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INTRODUCTION

INTRODUCTION

Colliers International have been instructed by our Client, Mactaggart and Mickel
Homes, to lodge responses to the proposed Aberdeen Local Development Plan
2015.

This document sets out those responses in respect of land to the south of
Bucksburn Primary School, south of Inverurie Road (A96), Bucksburn. Our Clients
land interests in Bucksburn relates to land previously supported, and included in
the last proposed Local Development Plan. Malcolm Hay Trustees, the site
owners, have long promoted the sites merits as is documented in the appendices
included here. The site was, within the last pLDP, promoted for residential
development of circa 80 units, capable of being developed on a site which can be
integrated, well designed, landscaped and deliverable in a short/medium timescale.
The Reporter at the last Local Development Plan Examination concluded that there
were no overriding reasons to remove the site from the green belt and the green
space network. It is argued that the Reporters findings in relation to the site were
weak and that in order to allow the settlement to expand to meet local needs, and
in the interest of providing a robust green belt edge in line with the provisions of
SPP, this site should be removed from the green belt, the green space network,
and be allocated for in the emerging LDP for residential development.

This document contains individual representation forms relating to issues of:
¢ Greenfield Development/Policy LR1 — Land Release Policy
+ Masterplan Zones/Directions of Growth
¢ Policy D1 — Quality Placemaking by Design
¢ Policy D2 — Landscape
¢ Policy NE1- Green Space Networks
¢ Policy NE2 — Green Belt
¢ Policy H1 — Residential Areas

It is supported by a range of documents associated with previous rounds of Local
Development Plan consultation.  Full cognisance should be taken of these
documents when considering the individual representations.
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ABERDEEN

CITY COUNCIL

Proposed Aberdeen Local Development Plan 2015
Representation Form

Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.

The consultation period runs between Friday 20" March and Monday 1% June 2015. Please
ensure all representations are with us by 5pm on Monday 1% June.

Name

Mr Mrs Miss Ms

Organisation

Colliers International
On behalf of .
(frelevany) |Mactaggart and Mickel Homes

Address 1c Exchange Crescent, 1 Conference Sq, Edinburgh

Postcode E H 38 U L

Telephone

S

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

What document are you | Proposed Plan 7

commenting on?

Proposed Supplementary Guidance

Proposed Action Programme

Strategic Environmental Assessment Environmental Report

Policy/Site/lssue Paragraph(s)

Greenfield Development (page
9)/land formally known as OP27
Bucksburn/Policy LR1-Land Release




What would you like to say about the issue?

Our Clients interests lie to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at
Bucksburn. Please refer to the appended information and other consultation responses when considering out
comments as set out below.

In meeting the spatial strategy the pLDP calls for “New development, whether in brownfield or greenfield locations, will
have to be of the best standard...” (Paragraph 2.5) There is nothing in the plan to suggest that small-scale land release
on greenfield sites cannot take place, but that proposals must be of the highest quality. The plan has placed significant
focus on greenfield land release and it is acknowledged that in many areas this is a necessity. The abilty of greenfield
sites to meet development plan needs is often viewed in the context of large-scale long-term land release. It is held that
the abilty of small-scale greenfield sites to be released and built-out in a timeous manner should also be explicitly
acknowledged in the emerging Plan.

In that vein, paragraph 51 of Scottish Planning Policy (SPP) states that "Local development plans should show the
detailed boundary of any green belt, giving consideration to: (inter alia)

+ the need for development in smaller settlements within the green belt, where appropriate

leaving room for expansion;

« establishing clearly identifiable visual boundary markers based on landscape features such . Hedges and field
enclosures will rarely providea sufficiently robust boundary "

In that vein it is considered that the pLDP has not drawn the green belt around Bucksburn correctly, drawing it tight to
arbitrary boundaries and leaving no rcom for expansion. It is considerd that the Council should recognise in the plan
the entittiement for smaller settlements to expand to meet local requirements, utilising sites which are of a scale, nature
and proximity to local services and facilities which are viable and deliverable in the short/medium term. Our Clients
land at Bucksburn is such a site which is ripe for development - potentially in tandem with the adjacent site - and
represents a logical and viable expansion to the urban form in this settlement.

The pLDPfurther notes that to meet the SDP requirements 17,000 homes have been earmarked on greenfield sites to
the pericd up to 2026. Many of these are mixed use and are carried over from the 2012 Local Development Plan. For
the Dyce/Bucksburn/Woodside area, there is a noted existing housing allowance of 3,300 up to 2026. This remains a
significant figure of sites to be delivered before 2026. The greenfield allocations will be assessed against the relevant
policy, Policy LR1 — Land Release Policy which states that two phases of land release on greenfield sites will take
place: Phase 1 2017-2026 and Phase 2 2027-2035.

It is noted however that Phase 1 releases will be ‘approved in principle' only. Consequently, it is concluded that there is
real possiblity that some of the larger scale sites programmed for delivery in Phase 1 will fail to meet the timescales
envisaged as it is probable that significant detailed design and survey work will be required. In recognising that there
are existing allocations being carried over from the existing LPD, the Council should ensure where deliverability issues
arise, smaller settlements have been provided with the room to expand in a limited, logical fashion to plug any gaps in
housing provision which may arise. Furthermore it is considered that complete reliance on large-scale releases may be
to the detriment of smaller communities outwith or indeed adjacent to such large releases. Policy LR1 as written allows
for smaller-scale proposals on land "in close proximity to an allocation" to be refused; this approach is unsupported.

It is considered that the reliance on existing allocated sites being carried out from the 2012 adopted Local Development
Plan is somewhat flawed, in that there are situations where some/fpart of these historic allocations are large-scale and
there remains a significant level of detailed work and consents to be put in place before deliverability on the ground will
occur. The Council are reminded that paragraph 123 of SPP states that “A site is only considered where it can be
demonstrated that within 5 years it will be free of constraint and can be developed for housing.” Comments refer to
PAN 2/2010: Affordable Housing and Housing Land Audits and the seven criteria listed. It is confirmed that our Clients
site at Bucksburn is considered to be fully effective in terms of both the SPP and PAN. The policy does not explicitly
state support for the necessity of smaller-scale land releases to occur in locations which are capable of ‘plugging in’ to
local services and facilities. These are crucial to the area meeting its housing supply targets and demands, however it
has failed to be absorbed into policy within this emerging plan.

It is noted that the Council have not suggested to include a draw-down mechanism to meet any shortfall which may
occur in phase 1 of the land release schedule as proposed. In the absence of such, it is strongly urged that provisions
are required to be made within the Policy LR1 regarding the role smaller-scale sites have to play in meeting overall
housing targets.




What change would you like to see made?

- the text and policy relating to greenfield and land release requires to address and reflect that smaller sites which can
be released and delivered, free from constraint and taking cognisance of other plan policies have a role to play in
meeting the areas housing land requirements and promoting mixed communities.




Please return the completed form by:

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

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

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

Data Protection Statement

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

CITY COUNCIL

Proposed Aberdeen Local Development Plan 2015
Representation Form

Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.

The consultation period runs between Friday 20" March and Monday 1% June 2015. Please
ensure all representations are with us by 5pm on Monday 1% June.

Name Mr Mrs Miss Ms

Organisation

Colliers International
On behalf of .
(frelevany) |Mactaggart and Mickel Homes

Address 1¢ Exchange Crescent, 1 Conference Square, Edinburgh

Postcode E H 38 U L

Telephone

e I

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

What document are you | Proposed Plan 7

commenting on?

Proposed Supplementary Guidance

Proposed Action Programme v

Strategic Environmental Assessment Environmental Report

Policy/Site/lssue Directions for Growth (pages Paragraph(s)

11-15)/Masterplan Zones (pages
33-34)/City Wide Plan/land formally
known as OP27 Bucksburn




What would you like to say about the issue?

Our Clients interests lie to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at
Bucksburn. The site was a proposed allocation in the previous proposed Local Development Plan (pLDP), included as
OP27. It was promoted at this time for residential development of circa 80 units. A concept plan for the site is included
in the appneded information. Please refer to all of this appended information along with our response to Policy LR1 -
Land Release, NE1-Green Space Networks and NE2-Green Belt when considering out comments set out below.

The pLDP promotes the Strategic Development Plans vision for four growth areas as the focus for development over
the pericd up to 2035 noting however: “Development on brownfield sites is strongly encouraged. Significant allowances
are also made for development on greenfield sites.” (Paragraph 1.9) The pLDP states that “substantial land allocations
have been made in the Dyce/Bucksburn AS6 corridor close to Aberdeen Airport, which is one of the gateways to the
Energetica corridor’ (Paragraph 2.21). While the direction of growth is not in itself disputed, it is considered that an
overreliance on these larger-scale sites to deliver may result in a lack of housing being readily available to meeting
demand in shorter time periocds. There is a real danger that the plan focus on masterplan zones may be to the
detriment of smaller communities lying outwith or adjacent to these zones. This is noted further in our response to LR1.

The emphasis missing from this plan as currently written is deliverability and appropriate, realistic development
timeframes. Large-scale allocations have a role to play in the plan area and such allocations which have been made
throughout the Council area do have a place in the long-term delivery of homes and employment land, however it must
be acknowledged that the funding, supporting infrastructure and overall lead-in timescales for such sites differs greatly
to smaller sites. Smaller sites are more readily capable of plugging-in and integrating with existing services and
facilities and should be an important element in the overall delivery of housing numbers over a plan period.

The pLDP acknowledges that “The proximity of housing and employment land allocations provides the opportunity for
people to live close to places of work.” (Paragraph 2.21) The Council have here acknowledged the importance of
co-location of employment and residential land uses, whether that be deliver in tandem or in response to a defined
need. [t is considered that while larger masterplan zones are capable of delivering both uses, the plan currently does
not go far enough to support small-scale residential land releases which are responding to local needs.

The Council must recognise, and this must be carried through in policy, that smaller sites have a role to play meeting
housing needs and providing homes for a working population in existing settlements. This is in line with SPP which
calls for “a generous supply of land for each housing market area” and “a range of attractive, well-designed, energy
efficient, good quality housing.” (Paragraph 110)

In that vein and turning our attention to our Clients site at Bucksburn, it is noted that the subject site has been omitted
from both the Newhills Expansion and Dyce Drive (zone 3)and Greenferns masterplan (zone 4) areas (as set out in
Figure 1: Masterplan Zones). Indeed it lies nestled between the two masterplan sites. While the site is currently
designated green belt and part of the green space network (discussed separately) it is not considered to play an
important or justified role in either of these designations. The ability of this site to form a logical extension to the
adjacent residential areas of Bucksburn which links between the two masterplan Zones should be recognised and its
status reivewed without delay. The masterplan areas as currently shown cannot be taken forward in isclation from the
smaller settlements they border. As such and in the interest of creating a more logical and robust greenbelt boundary
in this area of Aberdeen, cognisance should be given at this stage regarding the knock-on effects the masterplan
development Zones will have in areas outwith or which they border, and how their development will impact on the
greater Aberdeen area and countryside. In the context of the Bucksburn site, this would mean the creation of a logical
green belt boundary around and through both masterplan Zone 3 and 4, thus pulling the green belt boundary south of
Bucksburn and allowing smaller in-fill residential development to take place in a logical fashion, which properly
rounds-cff the settlement. This approach would allow our Clients site available as a viable development opportuntiy in
close proximity to services, facilities and capable of being absorbed into the town boundary. The resultant green belt
boundary would be stronger than that currently in place and through linking the boundary with the green space network
beyond and wtihin Zones 3 and 4, would meet other policy aspirations.

It is noted from the accompanying Action Programme that there remains, in some respects, significant work to be
carried out in respect of the delivery of some of the masterplan zones. Timescales for the commencment of on-site
build begin in 2017 and the Council are urged to realistically consider how achievable these aspirations may be and
what procedures and sites are in place should a shortfall in housing numbers occur.

It is requested that the Council review the ability of the masterplan Zones to create strong landscapes within which
smaller developments in local communities can take place, such as is argued to be the case in Bucksburn. The pLDP
does not provide a level of information to set out how these zones are to integrate with adjacent existing settlements
and what their development mean for the context and setting of smaller sites.




What change would you like to see made?

- review of how the masterplan zones (particulary zones 3 and 4) affect the area of Bucksburn highlighted and a review
of the green belt and green space network to assist in linking these zones without detrimentally affecting the small area
of Bucksburn which has been omitted from either zone.

- formation of a robust, defined green belt boundary linking masterplan zones 3 and 4, which allow for small-scale
development/infill to take place on our Clients site at Bucksburn

- inclusion of reference to how shortfalls from the masterplan zone developments are to be dealt with as the plan
progresses




Please return the completed form by:

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

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

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

Data Protection Statement

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




-
)

ABERDEEN

CITY COUNCIL

Proposed Aberdeen Local Development Plan 2015
Representation Form

Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.

The consultation period runs between Friday 20" March and Monday 1% June 2015. Please
ensure all representations are with us by 5pm on Monday 1% June.

Name Mr Mrs Miss Ms

Organisation

Colliers International
On behalf of .
(frelevany) |Mactaggart and Mickel Homes

Address 1¢ Exchange Crescent, 1 Conference Square, Edinburgh

Postcode E H 38 U L

Telephone

- I

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

What document are you | Proposed Plan 7

commenting on?

Proposed Supplementary Guidance

Proposed Action Programme

Strategic Environmental Assessment Environmental Report

Policy/Site/lssue Policy D1-Quality Placemaking by Paragraph(s)

Design/land formally known as OP27
at Bucksburn




What would you like to say about the issue?

Our Clients interests lie to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at
Bucksburn. The site was a proposed allocation in the previous proposed Local Development Plan (pLDP), included as
OP27. It was promoted at this time for residential development of circa 80 units. A concept plan for the site is included
in the appneded information. Please refer to all of this appended information along with our responses to Policy
NE1-Green Space Networks and NE2-Green Belt, when considering out comments set out below.

Policy D1 is largely supported however it is held that there are significant overlaps between this and other key policies
in the successful creation of quality places and spaces. As such we would welcome acknowledgment of such policies
—such as Policy D2-Landscape —in the preceding policy text.

Policy D1 sets out the criteria against which any proposals will be assessed, including the six key qualities of
successful places, which echoes national policy and is therefore supported. Any development which may come
forward on the above site would carefully address each of these criteria. Specifically, as as appended to this
document, a concept plan for the subject site illustrates its clear relationship to the adjacent built form. Access and
connectivity could be promoted via Howes Road and the A96; and via pedestrian/cycle links to the south - both east
and west. Additionally, landscape works would assist in creating a robust green belt boundary and a setting for a
logical residential development which is:

-distinctive;

-welcoming;

-safe and pleasant;

-easy to move around in;

-adaptable; and

-resource efficient.

Paragraph 3.4 of the Plan as written encourages “an engaging, design-led approach to secure quality placemaking
through the appropriate use of pre-application discussion” and this is welcomed. The same paragraph also makes
reference to the Aberdeen City and Shire Design Review Panel and while it is acknowledged that this can be a useful
tool in striving for design and placemaking quality, we would welcome further information as to how sites are selected
for this process and what weighting the Panel’s findings have at the application determination stage.




What change would you like to see made?

- acknowledgment of the overlap with other related policies
- further information within the asscicated policy text or associated supplementary guidance regarding the design review
panel




Please return the completed form by:

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

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

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

Data Protection Statement

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

CITY COUNCIL

Proposed Aberdeen Local Development Plan 2015
Representation Form

Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.

The consultation period runs between Friday 20" March and Monday 1% June 2015. Please
ensure all representations are with us by 5pm on Monday 1% June.

Name Mr Mrs Miss Ms

Organisation

Colliers International
On behalf of .
(frelevany) |Mactaggart and Mickel Homes

Address 1c Exchange Cresecent, 1 Conference Square, Edinburgh

Postcode E H 38 U L

Telephone

a—

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

What document are you | Proposed Plan 7

commenting on?

Proposed Supplementary Guidance

Proposed Action Programme

Strategic Environmental Assessment Environmental Report

Policy/Siteflssue Policy D2 - Landscape/Site formally Paragraph(s)

known as QP27 at Bucksburn




What would you like to say about the issue?

Our Clients interests lie to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at
Bucksburn. The site was a proposed allocation in the previous proposed Local Development Plan (pLDP), included as
OP27. It was promoted at this time for residential development of circa 80 units. A concept plan for the site is included
in the appneded information. Please refer to all of this appended information along with our responses to Policy
D1-Quality Placemaking by Design, Policy NE1-Green Space Networks and NE2-Green Belt, when considering out
comments set out below.

Following on from our response to Policy D1in meeting and delivering through sensitive layout and design the six key
qualities of a successful place, Policy D2 — Landscape is a key consideration in the successful delivery of any site,
providing a setting for development, a sense of welcome and important delineations between public and private
spaces. In specific relation to our Clients land interests at Bucksburn,where the site is currently allocated (and
continued to be proposed as) both green belt and green space networks, a strong landscape framework to integrate
and provide a fitting context for development in this location could be employed. The positive impacts of a robust
landscape framework are numerous, including the provision of a stronger more robust green belt boundary, and the
ability to enhance green networks and their features thus assisting the creation of successful welcoming places.

Indeed it is strongly considered the case that the employment of a robust, sensitive and strong landscape framework
cah overcome a substantial level of any concerns which the local authority or statutory consultee may have in the
allocation of this site for residential development. Indeed Policy D2 calls for development to “create new landscapes
where none exist and where there are few existing features.” We welcome this inclusion in the Policy however
conclude that it requires to be further emphasised in the Policy as a means by which other aspirations and policy
provisions of the wider plan can be met, for example in relation to green space networks




What change would you like to see made?

- request that the policy text is expanded/amended to provide greater emphasis on the abilty of a robust landscape
framework to address policy considerations and significantly assist in meeting the provisions of Policy D1.




Please return the completed form by:

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

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

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

Data Protection Statement

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

CITY COUNCIL

Proposed Aberdeen Local Development Plan 2015
Representation Form

Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.

The consultation period runs between Friday 20" March and Monday 1% June 2015. Please
ensure all representations are with us by 5pm on Monday 1% June.

Name Mr Mrs Miss Ms

Organisation

Colliers International
On behalf of .
(frelevany) |Mactaggart and Mickel Homes

Address 1¢ Exchange Crescent, 1 Conference Square, Edinburgh

Postcode E H 38 U L

Telephone

S

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

What document are you | Proposed Plan 7

commenting on?

Proposed Supplementary Guidance

Proposed Action Programme

Strategic Environmental Assessment Environmental Report

Policy/Siteflssue Policy NE1 Green Spae Network/site Paragraph(s)

formally known as OP27
Bucksburn/City Wide Plan




What would you like to say about the issue?

Our Clients interests lie to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at
Bucksburn. The site was a proposed allocation in the previous proposed Local Development Plan (pLDP), included as
OP27. It was promoted at this time for residential development of circa 80 units. A concept plan for the site is included
in the appended information. Please refer to all of this appended information along with our response to Policy
NE2-Green Belt when considering out comments set out below.

Land to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at Bucksburn is
designated as greenbelt (NE2) and part of the green space network {(NE1) in the adopted LDP. It remains proposed as
such in this pLDP.

The function of a green space network is to connect natural green spaces, habitats and communities. Under Policy
NE1 — Green Space Network the Council aim to “protect, promote and enhance the wildlife, access, recreation,
ecosystem services and landscape value of the Green Space Network” and “Proposals for development that are likely
to destroy or ercde the character and/for function of the Green Space Network will not be permitted.” It is held that
development of the Bucksburn site would not destroy or erode the character and function of the Network . Strong links
can be provided within a development area thereby creating and enhancing wildlife corridors and extending the overall
network. In addition, ensuring a residential population exists to utilise the network via connected paths and routes is
held to be a key consideration in meeting the aims of Policy NE1.

It is noted that in earlier representations to support the sites development a sketch layout was included, illustrating how
the site could be accessed and external links developed. It is held that the Reporters findings at the last Examination
that the site should remain designated as green belt and part of the green space network were flawed. This site is
wholly capable of delivering a robust greenbelt boundary more in line with SPP whilst also providing through-links and
access to the wider green space network in and around the plan area. As such the green space network designation on
this site should be removed and the site designated under Policy H1-Residential Areas.

The Reporters previously placed significant emphasis on the site’s function as part of the green space network and
cited this as a reason for it being removed from the then proposed plan. In omitting the subject site from the pLDP the
Council have relied upon the previous Reporters findings regarding the site’s contribution to the green space network.
However, given the location of the site and its ability to form a logical extension to the urban form in the wider area, it is
held that the site does not constitute such a strong component in the wider, extensive, green space network which
warrants a ban on any development taking place. It is concluded that development of this site would constitute viable
development which can be successfully and sensitively designed to strengthen the character and function of the wider
green space network Taken in tandem with comments relating to the identified masterplan zones (part of a separate
response) it is held that the site can be successfully developed for residential purposes while meeting the terms of
Policy NE1. Indeed, the policy allows for mitigation to offset any potentially negative impacts which development might
have on the network.

Ultimately it is considered that this policy does not prohibit development of this site at Bucksburn, but promotes
mitigation, design excellence and integration with other aspects of the network in any plans/layouts coming forward.

It is held that the Council have failed to provide real scope within this policy to allow for development to take place in
tandem with enhancements to the green space network. There is an acknowledgement that a key aim is to enhance
the network, however a further sentence requires to be added to this policy to acknowledge that development
opportunities may present themselves in or adjacent to designated green space network areas whereby network
enhancements can be provided and in such instances the Council may - taking cognisance of all other determining
issues — be minded to support such an application. The policy and use of the designation has to date implied the
designation as a constraint cn development taking place however this stance should not be taken forward in the
emerging plan policy. It is held that wording to the following effect should also be added to the policy: “development
proposals coming forward on designated green space network sites may be appropriate where such development can
be shown to enhance the network and connections therein.”




What change would you like to see made?

- It is held that wording to the following effect should alsc be added to the policy: “development proposals coming
forward on designated green space network sites may be appropriate where such development can be shown to
enhance the network and connections therein.”

- removal of the green space network designation at our Clients site at Bucksburn, to allow for a sensitive residential

development to take place and green networks to be created and enhanced via a well-designed and appropriate
landscape framework




Please return the completed form by:

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

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

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

Data Protection Statement

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

CITY COUNCIL

Proposed Aberdeen Local Development Plan 2015
Representation Form

Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate
form for each issue you wish to raise.

The consultation period runs between Friday 20" March and Monday 1% June 2015. Please
ensure all representations are with us by 5pm on Monday 1% June.

Name Mr Mrs Miss Ms

Organisation

Colliers International
On behalf of .
(frelevany) |Mactaggart and Mickel Homes

Address 1¢ Exchange Crescent, 1 Conference Square, Edinburgh

Postcode E H 38 U L

Telephone

.

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

What document are you | Proposed Plan 7

commenting on?

Proposed Supplementary Guidance

Proposed Action Programme

Strategic Environmental Assessment Environmental Report

Policy/Site/lssue Policy NE2 - Green Belt/Green Paragraph(s)

Belt/Land formally known as OP27 at
Bucksburn/City Wide Map




What would you like to say about the issue?

Our Clients interests lie to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at
Bucksburn. The site was a proposed allocation in the previous proposed Local Development Plan (pLDP), included as
OP27. It was promoted at this time for residential development of circa 80 units. A concept plan for the site is included
in the appneded information. Please refer to all of this appended information along with our response to Policy
NE1-Green Space Networks when considering out comments set out below.

Land to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at Bucksburn is
designated green belt within the adopted Local Development Plan, and are proposed as such within this pLDP.

The pLDP states that “safeguarding the green belt helps to avoid coalescence of settlements and sprawling
development on the edge of the city, maintaining Aberdeen’s landscape setting and providing access to open space.
The green belt directs planned growth to the mest appropriate locations and supports regeneration” (Paragraph 3.99).
The Council are reminded that Scottish Planning Policy (SPP) states “For most settlements, a green belt is not
necessary as other policies can provide an appropriate basis for directing development to the right locations.”
(Paragraph 49) It also states that “The spatial form of the green belt should be appropriate to the location... Local
development plans should show the detailed boundary of any green belt, giving consideration to: (inter alia) the need
for development in smaller settlements with the green belt, where appropriate leaving room for expansion; establishing
clearly identifiable visual boundary markers based on landscape features such as rivers, tree belts, railways or main
roads.”(Paragraph 51)

The draft green belt policy, Policy NE2, advises against any development in the green belt outwith the scope of those
narrow uses listed therein. It is considered that while the Policy partially reflects SPP, the current wording of Policy NE2
does not reflect other aspects of SPP including the requirement for the planning system to be “flexible enough to
accommodate changing circumstances and allow the realisation of new opportunities.”(Paragraph 93)

It is considered that the green belt policy of the pLDP does not contain sufficient flexibility to respond to changing
circumstances and as currently set out this stringent wording is acting as a barrier to development in local plan areas
where green belt designations are no longer appropriate and are failing to be flexible when a review of those
boundaries in the context of development pressure takes place.

In relation to our Clients site at Bucksburn the designation of green belt in this precise location is not found to be in
accordance with the overall thrust of SPP in relation to appropriateness, expansion of the settlement or indeed
boundary markers. It should therefore be redrawn to reflect a clearly identifiable visual boundary marker based on the
existing southern boundary of the site, the minor road which currently separates the site from adjacent the golf course.
Indeed, development in this location in tandem with a strong landscape framework would provide a robust defensible
boundary to the built development thereby also delineating a physical green belt boundary line for the wider area.

The site was included in the proposed Aberdeen Local Development Plan 2010 as OP27 which had the support of
Council officers and members. It was allocated for 80 units. The Reporter at Examination removed the site from the
plan, noting that in erder to accommodate new housing on the site movement of the greenbelt boundary would be
necessary. This remains the case and it is our view that this can be carried out within the provisions of SPP. This new
western boundary of the green belt previously set out did not, in the Reporters view, “fulfil the requirements set out in
Scottish Planning Policy (SPP) for a sufficiently robust or defensible boundary.” This, it is argued, is a design and
landscape issue which can be addressed through a detailed design process. There was, the Reporter considered, “no
evidence before me to justify development on this additional land.” The Reporter concluded “... for consistency and to
improve the connectivity of the area of green space network to the east of the site with the rest of the green space
corridor, | find that the site should be included in the green space network ” It is strongly refuted that the Reporters
findings — although binding — were in fact correct.

The site adjoins designated areas of residential development to the north and east and there exists a clear necessity
for a more resilient green belt boundary to be located in this area than is currently the case. In its current form, the
urban form is disjointed and the green belt as set out tightly drawn to arbitrary boundaries allows for no ‘rounding-off’ of
development to take place. There is a design response which can be brought about to physically provide for a robust
greenbelt boundary to the south, thus allowing the clearly suitable and viable development location to be utilised for
local housing provision. The redrawing of the boundary around the subject site would provide important linkages to key
facilities in the settlement, namely residential to recreation and the wider green network. A logical redraw stemming
from the tree line south of Newton Croft Boarding (kennels, to the west of the subject site), southwards then turning to
follow the minor road which separates the subject site and golf course until eventually meeting the caravan park, would
provide shelter, enhance biodiversity in the wider area and release local land for local housing in a short-medium term.




What change would you like to see made?

- more flexibility in the policy to better-reflect the thrust of SPP.
- the greenbelt boundary as depicted on the proposed City Wide Map reviewed to exclude our Clients site at Bucksburn
and create a stronger boundary between the built form and the green belt beyond.




Please return the completed form by:

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

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

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

Data Protection Statement

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




-
)

ABERDEEN

CITY COUNCIL

Proposed Aberdeen Local Development Plan 2015
Representation Form

Please use this form to make comments on the Proposed Aberdeen Local Development Plan,
ensuring that your comments relate to a specific issue, site or policy in either the Proposed Plan,
Proposed Supplementary Guidance, Proposed Action Programme or Strategic Environmental
Assessment Environmental Report. Please include the relevant paragraph(s) and use a separate

form for each issue you wish to raise.

The consultation period runs between Friday 20" March and Monday 1% June 2015. Please
ensure all representations are with us by 5pm on Monday 1% June.

Name Mr Mrs Miss Ms

Organisation

Colliers International
On behalf of .
(frelevany) |Mactaggart and Mickel Homes

Address 1¢ Exchange Crescent, 1 Conference Square, Edinburgh

Postcode E H 38 U L

E-mail

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

What document are you | Proposed Plan 7

commenting on?

Proposed Supplementary Guidance

Proposed Action Programme

Strategic Environmental Assessment Environmental Report

Policy/Siteflssue Policy H1-Residential Areas/land Paragraph(s)

formally known as OP27 Bucksburn




What would you like to say about the issue?

Our Clients interests lie to the south of the former Bucksburn Primary School, south of the Inverurie Road (A96) at
Bucksburn. The site was a proposed allocation in the previous proposed Local Development Plan (pLDP), included as
OP27. It was promoted at this time for residential development of circa 80 units. A concept plan for the site is included
in the appneded information. Please refer to all of this appended information along with our response to Policy
D1-Quality Placemaking, NE1-Green Space Networks and NE2-Green Belt when considering out comments set out
below.

Whilst the policy as currently set out is largely acceptable, the Council should set out clarifications regarding the
character area descriptions — if any exist — and what specific radius applies to ‘surrounding areas’. This would assist in
meeting related design excellence standards and creating successful places in line with national policy.

It is considered that should the Council be minded to include our Clients land at Bucksburn as land suited to residential
development, any development in this locations would be in full accordance with the provisions of Policy H1 in that
development:

«Would not constitute over development

«<Would not have an unacceptable impact on the character and amenity of the surrounding areas

«oWould not result in the loss of valuable open space

«<oWould comply with SG




What change would you like to see made?

- the Council should set out clarifications regarding the character area descriptions — if any exist — and what specific
radius applies to ‘surrounding areas’.
- the inclusion of our Clients land at Bucksburn as identfied in the supporting information




Please return the completed form by:

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

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

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

Data Protection Statement

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

Proposal for a site to be included in the Main Issues Report

Please use this form to provide details of the site that you wish to have included in the Main Issues
Report for consideration as an allocation in the Aberdeen Local Development Plan.

One of the purposes of this form is to inform a public debate on the merits of the different sites being
proposed. All information submitied will therefore be made available to the public to promote a
transparent and open process.

Please feel free to provide any further information you feel appropriate to support your submission.
The City Council has produced a Sustainability Checklist which provides guidance on the issues
which will be used to help us judge the merits of competing development options. This can be found
on www.aberdeencity.gov.uk/planning

Please ensure your proposal is with us by 16 March 2009

Data Protection Act 1998

How Aberdeen City Council {ACC) uses the information/data collected: The information collected in
this form recorded on computer and stored securely for the purpose of processing the information.
ACC will process this information fairly and lawfully and in accordance with the principles of the Data
Protection Act 1898. For the purposes of processing this information Aberdeen City Council is the
Data Controfler.

1. Name of Proposer: | Mr Malcolm Hay | Date: |16th March 2009

Address: | ¢y, Halliday Fraser Munro
8 Victoria Street

Aberdeen

AB10 1XB

2. Name of Landowner: _ |

Address:

The site and your proposal
3. What name would you like the site to be known as ?

Land adjacent to Bucksburn School

Have you any information for the site on the internet ?
If so please provide the web address:

No web-based information available

The site name could be descriptive or an address.

¢ Development Optlons Form Page 2
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4. Please provide a map showing the exact boundaries of the site you would like considered.

Map provided:

5. Please provide the National Grid reference of the site (8 numbers). | N 8978 0943 B

6. What is the current use of the site ?

Agricultural/ Grazing

Has there been any previous development on the site ? Yes D No D
if so, whatwas it ?

7. What do you propose using the site for ?

Residential.

8. If you are proposing housing on the site please provide details of what you think would be
appropriate, both in terms of the number of dwellings, and their forms (Flats, Detached Houses,
Terraces efc.

We suggest that the site can accommodate approximately 50 units with a mix suitable for the context of the site and
the local area.

9. It is likely that there will be a requirement for 25% of the housing within the development to be

affordable. If applicable, are you considering more or less than this figure ?
Affordable housing will be considered in more

26% 7] woe [ Less [] distan appicaionstagesreqiiement
10. If you are proposing business uses piease provide details of what you would market the land for ?
Business and offices (Use Class 4) D
General industrial land {Use Class 5) D
Storage and distribution (Use Class 6) [ |
Do you have a specific occupier in mind for the site ?

Yes D No D

Please make sure the area of 1and proposed for business use is shown on the site plan.

# Development Options Form Page3 @
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11. If you are proposing uses other than housing or business please provide as much detail as

pqssibie on what you propose. Examples couid include retailing, tourism, renewable energy, sports,
leisure and recreation, institutions and education.

12. Will the proposed deveiopment be phased ? Yes No D

If yes, then please provide details of what is anticipated to be built and when.

This is not a particularly large scale site, however, phasing of development may be appropriate. Phasing will
depend upon future market conditions amongst other factors.

13. Has the local community been given the opportunity to influence/partake in the development
proposal ?

Yes D No D Not yet

If there has been any community engagement please provide details of the way in which it was
carried out and how it has influenced your proposals. If no consuitation has yet taken piace,
please detail how you will do so in future.

It is our client's wishes to listen to the views of the local community and incorporate these where appropriate taking
on board the views in relation to the site. The bid proposal will be further developed following community
engagement exercises.

Sustainable Development and Design

14. Have you applied principles of sustainable siting and design to your site 7

The City Council has produced a Sustainability Checklist which provides guidance on the principles
of sustainable siting and design and other issues which can be found on
www.aberdeencity.gov.uk/planning.

Please provide the following information:

A, Exposure - does the site currently have -
» Little shelter from northerly winds

« Some shelter from northerly winds

KN

» Good shelter to northerly winds

B. Aspect - is the site mainly -

Although the site is north facing we are confident that
a layout can be designed to make best use of solar
gain available at this site. North facing sites seen all
the way along the southern edge of Auchmill Road.

+ North facing
» East or west facing
+ South, south west or south east facing

NN
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C. Slope - do any parts of the site have a gradient greater than 1in 12 7

* Yes D

» If yes, approximately how much (hectares or %) [ |
* No D To be determined.

D. Flooding - are any parts of the site at risk of flooding 7

* Yes D

- If yes, approximately how much (hectares or %) | |

E. Drainage - do any parts of the site currently suffer from poor drainage or waterlogging 7

. Yes D

« |f yes, approximately how much (hectares or %) D
‘No 7]

F. Built and Cuiturai Heritage - would the development of the site lead to the loss or disturbance of
archaeological sites or vernacular or listed buildings 7

« Significant loss or disturbance D
- Some potential loss or disturbance [__}
« No loss or disturbance E/J

G. Natural conservation - would the development of the site lead to the loss or disturbance of
wildlife habitat or species ?

« Significant loss or disturbance D
- Some potential loss or disturbance []
* No loss or disturbance

H. Landscape features - would the development of the site [ead to the loss or disturbance of linear
and group features of woods, tree belts, hedges or stone walls ?1pe site is bounded by a post and wire

. Qi : fence and drystone dyke which is in poor
SKInifeant essor dislurbanse D state of repair. Development of this site

+ Some potential loss or disturbance @ may disturb some of the features but

. where possible they will be retained and
* No loss or disturbance D potentially restored.

l. Landscapse fit - would the development be intrusive into the surrounding landscape 7

« Significant intrusion {__} This site slopes down from the south
-~ towards Auchmili Road in the north and

« Slight intrusion D can be seen from the A96 when

travelling southbound. Notwithstanding
this the site has a backdrop of trees as
well as a residential caravan site.
Development of this site will not be
intrusive in the surrounding landscape as
no development would break the skyline
and it would be set amongst other
buildings and existing development.

» No intrusion

# Development Options Form Page 5 ¢
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J. Relationships fo existing settlements - how well related will the development be to existing
settlements ?

* Unrelated {essentially a new development) D The site Is contiguous with the existing city
. boundary and is directly adjacent to other areas o
* Partially related D development. Bucksburn is an area that has a
. 7 large residential element and this development
* Well related to existing setflement D will fit comfortably with the surrounding land

uses.,

K. Land use mix - will the development confribute to a balance of land uses, or provide the impetus
for attracting new facilities ?

+ No contribution D
+ Some contribution @ To be determined
+ Significant contribution D
L. Accessibility - is the site currently accessible to bus, rail, or major road network ?
« Access more than 800 metres away This_s‘zte .is well located for.regular bus
services in and out of the city along
« Access between 400 and 800 metres away DAachmtEE Road.
» Access within 400 metres

M. Proximity to services and facilities - How close are any of the following ?
400m 400-800m >800m

» Community facilties V] ] (]
+ Local shops [:] D
« Sports facilites D D
* Public transport networks E} D D

« Primary schools /] ] ]

N. Footpath and cycle connections - are there any existing direct footpath and cycle connections to

community and recreation facllities or employment ? The site has a number of existing
. . footpath links to and from the school,
* No available connections as well as to the east of the site linking

D other residential areas. To the
immediate east of the site there is a

« Good range of connections football pitch and small play area with
play equipment.
O. Proximity to employment opportunities - are there any existing employment opportunities

within 1.6 kilometres for people using or living in the development you propose ?
[] There are a number of small businesses and

« Limited range of connections

* None services in Bucksburn such as a bank, police
o |imi 7 |station and local shops. There are also good
Liriz=d public transport links to both Dyce and the

+ Significant D City Centre.

P. Contamination - are there any contamination or waste tipping issues with the site 7
» Significant contamination or tipping present D
» Some potential contamination or tipping present D
« No contamination or fipping present @

& Development Opiions Form Page & @
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Q. Lgnd use co_nﬂict ~ would the development confiict with adjoining land uses or have any air
quality or noise issues ?

« Significant conflict D
» Some potential conflict D
* No conflict E’J

If there are significant conflicts, what mitigation measures are proposed ?

R. Physical infrastructure - does the site have connections to the following utilities ?

5 - This site is immediately adjacent to
Electricity D restdential development and the local

- Gas D school. We are confident that the site

can be connected to utilities existing
» Water and Sewage D within the area.
If you are proposing housing, is there existing school capacity in the area ?
* Secondary capacity E } To be determined
* Primary capacity D

Are there any further physical or service infrastructure issues affecting the site 7

15. No site is going to be perfect and the checklist above will inevitably raise some potential negative
impacts from any development. Where negative impacts are identified, please provide details of their
nature and extent and of any mitigation that may be undertaken. Listed below are examples of further
information that may be included in your submission:

+ Contamination Report

* Flood Risk Assessment

« Drainage Impact Assessment

« Habitat/Biodiversity Assessment
+» Landscape Assessment

« Transport Assessment

N o

« Other as applicable
(e.g. trees, noise, dust, smell,
retail impact assessment etc. please state)

& Development Options Form Page7 &
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16. Does the development proposal give any benefits to the community ?
If so what benefits does the development bring, and how would they likely be delivered ?

The site is currently underused but well located for residential development on the edge of the Greenbelt and
adjacent to existing development. The proposed use of the site would not conflict with any of the existing adjacent
uses and offers the opportunity make contributions to improve services and facilities for the local community. The
site is a suitable size for the locality, contributing to the Finalised Siructure Plan allocation of 21,000 new
Greenfield houses within Aberdeen up to 2030.

A development of this scale has the potential to improve open space directly adjacent to the site. The football
pitch and play equipment adjacent are in need of updating and have obviously been there for some time.
Development at this site could also improve the safety of the users. A layout could be designed to ensure that this
area to the east of the site is well lit with properties facing the play area. Footpaths around the site are likely to
benefit from physical improvements to the surface and improvements to the users safety with increased street
lighting and ‘eyes on the street’. The area surrounding the site is largely residential with Bucksburn Primary School
located immediately adjacent to the north west. Development at this site may also have the potential to contribute
to improvements to facilities at the school.

The site is within easy walking distance of local shops, a bank, pub and hotel. This site is also conveniently
located for local bus services in and out of Aberdeen.

Overall we believe that this site offers an opportunity to contribute to the the scale of growth proposed in the
Finalised Structure Plan. The site is well related to the existing settlement and its development has the potential to
improve the quality of the surrounding area.

Community benefits can include new community facilites (such as local shops, health, education,
leisure and community facilities), affordable housing, green transport links and open spaces.

include elements which you anticipate may be required as developer contributions from the
development. (Please note, specific contributions will have to be negotiated with the City Council on
the basis of the proposal.)

17. If you have prepared a framework or masterplan showing a possible layout for the site, please
include it with this form.

+ Masterplan/Framework attached D

Dr Margaret Bochel

Head of Planning and Infrastructure
Aberdeen City Council

Strategic Leadership

Planning and Infrastructure

St Nicholas House

Broad Street

Aberdeen AB10 1BW

Telephone: 01224 523317
Fax: 01224 636181
E-Mail: pi@aberdeencity.gov.uk

# Development Options Form Page 8 e
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Figure 2 — Sites identified under the Preferred Option
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requirements (employment sites are this plan to be adopted. It also provides a greater choice
discussed later). Because of this, we of living environments for people.

do not think it is reasonable to consider

alternatives which include sites assessed Alternative 1 = ‘Desirable’ sites only with higher

as being ‘undesirable’. Arising from this, programming to meet Structure Plan Requirements

our preferred option and two reasonable

alternatives emerge. 3.18 Alternative 1 would be to identify the 19 ‘desirable

sites only. Because there are less sites in which to spread
the Structure Plan requirement, those that would be
identified would have to deliver the houses within a shorter
time period. This means that there are higher housing
numbers allocated to sites in the first phase. However,
there are doubts as to whether the identified sites could
3.17 Our preferred option is to identify actually deliver the numbers required in time, particularly
all the 23 housing and mixed use sites given the current economic situation.

that are considered to be ‘desirable’

and ‘promising’ in the assessment. This

increases the likelihood that we will meet

the phasing requirements of the Structure

Plan and their delivery. This is essential for

Preferred Option = All ‘Desirable’
and ‘Promising’ Sites with phasing
consistent with Structure Plan
Requirements.

Aberdeen Local Development Plan : Main Issues Report _



Area C Dyce and Buckshurn - Preferred Option

Sites Units/ Size
Housing 2007 - 2016 1/01 Storneywood 500 homes
1/05 Crabstone a0 homes
113 Rowett South 1000 homes
117 Greenferns Landward 750 homes
1/08 Land near Bucksburn School 20 homes
Housing 2017 - 2023 1/05 Craibstone 250 homes
1713 Rowett South 700 homes
117 Greenferrs Landward 250 homes
Housing 2024 - 2030 1/13 Rowett South 240 homes
Employment Land 2007 - 2023 103 Walton Farm 1.5 ha
Strategic Resene Employrment Land 1/05 Craibstorne North 18.5 ha
2024 - 30 114 Rowett MNorth 34.5 ha

s | Motto Seak
[C) CroW M Co pyerig it Adkrig s resened.
e n ity o ureilLics nea o ACD D E3dEd 2005

Legend

%, .= City Boundary

D Cevelprment Options sites

\ Froposed Foue of Sites allocated in the
AWPR Local Plan
\ Proposed Junctions Developrment Options
along AWFR as==ssed as undesirable
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Dyce, Bucksburn and Woodside

2.25 Substantial land allocations have been
made in the Dyce/Bucksburn A96 corridor close
to Aberdeen Airport, which is one of the gateways
to the Energetica corridor. The proposed AWPR
will provide benefits to this area with a junction
proposed at the AS6. In addition, a Park and
Ride site is already proposed in this area along
with a new access road into the Dyce Drive area.
The proximity of housing and employment land
allocations opens up the opportunity for people to
live close to places of work.

Table 6 Development at Dyce, Bucksburn and Woodside

Sites Local Development Plan period Future Growth
2007-2016 2017-2023 2024-2030
OP24 Stoneywood 500 homes - -
OP26 Craibstone North and 1.5 ha employment 18.5 ha
Walton Farm employment
OP27 Land near Bucksburn
o] 80 homes - -
OP28 Rowett North 34.5 ha employment
OP29 Craibstone South 750 homes 250 homes
OP30 Rowett South 1,000 homes 700 homes 240 homes
OP31 Greenferns Landward 750 homes 250 homes 500 homes
OP135 Woodside 300 homes
Housing Total 3,380 homes 1,200 homes 740 homes
Employment Land Total 36 ha 18.5 ha
Notes
- Combined Masterplan required for OP26 and
OP28.

- Combined Masterplan required for OP29,
OP30 and OP31.

- Dyce Drive Planning Brief and Indicative
Masterplan was approved as Supplementary
Guidance in March 2004. It covers a section
of this site and further land to the north.

- Rowett Research Institute Development
Framework was approved as Supplementary
Guidance in November 2008. It covers the
whole site and was based on the continuing
role as a research facility. It has now been
proposed that the site will become vacant
and available for development in 2011,
therefore this document will require to be
reviewed.

Aberdeen Local Development Plan : Proposed Plan
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OTHER ALLOCATED SITES: DYCE AND
Issue (ref and heading): |BUCKSBURN OP15, OP16, OP17, OP20, OP22, 18
OP27

OP15 Bankhead Academy, OP16 BP, Dyce (part) Centre,
Development Plan OP17 Former Carden School, OP20 Hopecroft, OP 22
reference: Mugiemoss Mill, Mugiemoss Road, Bucksburn and OP27 Land
near Bucksburn School

Body or person(s) submitting a representation raising the issue (reference no.):

Mr Alexander G. Shirran of Bucksburn and Newhills Community Council (65), Ms Jessie
Baxter (257), Ms Nicola Abrams of Scottish Environmental Protection Agency (408), Mrs
Betty Smith (587), Mrs Rhonda Reekie of Scottish Green Party (611), Mrs Elizabeth
Manson (616), Mr James Welsh of Halliday Fraser Munro Planning on behalf of Mr.
Malcolm Hay (766), Mrs Catherine Thornhill of Ryden LLP on behalf of Goodmand Real
Estate Adviser (UK) LTD on behalf of ABPP Developments LTD (916), Mr Eddie Sim
(1192), Mr Richard Johnson (1414), Mr Stephen Booth of Aberdeen City Council - Asset
Management (1519).

Provision of the Development Plan to Other smaller sites for residential and mixed
which the issue relates: use development

Summary of the representation(s):

Aircraft flight path issues & retention of granite building within OP15

65: Concerns regarding safety and noise due to site OP15 Bankhead Academy being
located in a flight path. The original granite fronted building should be retained in site
OP15.

Road traffic issues

65, 611: Consideration should be given to the traffic generated by new development in
the area, including the construction of the new waste paper disposal site in Sclattie
Quarry and significant housing proposals. Council expects Aberdeen Western Peripheral
Route and Haudigan improvements to solve traffic problems alone.

Revisions to boundary of OP16

916: Whilst the continued designation of OP16 BP Dyce (part) Centre as Mixed Use is
welcomed, the changes to the relevant opportunity site boundary between the approved
Local Plan and the Proposed Plan are questioned. The BP site, as OP103 in the
Aberdeen Local Plan, has now been revised as OP16 BP Dyce (part) Centre, which
strangely includes only that part of the site which has already obtained planning
permission and is soon to be developed, omitting the portion of the former OP103 which
has not been granted permission for redevelopment.

Relationship between OP17 and existing properties

616. Object to any development on OP17 that would be higher than the existing property
heights, or which would impact on privacy of existing property at 15 Glen Gardens.




Support for OP17
1519: Support development of OP17 Former Carden School for residential purposes.
Object to site OP20

587: Object to development of OP20 Hopecroft, other sites are more suitable. There are
traffic issues in this area and building more houses will only make these problems worse.
The mature trees on Forrit Brae/Hopetoun Grange must be protected. Houses should be
built beside available schools. Bats, badgers and red squirrels have all been seen in this
area. The population of Aberdeen is falling. The pedestrian link and right of way adjacent
to this site must remain. The site is in the airport flight path and development here
contradicts current Aberdeen Local Plan policy 40: Housing & Aberdeen Airport.

1192: Object to development on OP20 Hopecroft. This site is greenbelt and any increase
in traffic from the new development would cause further disruption to the unsuitable road
layout.

1414: Objects to the development of site OP20 Hopecroft. Noise at the site will be
excessive, with the Council's assessment of aircraft noise inadequate and misleading.
Concerns expressed about design and materials of future housing, given that previous
approval on site was unsympathetic to local styles & materials. Concern over potential
for loss of protected trees. Affordable housing will be insufficient and potentially located
in areas most affected by excessive airport noise.

Support OP22, but raises concerns over traffic and routes to school

65. Support development for OP22 Mugiemoss Mill, however there will be a problem of
increased traffic on Mugiemoss Road which is already congested. Walkways and cycle
paths should be incorporated into the site to allow children to travel to Stoneywood
School.

Object to OP22

257. Object to development of OP22 Mugiemoss Mill. Development of this scale requires
supporting infrastructure (such as Aberdeen Western Peripheral Route, third don and
additional Dee Crossing), and otherwise will simply lead to further congestion,
particularly at existing river crossings. Associated environmental impact of traffic
congestion.

Ecological status of Buck's Burn & impact on River Don

408. OP22 Bucks Burn is at moderate ecological status because of changes to beds and
banks and diffuse pollution. Also lies close to the River Don which is at moderate status
because of alterations to beds and banks, diffuse pollution and sewage pollution.

Provision of allotments

611: Any planning application for OP22 Mugiemoss Mill should provide land for
community allotments.




Access to OP27 & impact of development

65: Site OP27 Land Near Bucksburn School - concerns over the existing access to the
school. It would not be suitable for the increased traffic generated by the development.
The houses proposed for OP27 would need to be single storey or one and a half storey
maximum due to the topography and visibility of the site.

Support OP27, but query Green Belt zoning of adjacent land

766. Support development on OP27 Land Near Bucksburn School, but questions the
Green Belt zoning of land immediately to the south-west. The Green Belt boundary
indicated in the review is not reflected in the Proposed Plan, with this land to the south-
west of the site failing to fulfil any of the functions of Green Belt land as set out in
Scottish Planning Policy.

Modifications sought by those submitting representations:

Revisions to boundary of OP16

916: The entire area of OP16 should be identified as mixed use. The proposed Green
Space Network designation that runs along the western fringe of the site OP103 in the
extant Aberdeen Local Plan (2008) and overlays plot C should be removed and the
approved development brief for the former BP Headquarters Complex (April 2008) is to
be added to the list of Supplementary Guidance to the Aberdeen Local Development
Plan.

Object to site OP20

1192, 1414: Leave OP20 as greenbelt.

Ecological status of Buck's Burn & impact on River Don

408. Opportunities to protect and improve the watercourses within OP22 must be
considered. An appropriate way forward would be to insert the following text into the
‘other factors' section of each of the allocation summaries as set out in Appendix 2 for
the following sites: "Any Masterplan should take account of the existing water features
within the site, the pressures which apply to these features and should direct developers
to look for opportunities to protect and improve the water environment."

Provision of allotments

611: Allotments should be a requirement within any planning permission given for OP22.
Support OP27, but query Green Belt zoning of adjacent land

766. The Green Belt designation to the south of site OP27 should be re-drawn to better

reflect the findings of the Green Belt review, which did not indicate the land immediately
to the south-west of the site being included within the Green Belt.

Summary of response (including reasons) by planning authority:

Aircraft flight path issues & retention of granite building within OP15

65: While opportunity sites identified are considered to be generally suitable for




development, detailed assessment of any proposal will be required through submission
of a planning application and assessment against the relevant policies contained in the
development plan. Within the Proposed Plan, policy D4: Aberdeen's Granite Heritage,
encourages the retention of existing granite buildings throughout the city, even if not
listed or in a Conservation Area. Conversion and adaptation of redundant granite
buildings will be favoured. Where a large or locally significant granite building that is not
listed or in a Conservation Area is demolished, the City Council will expect the original
granite to be used on the principal elevations of the replacement building. The impact of
airport noise upon development will be a material consideration in the assessment of
planning applications within the immediate surrounds of the airport and particularly under
the aircraft flight path. Applications for such development, including for site OP15
Bankhead Academy, will be expected to submit supporting information, generally in the
form of a noise assessment, to demonstrate that noise will be within tolerable levels and
that a suitable level of amenity can be attained. Policy H8 of the Proposed Plan states
that development within areas where noise would exceed stated levels will not be
permitted. Statutory consultation arrangements exist for the safeguarding of aerodromes
through the provisions of Town and Country Planning (Safeguarded Aerodromes,
Technical Sites and Military Explosives Storage Areas) (Scotland) Direction 2003 and the
accompanying circular 2/2003 (RD7).

Road traffic issues

65, 611: The combination of transport modelling and gathering the views of partners and
stakeholders has helped the Council to identify requirements for new walking and cycling
infrastructure, including Core Paths, as well as public transport and roads. Infrastructure
requirements will need to be reflected in any Masterplan or planning application for
development. The precise level of infrastructure requirements and developer
contributions will need to be agreed with the Council through the Masterplan process and
any subsequent planning application in accordance with the Infrastructure and Developer
Contributions Manual (CD25). All development proposals must demonstrate that
sufficient measures have been taken to minimise the traffic generated as a result of that
development. Development must be accompanied by a package of transport
infrastructure measures including road network improvements of a level commensurate
with the scale of development and sufficient to support new or expanded communities.
Policy D3 of the Proposed Plan ('Sustainable and Active Travel') requires new
development to be designed in order to minimise travel by private car, improve access to
services and promote healthy lifestyles. These measures demonstrate a clear link
between the development taking place and the level of transport infrastructure
improvements required.

Revisions to boundary of OP16

916. Site OP16 BP Dyce (part) Centre was carried forward from the extant Aberdeen
Local Plan (CD12) and was included in the extant Plan following scrutiny by Reporters
through the Public Local Inquiry process. In the Reporter's Report (CD11) BP Dyce (part)
was considered under Issue 44. It should be noted from the outset that this site was
identified as a development opportunity in the 2008 Aberdeen Local Plan (CD12). In this
instance, we should draw your attention to paragraph 78 of Circular 1/09 Development
Planning {CD4) which states "Scottish Ministers intend the appointed person to, within
the bounds of the issues raised in the representations, primarily examine the
appropriateness and sufficiency of the content of the Proposed Plan. (.. . ... ) The
appointed person should generally not recommend modifications to parts of the Plan




which have been examined in previous examinations or rolled forward from previous
Plans, unless circumstances have clearly changed.” We therefore consider that matters
on the principle of development on this site has already been addressed through the
existing Local Plan. The former BP Headquarters site in Dyce (Site OP16 in Proposed
Plan, Site OP103 in extant Aberdeen Local Plan) has retained its zoning as a mixed use
area, though the opportunity site boundary shown in the Proposed Plan now covers a
smaller area, reflecting only that part of the site which has had planning permission
granted for redevelopment. The alteration to the boundary is of limited significance, as
any proposal for the redevelopment of the remaining parts of the former BP site will be
assessed against the continued zoning of the site as a mixed use area, the relevant
policies contained in the Local Development Plan, as adopted, and the approved
Planning Brief for the site. If the Reporters are so minded the approved Planning Brief
can be included in the list of supplementary guidance to be brought forward with the
Proposed Plan. The designated Green Space Network is a strategic network of
woodland and other habitats, active travel and recreation routes, greenspace links,
watercourses and waterways. The network includes designated Natural Heritage Sites,
as set out in policy NEB, links between habitats and open spaces identified in Aberdeen's
Open Space Audit 2010 (CD23), as well as opportunities for future use for physical
activity and access to the outdoors. Designation of an area of land to the west of site
OP16 BP, Dyce, within site OP103 BP Dyce from the extant Aberdeen Local Plan, does
not preclude development on the site, but requires particular attention to be paid to the
impact of any development proposal on the character or function of the Green Space
Network. As the contribution made by this site towards the Green Space Network has
been established through the Open Space Audit, it is not considered appropriate to
remove the designation.

Relationship between OP17 and existing properties

616. While opportunity sites identified are considered to be generally suitable for
development, detailed assessment of any proposal will be required through submission
of a planning application and assessment against the relevant policies contained in the
Development Plan. Interested parties will have the opportunity to make representations
on more detailed aspects of a proposal, such as height of buildings, design etc, on
submission of an application for planning permission. Impact on privacy as a result of all
new development and design issues, including the relationship of new development with
its surroundings, both built and n natural, will be material considerations in assessment
of an application for planning permission.

Support for OP17
1519: Welcome supporting comment for OP17 Former Carden School.
Object to site OP20

587, 1192, 1414: Site OP20 Hopecroft was carried forward from the extant Aberdeen
Local Plan (CD12) and was included in the extant Plan following scrutiny by Reporters
through the Public Local Inquiry process. In the Reporter's Report (CD11) Hopecroft was
Issue 52. It should be noted from the outset that this site was identified as a development
opportunity in the 2008 Aberdeen Local Plan. In this instance, we should draw your
attention to paragraph 78 of Circular 1/09 Development Planning (CD4) which states
"Scottish Ministers intend the appointed person to, within the bounds of the issues raised
in the representations, primarily examine the appropriateness and sufficiency of the




content of the Proposed Plan. . . The appointed person should generally not recommend
modifications to parts of the Plan which have been examined in previous examinations or
rolled forward from previous Plans, unless circumstances have clearly changed." We
therefore consider that matters on the principle of development on this site have already
been addressed through the existing Local Plan. Reallocating site OP20 Hopecroft back
to green belt land is not considered to be appropriate as its suitability for residential
development has been established through the inquiry process for the existing Aberdeen
Local Plan (2008) and it will contribute towards the housing land supply. During the
inquiry process, reporters recommended that the land currently designated as OP20
Hopecroft be allocated for residential development, with a capacity for 30 dwellings, with
the benefits of employment opportunities nearby and the site's robust boundaries
mentioned specifically. It was concluded by the reporter that these advantages would
outweigh noise issues if residential development were to be restricted to the southern,
less noisy part of the field and if such noise mitigation as is possible was to be provided.
It is therefore considered that the principle of development of 30 homes on this site has
been established by the reporters’ findings at the Public Local Inquiry, which took into
account representations based on noise issues at that time.

All development proposals must demonstrate that sufficient measures have been taken
to minimise the traffic generated as a result of that development. Development must be
accompanied by a package of transport infrastructure measures including road network
improvements of a level commensurate with the scale of development and sufficient to
support new or expanded communities. This is reflected in Policy T2 Managing the
Transport Impact of Development, while Policy D3 of the Proposed Plan ('Sustainable
and Active Travel') requires new development to be designed in order to minimise travel
by private car, improve access to services and promote healthy lifestyles. In terms of any
existing right of way, this policy states that existing access rights will be protected and
enhanced. Where development proposals impact on the access network, the principle of
the access must be maintained through the provision of suitable alternative routes. The
requirement for new educational infrastructure as a result of development will be taken
into account through policy 11: Infrastructure Delivery and Developer Contributions.
Development must be accompanied by the infrastructure (including schools
infrastructure), services and facilities required to support new or expanded communities
and the scale and type of development proposed. Section 3.72 of the proposed Local
Development Plan states that where trees are considered to be at risk from development
or construction, we may require information and safeguarding measures in accordance
with standards as set out in supplementary guidance on protecting trees and woodlands
(RD95). In addition, policy NES: Trees and Woodlands sets out that that proposals
resulting in the loss of, or damage to, established trees and woodlands that have natural
or cultural heritage value or contribute to the character, biodiversity or amenity of an area
will be resisted. Policy NE8: Natural Heritage seeks to protect wildlife by requiring
ecological assessments where there is evidence to suggest that habitat or species of
importance exist within any given site which is the subject of a planning application.
Affordable housing for the site should be set in accordance with policy HS Affordable
Housing, which states that developments of five or more units should contribute no les
than 25% of the total number of units as affordable housing. This figure was set having
had consideration for Planning Advice Note 74 Affordable Housing (RD29), which sets a
benchmark of 25% affordable housing. Further details on provision of affordable housing
is contained in the Council's Affordable Housing Supplementary Guidance (RDG8).

Support OP22, but raises concerns over traffic and routes to school




65: Welcome supporting comment for OP22 Mugiemoss Mill. Site OP22 Mugiemoss Mill,
as contained in the Proposed Plan, offers an opportunity for the redevelopment of the
vacant paper mill site and adjoining industrial land. The combination of transport
modelling and gathering the views of partners and stakeholders has helped the Council
to identify requirements for new walking and cycling infrastructure, including Core Paths,
as well as public transport and roads. Infrastructure requirements will need to be
reflected in any Masterplan or planning application for development. The precise level of
infrastructure requirements and developer contributions will need to be agreed with the
Council through the Masterplan process and any subsequent planning application in
accordance with the Infrastructure and Developer Contributions Manual (CD25). All
development proposals must demonstrate that sufficient measures have been taken to
minimise the traffic generated as a result of that development. Development must be
accompanied by a package of transport infrastructure measures including road network
improvements of a level commensurate with the scale of development and sufficient to
support new or expanded communities. Policy D3 of the Proposed Plan ('Sustainable
and Active Travel') requires new development to be designed in order to minimise travel
by private car, improve access to services and promote healthy lifestyles. These
measures demonstrate a clear link between the development taking place and the level
of transport infrastructure improvements required.

Object to OP22

257 Site OP22 Mugiemoss Mill was carried forward from the extant Aberdeen Local
Plan (CD12) and was included in the extant Plan following scrutiny by Reporters through
the Public Local Inquiry process. In the Reporter's Report (CD11) Mugiemoss Mills was
Issue 38. It should be noted from the outset that this site is identified as a development
opportunity in the 2008 Aberdeen Local Plan (CD12). In this instance, we should draw
your attention to paragraph 78 of Circular 1/09 Development Planning (CD4) which
states "Scottish Ministers intend the appointed person to, within the bounds of the issues
raised in the representations, primarily examine the appropriateness and sufficiency of
the content of the Proposed Plan. (. . .. .. ) The appointed person should generally not
recommend modifications to parts of the Plan which have been examined in previous
examinations or rolled forward from previous Plans, unless circumstances have clearly
changed." We therefore consider that matters on the principle of development on this site
have already been addressed through the existing Local Plan.

Site OP22 Mugiemoss Mill, as contained in the Proposed Plan, offers an opportunity for
the redevelopment of the vacant paper mill site and adjoining industrial land. The Council
has identified an integrated package of measures in the Local Transport Strategy
(RD34), also reflected in the Regional Transport Strategy (RD30), for improving the
transport network and the Aberdeen Western Peripheral Route and Third Don Crossing
are important parts of this package. Aberdeen City Council, Aberdeenshire Council, the
North East Scotland Transport Partnership and the Scottish Government are all
committed to the delivery of the Aberdeen Western Peripheral Route. This scheme is
currently subject to legal challenge so a delivery timescale is difficult to establish at this
point in time. Aberdeen City Council support the delivery of the Aberdeen Western
Peripheral Route as soon as possible. Any development implemented before or after the
Aberdeen Western Peripheral Route would need to provide appropriate mitigation
measures including any additional infrastructure required. The planning application for
the Third Don Crossing proposal was approved subject to conditions on 23rd February
2011 (RD30). In addition the Local Development Plan Cumulative Impact Assessment




has identified the need for further capacity improvements across Persley Bridge.
Ecological status of Buck's Burn & impact on River Don

408. The suggestion for the inclusion of text regarding existing water features is
accepted, however, we feel that as the suggested text relates to the delivery of the site
that it would be best placed in the Action Programme (CD 20) as opposed to Appendix 2.
If the Reporter is so minded, the Action Programme will be amended to include reference
to site OP22 Mugiemoss Mills and to include the following text: "Any Masterplan should
take account of the existing water features within the site, the pressures which apply to
these features and should direct developers to look for opportunities to protect and
improve the water environment".

Provision of allotments

611: Site OP22 Mugiemoss Mill, as contained in the Proposed Plan, offers an
opportunity for the redevelopment of the vacant paper mill site and adjoining industrial
land. We would agree that allotments need to be considered as part of the open space
requirements. This issue will be dealt with in the Open Space Supplementary Guidance
(RD82). This states that developments that are likely to cause a demand for small-scale,
local food production, such as high density housing or flats will require to include the
provision of allotments as part of their open space provision. Figure 5 of the Guidance
outlines the quantitative and accessibility standards for allotments expected.

Access to OP27 & impact of development

65: As this site is to be developed for more than 50 homes, the developer will be
required to prepare a masterplan prior to applying for planning permission. This will set
out the key principles of the design approach taken, including preferred layout, access to
and from the site, relationship with existing buildings and topographical features and
delivery of infrastructure such as roads and educational/health facilities where
necessary. All development proposals must demonstrate that sufficient measures have
been taken to minimise the traffic generated as a result of that development.
Development must be accompanied by a package of transport infrastructure measures
including road network improvements of a level commensurate with the scale of
development and sufficient to support new or expanded communities. Policy D3 of the
Proposed Plan (‘Sustainable and Active Travel'). Masterplanning of this site should take
into account Policy D3: Sustainable and Active Travel, which requires new development
to be designed in order to minimise travel by private car, improve access to services and
promote healthy lifestyles. Access to nearby schools will be an important consideration.

Support OP27, but query Green Belt zoning of adjacent land

766. Site OP27 Land Near Bucksburn School, in common with all other development
options validly submitted, was subject to scoring against the Council's sustainability
checklist, and found to be a promising site for development. The proposal to develop
further land in this area has come very late in the process and was not brought up at
either the Development Options or Main Issues stages. There has been no opportunity
for the public or anyone else to comment on this. The Proposed Plan identifies sufficient
greenfield housing land for the first two Structure Plan phases and most of the third
phase. The green belt boundary shown in the Green Belt Review (CD19) is to reflect the
original development option for the site. Land to the south remains as greenbelt in order




to protect the recreational value and setting of the golf course. Following selection of
appropriate sites for development to meet Structure Plan requirements, the designation
of land as green belt can enable the planning authority to direct planned growth to the

most appropriate locations, a specific function of green belt designation in Scottish
Planning Policy (CD3).

Reporter’'s conclusions:

Reporter’'s recommendations:
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ABERDEEN LOCAL DEVELOPMENT PLAN

lssue 18 OTHER ALLOCATED SITES: DYCE AND BUCKSBURN OP15, OP186,
OP17, OP20, OP22, OP27
OP15 Bankhead Academy, OP16 BP, Dyce (part)

Development plan Centre, OP17 Former Carden School, OP20 Reporter:

reference: Hopecroft, OP 22 Mugiemoss Mill, Mugiemoss Road, Katrina Rice
Bucksburn and OP27 Land near Bucksburn School

Body or person(s) submitting a representation raising the issue (reference no.):

Bucksburn & Newhills Community Council (85) Malcolm Hay (766)

Jessie Baxter (257) ABPP Developments Ltd (916)
Scottish Environmental Protection Agency (408) | Eddie Sim (1192)

Betty Smith (587) Richard Johnson (1414)
Scottish Green Party (611) Aberdeen City Council (1519)

Elizabeth Manson (616)

Provision of the
development plan
to which the issue
relates:

Other smaller sites for residential and mixed use development

Planning authority’s summary of the representation(s):

Aircraft flight path issues & retention of granite building within OP15
65: Concerns regarding safety and noise due to site OP15 Bankhead Academy being located in a
flight path. The original granite fronted building should be retained in site OP15.

Road traffic issues

65, 611: Consideration should be given to the traffic generated by new development in the area,
including the construction of the new waste paper disposal site in Sclattie Quarry and significant
housing proposals. Council expects Aberdeen Western Peripheral Route and Haudigan
improvements to solve traffic problems alone.

Revisions to boundary of OP16

916: Whilst the continued designation of OP16 BP Dyce (part) Centre as Mixed Use is welcomed,
the changes to the relevant opportunity site boundary between the approved Local Plan and the
Proposed Plan are questioned. The BP site, as OP103 in the Aberdeen Local Plan, has now been
revised as OP16 BP Dyce (part) Centre, which strangely includes only that part of the site which has
already obtained planning permission and is soon to be developed, omitting the potrtion of the former
OP103 which has not been granted permission for redevelopment.

Relationship between QP17 and existing properties
616: Object to any development on OP17 that would be higher than the existing property heights, or
which would impact on privacy of existing property at 15 Glen Gardens.

Support for OP17
1519: Support development of OP17 Former Carden School for residential purposes.

Object to site OP20

587: Object to development of OP20 Hopecroft, other sites are more suitable. There are traffic
issues in this area and building more houses will only make these problems worse. The mature
trees on Forrit Brae/Hopetoun Grange must be protected. Houses should be built beside available
schools. Bats, badgers and red squirrels have all been seen in this area. The population of
Aberdeen is falling. The pedestrian link and right of way adjacent to this site must remain. The site is
in the airport flight path and development here contradicts current Aberdeen Local Plan policy 40:
Housing & Aberdeen Airport.

1192: Object to development on OP20 Hopecroft. This site is greenbelt and any increase in traffic

99
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from the new development would cause further disruption to the unsuitable road layout.

1414:. Objects to the development of site OP20 Hopecroft. Noise at the site will be excessive, with
the Council's assessment of aircraft noise inadequate and misleading. Concerns expressed about
design and materials of future housing, given that previous approval on site was unsympathetic to
local styles & materials. Concern over potential for loss of protected trees. Affordable housing will be
insufficient and potentially located in areas most affected by excessive airport noise.

Support OP22, but raises concerns over traffic and routes to school

65:; Suppoert development for OP22 Mugiemoss Mill, however there will be a problem of increased
traffic on Mugiemoss Road which is already congested. Walkways and cycle paths should be
incorporated into the site to allow children to travel to Stoneywood School.

Object to OP22

257: Object to development of OP22 Mugiemoss Mill. Development of this scale requires supporting
infrastructure (such as Aberdeen Western Peripheral Route, third don and additional Dee Crossing),
and otherwise will simply lead to further congestion, particularly at existing river crossings.
Associated environmental impact of traffic congestion.

Ecological status of Buck's Burh & impact on River Don

408: OP22 Bucks Burn is at moderate ecological status because of changes to beds and banks and
diffuse pollution. Also lies close to the River Don which is at moderate status because of alterations
to beds and banks, diffuse pollution and sewage pollution.

Provision of allotments
611: Any planning application for OP22 Mugiemoss Mill should provide land for community
allotrments.

Access to OP27 & impact of development

65: Site OP27 Land Near Bucksburn School - concerns over the existing access to the school. It
would not be suitable for the increased traffic generated by the development. The houses proposed
for OP27 would need to be single storey or one and a half storey maximum due to the topography
and visibility of the site.

Support OP27, but query Green Belt zoning of adjacent land

766: Support development on OP27 Land Near Bucksburn School, but questions the Green Belt
zohing of land immediately to the south-west. The Green Belt boundary indicated in the review is not
reflected in the Proposed Plan, with this land to the south-west of the site failing to fulfil any of the
functions of Green Belt land as set out in Scottish Planning Policy.

Modifications sought by those submitting representations:

Revisions to boundary of OP16

916: The entire area of OP16 should be identified as mixed use. The proposed Green Space
Network designation that runs along the western fringe of the site OP103 in the extant Aberdeen
Local Plan (2008) and overlays plot C should be removed and the approved development brief for
the former BP Headquarters Complex (April 2008) is to be added to the list of Supplementary
Guidance to the Aberdeen Local Development Plan.

Object to site OP20
1192, 1414: Leave OP20 as greenbelt.

Ecological status of Buck's Burn & impact on River Don

408:; Opportunities to protect and improve the watercourses within OP22 must be considered. An
appropriate way forward would be to insert the following text into the 'other factors' section of each
of the allocation summaries as set out in Appendix 2 for the following sites: "Any Masterplan should
take account of the existing water features within the site, the pressures which apply to these
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features and should direct developers to look for opportunities to protect and improve the water
environment."

Provision of allotrments
611: Allotments should be a requirement within any planning permission given for OP22.

Support OP27, but query Green Belt zoning of adjacent land

766: The Green Belt designation to the south of site OP27 should be re-drawn to better reflect the
findings of the Green Belt review, which did not indicate the land immediately to the south-west of
the site being included within the Green Belt.

Summary of response (including reasons) by planning authority:

Aircraft flight path issues & retention of granite building within OP15

65; While opportunity sites identified are considered to be generally suitable for development,
detailed assessment of any proposal will be required through submission of a planning application
and assessment against the relevant policies contained in the development plan. Within the
Proposed Plan, policy D4: Aberdeen's Granite Heritage, encourages the retention of existing granite
buildings throughout the city, even if not listed or in a Conservation Area. Conversion and adaptation
of redundant granite buildings will be favoured. YWhere a large or locally significant granite building
that is not listed or in a Conservation Area is demolished, the City Council will expect the original
granite to be used on the principal elevations of the replacement building. The impact of airport
noise upon development will be a material consideration in the assessment of planning applications
within the immediate surrounds of the airport and particularly under the aircraft flight path.
Applications for such development, including for site OP15 Bankhead Academy, will be expected to
submit supporting information, generally in the form of a noise assessment, to demonstrate that
noise will be within tolerable levels and that a suitable level of amenity can be attained. Policy H8 of
the Proposed Plan states that development within areas where noise would exceed stated levels will
not be permitted. Statutory consultation arrangements exist for the safeguarding of aerodromes
through the provisions of Town and Country Planning (Safeguarded Aerodromes, Technical Sites
and Military Explosives Storage Areas) (Scotland) Direction 2003 and the accompanying circular
2/2003 (RD7).

Road traffic issues

65, 611. The combination of transport modelling and gathering the views of partners and
stakeholders has helped the Council to identify requirements for new walking and cycling
infrastructure, including Core Paths, as well as public transport and roads. Infrastructure
requirements will need to be reflected in any Masterplan or planning application for development.
The precise level of infrastructure requirements and developer contributions will need to be agreed
with the Council through the Masterplan process and any subsequent planning application in
accordance with the Infrastructure and Developer Contributions Manual (CD25). All development
proposals must demonstrate that sufficient measures have been taken to minimise the traffic
generated as a result of that development. Development must be accompanied by a package of
transport infrastructure measures including road network improvements of a level commensurate
with the scale of development and sufficient to support new or expanded communities. Policy D3 of
the Proposed Plan ('Sustainable and Active Travel') requires new development to be designed in
order to minimise travel by private car, improve access to services and promote healthy lifestyles.
These measures demonstrate a clear link between the development taking place and the level of
transport infrastructure improvements required.

Revisions to boundary of OP16

916: Site OP16 BP Dyce (part) Centre was carried forward from the extant Aberdeen Local Plan
{CD12) and was included in the extant Plan following scrutiny by Reporters through the Public Local
Inquiry process. In the Reporter's Report (CD11) BP Dyce (part) was considered under Issue 44. It
should be noted from the outset that this site was identified as a development opportunity in the
2008 Aberdeen Local Plan (CD12). In this instance, we should draw your attention to paragraph 78
of Circular 1/09 Development Planning (CD4) which states "Scottish Ministers intend the appointed
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person to, within the bounds of the issues raised in the representations, primarily examine the
appropriateness and sufficiency of the content of the Proposed Plan. (. .. . .. } The appointed person
should generally not recommend modifications to parts of the Plan which have been examined in
previous examinations or rolled forward from previous Plans, unless circumstances have clearly
changed." We therefore consider that matters on the principle of development on this site has
already been addressed through the existing Local Plan. The former BP Headquarters site in Dyce
(Site OP16 in Proposed Plan, Site OP103 in extant Aberdeen Local Plan) has retained its zoning as
a mixed use area, though the opportunity site boundary shown in the Proposed Plan now covers a
smaller area, reflecting only that part of the site which has had planning permission granted for
redevelopment. The alteration to the boundary is of limited significance, as any proposal for the
redevelopment of the remaining parts of the former BP site will be assessed against the continued
zoning of the site as a mixed use area, the relevant policies contained in the Local Development
Plan, as adopted, and the approved Planning Brief for the site. If the Reporters are so minded the
approved Planning Brief can be included in the list of supplementary guidance to be brought forward
with the Proposed Plan. The designhated Green Space Network is a strategic network of woodland
and other habitats, active travel and recreation routes, greenspace links, watercourses and
waterways. The network includes designated Natural Heritage Sites, as set out in policy NE8, links
between habitats and open spaces identified in Aberdeen's Open Space Audit 2010 (CD23), as well
as opportunities for future use for physical activity and access to the outdoors. Designation of an
area of land to the west of site OP16 BP, Dyce, within site OP103 BP Dyce from the extant
Aberdeen Local Plan, does not preclude development on the site, but requires particular attention to
be paid to the impact of any development proposal on the character or function of the Green Space
Network. As the contribution made by this site towards the Green Space Network has been
established through the Open Space Audit, it is not considered appropriate to remove the
designation.

Relationship between OP17 and existing properties

616: While opportunity sites identified are considered to be generally suitable for development,
detailed assessment of any proposal will be required through submission of a planning application
and assessment against the relevant policies contained in the Development Plan. Interested parties
will have the opportunity to make representations on more detailed aspects of a proposal, such as
height of buildings, design etc, on submission of an application for planning permission. Impact on
privacy as a result of all new development and design issues, including the relationship of new
development with its surroundings, both built and n natural, will be material considerations in
assessment of an application for planning permission.

Support for OP17
1519: Welcome supporting comment for OP17 Former Carden School.

Object to site OP20

587, 1192, 1414: Site OP20 Hopecroft was carried forward from the extant Aberdeen Local Plan
{(CD12) and was included in the extant Plan following scrutiny by Reporters through the Public Local
Inquiry process. In the Reporter's Report (CD11) Hopecroft was Issue 52. It should be noted from
the outset that this site was identified as a development opportunity in the 2008 Aberdeen Local
Plan. In this instance, we should draw your attention to paragraph 78 of Circular 1/09 Development
Planning (CD4) which states "Scottish Ministers intend the appointed person to, within the bounds of
the issues raised in the representations, primarily examine the appropriateness and sufficiency of
the content of the Proposed Plan. . . The appointed person should generally hot recommend
modifications to parts of the Plan which have been examined in previous examinations or rolled
forward from previous Plans, unless circumstances have clearly changed." \We therefore consider
that matters on the principle of development on this site have already been addressed through the
existing Local Plan. Reallocating site OP20 Hopecroft back to green belt land is not considered to
be appropriate as its suitability for residential development has been established through the inquiry
process for the existing Aberdeen Local Plan (2008) and it will contribute towards the housing land
supply. During the inquiry process, reporters recommended that the land currently designated as
OP20 Hopecroft be allocated for residential development, with a capacity for 30 dwellings, with the
benefits of employment opportunities nearby and the site's robust boundaries mentioned
specifically. It was concluded by the reporter that these advantages would outweigh noise issues if
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residential development were to be restricted to the southern, less noisy part of the field and if such
noise mitigation as is possible was to be provided. It is therefore considered that the principle of
development of 30 homes on this site has been established by the reporters' findings at the Public
Local Inquiry, which took into account representations based on noise issues at that time.

All development proposals must demonstrate that sufficient measures have been taken to minimise
the traffic generated as a result of that development. Development must be accompanied by a
package of transport infrastructure measures including road network improvements of a level
commensurate with the scale of development and sufficient to support hew or expanded
communities. This is reflected in Policy T2 Managing the Transport Impact of Development, while
Policy D3 of the Proposed Plan ('Sustainable and Active Travel) requires new development to be
designed in order to minimise travel by private car, improve access to services and promote healthy
lifestyles. In terms of any existing right of way, this policy states that existing access rights will be
protected and enhanced. YWhere development proposals impact on the access network, the principle
of the access must be maintained through the provision of suitable alternative routes. The
requirement for new educational infrastructure as a result of development will be taken into account
through policy 11: Infrastructure Delivery and Developer Contributions. Development must be
accompanied by the infrastructure (including schools infrastructure), services and facilities required
to support new or expanded communities and the scale and type of development proposed. Section
3.72 of the proposed Local Development Plan states that where trees are considered to be at risk
from development or construction, we may require information and safeguarding measures in
accordance with standards as set out in supplementary guidance on protecting trees and woodlands
(RD95). In addition, policy NES: Trees and Woodlands sets out that that proposals resulting in the
loss of, or damage to, established trees and woodlands that have natural or cultural heritage value
or contribute to the character, biodiversity or amenity of an area will be resisted. Policy NE8: Natural
Heritage seeks to protect wildlife by requiring ecological assessments where there is evidence to
suggest that habitat or species of importance exist within any given site which is the subject of a
planning application. Affordable housing for the site should be set in accordance with policy HS
Affordable Housing, which states that developments of five or more units should contribute no les
than 25% of the total number of units as affordable housing. This figure was set having had
consideration for Planning Advice Note 74 Affordable Housing (RD29), which sets a benchmark of
25% affordable housing. Further details on provision of affordable housing are contained in the
Council's Affordable Housing Supplementary Guidance (RDE8).

Support OP22, but raises concerns over traffic and routes to school

65; Welcome supporting comment for OP22 Mugiemoss Mill. Site OP22 Mugiemoss Mill, as
contained in the Proposed Plan, offers an opportunity for the redevelopment of the vacant paper mill
site and adjoining industrial land. The combination of transport modelling and gathering the views of
partners and stakeholders has helped the Council to identify requirements for new walking and
cycling infrastructure, including Core Paths, as well as public transport and roads. Infrastructure
requirements will need to be reflected in any Masterplan or planning application for development.
The precise level of infrastructure requirements and developer contributions will need to be agreed
with the Council through the Masterplan process and any subsequent planning application in
accordance with the Infrastructure and Developer Contributions Manual (CD25). All development
proposals must demonstrate that sufficient measures have been taken to minimise the traffic
generated as a result of that development. Development must be accompanied by a package of
transport infrastructure measures including road network improvements of a level commensurate
with the scale of development and sufficient to support new or expanded communities. Policy D3 of
the Proposed Plan ('Sustainable and Active Travel') requires new development to be designed in
order to minimise travel by private car, improve access to services and promote healthy lifestyles.
These measures demonstrate a clear link between the development taking place and the level of
transport infrastructure improvements required.

Object to OP22

257 Site OP22 Mugiemoss Mill was carried forward from the extant Aberdeen Local Plan (CD12)
and was included in the extant Plan following scrutiny by Reporters through the Public Local Inquiry
process. In the Reporter's Report (CD11) Mugiemoss Mills was Issue 38. It should be noted from
the outset that this site is identified as a development opportunity in the 2008 Aberdeen Local Plan
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{CD12). In this instance, we should draw your attention to paragraph 78 of Circular 1/09
Development Planning (CD4) which states "Scottish Ministers intend the appointed person to, within
the bounds of the issues raised in the representations, primarily examine the appropriateness and
sufficiency of the content of the Proposed Plan. (. . . . .. ) The appointed person should generally not
recommend modifications to parts of the Plan which have been examined in previous examinations
or rolled forward from previous Plans, unless circumstances have clearly changed." We therefore
consider that matters on the principle of development on this site have already been addressed
through the existing Local Plan.

Site OP22 Mugiemoss Mill, as contained in the Proposed Plan, offers an opportunity for the
redevelopment of the vacant paper mill site and adjoining industrial land. The Council has identified
an integrated package of measures in the Local Transport Strategy (RD34), also reflected in the
Regional Transport Strategy (RD30), for improving the transport network and the Aberdeen Western
Peripheral Route and Third Don Crossing are important parts of this package. Aberdeen City
Council, Aberdeenshire Council, the North East Scotland Transport Partnership and the Scottish
Government are all committed to the delivery of the Aberdeen Western Peripheral Route. This
scheme is currently subject to legal challenge so a delivery timescale is difficult to establish at this
point in time. Aberdeen City Council supports the delivery of the Aberdeen Western Peripheral
Route as soon as possible. Any development implemented before or after the Aberdeen Western
Peripheral Route would need to provide appropriate mitigation measures including any additional
infrastructure required. The planning application for the Third Don Crossing proposal was approved
subject to conditions on 23rd February 2011 (RD50). In addition the Local Development Plan
Cumulative Impact Assessment has identified the need for further capacity improvements across
Persley Bridge.

Ecological status of Buck's Burn & impact on River Don

408: The suggestion for the inclusion of text regarding existing water features is accepted, however,
we feel that as the suggested text relates to the delivery of the site that it would be best placed in
the Action Programme (CD 20) as opposed to Appendix 2. If the Reporter is so minded, the Action
Programme will be amended to include reference to site OP22 Mugiemoss Mills and to include the
following text: "Any Masterplan should take account of the existing water features within the site, the
pressures which apply to these features and should direct developers to look for opportunities to
protect and improve the water environment”.

Provision of allotments

611: Site OP22 Mugiemoss Mill, as contained in the Proposed Plan, offers an opportunity for the
redevelopment of the vacant paper mill site and adjoining industrial land. VWe would agree that
allotments need to be considered as part of the open space requirements. This issue will be dealt
with in the Open Space Supplementary Guidance (RD82). This states that developments that are
likely to cause a demand for small-scale, local food production, such as high density housing or flats
will require to include the provision of allotments as part of their open space provision. Figure 5 of
the Guidance outlines the quantitative and accessibility standards for allotments expected.

Access to OP27 & impact of development

65: As this site is to be developed for more than 30 homes, the developer will be required to prepare
a masterplan prior to applying for planning permission. This will set out the key principles of the
design approach taken, including preferred layout, access to and from the site, relationship with
existing buildings and topographical features and delivery of infrastructure such as roads and
educational/health facilities where necessary. All development proposals must demonstrate that
sufficient measures have been taken to minimise the traffic generated as a result of that
development. Development must be accompanied by a package of transport infrastructure
measures including road network improvements of a level commensurate with the scale of
development and sufficient to support new or expanded communities. Policy D3 of the Proposed
Plan ('Sustainable and Active Travel’). Masterplanning of this site should take into account Policy
D3: Sustainable and Active Travel, which requires new development to be designed in order to
minimise travel by private car, improve access to services and promote healthy lifestyles. Access to
nearby schools will be an important consideration.
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Support OP27, but query Green Belt zoning of adjacent land

766: Site OP27 Land Near Bucksburn School, in common with all other development options validly
submitted, was subject to scoring against the Council's sustainability checklist, and found to be a
promising site for development. The proposal to develop further land in this area has come very late
in the process and was not brought up at either the Development Options or Main Issues stages.
There has been no opportunity for the public or anyone else to comment on this. The Proposed Plan
identifies sufficient greenfield housing land for the first two Structure Plan phases and most of the
third phase. The green belt boundary shown in the Green Belt Review (CD19) is to reflect the
original development option for the site. Land to the south remains as greenbelt in order to protect
the recreational value and setting of the golf course. Following selection of appropriate sites for
development to meet Structure Plan requirements, the designation of land as green belt can enable
the planning authority to direct planned growth to the most appropriate locations, a specific function
of green belt designation in Scottish Planning Policy (CD3).

Reporter's conclusions:

OP15

1. Bankhead Academy, now vacant, is an imposing granite building with more modern extensions.
The site is located in a residential area within walking distance of local amenities and is of a size,
almost 3 hectares, which offers the opportunity to design a high quality housing development. As
part of this design process Policies D4 — Aberdeen’s granite heritage, T2 — Managing the transport
impact of development and D3 — Sustainable and active travel will need to be applied. | consider
that these policies contain adequate safeguards to encourage the retention of the granite building
where appropriate and to assess and manage the traffic impact of this or other development in the
local area. Any planning application will also have to satisfy Policy H8 — Housing and Aberdeen
Airport with regard to residential amenity and aircraft noise. | therefore agree that the concerns
raised can be dealt with at the planning application stage.

OP16

2. This site is identified in both the adopted local plan and the emerging local development plan as
a mixed use area where applications for development or change of use must take into account the
existing uses and character of the surrounding area. Similar policies therefore apply to the site in
both plans. No policy relates to the opportunity site only, therefore the reduction in the area of the
opportunity site does not impact on the policy context of the site as a whole. It does not prevent
development which is compliant with the mixed use area's policy taking place on the rest of the site.
The opportunity site boundary merely indicates that part of the site which has planning permission
(I note that demolition has now commenced on site) and | do not consider that any amendment to
the boundary is necessary. | do however agree that the wording in appendix 2 should be amended
to reflect this updated position.

3. The areas of green space around the mixed use area perform an important function in linking
this predominantly urban area to the rural area to the east of Dyce and soften the urban character of
the surrounding residential and business development. The area to the west is particularly
important as a buffer between the mixed use area and the road network. Policy NE1 — Green space
network does not prevent developments crossing the green space network but ensures that such
developments should take into account the coherence of the network where necessary. | do not
regard this as unduly onerous and consider that the green space network designation should remain
along the western fringe of the mixed use area.

4. | note that a development brief has been approved for the site and agree that it should be
identified as supplementary guidance to be brought forward with the local development plan.

OP17

5. While noting the concerns expressed, | agree that the appropriate process to deal with matters
of detailed design is at the planning application stage when all of the design related policies in the
local development plan will need to be adhered to. In particular, Policy H1 on residential areas
states that proposals for new residential development should not have “an unacceptable impact on
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the character or amenity of the surrounding area,” which would in this case include the privacy of
surrounding properties.

OP20

6. This site is allocated for housing in the adopted local plan and on the evidence before me | do
not consider that circumstances have changed since its previous allocation. | acknowledge the
concerns expressed about traffic issues, aircraft noise, affordable housing, the design of any future
housing and existing trees, wildlife and pedestrian links. However there are in my view adequate
safeguards contained within the natural environment, design, housing, transport and other polices
proposed in the local development plan, to ensure that these concerns can be adequately
addressed at the planning application stage. |therefore do not propose any amendment to the
existing allocation. (See also issue 112 — Housing and Aberdeen airport).

OoP22

7. This site is allocated for mixed use in the adopted local plan and on the evidence before me | do
not consider that circumstances have changed since its previous allocation. Concerns are
expressed about the impact of this level of development on the existing transport infrastructure.

| agree that schemes such as the Aberdeen Western Peripheral Route (AVWPR), Third Don Crossing
and Haudagain roundabout will be essential elements in ensuring that the road network can
accommodate the overall level of development proposed in the local development plan. However

| consider that the policies proposed in the plan and in particular the requirement for transport
assessments will ensure that the transport impacts of developments which come forward before the
implementation of these larger transport schemes can be adequately assessed. Policy 11 on
infrastructure delivery and developer contributions is clear in requiring development to be
accompanied by the infrastructure required to support the scale and type of development proposed.
| therefore do not propose any amendment to the existing allocation.

8. Policy D3 on sustainable and active travel seeks to improve and protect links suitable for non-
motorised use between residential, employment and other facilities. | agree that pedestrian/cycle
links with nearby schools should be an important element in the design of any development
proposed.

9. | acknowledge the opportunities which the masterplanning/planning brief process provides for
the protection and improvement of the water environment. | note that the council has no objection to
such a reference being included in the relevant section of the action programme which accompanies
the local development plan. While | agree that this level of detail would be more appropriate in the
action programme than in appendix 2, | have no remit to recommend changes to the action
programme.

10. The provision of community allotments can have numerous benefits for both existing and new
communities in areas of development. Policy NE4 requires the provision of public open space in
new residential development and the text at paragraph 3.69 refers to allotments as one of the more
useful and publically desirable types of open space. | consider that the policy, together with the
requirements set out in the proposed open space supplementary guidance will give sufficient advice
on when allotments should be provided. | do not consider that a specific reference to provision at
Mugiemoss Mill is necessary in the plan.

OoP27

11. The green belt at this location in the adopted local plan follows the boundary of Bucksburn
School and a single track lane to the east providing a clearly identifiable green belt boundary. In
order to accommeodate housing site OP27, the proposed new green belt boundary has been moved
westwards away from the single track lane and now follows a stone wall/wire fence to the south of
Bucksburn School with agricultural fields on either side of the wall/fence. This new western
boundary would not in my view fulfil the requirements set out in Scottish Planning Policy (SPP) for a
sufficiently robust or defensible boundary. The representation (766) argues that the boundary
should be moved further west to follow a line of trees which | agree are a strong visual feature in
accordance with SPP guidance.
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12. However this would then introduce the possibility of development on the fields to the north and
south of Newton Croft. Although the representation (766) seeks to justify the amendment to the
green belt boundary | have no evidence before me to justify development on this additional land.
Furthermore for the reasons given under issues 1 and 2, | find that adequate housing and
employment land has already been provided to meet the allowances set in the structure plan and
that there is no humerical justification to allocate further housing or employment sites at this time.
Therefore the only way to provide a defensible green belt boundary at this location is to return to the
boundary as designated in the adopted local plan by deleting site OP27.

13. Site OP27 is allocated for 80 houses and | do not consider that given the level of development
proposed in the rest of the Dyce, Bucksburn and Woodside area (3,300 houses), its deletion would
impact on the overall spatial strategy of the local development plan. While | agree that the site is in
a location close to many local facilities, | have also noted the concerns expressed in representation
65 and in the council’'s own assessment of the site (in CD13 — Development Options Assessment
Report 2010 and CD19 — Green Belt Review 2010), about its possible access and topographical
constraints.

14. Taking all of the above into account and in order to ensure a robust defensible green belt
boundary for this part of Bucksburn, | consider that site OP27 should be deleted and the land
returned to the green belt as designhated in the adopted local plan. All of the existing green belt in
this location is also designated as part of the green space network and the site was covered by this
designation in the adopted local plan. Therefore for consistency and to improve the connectivity of
the area of green space network to the east of the site with the rest of the green space corridor,

| find that the site should also be included in the green space network.

Reporter's recommendations:

Modify the plan by:

1. Amending the other factors section for site OP16 to reflect the up-to-date planning position.
2. Adding a reference to Policy H2 — Mixed Use Areas, stating the intention to bring forward the
development brief for the former BP Headquarters Complex {April 2008) as supplementary

guidance.

3. Deleting site OP27 and designating it as green belt and part of the green space network.
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Page 17: [1] Deleted ACCProfile 06/01/2012 16:47:00
OP27 Land near
80 homes - -
Bucksburn School
Page 19: [2] Deleted ACCProfile 06/01/2012 16:57:00
| OP54 Malcolm Road | 71 homes | - | - |
Page 19: [3] Deleted ACCProfile 06/01/2012 17:03:00
| 0OP133 Mid Anguston | 8 homes | - | - |
Page 20: [4] Deleted ACCProfile 06/01/2012 17:15:00
OP79 Blackhills of i 3.5ha
Cairnrobin employment
Page 80: [5] Deleted ACCProfile 06/01/2012 16:48:00
OP27 Land near 2.4 Land Opportunity for development of
Bucksburn School ha Release 80 homes.
Policy/Gree
n Space
Network
Page 83: [6] Deleted ACCProfile 06/01/2012 16:57:00
OP54 Malcolm Road 8ha | Land Site capable of accommodating
Release 71 homes.
Policy
Page 85: [7] Deleted ACCProfile 06/01/2012 17:03:00
OP133 Mid Anguston, 2.6 Land Site capable of accommodating
Peterculter ha Release 8 homes.
Policy
Page 87: [8] Deleted ACCProfile 06/01/2012 17:15:00
OP79 Blackhills of 3.5 Land Opportunity for development of
Cairnrobin ha Release 3.5ha of employment land on
Policy this Council owned site.
Page 100: [9] Deleted ACCProfile 06/01/2012 17:20:00
Blackhills of Cairnrebbin. Land at Blackhills of Cairnrobbin. OP79
The site is South of Cove Road and West of the Leiths Quarry
at Blackhills. The planning authority’s ownership of the
preferred site extends to 3.5ha. Grid Reference N0940999,
Page 100: [10] Deleted ACCProfile 09/01/2012 14:07:00
Forrit Brae, Playing Fields. Land is part of the OP30 Rowett OP30
development proposal. It is unlikely that development
would be permitted on this site as it is currently a
recreational ground. Grid Reference is NJ881105.
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HALLIDAY FRASER MUNRO
PLANNING

Qur Ref: P19 1/001AW/iv
Your Ref:

14 june 2013
BY EMAIL

Aberdeen Local Development Plan
Planning and Infrastructure
Strategic Leadership

Aberdeen City Council

St Nicholas House

Broad Street

Aberdeen AB10 1BW

Dear Sirs

DEVELOPMENT BID
ABERDEEN LOCAL DEVELOPMENT PLAN REVIEW
LAND ADJACENT TO BUCKSBURN SCHOOL, ABERDEEN

For The Hay Trustees

| write enclosing a Local Development Plan Bid for the above site at land
adjacent to Bucksburn School to be included within Aberdeen’s future Main
Issues Report (MIR). This proposal is submitted on behalf of our client the Hay
Trustees.

We believe that this site offers the opportunity to add to the provision of new
housing for Aberdeen City in a location which has scope for future
development. Development in this location can contribute to the quality of
adjacent open space as well as the pedestrian network around the site. Local
shops and facilities can also benefit from nearby development and we feel that
the site offers the opportunity to develop in Bucksburn without having a
detrimental impact on the character of the area.

A new primary school is planned as part of the amalgamation of Bucksburn
and Newhills Primary Schools. The project is underway, with funding
identified and the new school is programmed to be open in 2015. We
understand that the new school will not be on the current Bucksburn School
site. This means that by the time this allocation comes on stream Bucksburn
Primary School site is likely to be disused creating further potential for the
redevelopment of this area along with the proposed bid site to provide
additional benefits to the local community.

You will recall this proposal was an allocation in the Proposed Aberdeen Local
Development Plan 2010 (OP27) and was supported by both officers and
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14 June 2013

Development Bid — Land adjacent to Bucksburn School

members. The allocation was removed by the Reporter at the LDP
Examination, which we questioned the legitimacy of at the time, given there
was no outstanding issue to be examined. We have enclosed previous
correspondence with regard to this matter for reference.

The Bucksburn site is of a scale that makes it more deliverable in the short
term than other larger sites. The Reporter suggested that this site was easy to
delete from the LDP because there were other large allocations in this area that
could deliver the homes required as stated in the extract from the Reporter’s
findings below:

“Site OP27 is allocated for 80 houses and | do not consider that given the level
of development proposed in the rest of the Dyce, Bucksburn and Woodside
area (3,300 houses), its deletion would impact on the overall spatial strategy of
the local development plan.”

However, it is abundantly clear that large-scale, flagship allocations take time
to come forward and the lead in times for actually delivering homes on the
ground are significantly greater than was anticipated at the time of the
Examination.

The Proposed Action Plan (September 2010), available at the time of the
Examination, showed sites such as OP30 within the Dyce / Bucksburn Area
delivering 1000 houses in the period 2007 — 17. The Action Plan published in
May 2012 after the Examination showed the same OP30 site delivering 150
houses over the same period.

It is therefore apparent, as argued during the previous plan review, that
smaller, more deliverable sites can make a modest, but integral contribution to
the delivery of housing land across the City. We respectfully request that this
site is taken forward as a preferred option in the forthcoming LDP.

Please find appended with this letter:

« A copy of the bid pro-forma titled "Proposal for a site to be included in the
Main Issues Report”; and

« A map showing the proposed site in its local context with an indicative
layout illustrating how the site might be developed in the future,

= Copy of letter to Chief Reporter following Examination of the current Local
Development Plan.

« Copy of letter from ACC regarding removal of this site as an allocation in
the Proposed Aberdeen Local Development Plan 2010 by Reporters.
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i you require anything further please do not hesitate 1o contact me.

Yours faithfuli

james Wels
Senior Planning Consultant
For Halliday Fraser Munro

Encs.



ABERDEEN
CITY COUNCIL

Aberdeen Local Development Plan Review
Proposal for a site to be included in the Main Issues Report

The Proposed Strategic Development Plan does not require us to allocate extra housing or employment
land in the next Local Development Plan (LDP). Because the 2012 LDP identified a significant number of
greenfield sites to accommodate these requirements, we are not looking to allocate any more greenfield
housing or employment land in this plan. It is for this reason that we are not asking for greenfield
development options this time around. However, we are always keen to identify new brownfield sites for
housing or for other uses. Please use this form to provide details of the site that you wish to have
included in the Main Issues Report for consideration as a proposal in the next Aberdeen Local
Development Plan.

One of the purposes of this form is to inform a public debate on the merits of the different sites being
proposed. All information submitted will therefore be made available to the public to promote a
transparent and open process.

Please feel free to provide any further information you feel appropriate to support your submission. The
City Council has produced a Sustainability Checklist which provides guidance on the issues which will be
used to help us judge the merits of competing development options.

This can be found on www.aberdeencity.gov.uk/localdevelopmentplan

Please ensure your proposal is with us by 14th June 2013.

Using your personal information

Information you supply to Aberdeen City Council (ACC) in this form will be used to prepare the Local
Development Plan. The information provided will be made public and will be placed on the Council's
website. This will include the name and address of the proposer and landowner.

The Local Development Plan team may also use your contact details to contact you about the
information you have provided.

For further information on how your information is used, how ACC maintain the security of your
information, and your rights to access information ACC holds about you, please contact

Andrew Brownrigg, Team Leader, Local Development Plan Team, Enterprise Planning and Infrastructure,
Aberdeen City Council, Business Hub 4 Marischal College, Broad Street, Aberdeen AB10 1AB.




Name of proposer: HALLIDAY FRASER MUNRO Date: 14 JUNE 2013

Address: CARDEN CHURCH, 6 CARDEN PLACE,
ABERDEEN
Postcode: AB10 TUR

Tetephone: [N

enar: |

Name of landowner:  THE HAY TRUSTEES

Address: | /O HALLIDAY FRASER MUNRO
CARDEN CHURCH, 6 CARDEN PLACE, ABERDEEN, AB10 1UR

The site and your proposal

What name would you like the site to be known as?
[The site name could be descriptive or an address]

LAND ADACENT TO BUCKSBURN SCHOOL

Have you any information for the site on the internet? If so please provide the web address:

NO WEB-BASED INFORMATION AVAILABLE

Please provide a map showing the exact boundaries of the site you would like considered.

,/ Map Provided

Please provide the National Grid reference of the site.

N] 8978 0943 GB
What is the current use of the site?
AGRICULTURAL/GRAZING
Has there been any previous development on the site? Yes No |

If so, what was it?

What do you propose using the site for?

RESIDENTIAL



8 |If you are proposing housing on the site please provide details of what you think would be appropriate,
both in terms of the number of dwellings, and their forms (flats, detached houses, terraces etc).

We suggest that the site can accommodate around 50 - 80 units with a mix suitable for the
context of the site and the local area.

9 |tis likely that there will be a requirement for 25% of the housing within the development fo be affordable.
If applicable, are you considering more or less than this figure?

25% W] More [] Less []

10 If you are proposing business uses please provide details of what you would market the land for?
[Please make sure the area of land proposed for business use is shown on the site plan]

Business and offices (Use Class 4) D
General industrial land (Use Class 5) [ ]
Storage and distribution (Use Class 6) []

Do you have a specific occupier in mind for the site? Yes [ | No []

11 If you are proposing uses other than housing or business please provide as much detail as possible on

what you propose.
[Examples could include retailing, tourism, renewable energy, sports, leisure and recreation, institutions

and education.]

12 Will the proposed development be phased? Yes [ No []
If yes, then please provide details of what is anticipated to be built and when.

This is not a particularly large scale site, however, phasing of development may be
appropriate. Phasing will depend upon future market conditions amongst other factors.

13 Has the local community been given the opportunity to influence/partake in the development proposal?
Yes W/ No [ | NotYet[ |

If there has been any community engagement please provide details of the way in which it was carried out
and how it has influenced your proposals. If no consultation has yet taken place, please detail how

you will do so in the future.

It is our client’s wishes to listen to the views of the local community and incorporate these
where appropriate taking on board the views in relation to the site. The comments made to
the previous LDP review have been considered when preparing this bid.



Sustainable Development and Design

14 Have you applied principles of sustainable siting and design to your site? The City Council has produced
a Sustainability Checklist which provides guidance on the principles of sustainable siting and design and
other issues which can be found on www.aberdeencity.gov.uk/localdevelopmentplan

Please provide the following information:
A) Exposure — does the site currently have
Little shelter from northerly winds
v Some shelter from northerly winds
_ Good shelter to northerly winds
B) Aspect — is the site mainly

- . Although the site is north facing we are confident
¥ North facing

that a layout can be designed to make best use of

East or west facing solar gain available at this site. North facing sites
St Goll WikstoF satit st Taging. oo al I. the way along the southern edge of
Auchmill Road.
C) Slope — do any parts of the site have a gradient greater than 1 in 127

M( Yes

| No
D) Flooding — are any parts of the site at risk of flooding?
| Yes
If yes, approximately how much (hectares or %) |
‘/| No
E) Drainage — do any paris of the site currently suffer from poor drainage or wateriogging?
] Yes
If yes, approximately how much (hectares or %) |
+ No
F) Built and Cultural Heritage — would the development of the site lead to the loss or disturbance of
archaeological sites or vernacular or listed buildings?
| significant loss or disturbance
| Some potential loss or disturbance
\/| No loss or disturbance

G) Natural conservation — would the development of the site lead to the loss or disturbance of
wildlife habitats or species?

| Significant loss or disturbance
| Some potential loss or disturbance

W No loss or disturbance



H) Landscape features — would the development of the site lead to the loss or disturbance of linear
and group features of woods, tree belts, hedges and stone walls?

Significant loss or disturbance The site is bounded by a post and wirefence and drystone dvke which is
\/ ) in poor state of repair. Development of this site may disturb some of the
Some potential loss or disturbance features but where possible they will be retained and potentially

: restored.
No loss or disturbance

I) Landscape fit — would the development be intrusive into the surrounding landscape?

Significant intrusion ~ This site slopes down from the south towards Auchmill Road in the north and can be seen
from the A96 when travelling southbound, MNotwithstanding this the site has a backdrop of

Slight intrusion trees as well as a residential caravan site, Development of this site will not be intrusive in
- : . the surrounding landscape. Mo developmentwould break the skyline and it would be set
\/ No intrusion amongst other buildings in an urban context.

J) Relationship to existing settlements — how well related will the development be to existing settlements?

Unrelated (essentially a new settlement)  The site is contiguous with the existing city boundary and is directly
adjacent to other areas of development. Bucksburn is an area that
has a large residential element and this development will fit
comfortably with the surrounding land uses.

Partially related
‘/ Well related to existing settlement

K) Land use mix — will the development contribute to a balance of land uses, or provide the impetus
for attracting new facilities?

No contribution
\/ Some contribution
Significant contribution
L) Accessibility — is the site currently accessible to bus, rail, or major road networks?
Bus Route Rail Station Major Road
Access more than 800m away I _

|
Access between 400-800m This site is well located for regular bus

Access within 400m ) ,/ | servicesinand out of the city along
' ' Auchmill Reoad,

M) Proximity to services and facilities — How close are any of the following?

400m 400m-800m >800m
Community facilities v _: '
Local shops 4 ]
Sports facilities \/
Public transport networks v
Primary schoals \7 ]

N) Footpath and cycle connections — are there any existing direct footpath and cycle connections
to community and recreation facilities or employment?

No available connections The site has a number of existing footpath links to and from the school, as
= tiiea f ’ well as to the east of the site linking other residential areas. To the
Limited range of connections immediate east of the site there is a football pitch and small play area with

v Good range of connections Elay.equipment



O) Proximity to employment opportunities — are there any existing employment opportunities within
1.6km for people using or living in the development you propose?

None
\/7 - There are a number of small businesses and services in Bucksburn such as a bank, police station
Limited and local shops, There are also good public tfransport links to both Dyee / Aberdeen Airport and

il Significant the City Centre which are key employment hubs in the North East.
P) Contamination — are there any contamination or waste tipping issues with the site?
Significant contamination or tipping present
Some potential contamination or tipping present
\/ No contamination or tipping present
Q) Land use conflict — would the development conflict with adjoining land uses or have any air
quality or noise issues?
Significant conflict
Some potential conflict
\/ No conflict

If there are significant conflicts, what mitigation measures are proposed?

R) Physical Infrastructure — does the site have connections to the following utilities?
| Electricity
Gas

This site is immediately adjacent to residential development and the local school, We are
confident that the site can be connected to utilities existing within the area.

Water and Sewage
If you are proposing housing, is there existing school capacity in the area?

Secondary Capacity we understand there are a number of re-zoning’s occurring in relation to this area and
; ; capacity will be available at local schools to accommodate the proposed scale of
Primary Capacity devel cpment.

Are there any further physical or service infrastructure issues affecting the site?

The site is accessed via the same vehicular route as Bucksburmn Primary School. Bucksburn Primary Schoal
is to be amalgamated with Newhills Primary School at a new site and theref ore capacity at this junction
will improve. We have also previously discussed access options with the adjacent land owner and there is
potential to create a secondary access to this site via Howes Road as well as an emergency route via the
road leading to the covered reservoir just to south of the site. There are a number of access options
available to serve this site.



15 No site is going to be perfect and the checklist above will inevitably raise some potential negative
impacts from any development. Where negative impacts are identified, please provide details of
their nature and extent and of any mitigation that may be undertaken. Listed below are examples
of further information that may be included in your submission;

Included Not applicable

Contamination Report .- ]

Flood Risk Assessment '_§|

Drainage Impact Assessment |

1

Habitat/biodiversity Assessment

Landscape Assessment

Transport Assessment

Other as applicable (e.g. trees, noise, |
dust, smell, retail impact assessment eic
please state)

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

Community benefits can include new community facilities (such as local shops, health, education, leisure
and community facilities), affordable housing, green transport links and open spaces. Include elements
which you anticipate may be required as developer contributions from the development. (Please note,
specific contributions will have to be negotiated with the Council on the basis of the proposal.)

The development of this site will make a contribution to affordable housing provision in the local area and
can improve the quality and accessibility to open space. The adjacent play park would benefit from
upgrading and this development may be able to contribute to that.

17 If you have prepared a framework or masterplan showing a possible layout for the site, please include it
with this form.

Masterplan/ Framework attached
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ABERDEEN
CITY COUMNGIL

Thank you for taking the time to complete this form.
Please return completed forms to:

Local Development Plan Team
Enterprise, Planning and Infrastructure
Aberdeen City Council

Business Hub 4

Ground Floor North

Marischal College

Broad Street

Aberdeen

AB10 1AB

Or email it to: Idp@aberdeencity.gov.uk
March 2013
www.aberdeeencity.gov.uk
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Our Ref.  P1453/JW/BR/v

Your Ref.
Contact Margaret Bochel
Email mbochel@aberdeencity.gov.uk

Direct Dial (1224 523313
Direct Fax 01224 636181

31 January 2012

Bob Reid

Halliday Fraser Munro
Carden Church

6 Carden Place

CITY COUNCIL

Planning & Sustainable Development
Enterprise, Planning and
Infrastructure

Aberdeen City Council

Business Hub 4

ABERDEEN Ground Floor North
AB10 1UR Marischal Collage

Broad Street

Aberdean

AB1C 1ARB

www . aberdeencity.gov.uk
Dear Mr Reid

Aberdeen Local Development Plan ~ Reporters Findings for OP27 Land at
Bucksburn School

Thank you for your letter of 20" January in respect of the above.

As you will be aware by now, the Council meeting of 25 January decided fo accept all
of the modifications made by the Reporters in their Examination Report info the
Proposed Local Development Plan.

We are aware that representation made by Halliday Fraser Munro was in support of
the allocation of OP27 Land at Bucksbum School. However, representation was also
made that further land adjacent to the site should be taken out of the green belt. This
would have involved a change {0 the green belt boundary which ran along OP27 in
the Proposed Plan.

In response fo these representations, the Council argued that the green belt
boundary should remain as it was in the Proposed Plan. We therefore had an
unresolved issue as defined by Regulation 27. This means that it was properly an
issue that should be considered at Examination and your representations and our
response was forwarded fo the DPEA on that basis.

We should note that the way in which representations were divided or grouped info
issues was presented to full Council on 27" April 2011 where the Schedule 4
subrmissions were agreed. These were sent to the DPEA in May and the Examination
began in June. The opporunity was fherefore available to those who made
representations to question the means by which the Council assembled the Schedule
4 forms before the Examination began.
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The Reporters took the view that, faking into consideration the comments received
on this issue from the Council, yourselves and another unresolved representation
from Bucksbum and Newhills Community Council, that the green belt boundary
should be returned to that shown in the adopted 2008 local plan. The Reporter's view
was that there was no numerical justification for taking further land out of the green
belt, In addition, they feit that the green belf boundary as shown in the Proposed Plan
did not meet the requirements of SPP in terms of being sufficiently robust or
defensible, Although this stance was contrary fo what both the Council and Halliday
Fraser Munro argued, it cannot be regarded as an unreasonable one given the
information they had before them or one that was outwith their remit fo decide,

This issue was raised at the Council meeting by one of the local members. We
expressed the view that, although the decision was one which neither the Council or
HFM argued for, given the above, it is not one that should be challenged under the 3
exemptions provided for by the Regulations. The Council agreed with that view.
Please do not hesitate to contact me should you require any further information.

Yours sincerely

Margaret Bochel
Head of Planning and Sustainable Development



HALLIDAY FRASER MUNRO
PLANNING

P1453/JW/IBR//jv
20 January 2012

Lindsey Nicoll
Director & Chief Reporter
Directorate for Planning and Environmental Appeals

Dear Ms Nicoll

ABERDEEN LOCAL DEVELOPMENT PLAN
REPORTERS FINDINGS

ALLOCATION OP27 - LAND ADJACENT TO BUCKSBURN SCHOOL
DELETION FROM FINALISED PLAN
ON BEHALF OF ~ MALCOLM HAY (MAJOR JAMES HAY TRUST)

| write on behalf of our client, Malcolm Hay who is the land owner of the site
in reference to the Examination of the Aberdeen City Local Development Plan
and specifically to the Reporters’ deletion of site OP27 (land adjacent to
Bucksburn Primary School) from the plan. We have several concerns which
we believe warrant further scrutiny and potential amendment to the decision

letter at the very least.

This site was identified by the planning authority as a preferred option from the
very outset of the plan-preparation process and Halliday Fraser Munro were
appointed to progress indicative layouts and public consultation on behalf of
the land owner. Both officials and politicians supported the allocation of this

land for residential use.

When the Proposed Plan was passed to the DPEA for the Reporters to examine
the plan there were no outstanding issues relating to the principle of
developing the proposed allocation at OP27. The representation submitied by
Halliday Fraser Munro (ref#766) was clearly a letter of support. It actively
supported the allocation and we do not believe that letters from promoters of
allocations can be used as a basis for deleting that allocation, Clearly there was
no ‘issue’ raised in the Halliday Fraser Munro representation since it was a

supportive lefter on behalf of the land owner.
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20 lanuary 2012

DPEA — Land at Buckshurn School

The Local Community Council passed comment on a number of allocations
including OP27 {ref#65) and commented that the access “would need to be
given some thought”. However, this was not an objection to the allocation
and was more in the nature of design advice (which, incidentally, we fully take
on board). Nevertheless, yet again there was no unresolved “objection” to this

site that warranted examination.

Despite there being no unresolved objection, the Reporter’s findings
concluded that “the only way fo provide a defensible green belt boundary at
this location is to return to the boundary designated in the adopted local plan
by deleting site OP27.”

Clearly something doesn’t quite add up and in the circumstances our client
believes he has been wreated most unfairly, In an attempt to understand what
has wranspired we have looked very carefully at the legislation and the

sequence of events.

We are reasonably clear about the meaning of Regulation 21 set out in
Circular  1/2009 (Development Planningl. Regulation 21 of the T&CP
(Development Planning} (Scotland} Regulations 2008 “limits the scope of
maiters to be assessed in an examination to issues raised in
representations....the appointed person would have the ultimate ability to add
t0 or redefine the issue fo be assessed, but at all times these must be limited
to issues raised in the original representations.” (Paragraph 73, Scoftish
Planning Circular 1/2009, Development Planning. We find it difficult to
imagine that letters of support would count as ‘issues raised in the original

representation’.

It is abundantly clear that Halliday Fraser Munro response to consultation on
the Aberdeen Proposed Local Development Plan was supporting the allocation
of OP27 {a copy of this representation is attached for the avoidance of any
doubt}.




3
20 January 2012

DPEA — Land at Bucksburn School

In the interests of positive planning we made additional comments about how
the implementation of the proposal might fit better with GSN and GB
boundaries. The boundaries and opportunity site boundaries didn’t sit as
comfortably as they might within the PLDP diagrams. We therefore made
positive suggestions about the green belt boundary in respect of the adjacent
land (not OP27), given that in our view it did not reflect the findings of the
earlier Green Belt Review, and that in conjunction with the allocation of OP27
a better fit’ could easily be set out in the Finalised LDP. This sort of “tidying-
up” is best done at this stage with emphasis on the plan-led system.

The GSN/GB comments seem then to have been ‘re-defined’ in terms of
Regulation 21, as a representation against the NE1 policies. This has probably
transpired within the processing work categorising representations, when
planners in the planning authority were recording and marshalling all the
comments ~ e.g. dividing policy comments from site allocation comments.
These then went in different directions and were examined by two separate
reporters. Reporter Rice examined the “supporting” comments made by
ourselves. Reporter Russell examined our Greenspace Network commentary as

a representation against the plan.

I don’t doubt that the two Reporters came together and agreed the present
outcome — however its basis under Regulation 21 was clearly a letter of
support — not an objection. In our view that clearly makes the removal of
OP27 invalid and thus unfair.

So we fail to see how a letter supporting the allocation can be redefined by the
Reporter to such an extent that it results in the removal of an allocation to
which there was no objection. Notwithstanding the planning substance, there
has been a procedural glitch - which is easily understandable given the scale

of the examination.

Nevertheless, that excuse would not be fair to our client. We would ask that
you give urgent consideration as to whether the removal of this site from the
Aberdeen Local Development Plan was within the scope of assessment open

to the Reporters and suggest that the decision letter is amended to retain site
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20 fanuary 2012

DPEA — Land at Bucksburn School

OP27. There is some urgency to considering this matter, as the Reporters
Findings will be reported to Full Council on 25" January 2012,

We look forward to hearing from you.

Yours sincerely

Bob Reid
Director of Planning
For Halliday Fraser Munro

cc. Malcoim Hay - Major James Hay Trust
ce. Margaret Bochel - Aberdeen City Council

fngs.
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CONTACT DETAILS

Colliers International
1x Exchange Crescent
1 Conference Square
Edinburgh

EH3 8UL

www.colliers.com/uk

Allinformation, analysis and recommendations made for clients by Colliers International are made in good faith and represent
Colliers Intemational's professional judgement on the basis of information obtained from the client and elsewhere during the course
of the assignment. However, since the achisvement of recommendations, forecasts and valuations depends on factors outside
Colliers Intemational's control, no statement made by Colliers Intemational may be deemed in any circumstances to be a
representation, undertaking or warranty, and Colliers Intemational cannot accept any liability should such statements prove to be
inaccurate or based onincorrect premises. In particular, and without limiting the gensrality of the foregoing, any projections, financial

and otherwise, in this report are intended only to illustrate particular points of argument and do not constitute forecasts of actual
performance

Colliers Intemational is the licensed trading name of Colliers Intemational Specialist and Consulting UK LLP which is a limited

liability partnership registered in England and Wales with registersd number OC392407. Our registered office is at 50 George Strest,
London Wil 7GA
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