town, across both local authority areas, towards its natural southern

boundaries.
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To support this position a high-level development strategy for the expansion of
Westhill to the south was prepared by Optimised Environments and Fairhurst to
support submissions to both the Aberdeenshire and Aberdeen Call for Sites and
has been updated through further report for the MIRs. The reports demonstrate
how the Damhead,/Cadgerford/Backhill integrated site can help in the delivery of
improvements to infrastructure and the provision of land to meet demand for
employment and residential uses. The Development Strategy and further report

are both attached as Appendix 1.

The reports also draw upon the findings of the Westhill Capacity Study, which
assessed a number of development options around \WWesthill and favourably
considered the subject land, i.e. south of the B9119, as one of the areas most
suitable for development. It is therefore inevitable that, subject to a requirement
being identified, land to the south of the B9119 is indeed the preferred direction of
growth for Westhill The proposed extension of Aberdeenshire LDP MIR
employment site R1, Aberdeenshire MIR bid GR106 to the south of the B9119, is
a welcome first step in endorsing this direction of growth within the emerging
Aberdeenshire LDP and the Aberdeen LDP should be seeking to expand these

principles.

3.2.2 “Service Infrastructure Capacity: Accessibility & Education”.

Response: On behalf of SMH, Ryden have submitted representations to the
Proposed SDP seeking a modification to encourage Local Development Plans to
consider the scope for development utilising the benefits arising from the AWPR
and its associated junctions. Local Development Plans should therefore assess the
capacity of the network and identify land for development where opportunities arise.
In respect of any resultant impacts or mitigation identified, Local Development
Plans should specify the mitigation works to be addressed by that particular

development.

The development proposal is the first phase of a wider expansion of Westhill, which
would see significant development of employment, retail and housing with circa

3000 houses proposed.

Fairhurst have inputted to the accessibility appraisal as included within the
submitted Development Strategy and recent Addendum (Appendix 1) and both
documents therefore set out how the proposals can be utilised to offer capacity

impraovements to the existing road network, unlocking both short and long term
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3.2.3

3.24

development potential. We can confirm that all the land required is within the
contral of SMH and an additional route traversing east to west through Westhill
provides the opportunity to relieve traffic elsewhere in the town. This is exactly
what was envisaged within the Westhill Capacity Study (Appendix 2).

As part of the supporting documentation for an application for planning permission,
a Transport Assessment (TA] would be prepared and would include detail of road
widths, junction sizes, etc. This would include a phased approach to delivery with
access requirements fully established for the initial phases of development and for
the wider site area.

In terms of educational requirements, Westhill Academy is reaching the end of its
useful lifespan and the proposals create the potential to provide a replacement site

to the south of Westhill, as shown within the Appendix 1 documentation.

“Safeguarded areas for the major gas and oil pipelines restrict the
amount and type of development that can take place within the
consultation zones ”.

“Bradiach Burn.......significant area at risk of flooding”.

Response: The BP ‘Forties’ pipeline system does indeed run through the site and
has various consultation zones as explained in para 4.5 of the Development
Strategy, Appendix 1. This is not however a finite constraint to development, rather
a manageable design opportunity that will be taken into account as appropriate
along with other physical constraints and opportunities such as the Brodiach Burn,
local topography and local woodland. Indeed, as way of example, the Development
Strategy sets out how the watercourse corridor, within the most restricted pipeline
consultation zone, can be utilised for open space and SUDS. The development
framewaork has been arranged to take cognisance of the SEPA flood risk maps and

a detailed flood risk assessment will be carried out at the appropriate stage.

“Allocations should be small in nature....likely to be contrary to the

Proposed Strategic Development Plan”.

Response: There are no additional allocations proposed for Westhill within the
Aberdeen City LDP MIR. The Aberdeenshire LDP MIR only identifies two sites as
“Officers’ preference”, and both are suggested as reserved sites not preferred for
immediate development. GR125 is the former blockworks site on Straik Road,

identified as suitable for 33 homes; and GR106 proposes land south of Arnhall
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Business Park (Phase 4] for employment land and a hotel. GR106 includes part of
site R1, extending it along the settlement boundary and results in development on
the south side of the B91189, i.e. directly adjacent to the subject land. This could be
viewed as the first phase of a wider long-term development allocation for both plan

areas.

Westhill is of course currently not recognised by the SDP as being within a
Strategic Growth Area although SMH and others have submitted appropriate
representations to the Proposed SDP, objecting to that position and promoting the
continued strategic growth of the settlement through a re-designation of the
western boundary of the Aberdeen Strategic Growth Area.

Indeed, the proximity of Westhill and the close relationship it enjoys with the city of
Aberdeen makes it unique in the role it performs. As a settlement it is clear that
over the course of recent years, Westhill has performed a strategic function in
terms of the provision of employment and housing land, delivering development
against a backdrop of strong demand for both sectors. Located within the
Aberdeen Housing Market Area [AHMA), Westhill has clearly been an area which
has benefited from sustained growth and economic performance. Despite this
growth, whilst the settlement is surrounded by SGAs, Westhill continues to be
somewhat of an anomaly as it lies outwith any SGA. Despite representation lodged
by SMH at SDP MIR stage seeking its inclusion as an SGA, disappointingly the
Proposed SDP continues to identify Westhill for “local growth and diversification”,
where maore limited opportunities for growth exist, that are focussed on meeting

local, rather than strategic needs.

Notwithstanding any future changes to the SDP or otherwise as a result of these
representations, the Proposed SDP currently recognises the vital role that local

growth and diversification areas play to the Region’s economy.

Proposed SDP para 3.45 states that encouraging sustainable mixed communities
and sustainable economic growth will be an essential part of making sure the local
growth and diversification areas continue to contribute positively to the wider city
region. “The scale and level of opportunities for new growth will vary from place to
place, with larger towns such as Fraserburgh, Alford, Turriff, Banchory and Westhill
being the main focus for new investment. Levels of growth in individual settlerments
should relate to local needs, with different places having different potential”
(Proposed SDP page 23].
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Between the two Main Issues reports, in only identifying a very limited extension to
an existing employment allocation and 33 houses to a settlement on the very edge
of the SDP Aberdeen Strategic Growth Area, it is contended that neither MIR has
identified a level of growth that reflects Westhill's potential.

The SDP also identifies a requirement for ‘Strategic Reserve’ sites to be identified.
These are defined as “Areas of land identified in a local development plan for
possible future development” (SDP page 48). The subject land to the South of
Westhill should be formally acknowledged by both Aberdeenshire and Aberdeen
City Council to be the preferred direction for growth for Westhill and designation
‘Strategic Reserve’ land, i.e. land that is identified for possible future development

and protected from other uses.

Westhill is certainly not just a commuter suburb, the employment areas located in
the settlement harness a unique and highly skilled workforce, harbouring one of the
largest concentrations of subsea engineering expertise in the world. The presence
of business and industrial development in Westhill sees it retain more than 25% of
its residents’ employment in Westhill rather than commuting to the wider area.

It is notable that section 8 of the Proposed SDP ‘Our Future’ does recognise that in
order to ensure the success of the Spatial Strategy, future consideration may be
given to changes to the SGAs and the inclusion of a western growth corridor will be
undertaken. SMH have argued through representations to the Proposed Plan that
the SDP is planning for a period of 25 years, therefore western growth needs to be
tackled now, in order to future proof the sustainable development and economic
prosperity Westhill provides as a settlement. The business community in Westhill
has been pressing for this for many years and it remains incumbent on the SDP
review to deliver that growth. This will provide the development industry confidence
to continue to invest in Westhill and give certainty to the local community over the

long-term growth and economic prosperity of the settlement.

Delivery

Outwith Westhill, there has been a clear failure of both extant Local Development
Plans to deliver the housing land requirements set by the approved SDP. These
issues are consistently highlighted by Homes for Scotland and various
housebuilders, SMH amongst them, in response to the consultation on baoth

emerging plans.
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With reference to demand for housing and past completion rates at \Westhill there
is clear evidence that planning policies are artificially constraining the delivery of
homes and failing to provide ongoing continuity of marketable and deliverable

supply.

Indeed, the restrictive planning palicies at Westhill are often used as an example of
how a lack of a long-term vision in a strong market settlement can unreasonably
fetter the ability to strategically plan for required infrastructure, education
provision, etc. Rather than the LDP MIR listing these matters as constraints and
used as a reason not to allocate additional land, effective forward planning such as
the opportunity on the subject lands should be used to address and facilitate
strategic infrastructure improvements through an appropriate scale of additional

development allocation.

SMH continue therefore to consider that the subject land should be allocated as
the first phases of a wider masterplanned area in line with the overall Westhill

Capacity Study and the attached South Westhill Development Strategy.

Summary

In summary, the submitted documentation, in line with the SPP core principle of
supporting economically, environmentally and socially sustainable places, sets out a
high level strategy for the southerly expansion of Westhill, explores the key issues
to be considered and shows how the Damhead, Cadgerford and Backhill integrated
site will help in the delivery of improvements to infrastructure and the provision of

land to meet the identified demand for residential and employment uses.

Rather than the LDP MIR listing matters such as infrastructure and education
provision as constraints and used as a reason not to allocate additional land,
effective forward planning such as the opportunity on the subject lands should be
used to address and facilitate strategic infrastructure improvements through an

appropriate scale of deliverable development allocation.

The developable areas within Aberdeenshire and Aberdeen City are shown in
Section B of the supplemental report, Appendix 1.
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9.4 Within Aberdeen LDP area, approximately 25.0 hectares of land is identified as
suitable for development. This is split into specific development areas with around
5.8 hectares being suitable for employment and land for between 650 to 750
residential units.

9.5 In total, in accordance with the detailed presentation of land use and density
included with Appendix 2 documentation, land within Aberdeen City at Damhead,
Cadgerford and Backhill, South of Westhill should therefore be allocated or
identified as ‘Strategic Reserve’ within the Aberdeen LDP for between 650 - 750
homes and around 5.8 ha of employment land.
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. Introduction

1.1 Purpose of this document

This document has been produced in support of individual Representations
to Aberdeen City Council and Aberdeenshire Council for their respective
Local Development Plans. Due to the nature of the site, which straddles the
administrative boundaries, a single document with a common core has been
formulated with site specific sections which set out relevant information for
the respective councils.

The purpose of this document is to demonstrate:

* The suitability of the sites in performing a much needed and valuable
function in accommodating requirements for housing and employment
land that have been identified by both Councils;

« How an aspirational vision for the growth of Westhill might start to be
translated into strategic plans and policies, with specific reference to the
south of the town; and

*« How the site fits into a strategy for southern expansion with particular
reference to how required infrastructure improvements might be
accommodated.

111 Stewart Milne Homes

The Stewart Milne Group was founded in Aberdeen in 1975. Since then it has
grown to become one of the UK’s leading privately owned house builders.
They have a commitment to enterprise and innovation matched with
traditional value for quality services. They are currently building in a number
of locations through the UK but are proud to be headquartered in the North
East of Scotland and particularily within Westhill.

1.2 Planning summary

The subject lands currently lie outwith the settlement boundary of Westhill,
as defined in the Aberdeenshire Local Development Plan 2017, and within
Greenbelt in the Aberdeen City Local Development Plan 2017.

Stewart Milne Homes (SMH) are currently engaging through the process of
review of both plans and will be submitting timeous representations to promote
the subject lands. These bids are therefore the first stage of representation to
promote high level masterplanning and reasoned justification as to why the
subject lands should be allocated for residential and appropriate commercial
development for the sites as follows:

* Land at Cadgerford, Westhill (Aberdeenshire Local Development Plan)
« Land at Backhill, Westhill (Aberdeen City Local Development Plan)
* Land at Damhead, Westhill (Aberdeenshire Local Development Plan)

Westhill is not currently recognised by the Strategic Development Plan 2014
as being within a Strategic Growth Area although Stewart Milne Homes
and others will also submitting appropriate representations to the recently
published Main Issues Report, i.e. objecting to the continued expression of
that constraining position and promoting the much needed strategic growth
of the settlement.

Due to the increasing pressure from local businesses and developers in
Westhill, including Stewart Milne Homes, in December 2013 Aberdeenshire
Council commissioned AMEC to update the Westhill Capacity Study (2008)
and consider the capacity for future growth of the town over a 20 25 year
period.

The study assessed a number of possible development options around Westhill
to determine a percentage weighting as to their suitability for development
purposes. 70% or over was considered ‘Most Suitable’, 61 69% was considered
‘Suitable’ and lower than 60% was considered ‘Less Suitable’.

The subject land was included within site assessment 24 and achieved a score
of 73%, i.e. ‘Most Suitable’. In the final report, out of the 24 sites assessed, the
subject land is listed as being within the Councils short list of most suitable
sites with a “strong preference” to be developed first.

As the most up to date study regarding the development potential of the

town, these conclusions carry significant weight in the ongoing process of
plan review.

1.3 Holistic approach

This document assesses the site location and its surrounding context, and
includes a visual and physical appraisal of the site and its environs. Through
this appraisal, the study identifies the development capacity of the site to
accommodate change and concludes with a vision for growth, strategic
concept plan, high level development framework and a summary of the
specific opportunities for development as relevant to the part of the site
which falls into the respective Council administrative boundaries.

A master planning approach has been taken, which considers the site in a
comprehensive and holistic way, emphasising context, landscape capacity,
design quality, and sustainability as the key factors that can achieve this
objective.

SMH has appointed amulti disciplinary team to demonstrate that development
at Damhead/Cadgerford/Backhill is both deliverable and can meet the
aspirations for good place making enshrined within National, Regional and
Local Policy

The team appointed consists of the following:
« Masterplanners / Landscape Architects: Optimised Environments (OPEN)
+ Planning: Emac Planning

* Transport and Engineering Consultants: Fairhursts

Op

optimised environments

Damhead/Cadgerford/Backhill, Westhill

© Crown Copyright 2013 All rights reserved Licence No 0100031673 © 2013 DigitalGlobe, Getmapping plc, Map data © 2013 Google
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2. Planning

2.1 Scottish Planning Policy

The aim of Scottish Planning Policy (SPP) is to ensure that development
and changes in land use occur in suitable locations and are in themselves
sustainable. Planning policies and decisions should not therefore prevent or
inhibit development and use of land in cities and towns unless there are sound
reasons for doing so. The planning system guides the future development
and use of towns and cities in the long term public interest. The goal is for a
prosperous and socially just Scotland with a strong economy, homes, jobs and
a good living environment for everyone.

As one of the UK’s leading privately owned house builders Stewart Milne
Homes therefore engage in strategic land promotion and representation
throughout Scotland and specifically engage with the Scottish Government
on national planning policy with a view to creating appropriate strategic
and local context for allocation of land under their control for development
purposes.

2.2 Current Development Plan
Context

The subject lands currently lie outwith the settlement boundary of Westhill,
as defined in the Aberdeenshire Local Development Plan 2017, and within
Greenbelt in the Aberdeen City Local Development Plan 2017.

Any planning promotion of the subject lands for development is influenced
by the Strategic Development Plan context for the settlement and the
consequential review of the LDP’s and their requirement or otherwise to react
to such context to include the need for additional development allocations or
otherwise.

Stewart Milne Homes (SMH) have previously engaged through the process
of review of the both plans and submitted representations at the Call for
Sites, Main Issues Report and Proposed Plan stages of Plan preparation.
These representations promoted high level masterplanning and reasoned
justification as to why the subject lands should be first phase allocations
for wider residential and appropriate commercial development. Since that
time, control has been achieved of further land as required for the effective
masterplanning of the proposed southern expansion area.

Westhill is not currently recognised by the Strategic Development Plan 2014
as being within a Strategic Growth Area although Stewart Milne Homes
and others will also submitting appropriate representations to the recently
published Main Issues Report, i.e. objecting to the continued expression of
that constraining position and promoting the much needed strategic growth
of the settlement.

Due to this increasing pressure from local businesses and developers in
Westhill, including Stewart Milne Homes, in December 2013 Aberdeenshire
Council commissioned AMEC to update the Westhill Capacity Study (2008)

Damhead/Cadgerford/Backhill, Westhill

and consider the capacity for future growth of the town over a 20 25 year
period.

The Final Report was published in May 2014 and as the most up to date
study regarding the development potential of the town, its conclusions carry
significant weight in the ongoing process of Development Plan review.

2.3 Westhill Capacity Study

The updated study usefully considered the capacity for future growth of the
town over a period of 20 25 years. This differs from the previous target of
achieving 50% growth in housing stock which underpinned the initial 2008
study, therefore the findings and recommendations arising from the updated
study differed significantly from the conclusions reached in 2008, reflected
the ongoing growing pressure on the town and sought to understand the
opportunity for the future growth potential of the settlement.

The key issues emanating from the updated Westhill Capacity Study should
therefore again be considered by policy makers through the emerging
Aberdeenshire and Aberdeen City Local Development Plans and the review
of the Strategic Development Plan. This document should therefore be
read with the separate submissions made to the Proposed Aberdeen and
Aberdeenshire Local Development Plans prepared by Emac Planning LLP on
behalf of Stewart Milne Homes.

Significantly the capacity study was informed by and benefited from up to
date statistical and planning data, a workshop comprising AMEC E&I staff
and Aberdeenshire Council officers from the Transportation and Economic
Development Departments and regular correspondence between members
of the Project Delivery client group. Its conclusions therefore carried and
continue to carry significant weight.

Positively, the study is underpinned by the assumption that development
pressures recently experienced in Westhill will continue, at least in the short
to medium term. It was also assumed that the Aberdeen Western Periphery
Route (AWPR), which at its nearest point is situated only Tkm east of Westhill
will be fully operational within the 20 25 year time frame of the capacity study.
The AWPR is currently under construction and nearing completion. A further
assumption is that the vast majority of potential development in Westhill over
the next 25 years will be funded by the private sector, although limited public
sector funding may become available for infrastructure interventions.

The study clearly focused on opportunities to provide extensive employment
land in order to sustain Westhill as a centre of excellence in subsea engineering,
inaddition to providing opportunities to diversify the local economy. Significant
provision of employment land in Westhill will clearly have a positive impact
on sustainability objectives and this of course should be achieved alongside
suitable allocations for housing and other appropriate uses.

Early in the process, the authors of the report recognised that due to the high
level nature of the study it was not possible or practical to consider detailed

site specific or design related issues. It would be for others to look at these
matters through individual land promotion. Nevertheless the study does
suggest that mixed use development should be encouraged as an appropriate
way of achieving the overall vision for Westhill of creating a sustainable mixed
community which balances residential, commercial and employment related
development in such a way as to reduce the need to travel and create a vibrant
place.

The study assessed a number of possible development options around Westhill
to determine a percentage weighting as to their suitability for development
purposes. 70% or over was considered ‘Most Suitable’, 61 69% was considered
‘Suitable’ and lower than 60% was considered ‘Less Suitable’.

The subject land was included within site assessment areas 23 and 24. Area 23
achieved a score of 74% and Area 24 achieved a score of 73%, i.e. both in the
‘Most Suitable’ category. In the final report, out of the 24 sites assessed, the
subject land is therefore listed as being within the Councils shortlist of most
suitable sites with a “strong preference” to be developed first. Indeed all the
land to the south of Westhill is categorised as ‘Most suitable”.

Asthe mostup to date study regarding the development potential of the town,
should there be a strategic requirement, these conclusions carry significant
weight in the ongoing process of plan review and Aberdeen City Council
should be planning for the strategically required releases now to ensure that
any perceived constraints can be dealt with through an appropriate scale of
enabling development.

This document therefore seeks to apply the positive Aberdeenshire Council
analysis to the subject lands and provide further more detailed site specific
analysis and a vision as to how the land can facilitate the first phases of a
strategy of southern growth for the town. This will help to inform the process
of Plan review.

This document should therefore be read with the separate submissions made
to the Proposed Aberdeen and Aberdeenshire Local Development Plans
prepared by Emac Planning LLP and the submissions on the SDP MIR by
Stewart Milne Homes.
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3. Context

fig. 5: Westhill potential growth areas in context of other significant developments
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3.3 Historic growth

Westhill was planned as a new town in the 1960s, expanding the existing
settlements of Westhill and Elrick to provide overspill housing for Aberdeen.
The town is primarily situated on the southern slopes of Hill of Keir, a strong
landscape element which forms a visual barrier to the north.

The historic maps on this page show the rapid settlement growth on the
former farming areas of Western Kinmundy and Elrick. Residential estates
constructed through to the 1980s were in several separate areas which by
1990 had coalesced through infill development into a definable urban area.
Since the 1990s there has been rapid growth outward from this established
form with residential growth generally to the east and west and significant
industrial growth to the south up to the B9119.

The Westhill Capacity Study acknowledges and identifies planned expansion
of Westhill, which is welcomed. It is important through this planned expansion
that clearly defensible boundaries for future growth are identified in order to
enhance the spatial structure of Westhill and set it as a place and town in its
landscape context. The land at Damhead, Cadgerford and Backhill can clearly
set the eastern edge of this expansion and help to open up other identified
land to the west.

fig. 12: 1980

fig. 10:

fig. 13:

1959

1990

fig. 11:

fig. 14:

1967

2014
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3.4 Town facilities, services and land
use

Westhill is supported by a range of facilities and services, from retail to hotel
and significant areas of employment uses. Although there is no historic core
as such, the Westhill Shopping Centre to the east is identified for planning
purposes as the town centre, supporting a range of food and specialist retail
in addition to other services. Retailers in this location include M&S, The
Co operative Food, Aldi and a collection of other independent and national
businesses. Large scale retail has been established to the south of the A944
on the eastern entrance to the town in the form of a Tesco superstore.
Restaurants, hotels, vet and dental practices and a doctors surgery are all
accommodated within the town and convenience retail outlets are dispersed
throughout the town.

There are four primary schools within Westhill: Westhill Primary, Skene
Primary, Elrick and Crombie Primary school. Westhill also has a secondary
school, Westhill Academy which services Westhill, Skene and pupils in the
surrounding area.

Employment uses have expanded significantly in the past 10 years and the town
has an established reputation as a centre for specialist subsea engineering
businesses. Westhill Business Park and Arnhall Business Park accommodate
the headquarters of many internationally renowned subsea companies which
has contributed to Westhill’s standing as a global subsea centre of excellence.

Community facilities and services include a swimming pool at the Westhill
Academy campus, a Public Hall and Community Centre and Library.

A strong open space network is evident throughout the town, ranging from
the town park of Denman Park to the Local Nature Reserve of Arnhall Moss
and Carnie Woods which offer a range of passive and active recreation
opportunities whilst also providing wildlife habitat.

Site boundary

Settlement boundary
Town Centre

Employment
Open Space
Retail
Residential

Recent Developments

School
Leisure/Sport Centre
Library

Post Office

Church
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3.5 Open space/landscape

There are no statutory designated sites within the settlement boundary of
Westhill, although statutory sites lie within the wider context and there are
locally important non statutory designated sites within the town.

Arnhall Moss Local Nature Reserve

Arnhall Moss lies on the eastern edge of Westhill and has a recognised value
as wildlife habitat, being part of a former lowland raised bog. It is now largely
covered in birch woodland and no longer functions as an open wet area.
Carnie Woods

Approximately 8 hectares of woodland.

Ancient woodland

Parts of Wester Ord Plantation and Broomfield Plantation to the south are
identified as Ancient woodland in addition to addition to woodland on Backhill
immediately to the south of Six Mile junction.

Green Belt

Aberdeen City Council have designated all land immediately to the east
of Westhill within their boundaries as Green Belt. In the most recent
Aberdeenshire Council greenbelt review of 2008, the area immediately to the
east of Westhill within Aberdeenshire boundaries was to be retained as such.
Areas to the south of the town within Aberdeenshire boundaries were not
identified as green belt.

Green space network

Whilst ACC have mapped “green space networks” within their boundaries,
due to the extents of the Aberdeenshire authority the same mapping is not
available. No ACC green space network areas immediately adjacent to Westhill
have been identified.

Site boundary
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3.6 Access and connections

The Damhead, Cadgerford and Backhill sites offer an excellent opportunity
for development in a sustainable manner. There are a number of benefits that
can be realised by developing the sites. A separate Accessibility Appraisal has
been carried out by Fairhurst that contains details of the existing facilities and
movement network in Westhill and outlines the implications for the site itself.

This separate Accessibility Appraisal concludes the following:

* Thesites are located within a reasonable walking distance from significant
employment zones and from Westhill town centre where a number of
amenities and facilities can be found. In addition the whole of Westhill is
accessible by bicycle. The sites’ location will therefore encourage short
trips by sustainable means, reducing the need to travel by car, which
meets with land use planning and transport planning policy.

*« To enable sustainable trips footway and cycleway connections can be
made from the sites to existing and proposed infrastructure within Westhill,
notably within Arnhall Business Park. This could include a signalised
crossing on the B9119. Excellent footway and cycleway provision exists or
is proposed within the immediate vicinity of the site, offering direct links
from the site to key trip generating destinations in Westhill.

¢ The B9119 forms a significant part of the northern site boundary and
is a bus corridor that is served frequently, particularly during peak
periods. There is potential to introduce bus stops on the B9119 adjacent
to the Cadgerford and Backhill sites to allow public transport access to
Aberdeen in particular. The sites can also be developed to allow future
bus penetration.

* The sites are located close to the A944 corridor, which in turn will offer
direct access to the AWPR which is expected to be complete in Autumn
2018. The sites will have excellent accessibility to the local and strategic
road network.

*« Studies by Aberdeenshire Council have identified infrastructure
constraints on the local road network on the B9119 and at the A944 /
B9119 Six Mile junction. These critical points are a threat to the short term
growth of Westhill as opportunities to improve capacity are currently
limited. However the Damhead, Cadgerford and Backhill land parcels
have frontage on to the B9119 and the Six Mile junction and land from
within these sites could be utilised to offer capacity improvements to the
existing road network, unlocking short term development potential.

¢ The C class Westhill to Blacktop Road constrains improvement options at
the Six Mile junction. Development at Damhead, Cadgerford and Backhill
offers an opportunity to realign the road so that it meets the B9119 further
west than it currently does, which would allow alternative improvements
to be made to the Six Mile junction, increasing its capacity in the short
term.

¢ Land from within the Damhead, Cadgerford and Backhill sites could be
used to make improvements to the B9119 over the frontage of the sites.

¢ Site access could be gained by a new signal controlled crossroads junction
adjacent to the proposed Arnhall Phase 3 access, which is planned to
operate on a left in / left out basis. The traffic signals would have

Damhead/Cadgerford/Backhill, Westhill

fig. 17: Pedestrian isochrones from Damhead/Cadgerford/Backhill site
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integrated pedestrian / cyclist crossing facilities and would also allow all
movements to occur from Arnhall Phase 3. The traffic signals could be
linked to the Six Mile junction traffic signals.

*« The realigned C class Westhill to Blacktop Road would be designed in
such a manner as to discourage rat running movements, which currently
occur.

* Aberdeenshire Council are known to be considering long term
infrastructure improvement options for Westhill, though no clear strategy
has been identified at this stage. The land at Damhead, Cadgerford
and Backhill can be developed in a manner which makes allowance for
future long term infrastructure plans, including potential for a southern
distributor road passing through the site. However an access strategy is
also available which would allow short term development to progress to
meet current demands in Westhill.

On road cycle route

Off road cycle path
Network extent of the ‘No Excuse Cycling Zone’

[ ]
[ -] Toucan crossing

The Damhead, Cadgerford and Backhill sites have rightly been recognised
in the Westhill Capacity Study as being sites that are most suitable for
development. Development of the sites could occur in a sustainable manner
offering many benefits due to their location. In addition, development of these
sites can offer road capacity benefits at critical points on the local network
which cannot be easily realised through development of other sites. From
a traffic and transport perspective, allocation of the sites for development
would permit growth in Westhill in the short and long term which may not be
achievable through development elsewhere in the town.
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3.7 Future growth potential

Aberdeenshire Council recently commissioned an update to the 2008
Westhill Capacity Study by AMEC. Whilst the original study investigated a
scenario of 50% housing growth, the updated document (2014) considers the
capacity for future growth over a period of 20 25 years. Although the Local
Development Plan context has somewhat changed since the original 2008
study was carried out, there is still a recognised pressure from businesses and
developers regarding Westhill and the update was completed to provide an
up to date position regarding the future growth potential of the settlement.
The document provides a comprehensive and valuable overview of a range
of issues that require to be considering for any growth scenario and a brief
summary of key issues and their relevance to Damhead, Cadgerford and
Backhill is set out on this page.

3.7.1 Constraints

An extracted diagram below shows the range and complexity of absolute
and relative constraints to growth that surround Westhill. These range from
pipelines with associated areas of restricted development, to overhead
powerlines to watercourses and protected open space. The Aberdeen City
Council boundary is identified as a constraint due to recognised limits on
cross administration planning. Aside from the presence of a watercourse
on the western boundary of Damhead, a watercourse and pipeline between
Damhead and Cadgerford, and an isolated element of woodland to the south
of Cadgerford, the study does not highlight any other significant constraints
on the site.

fig. 21:

Damhead/Cadgerford/Backhill, Westhill

Extract from Westhill Capacity Study: Constraints

3.7.2 Potential Development Areas

Sections 9 and 10 of the study sets out the results of an assessment of
suitability for a wide range of sites around Westhill. This assessment included
Damhead, Cadgerford and Backhill (identified as part of site 23 and 24) which
was one of ten potential development sites categorised as ‘most suitable’
(see extract below). In general the sites identified were to the south and east
of Westhill and due to their proximity to employment, retail and transport
capacity were considered to be the most sustainable areas for development.
In addition, the top ten sites were scored highly for their “potential ability to
enhance the spatial structure of Westhill”.

Within the recommendations, the study states a strong preference for those
sites assessed as ‘most suitable’ to be developed first to avoid identified
constraints elsewhere and to support those considered the most sustainable
locations.

3.7.3 Other key issues

In addition to providing a baseline report on the town and assessing potential
expansion sites, the document sets out a number of key issues that are critical
to the future development of Westhill. These relate to spatial strategy and
sustainability objectives and are integrated with the approved Aberdeenshire
Strategic Development Plan. Of specific relevance to the Damhead, Cadgerford
and Backnhill sites are those issues relating to:

¢ Housing provision: Potential for development to address the “lack of
diversity and choice in terms of housing tenure and type” with Westhill.

Most suitable
Suitable
Less suitable

fig. 22:  Extract from Westhill Capacity Study: Suitability of Potential Development Areas

*« Connectivity, Congestion and Emissions: Improvement of traffic flows,
particularly on the A944. The document specifically identifies the
significance of major infrastructure improvements being co ordinated
with a smaller number of large development proposals rather than a
larger number of smaller development sites with individual improvements.
Damhead, Cadgerford and Backhill offers the potential as a significant
development site to help deliver infrastructure to the south of the town.

* Relationship between Westhill and Surrounding Areas: Given the
recognised poor character of approaches to Westhill at both the east and
west, the importance of any potential development area in this location
to contribute to a gateway entrance is highlighted. Development on these
edges and approaches would furthermore offer the potential to clearly
define the settlement boundaries.

3.7.4 “Indicative proposals”

In order to keep within the administrative boundaries of Aberdeenshire
Council, the “Indicative Proposals” plan (extracted below) drafted in 2008
and included in the 2014 update does cover the Damhead site but does not
feature the Cadgerford site although a proposed southern relief road linking
the A944 east and west does pass through the site. Potential employment and
housing areas are identified to the immediate north of the site and illustrate
the importance of the Cadgerford/Backhill site in creating a coherent and
distinctive gateway at the east of the town that could be carefully integrated
with required infrastructure upgrades in the same location.

[ Strategic Open Space
Potential housing
Potential employment
Other suitable development areas

[a,a] Proposed Road

fig. 23:  Extract from Westhill Capacity Study: Indicative proposals
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4.4 Watercourses/flood risk

The Brodiach Burn is the main watercourse within the site, although the Ord
Burn runs to the west of Damhead, and there are a number of agricultural
drainage ditches that drain towards the southern boundary within which
flowing water has been observed. The SEPA flood risk maps indicate that any
change of flooding due to the watercourse is largely constrained to those areas
immediately adjacent to the main Brodiach channel. A wider area of potential
flood risk is shown on the SEPA maps at the confluence of the Brodiach Burn
and the Ord Burn which runs outwith the site further to the west.

The SEPA flood risk maps for surface water flooding is largely similar to the
river flood risk, with additional local areas corresponding to local drainage
ditches and existing wetland areas.

A wetland area is evident towards the south of the site adjacent to an existing
mixed woodland area. Local earth sculpting to shape and contain this area
can be seen which it is presumed is to allow agricultural activities around the
site.

fig. 28:  SEPA Flood risk map: River

fig. 29:

Damhead/Cadgerford/Backhill, Westhill

SEPA Flood risk map: Surface water

4.5 Pipeline consultation zone

The BP ‘Forties’ oil pipeline system runs through the site, between the
Damhead and Cadgerford landholdings and thereafter runs outwith the site,
parallel to the Brodiach Burn. The pipeline carries unstabilised crude oil from
Cruden Bay to Kinneil, Grangemouth. The pipeline has a consultation distance
of 485m. The consultation distance is subdivided into three zones:

* Inner Zone: O 110 metres;

* Middle Zone: 110 380 metres; and
* Outer Zone 380 485 metres.

The consultation zones around this oil pipeline restricts the amount and
type of development which can take place. The Health and Safety Executive
(HSE) are responsible for deciding whether to ‘Advise Against’ a proposed
development. The current methodology which HSE uses when providing land
use planning advice is known as PADHI (Planning Advice for Developments
near Hazardous Installations). PADHI applies two main principles to a decision
matrix to generate the response, these include:

*  The zone that the development is located in; and

« The ‘Sensitivity Level’ of the proposed development, which is derived
from an HSE categorisation system of “Development Types”.

A full assessment of the acceptability of development requires an indication
of the type of development, the proposed building floorplates and heights,
building capacities and general site arrangement in order to assess the likely
population that would be living or working in the proposed areas. Development
with vulnerable users such as schools are most likely to be refused whilst
those involving the normal working population at work are more likely to be
acceptable.

For the purposes of this development strategy, the following has been applied
in line with the PADHI guidance:

* Inner zone: No residential. Offices, industrial storage up to 2 storeys and
less than 100 occupants. Hostels up to 9 bedspaces. Retail units up to 250
sgm per building. Bar/restaurant up to 250sgm.

* Middle zone: Low medium density residential. Office, industrial storage,
no limit in height and population. Hotels up to 100 bedspaces. Retail units
up to 5000 sgm per building. Bar/Restaurant up to 5000 sgm.

*  Outer pipeline zone: Medium high density residential. Offices, industrial,
storage no limit. Hotels not limit to bedspaces. Retail units no limit per
building. Bar/restaurant no limit.

BP ‘Forties’ consultation zone

fig. 30:

Site boundary

Pipeline

Inner zone (0-110mM)
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4.6 Landscape elements

Key landscape elements within the site include:

Watercourse

As described previously, the Brodiach Burn runs through the middle of the
site, between the Damhead and Cadgerford landholdings. The Ord Burn
borders the western edge of the Damhead landholding. Along its length if the
Brodiach Burn there is generally an associated strip of vegetation of various
types and densities. This ranges from long grasses to shrubs and self seeded
small trees.

Small scale agricultural drainage ditches

Water flows along a number of drainage ditches formed for agricultural
purposes. In general these ditches pick up water from fields to drain towards
the Brodiach Burn.

Wetland area

There are areas of wetland identified by the Scottish Wetland Inventory to the
south of the site formed at a low points in the site and surrounded by several
drainage ditches. This is in the form of wet grassland/marshy grassland.
Existing trees

An area of native woodland sits adjacent to the wetland area to the south of
the Cadgerford landholding. This appears to be mature broadleaved woodland
of a mature nature which has had little or no management.

Dry stone dykes and associated rough scrub strips

There is some evidence of dry stone dykes constructed as field boundaries.
These are particularly significant on the boundaries with woodland areas.
Agricultural land

In general, the site is clearly in agricultural use and as such has been intensively
managed in places where land has been under various functions.

fig. 31 Key landscape elements
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4.7 Views/enclosure/boundary

The site is well contained and enclosed to the south and east by woodland
and the Back Hill landform, which is in turn part of the larger King's Seat
landform (see panorama at foot of this page). Landform contains immediate
views beyond the site boundary to the south west, however there are distant
views possible to Hill of Fare and the Midmar Forest area. Moving southwards
along the Westhill Blacktop road beyond Maplecrest there are distant views
to the south east before a local ridge closes them off.

Due to its slightly elevated position, in general there are good views from the
Westhill Blacktop road over the gentle valley that contains the Brodiach Burn
to the west and north of the southern edge of Westhill. As can be seen on the
photographs shown on this page, Westhill's immediate urban edge is visually
ragged and incoherent along this boundary, displaying a wide array of office
and light industrial building types, heights, materials and designs with no
overall structure or pattern. Beyond the immediate built edge, Westhill rises
up to the north and displays a somewhat softer, residential character that is
quite visually dominant against the Hill of Keir and other local hills.

The wooded boundary to the south is of a plantation character but does have
an fringe of trees that softens the edge and prevents too stark a barrier.

The Back Hill landform contains the site on the east.

Damhead/Cadgerford/Backhill, Westhill

View from C-class road adjacent to Brodiach burn west of Broomfield Plantation showing ragged southern urban edge of Westhill

Incongruous building styles and forms that are dominant on skyline

Large floor-plate buildings with significant visual impact
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4.8 Site analysis summary

A summary of the key site features and issues is illustrated on the adjacent

diagram. In summary, the site:

Is well contained to the east and south through landform and woodland
planting;

Generally faces west and south with a slope towards a small watercourse
running through the site;

Is bounded to the east by the minor Westhill Blacktop road;

Contains few existing significant landscape features beyond the
watercourse and a small area of woodland and wetland;

Has a visually incoherent and disruptive northern boundary where the
industrial/office park edge of Westhill is located; and

Has topography that lends itself to development and is of a size to allow
mixed use development.

fig. 32:

Views, enclosure and site analysis summary

Damhead/Cadgerford/Backhill, Westhill
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6. Development framework

6.1 Approach

This section sets out a high level development framework for the area
to the south of Westhill, building upon the principles and capacity testing
established with the Westhill Capacity Study by AMEC (which is extracted
below for information).

The key principles of the development framework are:

¢ Show proposals within identified logical development boundaries and
enclosure rather than limited by administrative boundaries;

* Identify improvements to existing infrastructure and appropriate new
movement networks to the south which minimise potential for severance;

*« Extend existing employment areas to create identifiable business core
with supporting residential uses surrounding;

* Create a strong network of open space which links to surrounding areas

and creates a high quality setting to the town extension.
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fig. 35: Extract from AMEC Capacity study showing indicative proposals for expansion within fig. 36: Conceptual plan illustrating approach focussed on southerly extent within logical boundaries rather than administrative
Aberdeenshire Council boundaries boundaries

Damhead/Cadgerford/Backhill, Westhill
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6.2 Strategic plan for growth to the
south of Westhill

The adjacent development framework illustrates the land uses, open space
and movement network that should be considered when planning sustainable
growth to the south of the B9119. The key strategic principles and interventions
are:

Infrastructure/movement

1. Stop up Westhill Blacktop C class road to allow for improvements at ’'Six Mile
junction’ between A944 and B9119;

2. Re route C class road to connect back in further south and to the B9119 to
the north;

3. Upgrade B9119 to ‘urban boulevard’ spine linking existing and future
development, which will assist in enhancing local vehicular distribution along
with the planned southern relief route as identified in the Westhill Capacity
Study;

4. Suggest that traffic filters through a network to the south in a variety of
routes, allowing connection to the planned southern relief route, ensuring that
this new route does not become a barrier to development;

5. Southern relief route as per Westhill Capacity Study.
Land-use

6. Extend existing business area. 3 6
7.Plan for mixed use area as interface between employment areas and residential.

8. Residential densities to reflect restrictions imposed by adjacent pipeline 7
consultation zones.

Landscape and open space

9. Protection and enhancement of existing watercourse corridors as structuring
open space. 10 9

10. Areas of local topography used as open space.

6.2.1 Development at Damhead, Cadgerford &
Backahill

Within the overall development framework for the south of Westhill, development
at Damhead, Cadgerford and Backhill offers the opportunity to create a mixed
use development that can act as gateway to Westhill on the east of the town.
This would allow initial infrastructure improvements specifically around the
Six Mile junction and along the B9119 that would otherwise be restricted. The
gateway experience can be further enhanced in the future by allowing space
for a relief road as identified in the Westhill Capacity Study, to run through
Damhead and Cadgerford and on to a potential connection further east on the
A944. The development framework and associated components set out on fig. 38: Development Framework for the south of Weshill
the following pages show a potential movement network, a mix of uses and
residential densities and structuring open space that can not only act as a high
quality setting for development but also provide amenity space for residents
and links northwards towards the established facilities of Westhill and outward
into the countryside.

Site boundary Residential High density Residential Low density . 197m Open space

Residential Medium-high density - Employment Woodland

Residential Medium density Mixed-use - Existing woodland

Damhead,/Cadgerford/Backhill, Westhill
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6.3 Land within Aberdeen
City Council boundaries

The adjacent diagram highlights those areas which fall
within Aberdeen City Council administrative boundaries.
In summary, the key aspects of the development
framework in this area are as follows.

Land use

A mix of employment and residential uses could be
accommodated within the land falling within the
Aberdeen City Council boundary. Around 6 hectares
of employment land would be most suitable for the
area adjacent to the Brodiach Burn, responding to the
development restrictions of the Forties Pipeline which
runs parallel to the watercourse in this location. In order
to accommodate flood risk areas and the strictest of
the development restrictions related to the pipeline
consultation zones, a wide watercourse corridor is
proposed that has the benefit of ensuring the western
boundary of the employment land enjoys not only a good
outlook onto a landscape element, but also is highly
visible from the B9119.

fig. 42:

Damhead/Cadgerford/Backhill, Westhill

Land within Aberdeen City Council administrative boundaries

Residential uses are shown edging these employment
blocks to provide a step down in scale and mitigate the
visual impact of what will inevitably be larger parking
areas associated with the business uses.

Access and connections to movement network

The land could be accessed from the B9119 or from a
new road access created as a cross roads opposite the
proposed route into the Arnhall Phase 3 development.
This road would replace the existing Westhill Blacktop
C class road and tie into a wider movement network with
connections south and west. This would help alleviate
pressure on the Six mile junction. Further enhancement
of this route would be possible as it headed south
through the proposed development linking in to local
infrastructure.

Landscape

A linear park associated with the Brodiach Burn
watercourse corridor would form a significant landscape
space along the western boundary of the identified land.
This would effectively provide an ecological landscape
spine through the development, connecting mixed use
communities to the rural setting and providing a direct
north south route from the established settlement
through the expansion area.

6.4 Land within
Aberdeenshire Council
boundaries

The adjacent diagram highlights those areas which wall
within Aberdeenshire Council administrative boundaries.
In summary, the key aspects of the development
framework in this area are as follows.

Land use

Around 9.5 hectares of land is suitable for development
within the Aberdeenshire boundary. This is split in to two
main areas which will be subject to land use and density
restrictions, requiring consultation as a result of the
Forties pipeline. An area to the north of the Cadgerford
landholding is around 2 hectares and is suitable for
employment. The area identified is immediately adjacent
to the B9119 that runs to the north and is bounded to the
south by the Brodiach Burn. It is a highly visible site which
reflects the type of functions proposed in the Arnhall
Business Park to the north, hence the employment land
use proposal. Running to the west of the Brodiach Burn

fig. 43:  Land within Aberdeenshire Council administrative boundaries

the Damhead landholding accounts for approximately
7.5 hectares of development land, proposed as a mix
of employment and residential, the final density being
subject to the consultation process with regard to the
Forties pipeline designations.

Access and connections to movement network

The land could be accessed from the B9119 or from a
new road access created as a cross roads opposite the
proposed route into the Arnhall Phase 3 development.
Blacktop
C class road and tie into a wider movement network with
connections south and west in to Damhead. This would
help alleviate pressure on the Six Mile junction.

This road would replace the existing Westhill

Landscape

The Brodiach Burn runs in a southerly direction to the
south of the identified land and could form a significant
landscape corridor with links to the south and west and
out to the wider countryside.

pg. 40
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. Introduction

1.1 Purpose of the document

This document has been prepared in response to Aberdeen City Main Issues
Report (MIR) by Optimised Environments Limited, ‘OPEN’ on behalf of Stewart
Milne Homes’ (SMH).

It has been arranged as an addendum to accompany SMH’s Development
Strategy, Response to the Aberdeen City Local Development Plan Call
for Sites submitted April 2018 and contains supplementary information to
address the points raised in the MIR and further assist in demonstrating the
effectiveness of land at Cadgerford/Blackhill/Damhead (MIR REF GRO66)
to accommodate mixed use development for 750 900 new homes and 9 10
hectares of employment land as part of a new mixed use allocation.

This information should be read in conjunction with the MIR Response Form,
the Development Strategy and the Access Strategy and Capacity Assessment.

Updated Development Strategy

The MIR lists the main constraints to development as green belt, transportation
constraints, presence of a gas pipeline and risk of flooding from the Brodiach
Burn.

The information in this updated development strategy addresses the issue
of the green belt through provision of landscape and visual appraisal of the
site and diagrams have been prepared to further reinforce that appropriate
guidance relating to required offset distances from both the gas pipeline and
the burn has been followed in the preparation of the development framework
for the site.

Additionally information has been prepared identifying a location for a
community campus and the split of housing numbers and employment areas
between Aberdeen City and Aberdeenshire identified, given that the site
crosses the administrative boundary of the two authorities.

Damhead, Backhill and Westhill South, Aberdeen City MIR Response 150772
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2. Landscape and Visual Appraisal

The landscape and visual analysis presented in this section of the report, whilst
representing a cross section of receptor types and sensitivities in the area, is
intended as a preliminary appraisal.

1.2.1 Landscape Context

The site is within an area of agricultural and rural character, to the south east of
Westhill. The site area lies between the B9119 Tarland Road / A944 junction and
the Broomfield Plantation woodland to the south. It would occupy numerous
field compartments which break across the landscape found between two
minor roads that connect the B9119 to Easter Ord via the Broomfield Plantation
woodland. The majority of field compartments are in active agricultural use
although rougher texture fields (gorse and rush grasses) are found to the south
of Cadgerford Farm. The Brodiach Burn cuts through a central part of the site
on a north south axis, the Aberdeen City and Aberdeenshire local authority
boundaries also follow this watercourse feature. The topography of the site
undulates between field compartments and a depression follows the Brodiach
Burn. A series of small hills surround the site area including Backhill, Hill of Ord
and Hillhead of Carnie.

The existing settlement edge north of the B9119 is commercial / business
with no residential context it is primarily made up of the Arnhall and Westhill
Business Parks. Farmsteads and individual properties are found throughout the
site area including Bishops Court, West Auchlea, Cadgerford Farm, Damhead
and Westburn of Fiddie.

There are no scenic landscape designations on or close to the site. The part
of the site within Aberdeen City is in an area of Greenbelt land that covers
the vast majority of the landscape that surrounds Aberdeen. Areas of Ancient
Woodland are identified at the Broomfield Plantation, Backhill and Wester Ord.

Landscape character areas (LCAs) are as defined and described in Scotland’s
digital map based national character assessment (published in 2019). The
central part of the site area is within the Undulating Open Farmland LCA (6),
areas west of Brodiach Burn lie within the Wooded Estates
LCA (26) and a small part of the site area to the north east lies within the Low
Hills  Aberdeen LCA (5).

Aberdeenshire

Key Characteristics of Undulating Open Farmland (6) are listed as follows:

¢ A gently undulating landform with some shallow basins contained by low
lying ridges.

* Predominantly improved pasture and arable farming with a weak enclosure
pattern.

* Semi natural habitats are limited to pockets of rough grass and scrub with
occasional areas of moss and wetland.

Damhead, Backhill and Westhill South, Aberdeen City MIR Response

+ Sparse woodland with only occasional small clumps and lines of trees and
some coniferous plantations in the south west.

« A sparsely settled landscape with a pattern of scattered farmsteads and
houses accessed by a network of minor but often busy roads.

* The openness of this landscape allows extensive views particularly on the
western edges of the city.

* A landscape with a prevailing rural character although eastern areas are
influenced by the proximity of the urban area.

Key Characteristics of Wooded Estates Aberdeenshire LCA (26) are listed as

follows:

* Rolling landform of low gently rounded hills and broad valleys.

+ Occasional low lying basins are filled with mosses or lochs.

* Strong woodland structure associated with numerous estate policies.

* Mixed farmland with varying size and pattern of fields, these enclosed by a
mix of fences, low stone walls and, in places, thick mixed shelterbelts and
field trees.

+ Occasional mosses are ringed by birch and Scots pine.

+ Numerous and varied archaeological features occur in this landscape and
include henges, carved stone balls, recumbent stone circles and Pictish
monuments.

« Well settled with a large number of towns and villages. More recent
settlement expansion and housing development is particularly evident
closer to Aberdeen.

« Significant network of roads radiating out from Aberdeen.

*« Long views across open farmland contrast with sudden enclosure by
woodland as one passes through this landscape. The prominent Grampian
Outlying Hills and ridges often form a focus in these views.

Key Characteristics of Low Hills Aberdeen LCA (5) are listed as follows:
« Prominent hills which form distinctive landmark features seen from the city.

* A gently rounded landform with relatively steep slopes gives these hills a
well defined profile.

* Large areas of open moorland and woodland cover summits and upper
slopes.

+ Farmland is associated with the lower slopes of the western hills.

« These hills are largely undeveloped apart from telecommunication masts on
some summits.

+ Small farms are generally situated at the foot of the larger western hills.

150772

* Prehistoric monuments are associated with many of these hills.
* Many of these hills are well used for recreation.

* Areas of higher open ground provide panoramic views across the city,
Aberdeenshire and the sea.

* A sense of seclusion can be experienced on summits and within the more
extensive woodlands.

Although the site is spread across three character areas the overall character
of the site area appears relatively homogenous. This is due to the merging of
key characteristics which occurs at the threshold of each character area. For
instance although identified key characteristics of Undulating Open Farmland
(6) include that it is sparcely settled, with sparce woodland and with extensive
open views, this is clearly not evident in the immediate surroundings of the
site area which is closely associated with the existing Westhill settlement
and is enclosed by topography and woodland. Equally, whilst the identified
key characteristics of Low Hills Aberdeen LCA (5) include that the hills
have relatively steep slopes, are largely undeveloped, and are well used for
recreation, this is not the case for the Backhill which forms the focus of this unit
of Low Hills LCA. On the contrary, almost all of the hill is in agricultural use,
it is not considered to have steep slopes and the AWPR major infrastructure
development cuts through the centre of this area.

Taking this into account it is considered that the characteristics of the site
area and immediate surrounds are more closely associated with the broader
descriptions for the Wooded Estates Aberdeenshire LCA (26).

Development considerations have not yet been published as part of the 2019
characterisation update and it is understood that these will follow as part of
the digital dataset. The 1998 Aberdeenshire Character Assessment contained
the following ‘specific guidance’ for the Wooded Estates Aberdeenshire LCA
(26):

Aim: To conserve wooded character

+ Broadleaf woodlands which are managed to conserve a mix of species and
resist conifer domination will help to maintain a well balanced woodland
structure.

Aim: To conserve the setting of estates and archaeological features

* Woods, shelterbelt and drystone dykes enhance the setting of estates and
archeological features; maintenance and enhancement of these will help
create a more unified landscape structure

Aim: To integrate new development in the landscape.

« Native broad leaf trees may be used to integrate and contain new housing
estates and soften the edge of urban developments.

4
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Visual Context

Although the landscape of the site is undulated between the various field
compartments and watercourses, it has a relatively uniform overall elevation
when viewed across the fuller extent of the site area. Opportunities from which
to appreciate the whole site are limited to the higher elevated agricultural land
on Backhill to the east or from the more elevated Brimmond Hill to the north
east (see figure 2). Other distant and elevated views to the north include Hill
of Keir and Westhill Heights on the slopes of Hill of Keir, although views of the
site are almost entirely restricted by the buildings of the Business Parks which
intervene (see figure 3).

As a result of these site characteristics, the potential visual effect of housing
development would be restricted to close views within or immediately
surrounding the site area. The key visual receptors within this immediate area
include

« close views from the southern edges of Westhill on the B9119 (see viewpoint
1 Minor Road near B9119 / A944 junction & viewpoint 2 B9119 / Prospect
Road);

* close views from the northern edges of Broomfield Plantation Woodland,
which screens views further to the south (see viewpoint 3
near West Auchlea & 7 Minor Road near Mosslea Cottage);

Minor Road

* views from the agricultural land to the west from the east facing slopes of
Hillhead of Carnie (see viewpoint 5 Road to Woolhillock); and

» limited views from elevated landscape to the east of the Westhill settlement
(see viewpoint 4 Minor Rd near Cloghill & viewpoint 6 Westhill Rd).

Whilst the site itself has a relatively open character visual effects would be
limited to the localised visual receptors described above due to intervening
topography of Backhill, Hill of Ord and Hillhead of Carnie and the plantation
woodland at Broomfield and Westerord which provide substantial limitation on
views of the southern edges of the Westhill settlement.

As the site and wider settlement context of Westhill is visible from Brimmond
Hill, it is anticipated that this longer view is a key view in relation to the further
potential expansion of the Westhill settlement (within the wider context of
other areas of settlement expansion around Aberdeen more generally which
is also visible from this key viewpoint location). Kingsford Stadium will sit
immediately in front of the site area in this view from the north east.

Conclusion

The proposal site would add a large area of development to the south of the
existing settlement of Westhill. Due to topographical and landscape features
which contribute to a sense of localised containment to the south of the
existing Westhill settlement, landscape and visual effects would be limited to
a localised area. The business parks that lie between the A944 that passes
through Westhill and the B9119 on the northern edges of the site area, separates
the site areas from the residential area of Westhill. The Kingsford Stadium once
completed would also intervene in views from the north east. Visual effects for
residents of Westhill would therefore be very limited both in the level of effect
potentially experienced and the number of potentially affected residential
receptors.

Damhead, Backhill and Wes
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The character of the landscape would be altered at a local level due to the size
of the development, however, surrounding areas of the same character types
would remain relatively unaffected by a proposed development due to the lack
of wider intervisibility and experience from the larger areas of rural agricultural
landscapes found to the east and west.

The changes would be relatively localised in extent. The following considerations
and potential landscape mitigation, are also applicable in relation to settlement
expansion in this area:

* Landscape structure and open space within the illustrative development
framework would separate compartments of development across the site
area;

* A landscape structure of wooded strips between areas of development
would improve the woodland structure of the area by connecting to
existing and established woods, particularly the Broomfield and WesterOrd
Plantations to the south of the site;

150772

«  Woodland enhancement at edges of the Broomfield Plantation would help
to integrate development proposals;

* The proposed landscape structure ensures that wider views across the
entire site are partly contained by a landscape structure that includes
street trees and riparian planting along burn corridors; and

< A more substantial landscape strip along the Brodiach Burn corridor would
provide a linear park and enhance habitat connectivity.

The above considerations and potential mitigation for the proposals indicate
that the site has the potential to meet the key aims listed in the Aberdeenshire
landscape character assessment for the Wooded Estates Aberdeenshire LCA
(26).In conclusion, it is considered that proposals as described in the ‘lllustrative
Development Framework’ for the site provide the potential to introduce large
scale housing development into the rural landscape south of Westhill within
the context of relatively localised landscape and visual effects.

Crown copyright and database rights 2019 Ordnance Sur




Legend
C) Site Boundary
SNH Landscape Character (2019)

Source SNH GIS Data Download (2019)
5, Low Hills Aberdeen
6, Undulating Open Farmland
9, Wooded Estates Aberdeen
26, Wooded Estates Aberdeenshire
Urban

0 125 250
WESTHILL

Figure. 4: ndscape Character

Ref No: 150772 Created By: JM  Rev No:

Scale: 115,000  Drawing Size: A3 Date: 04/04/2019

Coordinate System: BNG OS GB 1936 Datum

Damhead, Backhill and Westhill South, Aberdeen City MIR Response 150772
7

rown copyright and database rights 2019 Ordnance Survey 0100031673
© Google 2019




384I000 384I500 385000 385500

Legend

D Site Boundary
4 B Listed Building

o
]
0
B
S
©

gF  C Listed Building

Ay
’

Core Path

4
A

Deeside Tourist Route

807000

Highland Tourist Route

902

Scheduled Ancient Monument

Canmore Historic Site

R
&

o
&
%!

(R

Local Nature Reserve

0

Geenspace Network

806500

Ancient Woodland

Greenbelt

Protected Areas

806|000

805|500

8

g_

£ 0 125 250 500 m 0
Pt
WESTHILL

o

3

§ Figure. 5: Landscape Designations

Ref No: 150772 ‘Created By: UM ‘Rev No: 1

Scale: 115,000 ‘Drawing Size: A3 ‘Date: 04/04/2019

Coordinate System: BNG OS GB 1936 Datum

804|OOO

(and) contributors CC-BY-SA

Damhead Backhill and Westhill South Aberdeen City MIR Response 150772

8 © Crown copyright and database rights 2019 Ordnance Survey 0100031673
© Google 2019




381500 382000 382500

807500

807000

806500

o
]
O ud
©
o
@

i 805|OOO 805|500

804500

804|OOO

A

383000

383500

384I000

384I500

385I000 385I500

-
=

o

(et e

-

o ©‘0penStreetMap.(and.).-Qo' tri_t;ﬂtor,s, QC-BY-SA \/

Legend

C) Site Boundary
< Viewpoint

1 Minor Rd near B9119 / A944 junction

2 B919 / Prospect Rd

3 Minor Rd near West Auchlea

4 Minor Rd near Cloghill

5 Rd to Woolhillock

6 Westhill Rd

7 Minor Rd near Mosslea Cottage
0 125 250 500 m 0
Pt
WESTHILL
Figure. 6: Appraisal Viewpoints

Ref No: 150772 Created By: JM  Rev No: 1
Scale: 115,000 @ Drawing Size: A3 Date: 04/04/2019

Coordinate System: BNG OS GB 1936 Datum

Damhead, Backhill and Westhill South, Aberdeen City MIR Response 150772

© Crown copyright and database rights 2019 Ordnance Survey 0100031673
© Google 2019

9



» Viewpoint Photography

Figure. 7: VPOT1 - Minor Rd near B9119 / A944 junction

Figure. 8: VPO2 - B9119 / Prospect Rd
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Figure. 11: VPO3 - Minor Rd near West Auchlea

Figure. 9: VP04 - Minor Rd near Cloghill

Figure. 10: VPOS5 - Rd to Woolhillock

hill South, Aberc 150772
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Figure. 12: VPO6 - Westhill Rd

Figure. 13: VPO7 - Minor Rd near Mosslea Cottage
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5. Education

4.1 Community Campus

The MIR states that Westhill Primary School will be at 100% capacity and the
academy at 81% capacity by 2020.

An area has been identified within the wider growth plan for a community
campus. Based on recent relevant experience of community campus designs
in developments of similar size and catchment area, a zone of 10 hectares
has been identified within the development framework shown opposite.
Accommodating this area could be readily achieved without materially
affecting the development framework proposed within the original submission
documents Development Strategy, Response to Aberdeen Local Development
Plan Call for Sites submitted April 2018, for the arrangement of the site.

The Community Campus should provide a location for both a secondary school
and primary school as well as sports and other community facilities. The campus
is located on the main arterial route and adjacent to the primary area of open
space to the east and woodland watercourse corridor to the south ensuring
a prominent, accessible location and attractive setting. In this location the
community campus could best fulfil its role as a fully integrated resource for the
wider community. Good, direct access to the core road network and strategic
path network will ensure it can be safely and easily accessed by pedestrians,
buses and other vehicles.

Damhead, Backhill and Westhill South, Aberdeen City MIR Response 150772
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6. Land Use and Density

6.1 Aberdeen City Council Area: Within Red Line Boundary
Proposed Residential .
i | . ) Potential
ID (Metres) Hectares Acres Landuse residential density (Units per . ) .
R residential units
density Ha)

The MIR requests that the housing unit numbers are broken down between A 15091.1634 1.51 3.73 Residential High ﬂ
Aberdeen City and Aberdeenshire. The diagram opposite illustrates the B 21349.4039 2.13 5.28 Residential Medium 35 75
proposed split between the two areas and the tables on this page show the C 17071.8946 1.71 4.22 Employment n/a 0 0
envisaged densities that have been applied to achieve these figures. The D 15898.9244 1.59 3.93 el Medium—high 72
developable areas within Aberdeenshire and Aberdeen City are shown in the E 233421712 533 577 Employment n/a 0
diagram on the following page. F 13391.4181 134 331 Residential Medium-high 60
Based on 900 housing units it is proposed that 690 units would be within G 20642.4164 2.06 5.10 Residential Medium 35 72
Aberdeen City and 210 units within Aberdeenshire. H 17781.7958 1.78 439 Employment n/a 0 0
In terms of employment areas, 3.1ha is assigned to Aberdeenshire and 5.8ha to | 5953.9936 0.60 1.47 Residential Medium—high 27
Aberdeen City. In addition, Aberdeen City also includes a small mixed use area ] 5684.2507 057 1.40 Residential Medium-high 26
of 0-37ha. K 27845.0711 2.78 6.88 Residential Medium 35 97

L 3671.7031 0.37 0.91 Mixed-use Mixed-use 20 7

M 10476.8867 1.05 2.59 Residential Medium 35 37

N 15777.1854 1.58 3.90 Residential Medium 35 55

(0] 37942.9115 3.79 9.38 Residential Low density 25 95

25.19 62.25 706
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Executive Summary

Purpose of this Report

AMEC Environment & Infrastructure UK Ltd (AMEC E&I) was commissioned by Aberdeenshire Council in
December 2013 to update the 2008 Westhill Capacity Study. Entec UK Ltd (now part of AMEC E&I) was
previously commissioned by Aberdeenshire Council in March 2007 to undertake the initial capacity study of the
town. The requirement for the initial capacity study was identified in a report to the Aberdeenshire Council
Infrastructure Services Committee on the 3™ October 2002 that highlighted the need to take a view of the
capacities, potential and thresholds for development in Westhill and similar towns in Aberdeenshire over the much
longer term. In Westhill the initial study looked at a 50% housing growth scenario for the settlement. One of the
key differences between this update and the 2008 study is that this updated study considers the capacity for future
growth of the town over a period of 20-25 years, rather than 50% physical growth of the settlement.

Since the 2008 Capacity Study a new Aberdeenshire Local Development Plan 2012 has been adopted. It allocates
two sites for housing development totalling 105 units in the first phase of the Plan (2007-16) and 95 units in the
second phase (2017-23), as well as an area of employment land (4.4 hectares) during the period 2007-2023.
Westhill also has an ‘extraordinary affordable housing target’ of 40%, whereby all housing developments in the
town are to contribute to meeting this target; the ‘normal’ affordable housing target across Aberdeenshire is 25%.
Westhill is also identified as having affordable housing ‘pressured area status’. A new Aberdeenshire Local
Development Plan 2016 is being prepared and the Main Issues Report (MIR) was subject to public consultation
between 28" October 2013 and 1 February 2014. The MIR does not identify any preferred housing land to be
taken forward into the Aberdeenshire LDP 2016, but land has been identified for commercial/employment uses to
support Westhill’s role as a world renowned location for subsea expertise associated with the oil and gas industry.

Due to the time that has lapsed since the initial capacity study, and the increasing pressure from businesses and
developers regarding Westhill, this updated capacity study is required to understand the future growth potential of
the settlement. The preparation of this updated Capacity Study has been informed by the latest available statistical
and planning data, a workshop comprising Aberdeenshire Council officers from Transportation and Economic
Development, and regular correspondence between members of the Project Delivery client group.

A Draft Baseline report, a subsequent Workshop and an Interim Report were prepared in advance of this Final
Report to collate relevant data and to identify the spatial objectives which would underpin the site assessment stage
of the study. The Interim Report integrated the content of the Draft Baseline Report with the outcomes of the
Workshop and included an analysis of current characteristics and predicted trends in Westhill, together with the
identification of key development constraints and a high level assessment of the key drivers of change, including an
analysis of the policy context for Westhill. The Interim Report also identified key issues which are likely to affect
the future development of Westhill and outlined a vision and set of strategic objectives to underpin Westhill’s
future development. In addition the Interim Report detailed three potential growth trajectories for Westhill, and
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1. Introduction

This report presents the final output from a programme of work to update a previous capacity study for the town of
Westhill, Aberdeenshire, which was prepared by Entec UK Ltd (now part of AMEC Environment & Infrastructure
UK Ltd) in 2008. This report includes: an analysis of the baseline and predicted future characteristics of Westhill;
the identification of key development constraints; an overview of the local and regional spatial planning policy
context, the identification of key issues which are likely to influence the town’s development, the establishment of
a vision around which potential options for the growth can be framed; and the results of 22 site appraisals around
the periphery of Westhill. The concluding section of this report also sets out a number of recommendations which
are designed to maximise sustainable economic growth within Westhill over the next 20-25 years.

This section firstly outlines the background to this updated study, clarifies its purpose and status, as well as its key
assumptions and limitations. The approach undertaken in preparing this updated study is subsequently outlined. and
the key members of the project/client team and key stakeholders are then identified.

11 Background

Entec UK Ltd was commissioned by Aberdeenshire Council in March 2007 to undertake a capacity study of the
town of Westhill, and the resulting Westhill Capacity Study report was published in October 2008. The need for the
capacity study was identified in a report to the Aberdeenshire Council Infrastructure Services Committee on 3™
October 2002 which highlighted the need to assess the capacities, potential and thresholds for future development
in Westhill and similar towns in Aberdeenshire over the long term. Consequently the 2008 Westhill Capacity Study
considered the spatial implications of a 50% housing growth scenario.

A significant amount of time has elapsed since the 2008 Capacity Study was prepared, during which development
pressures from businesses within Westhill have significantly increased. Therefore, Aberdeenshire Council
identified a need for an updated capacity study in order to understand the future growth potential of Westhill, and to
inform the development of future planning policies, potentially including the preparation of a strategic masterplan
for Westhill.

12 Purpose & Status

The overall purpose of this study is to update an earlier capacity study which was prepared for Westhill in 2008,
taking account of the key assumptions noted below in section 1.3. The rationale for the updated capacity study is
the need to support economic development within Westhill, and in particular to accommodate the growing and
world leading subsea engineering cluster which has developed in the town over recent years.

The finalised updated capacity study has a similar status to the Westhill Capacity Study 2008, in that the document
will not itself become part of the development plan for Aberdeenshire. However, it does form part of the body of
knowledge from which will inform future development plans and planning applications.
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13 Key Assumptions & Limitations

The 2008 Westhill Capacity Study was underpinned by an assumption that the housing stock within Westhill would
increase by 50% (from a predicted baseline of 4,628 dwellings in 2008) due to a significant population increase.
Therefore, it sought to understand what land use changes and developments would be needed to accommodate a
50% increase in housing. This updated capacity study continues to assume that the population of Westhill will
increase. However, it does not impose a predicted growth rate of 50% in the housing stock. The scope of this
capacity study therefore differs from the scope of the 2008 Capacity Study, in that the aim here is to identify the
future growth potential of Westhill over a 20 to 25 year period, without focusing on the specific need to
accommodate a 50% increase in its housing stock.

This capacity study assumes that development pressures recently experienced in Westhill will continue, at least in
the short-medium term, particularly in relation to employment land and the development of business parks. A
related assumption is that, providing suitable development opportunities exist, subsea engineering firms will
continue to choose to locate in the established subsea cluster within Westhill, at least in the short-medium term.

It is assumed that the Aberdeen Western Periphery Route (AWPR). which at its nearest point is situated 1km east
of Westhill, will be fully operational within the 20-25 year timeframe of this capacity study. The AWPR currently
has a three year build programme scheduled for 2015-2018. A further assumption is that the vast majority of
potential development in Westhill over the next 25 years will be funded by the private sector, although limited
public sector funding may become available for infrastructure interventions.

The study area for this study is identical to the study area used in the 2008 Capacity Study. In terms of geographic
limitations, the study area extends as far east as the administrative boundary with Aberdeen City, south also as far
as the administrative boundary, west as far as Kirkton of Skene and north to include Berryhill and Souterhill.

14 Methodology

The preparation of this report has involved the following stages:

1) Inception Meeting & Site Visit (December 2013)

AMEC’s Project Director met key staff from Aberdeenshire Council to discuss issues including the scope of
work, data requirements, the Council’s expectations regarding outputs, project logistics and the intended work
programme. An accompanied site visit was undertaken in advance of the inception meeting.

2) Review of 2008 Westhill Capacity Study (January 2014)

An early task in this project was to review the previous study prepared by Entec UK Ltd to identify sections
where a similar approach should be taken in this study, or where a different approach would be required.
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To support these main aims the plan also aims to:

e  “make sure the area has enough people, homes and jobs to support the level of services and facilities
needed to maintain and improve the quality of life;

e protect and improve our valued assets and resources, including the built and natural environment and
our cultural heritage,

o help create sustainable mixed communities, and the associated infrastructure, which meet the highest
standards of urban and rural design and cater for the needs of the whole population; and

o make the most efficient use of the transport network, reducing the need for people to travel and
making sure that walking, cycling and public transport are attractive choices™.

All of these aims are relevant to this study given that it seeks to identify potential options for the sustainable growth
of Westhill, including the identification of infrastructure requirements and measures to protect important natural
and cultural heritage resources.

It should be noted that the vision and aims of the SDP summarised above are identical to those which were
contained within the approved Aberdeen City & Shire Structure Plan which the SDP supersedes. This signifies that
the SDP intends to continue along the established development trajectory, focusing in particular on exploiting
opportunities for widespread economic growth as well as population growth within key settlements.

The SDP identifies that Westhill is located in a Local Growth and Diversification Area (LGDA) (rather than a
Strategic Growth Area). The SDP includes a target that “at least 75% of all homes built, and employment land
developed should be in the strategic growth areas”, which implies that all other areas of Aberdeenshire, including
Westhill, should only be subject to limited growth. As such there is a clear requirement to closely relate the options
for the growth of Westhill which is set out in Section 6 of this Study to the needs of the existing settlement. One
implication of Westhill being located within a LGDA is that the SDP does not impose specific targets for the
allocation of employment land within the settlement.

The “Objectives” section of the SDP identifies the importance of the oil and gas industry across North East
Scotland and the need to support its future development, as well as the need to support traditional primary
industries. This is important to Westhill given that the local economy is currently dominated by subsea engineering,
which largely forms part of the wider oil and gas sector, and that a significant amount of the land which surrounds
the existing settlement is in active agricultural use.

The SDP notes that Westhill is situated within the Aberdeen Housing Market Area (HMA) and notes that the
adopted Aberdeenshire and Aberdeen City LDP’s currently allocate land for 1,000 dwellings within the LGDAs of
the HMA up to 2016. The SDP identifies a further need to allocate land within the LGDAs of the Aberdeen HMA
through a two phased approach: 1,350 dwellings from 2017-2026 and 1,350 dwellings from 2027-2035.

Schedule 2 of the SDP sets out a number of proposed infrastructure improvements which will help to implement
the vision and aims of the plan. This includes reference to the Aberdeen Western Periphery Route. However, the
SDP does not include any specific references, proposals or allocations which directly affect Westhill.
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Aberdeenshire Local Development Plan

Adopted in 2012, the Aberdeenshire Local Development Plan (LDP) sets out a detailed spatial strategy for the
development of the Council area to 2023, together with a number of development management policies which all
development proposals must be assessed against.

The introduction to the LDP explains how each of the five objectives contained within the Structure Plan (and
SDP) will be achieved through this document. There is a clear focus on ensuring that development supports the
existing rural character of the majority of Aberdeenshire, including areas around Westhill. The document states that
while Westhill is not located within a Strategic Growth Area Aberdeenshire Council propose “significant
development” within the town. The LDP makes clear that Aberdeenshire Council wish to support the growth and
prosperity of Westhill in line with the stated aims of the Strategic Development Plan.

The LDP includes fourteen subject specific policies, each of which relates directly to supporting policies which are
detailed in a separate Supplementary Guidance document. A number of these policies, notably those relating to
business development, greenbelt protection, housing land supply and developer contributions are of particular
importance to this study. However, the relevance of individual policies to specific development opportunities
within and around Westhill depends largely on the detailed characteristics of individual development proposals:
therefore a detailed policy analysis of specific LDP policies would not be appropriate within this updated capacity
study.

The LDP sets out a high level spatial strategy for Westhill, which is orientated around the following objectives:

o “Meet the need for housing in the settlement, and the Aberdeen Housing Market Area.
o Sustain existing services in a sub-regional centre.
e Provide affordable housing in the settlement.
e Maintain function as a successful employment centre.
o Allow scale of development which does not cause problems for current infrastructure”
These objectives set out Aberdeenshire Council’s aspirations for Westhill and are therefore important to this study.

Overall the Aberdeenshire LDP promotes an ‘open for business’ approach and considers the development of
business as being important to the economic health of the region. It supports the development of business and
sustainable economic growth in all areas by taking account of the economic benefits of proposed development
when making decisions in development management. Within the context of Westhill and the LDP this commitment
to supporting economic growth is currently demonstrated through the allocation of employment land on the south
eastern fringe of the town (site E1). The commissioning of this study with a specific remit to focus on opportunities
for the expansion of employment land, provides further evidence of the commitment of Aberdeenshire Council to
supporting sustainable economic growth within Westhill.
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512 Emerging Development Plan

Aberdeenshire LDP 2016

Despite Aberdeenshire Council only having adopted their first LDP in 2012, work has commenced on the next
iteration of the LDP. The Main Issues Report (MIR) for the next LDP was subject to consultation until 1% February
2014. Question 18 and paragraphs 6.52-6.60 within the MIR relates to the provision of employment land
specifically to support the growth of the subsea sector within Westhill. After setting out the recent history of
Westhill’s housing and employment land allocations, the MIR notes the importance of the subsea sector and
suggests that there may be a need to allocate additional employment land specifically to support the retention and
expansion of subsea industries in Westhill. This Capacity Study responds to the MIR by examining potential
development areas around Westhill which may be suitable for future employment land allocations.

1822 responses were received during the MIR consultation period, raising in excess of 5,000 individual issues.
These will be reported to Aberdeenshire Council’s Area Committees and Infrastructure Services Committee during
May and June 2014. Once all responses have been considered the LDP Proposed Plan will be prepared and
published for consultation, which as of May 2014 is currently programmed for late Autumn 2014. The LDP
Proposed Plan will then undergo a public examination process, expected to commence in winter 2015/2016, before
being adopted. Aberdeenshire Council intend that the new LDP will be adopted for use at the beginning of 2017.

513 National Strategies, Plans & Policies

Government Economic Strategy (Scottish Government, 2011)

The SNP government’s first Government Economic Strategy (2007) identified the achievement of sustainable
economic growth as the core purpose of the Scottish Government and this updated strategy re-confirms the
importance of this central objective. The document gives clear priority to accelerating economic recovery, with a
range of measures to tackle unemployment and promote employability. Actions are grouped around six strategic
priorities which will drive sustainable economic growth and develop a more resilient and adaptable economy:

e Supportive Business Environment —focused around supporting key growth sectors and growth
companies and enabling Scottish firms to exploit international growth markets. This is directly
relevant to Westhill given that the town’s subsea engineering sector has recently experienced
significant growth, and although subsea engineering is not identified as one of six national growth
sectors the document does identify “significant opportunities from Scotland’s science, technology and
advanced engineering assets across sectors”. This provides high level policy support for the
development of plans and strategies to facilitate sustainable growth of the subsea sector in Westhill.

e Transition to a Low Carbon Economy — focused around a shift to renewable energy as well as
resource and energy efficiency to reduce Scotland’s carbon emissions and adapt to climate change.
This priority is relevant to Westhill given that offshore renewables is a potential growth sector for the
subsea engineering industry, which has historically been dependant on oil and gas related work. In
addition there is a need to ensure that the development of Westhill maximises resource efficiency,
including in relation to the use of land, and supports sustainable travel options.
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¢ Learning, Skills and Well-being — focused around ensuring that Scotland’s population is equipped
with the skills necessary to maximise their contribution to economic growth. This priority is relevant
to Westhill given that the town’s main economic sector, subsea engineering, is dependent upon a
highly skilled labour force. The priority is also relevant in terms of closing the spatial mismatch which
currently exists between available jobs and the skills of the population in Westhill.

e Infrastructure Development and Place — focused around ensuring adequate provision of physical
and electronic infrastructures in order to maximise opportunities for economic growth, as well as
enhancing the quality of areas as places to work and live. Enhanced infrastructure provision, notably
in the local transport network, may be required in order to facilitate the enlargement of employment
areas and the predicted growth in Westhill’s population. A focus on placemaking is of relevance to
Westhill given that the settlement is home to a significant residential population yet arguably does not
currently have a legible spatial structure.

o Effective Government — focused around increasing the speed of decision making and enhancing co-
ordination between public bodies. This priority is of relevance to Westhill given its close proximity to
the Aberdeen City boundary and the fact that the majority of workers based in Westhill currently
commute from Aberdeen. As such there is a clear need for Aberdeenshire Council and Aberdeen City
Council to work together to enhance the integration of housing and labour markets and transport
networks across the two areas.

¢ Equity — focused on providing opportunities for the most disadvantaged areas and people in society to
prosper. Although recent economic statistics indicate that Westhill is a prosperous area the long
waiting list for council housing in the town points to This priority is also relevant in terms of ensuring
that the community of Westhill is able to gain from the rapid growth of the subsea engineering
economic sector in the town through enhancing opportunities for local employment and securing
developer contributions towards infrastructure provision.

SPP (Scottish Government, 2010)

This document sets out the Scottish Government’s objectives, aspirations and expectations for the Scottish
Planning System. In doing so the SPP aims to contribute to the achievement of the Scottish Government’s
overarching purpose of realising sustainable economic growth, and the document is an important material

consideration in all planning decisions.

The SPP aims to contribute to the achievement of the Scottish Government’s overarching purpose, sustainable
economic growth. Paragraph 35 defines sustainable development in accordance with the five guiding principles
contained within the UK Shared Framework for Sustainable Development (2005) and states that “the fundamental
principle of sustainable development is that it integrates economic, social and environmental objectives™.

The significance of planning for achieving sustainable development is highlighted in paragraph 37, which states
that “the planning system has an important role in supporting the achievement of sustainable development through
its influence on the location, layout and design of new development”. In addition paragraph 37 notes that planning
decisions should “contribute to the reduction of greenhouse gas emissions in line with the commitment to reduce
emissions by 42% by 2020 and 80% by 2050, contribute to reducing energy consumption and to the development of
renewable energy generation opportunities”.
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support for the deployment of renewable energy is indirectly of relevance to this study given that the
offshore renewables industry is an emerging growth market for the subsea engineering sector which
has established itself in Westhill.

e A natural, resilient place: This theme is concerned with environmental protection and the sustainable
use of Scotland’s natural resources. It is noted that Scotland’s principal asset is the land, which must
be managed sustainably as both an economic resource and environmental asset. In addition the
document states that “water management and flooding issues will become increasingly important” due
to the effects of climate change, and it identifies the need to manage tensions between accommodating
development pressures and protecting productive agricultural land which surrounds urban areas. This
issue is of critical importance for Westhill given that any potential growth of the settlement is likely to
encroach upon active agricultural and/or greenbelt land.

e A connected place: This theme is orientated around maximising physical and digital connectivity
around Scotland and between Scotland and the rest of the world. In relation to Aberdeen the consented
Aberdeen Periphery Route and the proposed dualing of the A90 between Balmedie and Tipperty are
cited as key infrastructure projects, and the document notes the overall need to improve the
accessibility of rural areas through improvements to digital and transport infrastructure. Of specific
relevance is that the NPF3 Proposed Plan at paragraph 5. 26 encourages local authorities to “identify
one walking- and cycling-friendly settlement where accessibility will be significantly improved by
2030”. Given that an extensive cycle network already exists within and around Westhill, potential
future upgrades to the network could enable Westhill to bid for national recognition as a ‘Sustainable
Transport Town” or ‘Cycle Town’.

The NPF3 Proposed Plan identifies 14 proposed National Developments, none of which are in close proximity to
Westhill. Therefore they are not expected to directly affect the settlement’s development. However, a National
Long Distance Cycling and Walking Network is identified as the 7® proposed National Development, and despite
Westhill not being identified within the scope of this proposed National Development, this designation could still
provide indirect policy support for future improvements to long distance walking and cycle routes close to
Westhill.

514 Regional and Local Plans & Strategies

This section identifies key points within current regional and local policy documents which have the potential to
influence the development of Westhill. It should be noted that this section does not aim to provide a comprehensive
analysis of the Aberdeenshire or North East Scotland policy environments. As such a range of other policy
documents not addressed within this section may also influence the development of Westhill over the next 25 years.

The Economic Manifesto for Aberdeen City and Shire (ACSEF, 2007)

This document sets out a vision and strategic priorities for the region to work towards by 2025. It identifies eight
priorities, the first being for Aberdeen City and Aberdeenshire to be the top of the Quality of Life “league table”,
making it a place where people choose to work, live study and visit. The remaining seven are:-

e Deliver a fully integrated transport network

e Maximise our intellectual capital - people and expertise
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In addition to infrastructure improvements required to alleviate cumulative development pressures the RTS focuses
on:

¢ reducing congestion on strategic roads,

¢ reducing journey times using rail transport,

e creating transport interchanges to facilitate connections between local and regional bus services

e undertaking quality bus corridor improvements to improve bus service frequencies and reliability
e undertaking urban realm improvements to improve pedestrian environments

¢ implement measures to increase safety and security of walking

These themes emphasise the importance of improving the performance of existing transport infrastructure. Due to
the limited public transport network around Westhill and its lack of proximity to strategic roads and the rail
network many of these themes are of limited relevance to Westhill. However, in line with the RTS measures could
be taken to increase patronage on bus services which pass through Westhill by upgrading interchange points.

It should be noted that although the RTS does refer to the consented Aberdeen Western Periphery Route this
project is considered to be part of the “reference case” (i.e. the baseline position) for the future development of the
region’s transport network and therefore the merits and potential impacts of the AWPR are not discussed within
this document.

Aberdeenshire Local Transport Strategy 2012

In January 2012 Aberdeenshire Council adopted its new Local Transport Strategy (LTS) which outlines the key
transport issues affecting Aberdeenshire and sets out a series of actions to support delivery of a transport vision for
the area. The overall aim of the LTS is to “fo encourage individuals and businesses to consider ways to travel less,
travel more actively and, where vehicular travel is necessary, how journeys could be made more effectively”. The
LTS identifies five main issues which require to be addressed:

e Economic issues — there is a need to “to support the traffic growth associated with economic
development while ensuring that network capacity is safeguarded”. An associated challenge is
providing adequate public transport across rural areas of Aberdeenshire at a time when bus/rail fares
are rising rapidly. Both of these issues are of direct relevance to Westhill due to the existing road
capacity constraints which exist in the town and the relatively limited availability of public transport.

¢ Environmental issues — there is a need to reduce the environmental impact of transportation within
Aberdeenshire, particularly in terms of carbon emissions. This is challenging given the rural nature of
Aberdeenshire.

e Safety issues — there is a need to ensure the safety of all users of the transport network in
Aberdeenshire, including through reducing road casualty rates. The LTS supports the delivery of the
Joint Road Safety Plan for Aberdeen City & Shire 2011-2015.

© AMEC Environment & Infrastructure UK Limited
May 2014
Doc Reg No. 35278/D040/m004i5



57

amec”

¢ Integration issues —to enhance accessibility and encourage sustainable modal shifts there is a need to
achieve greater inter-modality and seamlessness within local transport networks.

To respond to these main issues the LTS is underpinned by five objectives:

e Promote Sustainable Economic Growth — maximise the effectiveness of the transport network,
services and facilities;

e Promote Social Inclusion and Accessibility — improve connections within and between communities,
increasing accessibility of the transport network;

e Protect the Environment — remove barriers to active and sustainable travel helping to improve health
and reduce emissions.

e Improve Safety — enhance the safety of all users of the transport network.

e Improve Integration — develop and improve integration between all forms of transport and improve
connectivity within and beyond Aberdeenshire.

It should be noted that whilst the LTS is an important document it does not include any specific references or
proposals in relation to Westhill.

52 Other Drivers of Change

Local & Regional Governance Interactions

The geographical situation of Westhill, located within the Aberdeenshire Council area but adjacent to the eastern
boundary with Aberdeen City, necessitates that the future development of Westhill should involve at least a degree
of collaboration between relevant governance bodies. This study has not undertaken a full mapping exercise to
comprehensively identify all governance bodies of relevance to Westhill; however it is evident that relevant
governance bodies include Aberdeenshire Council, Aberdeenshire Community Planning Partnership, Aberdeen
City Council, Nestrans, the Aberdeen City & Shire Economic Forum and the Aberdeen City & Shire SDPA. All of
these bodies effectively control at least one aspect of the policy environment which will influence change in
Westhill over the next 25 years. so any coherent strategy to facilitate the future development of Westhill should be
informed by the priorities and aspiration of these different governance bodies and ideally should be co-ordinated
between them.

Long Term Drivers

In addition to the influence of national, regional and local policies the development of Westhill will be conditioned
by a large number of external factors which cannot be considered in detail within this study. These factors include:
constitutional change, volatility in the North Sea oil and gas economy and the international and national economy
more widely, climate change, technological innovation, changes in consumer behaviour and lifestyle shifts.
Although all of these factors could have a significant influence on the future development of Westhill, fluctuations
in oil and gas prices are particularly important given the dominance of the oil and gas sector in the north east
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e If educational capacity issues are not resolved this may constrain future housing development in
Westhill, which could have a knock-on effect on the town’s labour market.

e If sufficient employment land is not provided to meet local needs, this may prevent economic
development from occurring. Specifically, if suitable sites are not identified for the growing subsea
cluster this would constrain the sector’s growth and could ultimately lead to the relocation of one or
more subsea firms out of Westhill. If this were to happen it could threaten the viability of the Westhill
subsea cluster, as the main reason why the subsea industry has developed a centre of excellence in the
town relates to the economic benefits generated through agglomeration.

e Potentially increasing competition from outwith Aberdeenshire to attract the sub-sea market sector.
The Employment Land Audit 2012 (published May 2013) states, for example, that in recent years take
up of land has been much higher in Aberdeenshire, partly as a result of the shortage of suitable sites in
Aberdeen, but there are indications that take up in both areas is increasing.

e The Reporter of the Proposed ACSSDP Examination Report (p.132 para.15) supported the contention
of the SDP Authority that the significant expansion of Westhill took place at a time when such
development opportunities within Aberdeen itself were limited. This is no longer the case, with
significant allocations being brought forward within the A944 corridor at Kingswells and at
Countesswells. The reporter concluded ‘that significant expansion at those locations would represent
a better fit with the spatial strategy and sustainability objectives of the plan than would be the case at
Westhill.’

e If Westhill depends upon the subsea engineering sector for its prosperity this could limit local
employment opportunities, as only a limited number of potential employees who reside in Westhill are
likely to have appropriate skills and qualifications for the subsea industry. One consequence of this
would be a need for increased commuting. which would generate significant negative social and
environmental impacts.

e If Westhill depends upon the subsea engineering sector for its prosperity and the sector experiences
rapid decline, the socio-economic prosperity of the town would also sharply decline.

e Historically poor recognition to the role of community facilities in supporting growth, and the ability
of the existing public facilities to support existing, new and expanded communities. Need to ensure
that future growth is not constrained by lack of infrastructure (e.g. health care, community and leisure
facilities): the local communities should benefit/gain from growth.

¢ Development without appropriate infrastructure could lead to under capacity on the road network and
result in significant social, economic and environmental impacts. If development continues without
appropriate and reasonable infrastructure improvements this could weaken the attractiveness of
Westhill to employers/investors.

e Increased traffic on the A944 as a result of new development could exacerbate existing severance
issues.

62 Key Issues

The contextual information, spatial analysis and sustainability objectives reported earlier in this report highlights
multiple key issues which are of key importance to the future development of Westhill. Of particular importance
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Facilitating the Growth of Westhill Subsea Cluster

The rapid expansion of the subsea engineering sector in Westhill over recent years has eroded the established land
supply to the extent that new employment land is urgently required, yet few vacant and suitable sites currently
exist within the town. This presents difficulties for all economic sectors, but in particular the lack of suitable
employment sites currently acts as a major constraint to the continued development of the highly successful subsea
engineering cluster. Thus there is a need to propose new employment land allocations which are suitable for
general employment use, but also reflect the specific needs of the subsea sector. These requirements are likely to
include adequate land for demonstration/testing facilities and equipment storage yards alongside the provision of
grade A office space and ancillary development. In addition, subsea sector firms locating in Westhill may demand
sites close to the existing subsea industries cluster within the Westhill, Arnhall and Silvertrees Business Parks, in
order to maximise the agglomeration benefits which can be derived from locating within the town.

Economic Diversification & Resilience

Economic growth and employment in Westhill is currently underpinned by a small number of key economic
sectors, notably subsea engineering. The subsea engineering sector’s involvement with renewables industries is
expanding - as evidenced by the recent development of Technip Offshore Wind Ltd’s headquarters in Westhill.
However, subsea engineering is currently largely reliant on work related to oil and gas extraction. This lack of
economic diversity undermines the economic resilience of the town because it ties the prosperity of Westhill to the
success of individual subsea engineering firms and the performance of the global oil and gas economy, particularly
in terms of oil price volatility. The current dependency of Westhill and the wider North East economy on the oil
and gas sector also raises environmental sustainability concerns, given that fossil fuels are finite natural resources
and that their extraction and consumption contribute to anthropogenically enhanced global climate change.
Therefore while there is a clear need for this study to identify potential options for the growth of the Westhill
subsea cluster, there is also a need to develop other sectors of the local economy to provide mixed use
development.

6.22 Housing Provision

There is a critical lack of diversity and choice in terms of housing tenure and type in Westhill. Residential areas of
Westhill are dominated by owner occupied private family dwellings, resulting in there being a low percentage of
council and socially rented housing. In addition, the town has limited provision of flatted dwellings and small
homes suitable either for young professionals without families or for older residents who wish to downsize. If left
unresolved the lack of housing choice could eventually cause a blockage in the local housing market and present
difficulties for attracting and retaining the highly skilled labour force required to service the town’s growing subsea
engineering sector.

To alleviate the current shortage of affordable housing in Westhill, Aberdeenshire Council have designated the
settlement as having ‘Pressured Area Status’ and established a 40% affordable housing target for new
developments. At present this approach is successfully delivering affordable housing units within the Broadshade
development. However, the ability of Aberdeenshire Council to continue to require high percentages of affordable
housing in the future could potentially be undermined by the statement within paragraph 97 of the Draft Revised
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SPP that “the level of affordable housing requirement should generally be no more than 25%”. If the finalised
version of the new SPP identifies a general 25% affordable requirement and provides less flexibility for local
variations, as compared within the wording of the current SPP, this policy shift would need to be factored into the
emerging Aberdeenshire LDP 2016, and alternative approaches to delivering affordable housing in Westhill would
need to be found. Therefore, while increasing overall housing provision is not necessarily a priority for this study,
there is a need to develop proposals to increase the diversity of housing tenure and type, potentially through the
creation of high density mixed use developments.

623  Accessibility & Sustainability

There are two strands to this key issue:

Connectivity, Congestion & Emissions

The economy and population of Westhill are growing simultaneously. However, the specialist nature of the
dominant economic sector, subsea engineering, means that the majority of residents do not work in the town and
the majority of the workforce do not live in Westhill. This necessitates significant cross-commuting between
Westhill and other settlements, principally Aberdeen, which presently results in congestion as well as carbon
emissions. Congestion is exacerbated by the fact that the A944 is the only strategic route into and out of the town.
Therefore, there is a need to understand the traffic flows and infrastructure requirements within Westhill and devise
a strategy for development which resolves, or at the very least, does not exacerbate existing congestion problems
on the A944. Any strategy to tackle congestion could involve measures to increase the relative attractiveness of bus
transport compared with car travel for commuters, and actions could also be taken to more fully exploit the use of
existing cycle networks located east of Westhill. It should be noted that the effectiveness and efficiency of any
major infrastructure improvements would likely be maximised through being co-ordinated with a small number of
large development proposals. as opposed to a larger number of individual proposals for development sites.

Severance & Permeability

The A944 runs east to west through the central area of Westhill, creating physical severance points and
significantly affecting the spatial structure of the town. The dominance of the A944 also impedes non-vehicle
permeability between housing areas north of the A944 and employment areas/business park to the south. The A944
cannot feasibly be realigned. However, there is a need to consider what measures could be taken to reduce
severance and increase permeability within Westhill. In terms of non-vehicular transport routes an existing cycle
route runs to the east of Westhill. However, there is a need to consider whether this route could be better integrated
with the street network within Westhill.

624  Community Infrastructure Provision

There are two strands to this key issue:
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Education Capacity

It is considered likely that additional employment related growth in Westhill would, at least in the medium term,
require to be supported by new housing provision, which would likely generate additional pupils and therefore
exacerbate existing education capacity constraints within the Westhill school estate.

Maximising Local Gains from Economic Growth

Related to efforts to better integrate land uses within Westhill, there is a need to assess the quantity, quality and
distribution of community facilities across the town and to determine how employment-led development could be
leveraged in order to enhance these facilities. Without this partnership approach there is the potential that
employment land uses will continue to be relatively detached and poorly integrated with the rest of Westhill.

6.25 Enhancing Westhill's Spatial Identity

There are two strands to this key issue:

Develop a Coherent Internal Spatial Structure:

To enhance Westhill’s spatial and socio-cultural identity there is a need to address severance issues caused by the
route of the A944 and to improve the relationship between currently detached housing, retail and employment land
uses. The public realm is a key component of the built environment which physically connects disparate land uses,
therefore opportunities should be examined to improve public realm, particularly in central areas of Westhill.

The Relationship between Westhill and Surrounding Areas

The eastern and western approaches to Westhill from the A944 are poorly defined. with roundabouts at each end of
the town serving purely functional roles rather than also symbolic ones. As a result there is a lack of visual clarity
over the boundaries of the Westhill, particularly in relation to Green Belt land to the east. and if left unchecked this
could encourage the proliferation of inappropriate development in semi-rural areas. Therefore, there is a need to
improve the delineation of Westhill’s settlement boundaries and to provide distinctive gateway features at
appropriate entrance points. Consideration could also be given to reviewing the Green Belt east of Westhill to
release limited land for development and to improve the legibility of this boundary. thereby increasing protection
against inappropriate development on the fringes of Westhill.
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8. Options for Growth

This section outlines the three potential high level options for growth which were identified by AMEC E&I and
discussed with Aberdeenshire Council officers before proceeding to the final stage of the study.

8.1 Possible Growth Options

8.1.1 Option 1 — Maximise Growth

In order to maintain Westhill’s place as a global centre of excellence for subsea engineering this option would seek
to identify land for significant employment related development, and measures would also be proposed to address
the key issues identified in section 6.2 of this report. This option would therefore address current specific
challenges within Westhill, including those related to accommodation and transport pressures, whilst allowing the
subsea sector to expand on or close to the cluster’s existing sites.

Despite the disadvantages of additional development in Westhill, such as congestion, these are arguably
outweighed by the need to maintain the success of Westhill as a centre of sub-sea engineering excellence. Albeit
the Aberdeen City and Shire Strategic Plan Examination Report and subsequent approved Aberdeen City and Shire
Strategic Development Plan does not identify Westhill as a Strategic Growth Area (SGA), and therefore not an area
expected to contribute to strategic growth, however the current objectives of the approved SDP and adopted LDP
include objectives regarding economic growth and diversification. The approved SDP makes specific reference to
stimulating the wider economic growth where a need can be identified, and Policy 1 of the SDP requires that the
locational requirements of different business sectors should be met.

812  Option 2 — Limited Growth

This option would consider limited employment land development specifically to support the ‘sub-sea cluster’ at
Westhill. The option would also consider other measures that could be taken to support this international success.
The main aim of this option would be to maintain Westhill’s function as a successful employment centre.

813 Option 3 — No Growth

Given the current and emerging planning policy context an option is to disregard concerns regarding the relocation
of the sub-sea sector away from Westhill, on the basis that sufficient land has already been allocated, or could be
made available through the development of previously developed sites to accommodate the expansion of the subsea
cluster. This could potentially be achieved through the rationalisation and reconfiguration of existing industrial
estates within Westhill to maximise their development capacity, rather than seeking to allocate new land for
employment related development.
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Further Studies

This update of the Westhill Development Capacity Study has identified the optimal pattern of development within
Westhill over the next 20 to 25 years. However, it has not been possible within the bounds of this study to consider
detailed site specific or design related issues, nor has it been feasible to develop detailed options for the
reconfiguration of land within the existing settlement boundary of Westhill. All of these factors should be
considered in detail to maximise the sustainability of future development. Therefore, it is recommended that a

series of further studies be undertaken:

Transport Infrastructure Feasibility Study: The potential road infrastructure improvements
identified in Figure 11.1 should be subject to detailed examination through an engineering based
feasibility study. The study should also consider the possible benefits and implications of relocating
the Kingswells Park & Ride facility to Westhill. This study should seek to incorporate the models of
traffic flows around Westhill which are presently in an advanced state of preparation by Aberdeenshire
Council Transportation Services.

Greenbelt Review: In the context of the forthcoming construction of the AWPR it is recommended
that Aberdeenshire Council re-examine the current policy of providing a ‘belt’ of Greenbelt between
settlements and the AWPR route, on the basis that maintaining this position could significantly
constrain the economic opportunities which would otherwise be delivered to Aberdeenshire by the
AWPR. It should also be noted that the construction of the AWPR is likely to alter the character of
existing rural landscapes. and the AWPR route itself may act as a buffer between settlements.
Therefore, it is recommended that an independent review of Greenbelt land in close proximity to the
AWPR route be undertaken, most particularly land east of Westhill, in order to assess whether any of
this land should be released in the short, medium or long term.

Community Asset Review: It is recommended that a detailed study of existing community assets
within Westhill be undertaken. to identify existing and potential future gaps in the provision of public
services and community facilities in Westhill. The findings from this study suggest that western areas
of Westhill have a relative deficit of community facilities and services, and this issue should be probed
further within a detailed review of community assets. Given that many of the existing community
assets in Westhill are owned and operated by Aberdeenshire Council this review may be relatively
straightforward to be undertaken.

Town Centre Urban Design Strategy: It is recommended that an urban design strategy for Westhill
Town Centre (as defined in the 2012 LDP) is undertaken, to identify options for improving
connectivity between the Town Centre and other areas of Westhill, and to explore the feasibility of
reconfiguring spaces within the Town Centre, notably the Westhill Shopping Centre car park. The
overarching objective of this design led strategy should be to improve the vibrancy of the Town
Centre.

Westhill Strategic Masterplan: It is recommended that a ‘strategic masterplan’ of Westhill (to
include the existing settlement and the areas deemed to be ‘most suitable’ and ‘suitable” within this
study) be undertaken. The focus of this study should consider the longer term vision of Greenfield
sites, brownfield sites/opportunities, town centre issues, community/recreation facilities, effective and
efficient travel options and strategies for ensuring compatibility between different land uses.
Consideration should be given to identifying specific sites and routes for the provision of new or
upgraded community facilities, public services, public open space and publicly funded infrastructure,
and the strategic masterplan should consider the spatial relationship between all of these assets. This
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strategic masterplan could usefully be informed by the Transport Infrastructure Feasibility Study,
Greenbelt Review, Community Asset Review and the Town Centre Urban Design Strategy work
streams which are also recommended to be undertaken.

e Preparation of Site Specific Masterplans: In line with the guidance contained within Planning
Advice: Number 7 /2012, developers intending to submit planning applications to Aberdeenshire
Council for proposals which would constitute ‘major development’ are required to produce site
masterplans. It is strongly recommended that proposals for ‘major’ development on any of the
potential development areas identified within this updated capacity study should fully consider all of
the site specific issues, constraints and opportunities which this study has identified. Proposals for
development on the periphery of Westhill — in particular on sites that are bounded by the approach
roads to the town (i.e. the A944, Old Skene Road, Westhill Drive, the B9119 and the B979) - should
consider how appropriate gateway features could be incorporated into the development.

¢ Rationalisation studies of existing industrial estates within Westhill: To undertake feasibility
studies to examine the opportunities to maximise the development capacity of the existing industrial
estates within Westhill, and consider the physical and spatial requirements of potential inward
investors and sectors.

s  Summary & Conclusion

This update to the Westhill Capacity Study (2008) has considered the capacity for future growth of the town over a
period of 20-25 years. This differs from the target of achieving 50% growth in housing stock which underpinned
the initial 2008 Study:; therefore the findings and recommendations arising from this updated study differ
significantly from the conclusions reached by the 2008 study.

Due to the time that has lapsed since the initial capacity study, and the increasing pressure from businesses and
developers regarding Westhill, this updated capacity study has been undertaken to understand the future growth
potential of the settlement. The preparation of this updated Capacity Study has been informed by the latest
available statistical and planning data, a workshop comprising AMEC E&I staff and Aberdeenshire Council
officers from the Transportation and Economic Development, and regular correspondence between members of the
Project Delivery client group.

A Draft Baseline report and an Interim Report were prepared in advance of this Final Report to collate relevant data
and to identify the spatial objectives which would underpin the site assessment stage of the study. The Interim
Report included an analysis of current characteristics and predicted trends in Westhill, together with the
identification of key development constraints and a high level assessment of the key drivers of change, including an
analysis of the policy context for Westhill. The Interim Report also identified key issues which are likely to affect
the future development of Westhill and outlined a vision and set of strategic objectives to underpin Westhill’s
future development. In addition the Interim Report detailed three potential growth trajectories for Westhill, and
following instructions from Aberdeenshire Council officers it was decided to progress a ‘maximised growth option’
within the final (site assessment) stage of the study.
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capacity study. The AWPR currently has a three year build programme scheduled for 2015-2018. A further
assumption is that the vast majority of potential development in Westhill over the next 25 years will be funded by
the private sector, although limited public sector funding may become available for infrastructure interventions.

The areas assessed for potential development within this study differ from the areas assessed in the 2008 study.
However, the overall study area used within both studies is identical. In terms of geographic limitations this area
extends as far east as the administrative boundary with Aberdeen City, south also as far as the administrative
boundary. west as far as Kirkton of Skene and north to include Berryhill and Souterhill.

Two broad magnitudes of geographical, technical and infrastructure constraints have been identified:

¢ Absolute Constraints - issues which cannot be overcome due to cost or technical reasons within the
20 to 25 year period of this study and therefore require no further consideration; and:

¢ Relative Constraints — issues which present difficulties but which could be tolerated or resolved
within reasonable limits of cost and timescales. There is therefore merit in considering options to
resolve these constraints within this study.

Specific constraints identified within this study include topography, the town’s rural setting, current greenbelt
boundaries and the Aberdeen City Boundary. Of key importance is that these vary between absolute and relative
constraint. For example, in terms of topography, while there is a need to avoid development spilling over ridgelines
into valleys separate from Westhill, the whole of the north of Westhill is not necessarily absolutely constrained as
there are potentially less steep slopes which may have some development capacity. Similarly, with regard to green
belt, the form and function of the green belt may have changed over time, most recently as a result of the approved
AWPR, to the extent that a future green belt review could potentially identify some development capacity within
current Greenbelt areas. In addition, recent examples of transboundary developments along the boundary between
Aberdeenshire and Aberdeen City demonstrate that this administrative boundary should only be considered as a
relative constraint to development, subject to appropriate collaboration and partnership working between the Shire
and the City.

To unlock potential development areas significant investment in the transport infrastructure would inevitably be
required. However, the potential infrastructure enhancements identified in this study focus upon improving existing
linkages rather than constructing substantially new infrastructure and roads, as this may simply result in capacity
issues further along the existing road network. The funding of such improvements would be sought through
developer contributions based on infrastructure requirements that are fairly and reasonably related to development,
and as such the phasing of new development and land releases around Westhill are of key importance.

Key issues emanating from this updated Westhill Capacity Study can be considered by policy-makers through the
emerging Aberdeen Local Development Plan 2016, as well as through other development planning activities. Such
key issues include the identified six Strategic Objectives, including the desire to maintain the character of Kirkton
of Skene by resisting development (and ultimately coalescence) between Kirkton of Skene and Westhill. Other
objectives which have been identified within this study include the need to enhance Westhill’s spatial structure and
the need to address existing pressures on the transport network through the provision of upgraded road
infrastructure.
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