Aberdeen City Local Development Plan 2016 — Developer Bids

1 Name of proposer: Bancon Developments Ltd.
Date: 14/06/13
Address: Banchory Business Centre, Burn O’Bennie Road, Banchory
Postcode: AB31 52U

Telephone: NN

2 Name of landowner: Newpark Farms Ltd, c/o Bancon Developments Ltd.
Address: As above.

The site and your proposal
3 Site Name: Maidencraig Business Park
4 Site Location map: The proposed development is on land immediately west of the

Maidencraig Masterplan, zoned for development in the 2012 Aberdeen Local Development
Plan and the existing Dobbies Garden Centre.
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Fig 1 — Existing Iad use and zonings, with bid site marked in green.
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National Grid reference of the site: NJ881068

Current Use of Site/Previous Development: Agriculture.

Proposed Use of the Site: During the detailed planning stage for the Maidencraig
masterplan, Bancon have been approached by several businesses interested in sites for
commercial and business development that cannot be comfortably be accommodated
within the defined masterplan boundary. However, the land to the west and north of the
Dobbies Garden Centre offers for further commercial opportunities.

Details of Housing Proposals: N/A

Provision of Affordable Housing: N/A

Business Land Proposals: The additional land promoted for development was supported by
the Scottish Government Reporter in his report of the Local Plan inquiry in 2008. Aberdeen
City Council, however, decided not to accept his recommendation on this occasion.
Supported by a detailed Landscape and Visual Impact Assessment, Bancon submitted that
development could be accommodated within the landscape up to the 145m contour line, or
thereabouts, without risk of significant visual impact or risk of coalescence with Kingswells.
This was specifically supported by the Reporter, who stated that the 145m contour line
should mark the boundary of the zoning.

Subsequently, the Dobbies Garden Centre has been built, but a significant area of land below
the 145m contour, to the west and north of the garden centre, remains undeveloped. The
land could provide up to 13 hectares of business land, including a substantial area around
the periphery of the site which would be planted with trees to define the boundary of
Aberdeen appropriately.

Other Proposed Land Uses: The land would be suitable for business and light industrial uses
(class 4), and potentially for storage and distribution (class 6). Class 5 uses would be suitable
only if they were compatible with the neighbouring garden centre and residential uses.
Alternatives may include a car showroom, which does not fall into any specific use class.

Phasing: The development would be marketed on the basis of variable plot sizes, to
maximise the potential for a variety of business developments.

Community Engagement: No specific community engagement has taken place with regard to
employment use on this area of land.

Sustainable Development and Design
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A)

Sustainability Checklist:

Exposure — the site is south facing, and protected by higher ground to the North.



B)

Q)

D)

E)

F)

G)

H)

))

K)

Aspect — The site is entirely south facing.

Slope — No part of the site has a gradient of more than 1:20.

Flooding — there is no risk of flooding on the site.

Drainage — The site can be drained via mains sewer connections for foul water and using
SUDS for surface water.

Built and Cultural Heritage — development of the site would have no impact on buildings or
sites of built and cultural heritage value.

Nature conservation — an ecological survey was carried out in 2005, demonstrating limited
ecological interest. This was updated in 2013 for the masterplan area to the east and south
of the bid site, with a similar outcome. The bid site is agricultural land, and it is unlikely that
anything of note has changed since the 2005 report.

Landscape features — The development would not lead to the loss of any valuable landscape
features, and the provision of a well landscaped development would be a positive addition
to the area.

Landscape fit — A landscape and visual impact assessment was prepared in support of the
submissions to the 2008 Local Plan review. It was this report that led to the
recommendation from the Scottish Government Reporter that the site be included in the
plan for development up to the 145m contour. A copy of this assessment is appended to
this bid.

Relationship to existing settlements — The site forms a logical extension to the Maidencraig
masterplan area, and with the support of the Landscape and Visual Impact Assessment will
produce a defensible western boundary, and define a suitable belt of open land between
Aberdeen and Kingswells. The site is located directly on the main bus route between
Aberdeen and Kingswells, and will be within a short walk of commercial services and
facilities that will be delivered as part of the Maidencraig masterplan. The population
generated within the Maidencraig masterplan and the Mastrick, Sheddocksley and
Summerhill areas beyond will be within a reasonable walking distance of new employment
opportunities on the site.

Land use mix — The proposed business or industrial development will provide employment
opportunities within a short walking distance of a large residential population, and increase
the overall sustainability of the area.

Accessibility — The site will be within 400m of a regular bus service on the A944, where the
40/41 service from Kingswells to Aberdeen runs, along with the close proximity of the



proposed extension of the local 23 service (12 minute service) that the Maidencraig
masterplan development will deliver. Vehicular access to the site will be via the junctions
proposed for the adjacent Maidencraig masterplan area, with an additional link where the
existing bus gate is located. The bus gate will be incorporated into the design to ensure it
remains in operation without detriment.

M) Proximity to services and facilities —
Community facilities — Potentially 400-800m from the site within the Maidencraig
masterplan area.
Local shops — 400-800m from the site within the Maidencraig masterplan area (plus the
adjacent Dobbies Garden Centre).
Sports facilities — c. 800m from the site.
Public transport networks — Within 400m of the site
Primary schools — Within 2km of the site

N) Footpath and cycle connections — The site offers excellent connections to surrounding
footpaths and cycle paths, and to the wider countryside in general. The excerpt from the
Council’s Core Paths Plan below demonstrates the range of formal routes that surround the
site. Fig 2 below shows the extensive network of core paths and their close proximity to the
site.

Fig 2 — Site location and core path network.
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Proximity to employment opportunities —The development will deliver employment
opportunities to both existing population in Mastrick, Sheddocksley and Summerhill, and
also a new population base generated from the Maidencraig masterplan development.

Contamination — No constraints to development.
Land use conflict — none anticipated, so no constraint to development.
Physical Infrastructure —

Electricity — available

Gas — available

Water and Sewage — capacity available
Secondary School Capacity — N/A
Primary Capacity — N/A

Supporting Surveys: This bid is supported by a Landscape and Visual Impact Assessment.
Much of the work done in support of the masterplan for Maidencraig is relevant to this site
too, and has also been appended to the bid.

Community Benefits of the Proposed Development: The development will deliver
employment opportunities to both existing population in Mastrick, Sheddocksley and
Summerhill, and also a new population base generated from the Maidencraig masterplan
development.

Masterplan/Framework: No detailed plans have been developed for the site at this point in
time.



Aberdeen City Local Development Plan 2016 — Developer Bids

Introduction and Background

The Local Development Plan (LDP) bid form provided by Aberdeen City Council (ACC) suggests that

there is no requirement for the submission of bids for development of additional greenfield sites

within the City. The form indicates that this is because ‘the 2012 LDP identified a significant number

of greenfield sites to accommodate these [Strategic Development Plan] requirements’. Bancon

believes that this position is at best premature, for a number of reasons, and as a result considers it

both sensible and prudent to submit bids for the development of additional greenfield sites. The

reasons are: -

1)

2)

3)

The requests for LDP bids is based upon the proposed Strategic Development Plan, published in
February 2013. It is Bancon’s view that the proposed SDP is woefully under allocating land for
development. There are significant contradictions between the vision, aims and actual
requirements and allowances in the plan. More importantly its growth projections are
significantly below those predicted by the Scottish Government. It will surely be rejected by
Scottish Ministers.

It is submitted therefore that the LDPs should be planned to accommodate this likelihood.
Considering the SDP and subsequent LDPs will be unlikely to be adopted until 2016, Bancon
calculate that there will be considerable additional housing land allocations required in the 2017-
2026 and 2027-2035 periods to accommodate the growth that the Scottish Government predicts,
and indeed the North East will is already experiencing.

Bancon submit that the 2012 LDP fails to provide a 5 year supply of effective housing land, as
identified in the latest Housing Land Audit figures. The reliance of the 2012 LDP on a small
number of large development sites also fails to provide opportunities for 2" phase sites to be
drawn down early, because these are primarily the same sites as are failing to become effective
in phase 1. The current Housing Land Audit identifies a 4.4 year supply, and while the draft 2013
audit suggests an improved situation, there is considerable dubiety about some of the projected
delivery rates for large sites. Prudence therefore suggests that there is a requirement to identify
more small sites for development as soon as possible to address the shortfall.

There are several large sites identified in the 2012 LDP that are proving difficult to develop, or
slower to develop than anticipated. While it is tempting to point the finger of blame at the
economic conditions, this does not bear close scrutiny. The North East has performed better
than most of the UK (only London and the South East being the exceptions), and the population
growth since 2006, when the last strategic Development Plan review began, has exceeded even
the Scottish Government’s high migration forecasts. The 2009 Structure Plan aimed to increase
the City Region’s population to 480,000 by 2030, and current trends suggest that we have already
exceeded that number in 2013. The provision of a range of effective housing sites, bolstered by
new allocations, is essential to accommodate the rapidly expanding population.

This Local Development Plan bid is therefore necessary to address any one, two or all of the above.

The bid itself will concentrate on the proposed development, and the deliverability of that

development. The requirement for the land will be established through the proposed SDP

consultation, 2013 Housing Land Audit and progress on large 2012 LDP sites in the interim. Seeking

to predict these three variables at this stage in the process is impossible.



1 Name of proposer: Bancon Developments Ltd.
Date: 14/06/13
Address: Banchory Business Centre, Burn O’Bennie Road, Banchory
Postcode: AB31 57U
Telephone: 01330 824900
Email: ben.freeman@bancon.co.uk

2 Name of landowner: Newpark Farm Ltd, c/o Bancon Developments Ltd.
Address: As above.

The site and your proposal
3 Site Name: Maidencraig
4 Site Location map: The proposed development is on land immediately west of the

Maidencraig Masterplan area which was zoned for development in the 2012 Aberdeen Local
Development Plan and the existing Dobbies Garden Centre.
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Fig 1 — Existing land uses and zonings, with bid site marked in green.

5 National Grid reference of the site: NJ881068
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Current Use of Site/Previous Development: Agriculture/horticulture.

Proposed Use of the Site: Based upon the agreed Masterplan development schedule,
development of the housing at Maidencraig will be complete by around 2018-2020. Bancon
believe the site is highly sustainable and will be popular with the market. Its further
development should therefore be encouraged. Bancon are therefore keen to promote
additional development land through this LDP review to ensure that the full potential of the
site is realised without interruption. With the new LDP providing allocations from 2017-26
an allocation between 2017 and 2023 would be appropriate.

Details of Housing Proposals: The additional land promoted for development was supported
by the Scottish Government Reporter in his report of the Local Plan inquiry in 2008.
Aberdeen City Council, however, decided not to accept his recommendation on this
occasion. Supported by a detailed Landscape and Visual Impact Assessment, Bancon
submitted that development could be accommodated within the landscape up to the 145m
contour line, or thereabouts, without risk of significant visual impact or risk of coalescence
with Kingswells. This was specifically supported by the Reporter, who stated that the 145m
contour line should mark the boundary of the zoning.

Subsequently, the Dobbies Garden Centre has been built, but a significant area of land below
the 145m contour, to the west and north of the garden centre, remains undeveloped. The
land is suitable for around 200 dwellinghouses.

Provision of Affordable Housing: In accordance with the Maidencraig masterplan area,
affordable housing will be provided at a rate of 25%.

Business Land Proposals: N/A

Other Proposed Land Uses: N/A

Phasing: The development is likely to be split into phases of up to 50 houses.

Community Engagement: Through the LDP review process, the additional land to the west
and north of the garden centre was promoted, and has been subject to public scrutiny.
Extensive community consultation was carried out as part of the Maidecraig masterplan,

which has now been adopted as Supplementary Guidance to the 2012 LDP. A further public
consultation exercise would be carried out with regard to the proposed addition.

Sustainable Development and Design
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A)

B)

Sustainability Checklist:

Exposure —the site is south facing, and protected by higher ground to the North.

Aspect — The site is entirely south facing.
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Slope — No part of the site has a gradient of more than 1:20.
Flooding — there is no risk of flooding on the site.

Drainage — The site can be drained via mains sewer connections for foul water and using
SUDS for surface water.

Built and Cultural Heritage — development of the site would have no impact on buildings or
sites of built and cultural heritage value. A detailed archaeological study has been carried
out on the masterplan site, with no significant findings. It is reasonable to assume that the
same would apply to the bid site (subject to further survey work as part of the planning
process).

Nature conservation — an ecological survey was carried out in 2005, demonstrating limited
ecological interest. This was updated in 2013 for the masterplan area to the east and south
of the bid site, with a similar outcome. The bid site is agricultural land, and it is unlikely that
anything of note has changed since the 2005 report.

Landscape features — The development would not lead to the loss of any valuable landscape
features, and the provision of a well landscaped development would be a positive addition
to the area.

Landscape fit — A landscape and visual impact assessment was prepared in support of the
submissions to the 2008 Local Plan review. It was this report that led to the
recommendation from the Scottish Government Reporter that the site be included in the
plan for development up to the 145m contour. A copy of this assessment is appended to
this bid.

Relationship to existing settlements — The site forms a logical extension to the Maidencraig
masterplan area, and with the support of the Landscape and Visual Impact Assessment will
produce a defensible western boundary, and define a suitable belt of open land between
Aberdeen and Kingswells. The site is located directly on the main bus route between
Aberdeen and Kingswells, and will be within a short walk of commercial services and
facilities that will be delivered as part of the Maidencraig masterplan.

Land use mix — The additional housing will increase the marketability and the viability of
services that we are seeking to incorporate into the Maidencraig masterplan area. The
intention is that the development would therefore be residential.

Accessibility — The site will be within 400m of a regular bus service on the A944, where the
40/41 service from Kingswells to Aberdeen runs, along with the close proximity of the
proposed extension of the local 23 service (12 minute service) that the Maidencraig
masterplan development will deliver. Vehicular access to the site will be via the junctions



proposed for the adjacent Maidencraig masterplan area, with an additional link where the
existing bus gate is located. The bus gate will be incorporated into the design to ensure it
remains in operation without detriment.

M) Proximity to services and facilities —
Community facilities — Potentially 400-800m from the site within the Maidencraig
masterplan area, as well as the adjacent Dobbies Garden Centre.
Local shops — 400-800m from the site within the Maidencraig masterplan area.
Sports facilities — c. 800m from the site.
Public transport networks — Within 400m of the site
Primary schools — Within 2km of the site

N) Footpath and cycle connections — The site offers excellent connections to surrounding
footpaths and cycle paths, and to the wider countryside in general. The excerpt from the
Council’s Core Paths Plan below demonstrates the range of formal routes that surround the
site. Fig 2 below shows the extensive network of core paths and their close proximity to the

site.
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Fig 2 — Site location and core path network.
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Proximity to employment opportunities —There will be employment opportunities created
through the development of the Maidencraig masterplan area, as well as nearby
employment hubs, primarily at Kingswells.

Contamination — No constraints to development.

Land use conflict — constraints to development.

Physical Infrastructure —

Electricity — available

Gas — available

Water and Sewage — capacity available

Secondary School Capacity — current forecasts indicate capacity at Hazlehead Academy
Primary Capacity — Capacity is available at Kingsford Primary School.

Supporting Surveys: This bid is supported by a Landscape and Visual Impact Assessment.
Much of the work done in support of the masterplan for Maidencraig is relevant to this site
too, and has also been appended to the bid.

Community Benefits of the Proposed Development: The proposed development will offer a
greater number of houses at Maidencraig, including affordable homes. The increased
numbers will help to attract investment in the commercial areas of the Maidencraig
masterplan, and increase the viability of delivering additional services to the site.

Masterplan/Framework: A detailed masterplan has been prepared and adopted for the
adjacent Maidencraig site. The proposed development site is a logical addition to that plan,
as shown overleaf. It should be noted that the proposed development area requires to be
drawn up in more detail to accord with the design of the masterplan area. The indicative
plan is useful to demonstrate the potential of the site, however.



Fig 3 —indicative plan and interface with the adopted Maidencraig masterplan area.
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MAIDENCRAIG EAST, ABERDEEN
LANDSCAPE AND VISUAL IMPACT ASSESSMENT

On behalf of BANCON DEVELOPMENTS.
Oct 2007

DAVID WILSON ASSOCIATES
landscape architects
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Tel: 01698 200035 Fax: 01698 200036
Aros House 121 Cadzow Street Hamilton ML3 6JA
e-mail: design@dwalandscape.co.uk
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