
 

 
 
 
 

PROPOSED ABERDEENSHIRE LOCAL 
DEVELOPMENT PLAN 2020  
RESPONSE FORM 
As part of the production of the Local Development Plan, a ‘Main Issues Report’ was 
published in January 2019.  The responses from these consultations have helped to 
inform the content of the Proposed Local Development Plan (“the Proposed Plan”).  

The Aberdeenshire Local Development Plan will direct decision-making on land-use 
planning issues and planning applications in Aberdeenshire for the 10-year period from 
2021 to 2031.  The Proposed Plan was agreed by Aberdeenshire Council in March 2020 
as the settled view of the Council.  However, the Proposed Plan will be subjected to an 
independent examination and is now open for public comment.   

This is your opportunity to tell us if anything should be changed in the  
Proposed Plan, and why. 

When writing a response to the Proposed Plan it is important to specifically state the 
modification(s) that you would wish to see to the Plan. 

This is the only remaining opportunity to comment on the Proposed Plan.  The reasons for 
any requested changes will be analysed and reported to Scottish Ministers.  They will then 
appoint a person known as a Reporter to conduct a public examination of the Proposed 
Plan, focusing particularly on any unresolved issues and the changes sought.   

Ministers expect representations (or responses) to be concise (no more than 2000 words) 
and accompanied by limited supporting documents.  It is important to ensure that all of the 
information that you wish to be considered is submitted during this consultation period as 
there is no further opportunity to provide information, unless specifically asked. 

Please email comments to ldp@aberdeenshire.gov.uk or send this form to reach us by 31 
July 2020*.   

We recommend that you keep a copy of your representation for your own records.  

*UPDATE 16 June 2020: Consultation period was extended from 17 July 2020 for a further 
two-week period. 
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ACCESSIBILITY  
If you need information from this document in an  
alternative language or in a Large Print, Easy Read,  
Braille or BSL, please telephone 01467 536230.  

Jeigu pageidaujate šio dokumento kita kalba arba atspausdinto stambiu šriftu, 
supaprastinta kalba, parašyta Brailio raštu arba britų gestų kalba, prašome skambinti 
01467 536230.  

Dacă aveți nevoie de informații din acest document într-o altă limbă sau într-un format cu 
scrisul mare, ușor de citit, tipar pentru nevăzători sau în limbajul semnelor, vă rugăm să 
telefonați la 01467 536230. 

Jeśli potrzebowali będą Państwo informacji z niniejszego dokumentu w innym języku, 
pisanych dużą czcionką, w wersji łatwej do czytania, w alfabecie Braille’a lub w brytyjskim 
języku migowym, proszę o telefoniczny kontakt na numer 01467 536230. 

Ja jums nepieciešama šai dokumentā sniegtā informācija kādā citā valodā vai lielā drukā, 
viegli lasāmā tekstā, Braila rakstā vai BSL (britu zīmju valodā), lūdzu, zvaniet uz 01467 
536230. 

Aberdeenshire Local Development Plan 
Woodhill House, Westburn Road, Aberdeen, AB16 5GB 

Tel: 01467 536230 
Email: ldp@aberdeenshire.gov.uk 
Web: www.aberdeenshire.gov.uk/ldp 
Follow us on Twitter @ShireLDP  

If you wish to contact one of the area planning offices, please call 01467 534333 and ask 
for the relevant planning office or email planning@aberdeenshire.gov.uk.  



 

 

 

Please use this form to make comments  
on the Proposed Aberdeenshire Local  
Development Plan 2020.  If you are making  
comments about more than one topic it would be very  
helpful if you could fill in a separate response form for each issue you wish to raise. 

Please email or send the form to reach us by 31 July 2020 at the following address: 

Post: Planning Policy Team, Infrastructures Services 
Aberdeenshire Council, Woodhill House, Westburn Road, ABERDEEN, AB16 5GB      

Email: ldp@aberdeenshire.gov.uk 

Please refer to our Privacy Notice at the end of this form for details of your rights under 
the Data Protection Act. 

YOUR DETAILS 
Title:  Mr 

First Name:  Michael 

Surname:  Lorimer 

Date:  28/7/20 

Postal Address:  Ryden LLP,   

Postcode:   

Telephone Number:   

Email:   

Are you happy to receive future correspondence only by email?  Yes       No   

Are you responding on behalf of another person?  Yes       No   

If yes who are you representing?      

   Tick the box if you would like to subscribe to the Aberdeenshire LDP eNewsletter:      

An acknowledgement will be sent to this address soon after the close of consultation. 

  

Bancon Homes Ltd 



 

YOUR COMMENTS 
Please provide us with your comments below.  We will summarise comments and in our 
analysis will consider every point that is made.  Once we have done this we will write back 
to you with Aberdeenshire Council’s views on the submissions made.  We will publish your 
name as the author of the comment, but will not make your address public.   

Modification that you wish to see (please make specific reference to the section of the 
Proposed Plan you wish to see modified if possible, for example Section 9, paragraph 
E1.1): 

Proposed Plan Appendix 7e - Settlement Statements – Kincardine and Mearns 
(Stonehaven Pages 744 – 759) should be modified to identify land at East Newtonleys as 
an opportunity site for around 100 homes. This could be in respect of either Bid Site KN076 
(East of Newtonleys) or Site KN078 (South of Braehead), for delivery within the first plan 
period of the next LDP. The remaining balance of land as identified within the overall 
Masterplan Site KN077 should be reserved as a Future Opportunity ‘FOP’ Site for 300 
homes, to be delivered following an interim review of the Plan. 
 
The associated Settlement Statement Maps should be updated to identify both the 
immediate and future allocations.  
 
Proposed Plan Appendix 6 – Housing Land Allocations should be modified to identify future 
housing allocations to be delivered subject to an interim review of the LDP. Associated 
Table 2 (P172): Housing Allocations in the Aberdeen Housing Market Area should be 
updated to include an immediate allocation of 100 homes and future allocation of 300 
homes at Stonehaven.  
 
Given the removal of the P9 site from the current 2017 LDP, which was protected to 
reserve an area for the replacement of Dunnottar Primary School, clarity should be 
provided within the Settlement Statement as to the locational requirements for a 
replacement facility. 

 

 
 
 

 

 
 

 
 
 

 



 

 

 
Reason for change:  

On behalf of Bancon Homes Ltd, objection is taken to the failure of the Proposed Local 
Development Plan (LDP) to identify land at land at East Newtonleys between the A957 
and Bogarty Head, Stonehaven as a preferred option for residential development either in 
the first 5 year Plan period, or as reserved for future development or, a combination of 
both.  
 
This representation requires to be read in conjunction with the three Development Bids 
(Appendix 1), Sites KN076, KN077 and KN078, which were each submitted to 
demonstrate the capability of the site to accommodate a phased development and address 
the housing requirements set by the Strategic Development Plan. Site KN077 
encompassed the entire site area, with an indicative masterplan demonstrating the site 
being capable of delivery of some 400 homes, a new primary school and 200 sq. m. of 
retail uses. Sites KN076 and KN078 encompassed smaller delivery options, each 
proposing 100 homes, located immediately adjacent to the existing settlement boundary 
to the northern and southern parts of site KN077 respectively. Representations were also 
pursued in respect of each bid site at MIR stage (Appendix 2), arguing for their inclusion 
within the Proposed Plan in recognition that the land lies immediately adjacent to existing 
residential development to the north and emerging employment land to the south. It is 
therefore disappointing that the Proposed Plan fails to allocate any of the proposed 
delivery options set out within the Bids. 
 
Cognisance is taken of the recently published Examination Report for the Proposed 
Strategic Development Plan (PSDP) and the Reporters conclusions on Housing Land 
Supply, which recommend an increase in the overall housing allowances within the 2020 
– 2032 Plan Period by 1,879 homes (split 50/50 between the City and Shire). This equates 
to 940 homes for Aberdeenshire, 565 of which have been allocated to the Aberdeen 
Housing Market Area (AHMA). At the time of writing, the Report of Examination is currently 
sitting with Scottish Ministers as to approve or object to the Proposed Plan.  
 
Woking on the basis of the additional allowances for the AHMA, it is considered that an 
appropriate allocation should be made to East Newtonleys for around 100 homes, to be 
delivered following adoption of the next LDP. Additionally, recognition of the site’s 
capability to accommodate future growth should be acknowledged through identification 
of a future allocation / FOP site for the remaining balance of 300 homes, a new primary 
school and a modest provision for retail uses, to ensure the longer term establishment of 
a sustainable mix of uses to the south of Stonehaven.  
 
In that respect, Bancon Homes argue that FOP sites should be reintroduced into the next 
LDP to identify the future growth direction for settlements and to provide certainty for 
communities and developers. Identification of the longer term growth strategy for 
settlements is deemed to be even more crucial as the next LDP will be adopted for a period 
of 10 years, as opposed to the previous 5 year period subject to the extant and former 



 

plans. Ensuring a 5 year land supply at all times could therefore prove more difficult within 
a 10 year cycle, particularly in the latter stages of the lifetime of the Plan. FOP sites would 
provide the local authority with the flexibility to review the delivery of allocations and overall 
housing land supply position, with the option to draw down on strategic reserve sites 
following an interim review of the Plan, should there be an undersupply identified. Officers’ 
fears that sites could be drawn down early are overstated, when in reality, any application 
lodged prematurely would be contrary to the Plan. Accordingly, it is argued that this 
approach should be carried forward into the adopted LDP and the balance of the land at 
East Newtonleys identified as a FOP site for the longer term growth of Stonehaven, 
delivery of which would be subject to an interim review of the Plan. 
 
The Proposed Plan Settlement Statement in respect of Stonehaven acknowledges that 
Stonehaven has “a strong demand for development and is located in the Strategic 
Growth Area and the Aberdeen Housing Market Area”.  The statement also recognises 
that the town plays an important role in delivering strategic housing allowances.  As was 
set out within the representations lodged at MIR stage (Appendix 2), the sites preferred for 
development in Stonehaven are unlikely to contribute to the delivery of those Strategic 
Housing Allowances. This is also true in the context of the Proposed LDP, with the focus 
of new development in Stonehaven very much remaining on Ury Estate. Whilst it is 
recognised that a number of the allocations have consent and are under construction, 
delivery rates have been much slower than anticipated. It should also be stressed that 
increasing the densities associated with the existing allocations, as well as identifying a 
new allocation as part of the wider Ury development effectively results in extensions of 
existing sites which have yet to be fully built out.  This approach will not result in the early 
delivery of additional strategic housing allowances at Stonehaven, as they are dependent 
upon the existing sites being built out.  Scottish Planning Policy places significant emphasis 
on the delivery of housing and this can only be achieved through the identification of new 
sites, which are not dependent upon existing allocations being built out.  
 
This situation is further exacerbated by the continued failure of Chapelton of Elsick to 
deliver anywhere near the strategic allocation of 4045 homes afforded to the slowly 
emerging new settlement. A separate representation has been submitted on behalf of 
Bancon Homes in respect of housing supply and delivery of sites within the Protlethen to 
Stonehaven Strategic Growth Corridor and should be read in conjunction with this 
representation. With regard to Elsick, when originally allocated for development in 2012, 
1,845 homes were allocated up to 2016, with a further 2,200 allocated up to 2023. A 
delivery schedule (Appendix 3) formed part of the Planning Permission in Principle granted 
for the new settlement, and assumed the delivery of 2,524 houses by the end of 2019. Yet 
the 2019 Housing Land Audit confirms that a mere 164 completions have been reported 
to the start of 2019, thereby resulting in a shortfall of over 2,300 homes which have failed 
to be delivered over two consecutive LDPs. The Development Bids highlighted above at 
Stonehaven South are capable of delivering a phased development to address the 
Strategic Housing Allowances within the timeframe of the Local Development Plan. 
 
Turning to the comments and issues raised in response to the MIR consultation with regard 
to the Bid sites, as contained within the Council’s Schedule 4 – Issues and Actions, a 



 

number of areas of concern have been identified as reason for non-inclusion of the sites 
within the Proposed Plan and which require a response. Their reasoning largely reflects 
the response offered for non-inclusion as preferred sites at MIR stage, in that the sites are 
perceived to be, “detached from the town, and due to topography, the sites would be 
visually prominent”. Officers go on to suggest that the sites, “do not represent the best 
scale of development on the best development sites in the right places”. 
 
Suggestion that the sites are detached from the town are grossly overstated and therefore 
strongly refuted by Bancon Homes. As stressed within the representations to the MIR and 
as is visually evident within the Stonehaven Settlement Map, the entire East Newtonleys 
site lies substantially closer to Stonehaven town centre than the nearest allocations at Ury 
Estate (OP2 & OP6). Development at Ury is also physically disconnected from the town 
by the A90 dual carriageway, and will undoubtedly result in a more unsustainable pattern 
of development and increased reliance on private car journeys.  
 
Conversely, the land at East Newtonleys immediately abuts the existing settlement 
boundary, both to the north and to the south. Given the site’s immediacy to both residential 
development to the north at Breahead, as well as emerging employment land to the south 
associated with extant OP5 (OP7 in Proposed LDP) and BUS2 allocations, East 
Newtonleys effectively constitutes infill development. The Business Park benefits from two 
extant planning permissions. The permission covering the eastern portion of the site, 
identified as BUS2 both in the extant LDP 2017 and the Proposed Plan, has been 
implemented whilst an MSC Application (Ref: APP/2019/1949) is pending for the OP5/OP7 
site. Development bids KN076 and KN077 offered the Council the option to allocate a site 
for the immediate delivery of 100 homes, either as a northern or southern extension of the 
existing settlement boundary. Consequently and in line with Paragraph 40 of Scottish 
Planning Policy (SPP), it is logical and sustainable to site residential development in close 
proximity to the existing settlement boundary and land allocated for employment uses, as 
it minimises the need for residents to travel for employment. The site is more readily 
accessible from the town centre on foot, cycle and by public transport than existing 
allocations at Ury, therefore contrary to Officers’ assertions, the site clearly represents the 
‘right development in the right place’, as advocated by Paragraph 15 of SPP.  
 
The site also benefits from excellent access to the Trunk Road network being situated a 
short distance from the A92/A90 grade separated junction to the south.  As noted within 
the representations at MIR stage (Appendix 2), the junction has substantial spare capacity 
and affords good connections both North and South. This would also circumvent the need 
for construction traffic having to travel through the town centre to access the site.   
 
With regard to potential landscape impacts and visibility of the site from Stonehaven, this 
matter was comprehensively addressed within the representations to the MIR, therefore it 
is disappointing that it continues to feature as a concern by Officers within the Issues and 
Actions Papers. This is particularly frustrating given the history associated with the 
promotion of the site, having been previously considered suitable for development through 
an allocation within The consolidated Aberdeenshire Local Plans, adopted in 1998. This 
previous Plan envisaged south westerly growth to consolidate that previously approved at 



 

Braehead to the north. The Council considered that this would minimise the visual impact 
of development in Stonehaven by concentrating it in one place and provide an opportunity 
for the provision of additional services.  Concerns regarding perceived visual impacts 
provided both within the site assessment at MIR stage and the more recently published 
Issues and Actions Paper are entirely contradictory with the Council’s previously favoured 
direction for growth to the south of Stonehaven.  
 
More recently, following the Examination in Public into the LDP 2017 the Reporter 
considered that “…the western part of the site would have sufficient proximity and 
accessibility to the town and it would relate well to the OP5 and BUS1 sites”, 
however he was unconvinced that the entire site would be appropriate to the surrounding 
landscape. Accordingly, the Bids submitted at pre-MIR stage to the current LDP Review 
(Appendix 1), have sought to address the Reporters concerns, with development restricted 
to the west of the existing shelterbelt. Only a small area remains within the Special 
Landscape Area, however Officers’ acknowledged that this would pose no detrimental 
impacts to the coastal setting as part of their MIR site assessment. A separate 
representation has been submitted to the Proposed Plan on behalf of Bancon Homes, 
seeking a slight amendment to the boundaries of the SLA and should be read in 
conjunction with this representation. 
 
Whilst it is accepted that the site would be visible from certain vantage points, in reality it 
would be viewed in the context of existing residential development at Braehead, as well 
as a new business park which is emerging to the south and which will act as an appropriate 
backdrop. Landscape impacts will therefore be kept to a minimum and as identified within 
the indicative masterplan submitted at bid stage (Appendix 1), a large swathe of public 
open space will be retained along the north eastern portion of the site, thereby further 
reducing any associated visual impacts when viewed from the existing settlement. 
 
The Development Bid for the entire masterplan area (KN077) included provision for a new 
Primary School on the site reserved for the replacement of Dunnottar Primary within the 
extant LDP as ‘P9’. Whilst the requirement for a replacement school was identified within 
the MIR, Officers noted in the assessment of Bancon’s Bids that the site allocated in the 
extant Plan was no longer preferred by the Council’s Learning Estates Team.  
Disappointingly the Proposed Plan remains silent as to its preferred location, despite 
continued concern within the community over its poor condition and the urgent need for 
replacement (Appendix 4). Given the existing schools location to the south of the 
settlement and lack of opportunities for redevelopment in the immediate vicinity of the 
school, it is maintained that a replacement site should be identified within the same 
catchment to the south of the town.  Allocation of the land at East Newtonleys would 
facilitate the delivery of a replacement school as part of a sustainable future expansion of 
Stonehaven to the south. 
 
In summary, the land at East Newtonleys to the south of Stonehaven should be allocated 
for an initial delivery of 100 homes following adoption of the next Plan. This could be 
achieved by allocating either site KN076 or KN078 as an initial phase of development, with 
the remaining land identified within KN077 for 300 homes, a new primary school and retail 



 

uses, reserved for delivery following an interim review of the Plan. The land to the south 
of Stonehaven sits immediately adjacent to the existing settlement boundary, forming a 
natural infill development opportunity between existing residential development to the 
north and the emerging Business Park to the south.  The entire site forms a more logical 
growth direction for the settlement than the allocations associated with Ury, which lie 
further from the town centre and are separated from the town by the A90 dual carriageway.  
East Newtonleys affords the opportunity to create an appropriately phased and 
sustainable expansion of the existing settlement, which is free from constraints and 
advocates the right development in the right place in line with SPP. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



 

PRIVACY NOTICE                        
LOCAL DEVELOPMENT PLAN  
PUBLIC COMMENT 
The Data Controller of the information being collected is 
Aberdeenshire Council. 

The Data Protection Officer can be contacted at Town 
House, 34 Low Street, Banff, AB45 1AY. 

Email: dataprotection@aberdeenshire.gov.uk 

Your information is being collected to use for the following 
purposes: 

• To provide public comment on the Aberdeenshire Local 
Development Plan. The data on the form will be used to 
inform Scottish Ministers and individual(s) appointed to 
examine the Proposed Local Development Plan 2020.  It 
will inform the content of the Aberdeenshire Local 
Development Plan 2021. 

Your information is:   

Being collected by Aberdeenshire Council   X 

The Legal Basis for collecting the information is: 

Personal Data  

Legal Obligations X 

Where the Legal Basis for processing is either 
Performance of a Contract or Legal Obligation, please note 
the following consequences of failure to provide the 
information: 

It is a Statutory Obligation under Section 18 of the Town 
and Country (Scotland) Act 1997, as amended, for 
Aberdeenshire Council to prepare and publish a Proposed 
Local Development plan on which representations must be 
made to the planning authority within a prescribed period 
of time. Failure to provide details requested in the ‘Your 
Details’ section of this form will result in Aberdeenshire 
Council being unable to accept your representation. 

Your information will be shared with the following recipients 
or categories of recipient: 

Members of the public are being given this final 
opportunity to comment on the Proposed Aberdeenshire 
Local Development Plan. The reasons for any changes 
that the Council receives will be analysed and reported to 
Scottish Ministers.  They will then appoint a person to 
conduct a public examination of the Proposed Plan, 
focusing particularly on the unresolved issues raised and 
the changes sought.   

Your name and respondent identification number (provided 
to you by Aberdeenshire Council on receipt of your 

submission) will be published alongside a copy of your 
completed response on the Proposed Local Development 
Plan website (contact details and information that is 
deemed commercially sensitive will not be made available 
to the public). 

In accordance with Regulation 22 of the Town and Country 
(Development Planning) (Scotland) Regulations 2008 
where the appointed person determines that further 
representations should be made or further information 
should be provided by any person in connection with the 
examination of the Proposed Plan the appointed person 
may by notice request that person to make such further 
representations or to provide such further information.   

Your information will be transferred to or stored in the 
following countries and the following safeguards are in 
place: 

Not applicable. 

The retention period for the data is: 

Aberdeenshire Council will only keep your personal  
data for as long as is needed.  Aberdeenshire Council  
will retain your response and personal data for a retention 
period of 5 years from the date upon which it was 
collected.  After 5 years Aberdeenshire Council will review 
whether it is necessary to continue to retain your 
information for a longer period. A redacted copy of your 
submission will be retained for 5 years beyond the life of 
the Local Development Plan 2021, possibly until 2037.   

The following automated decision-making, including 
profiling, will be undertaken: 

Not applicable. 

Please note that you have the following rights: 

• to withdraw consent at any time, where the Legal Basis 
specified above is Consent; 

• to lodge a complaint with the Information 
Commissioner’s Office (after raising the issue with the 
Data Protection Officer first); 

• to request access to your personal data; 
• to data portability, where the legal basis specified above 

is: 
(i) Consent; or  
(ii) Performance of a Contract; 

• to request rectification or erasure of your personal data, 
as so far as the legislation permits.

 





APPENDIX 1 

Development Bids  
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Flood 

mechanism 
Source Flood risk Comments Measures required 

Watercourses 
(inc. culverts 

and other  
in-line 

structures) 

Ditch A 
Medium to 

high 
 

The ditch flows through the proposed southern 
development site.  
 
Culvert/sluice at East Newtonleys Farm. Failure 
of structure (e.g. blockage) could cause flooding 
of the site to the west. 

 Layout design and 
landscaping/drainage 
system considerations. 

 Incorporation of 
freeboard to building 
levels 

Ditch B 
Low to 

medium  

Ditch currently flows through an area proposed 
for development at southern site. 
 

 Ditch to be re-routed to 
allow for development 

Ditch C 
Low to 

medium  

Ditch currently flows through an area proposed 
for development at northern site 
   

 Ditch to be re-routed to 
allow for development 

Ditch D 
Medium to 

high  

Ditch flows north eastwards along field 
boundary and eastwards adjacent to 
Boggartyhead farm and cottage. The ditch flows 
through an area proposed for sports fields. 
 
Backing up of floodwater behind culvert 1 could 
cause flooding to part of site. 

 Layout design and 
landscaping 
considerations. 
 

Ditch E 
Medium to 

high  

Ditch currently flows eastwards through an area 
proposed for development at the eastern part 
of the northern site  
 
Backing up of water behind culvert could cause 
flooding of part of site. 

 Upgrade of culvert at 
Stonehaven coastal 
road (culvert 4) 

Overland flows (Pluvial) Medium 

Runoff from steep slopes may enter the 
development sites although there is low 
likelihood of water ponding on the development 
sites given the sloping topography.  

 Effective drainage system  
 Layout design and 

landscaping 
considerations. 

 Incorporation of 
freeboard to building 
levels 

Groundwater Low 

Much of site has a steep gradient. No significant 
areas of standing water observed on site. 
Groundwater seepages could potentially flow 
onto the site at the bottom of the slope to the 
north, east or west. 

 Effective drainage system 

Tidal North Sea None 
The proposed development areas are not 
located within the tidal extent.  

 None 
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The annual exceedance probability of particular flood conditions is the chance these conditions (or more 
severe) occur in any given year. 
 
The return period of a flood is the long-term average period between flood conditions of such magnitude (or 
greater). 
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The results of the sensitivity analysis are given in . The results of the sensitivity analysis indicate that the 
model is insensitive to changes in the downstream boundary of the model with the reduction in model gradient 
resulting in only a 0.05m increase in water surface elevation at the last cross section of the model. The relative 
insensitivity to downstream gradient is likely due to the steepness of the channel. The cross sections upstream of the 
culvert are most sensitive to increases in flow as the limited conveyance capacity of the culvert significantly limits the 
flows reaching the channel downstream. Overall, the model appears to be most sensitive to the Manning s values uses 
in the model with a maximum increase in water surface elevation of 0.098m at the upstream end of Ditch A. 
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only.
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Flood 

mechanism 
Source Flood risk Comments Measures required 

Watercourses 
(inc. culverts 

and other  
in-line 

structures) 

Ditch A 
Medium to 

high 
 

The ditch flows through the proposed southern 
development site.  
 
Culvert/sluice at East Newtonleys Farm. Failure 
of structure (e.g. blockage) could cause flooding 
of the site to the west. 

 Layout design and 
landscaping/drainage 
system considerations. 

 Incorporation of 
freeboard to building 
levels 

Ditch B 
Low to 

medium  

Ditch currently flows through an area proposed 
for development at southern site. 
 

 Ditch to be re-routed to 
allow for development 

Ditch C 
Low to 

medium  

Ditch currently flows through an area proposed 
for development at northern site 
   

 Ditch to be re-routed to 
allow for development 

Ditch D 
Medium to 

high  

Ditch flows north eastwards along field 
boundary and eastwards adjacent to 
Boggartyhead farm and cottage. The ditch flows 
through an area proposed for sports fields. 
 
Backing up of floodwater behind culvert 1 could 
cause flooding to part of site. 

 Layout design and 
landscaping 
considerations. 
 

Ditch E 
Medium to 

high  

Ditch currently flows eastwards through an area 
proposed for development at the eastern part 
of the northern site  
 
Backing up of water behind culvert could cause 
flooding of part of site. 

 Upgrade of culvert at 
Stonehaven coastal 
road (culvert 4) 

Overland flows (Pluvial) Medium 

Runoff from steep slopes may enter the 
development sites although there is low 
likelihood of water ponding on the development 
sites given the sloping topography.  

 Effective drainage system  
 Layout design and 

landscaping 
considerations. 

 Incorporation of 
freeboard to building 
levels 

Groundwater Low 

Much of site has a steep gradient. No significant 
areas of standing water observed on site. 
Groundwater seepages could potentially flow 
onto the site at the bottom of the slope to the 
north, east or west. 

 Effective drainage system 

Tidal North Sea None 
The proposed development areas are not 
located within the tidal extent.  

 None 
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CEH. (2009). FEH CD-ROM 3. Wallingford: Centre for Ecology & Hydrology. 

HR Wallingford. (2006). Tables for the hydraulic design of pipes, sewers and channels (Vol. II). London: 
Thomas Telford. 
 
MWH Soft. (2011). InfoWorks RS. 

SEPA. (n.d.). Indicative River & Coastal Flood Map (Scotland). Retrieved from 
http://www.sepa.org.uk/flooding/flood_extent_maps.aspx 
 
Wallingford Software. (2008). Conveyance Estimation System. Wallingford: Wallingford Software Ltd. 

 

 

 



  
 

 

 

 

  



  
 

 

 
 

  
  

  
  
  

  
  

  
  
  
  
  

 

The annual exceedance probability of particular flood conditions is the chance these conditions (or more 
severe) occur in any given year. 
 
The return period of a flood is the long-term average period between flood conditions of such magnitude (or 
greater). 
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Grid Reference NN 53050 00250 

AREA 1.08 

ALTBAR 222 

ASPBAR 209 

ASPVAR 0.65 

BFIHOST 0.768 

DPLBAR 1.55 

DPSBAR 252.8 

FARL 1 

LDP 2.62 

PROPWET 0.74 

RMED-1H 9.4 

RMED-1D 41.2 

RMED-2D 55.6 

SAAR 1618 

SAAR4170 1561 

SPRHOST 21.8 

URBCONC1990 -999999 

URBEXT1990 0.0023 

URBLOC1990 -999999 
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The results of the sensitivity analysis are given in . The results of the sensitivity analysis indicate that the 
model is insensitive to changes in the downstream boundary of the model with the reduction in model gradient 
resulting in only a 0.05m increase in water surface elevation at the last cross section of the model. The relative 
insensitivity to downstream gradient is likely due to the steepness of the channel. The cross sections upstream of the 
culvert are most sensitive to increases in flow as the limited conveyance capacity of the culvert significantly limits the 
flows reaching the channel downstream. Overall, the model appears to be most sensitive to the Manning s values uses 
in the model with a maximum increase in water surface elevation of 0.098m at the upstream end of Ditch A. 
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Notes
In general, only the corners of the buildings shown
on this drawing have been identified by the survey.

generally surveyed where the building intersects the
Building footprints shown on this drawing have been

ground. Buildings have not been surveyed internally.

Features shown without a survey mark are indicative
only.

Some surveyed levels may have been removed from
this drawing for clarity.

There may be some features out with the survey brief
which may have an effect on any proposed development.

Trees shown on this drawing have been surveyed at the
base of the trunk at ground level and does not take any
account to the verticality of the tree.

The features and utilities shown on this drawing have
been derived by a visual site survey. Parked vehicles,
vegetation and inaccessible areas may have obstructed
features or utilities from being identified during the survey.

Utilities shown on this drawing should be cross referenced
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Flood 

mechanism 
Source Flood risk Comments Measures required 

Watercourses 
(inc. culverts 

and other  
in-line 

structures) 

Ditch A 
Medium to 

high 
 

The ditch flows through the proposed southern 
development site.  
 
Culvert/sluice at East Newtonleys Farm. Failure 
of structure (e.g. blockage) could cause flooding 
of the site to the west. 

 Layout design and 
landscaping/drainage 
system considerations. 

 Incorporation of 
freeboard to building 
levels 

Ditch B 
Low to 

medium  

Ditch currently flows through an area proposed 
for development at southern site. 
 

 Ditch to be re-routed to 
allow for development 

Ditch C 
Low to 

medium  

Ditch currently flows through an area proposed 
for development at northern site 
   

 Ditch to be re-routed to 
allow for development 

Ditch D 
Medium to 

high  

Ditch flows north eastwards along field 
boundary and eastwards adjacent to 
Boggartyhead farm and cottage. The ditch flows 
through an area proposed for sports fields. 
 
Backing up of floodwater behind culvert 1 could 
cause flooding to part of site. 

 Layout design and 
landscaping 
considerations. 
 

Ditch E 
Medium to 

high  

Ditch currently flows eastwards through an area 
proposed for development at the eastern part 
of the northern site  
 
Backing up of water behind culvert could cause 
flooding of part of site. 

 Upgrade of culvert at 
Stonehaven coastal 
road (culvert 4) 

Overland flows (Pluvial) Medium 

Runoff from steep slopes may enter the 
development sites although there is low 
likelihood of water ponding on the development 
sites given the sloping topography.  

 Effective drainage system  
 Layout design and 

landscaping 
considerations. 

 Incorporation of 
freeboard to building 
levels 

Groundwater Low 

Much of site has a steep gradient. No significant 
areas of standing water observed on site. 
Groundwater seepages could potentially flow 
onto the site at the bottom of the slope to the 
north, east or west. 

 Effective drainage system 

Tidal North Sea None 
The proposed development areas are not 
located within the tidal extent.  

 None 
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CEH. (2009). FEH CD-ROM 3. Wallingford: Centre for Ecology & Hydrology. 

HR Wallingford. (2006). Tables for the hydraulic design of pipes, sewers and channels (Vol. II). London: 
Thomas Telford. 
 
MWH Soft. (2011). InfoWorks RS. 

SEPA. (n.d.). Indicative River & Coastal Flood Map (Scotland). Retrieved from 
http://www.sepa.org.uk/flooding/flood_extent_maps.aspx 
 
Wallingford Software. (2008). Conveyance Estimation System. Wallingford: Wallingford Software Ltd. 

 

 

 



  
 

 

 

 

  



  
 

 

 
 

  
  

  
  
  

  
  

  
  
  
  
  

 

The annual exceedance probability of particular flood conditions is the chance these conditions (or more 
severe) occur in any given year. 
 
The return period of a flood is the long-term average period between flood conditions of such magnitude (or 
greater). 
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The results of the sensitivity analysis are given in . The results of the sensitivity analysis indicate that the 
model is insensitive to changes in the downstream boundary of the model with the reduction in model gradient 
resulting in only a 0.05m increase in water surface elevation at the last cross section of the model. The relative 
insensitivity to downstream gradient is likely due to the steepness of the channel. The cross sections upstream of the 
culvert are most sensitive to increases in flow as the limited conveyance capacity of the culvert significantly limits the 
flows reaching the channel downstream. Overall, the model appears to be most sensitive to the Manning s values uses 
in the model with a maximum increase in water surface elevation of 0.098m at the upstream end of Ditch A. 
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MIR Representations 
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Aberdeenshire Local Development Plan 2021: Main Issues Report 2019  
Main Issues Report Response Form  

Important Information: Please Read  

The Main Issues Report (MIR) is a key stage in preparing the Aberdeenshire Local Development Plan 
2021 (LDP 2021). The MIR sets out options for how the LDP 2021 could be improved both in terms of 
the policies that Aberdeenshire Council will use to determine planning applications as well as identifying 
land allocations for development.  The MIR has been published along with a Monitoring Report and 
Interim Environmental Report of the Strategic Environmental Assessment. These, along with other 
supporting documents are available at: https://www.aberdeenshire.gov.uk/planning/plans-and-
policies/ldp-2021/main-issues-report/.  

Comments are sought on the MIR and Interim Environmental Report, or indeed any other matter 
that you feel that we need to consider, by 5pm on Monday, 8 April 2019. Responses can be 
emailed to us at ldp@aberdeenshire.gov.uk or received via post, Planning Policy Team, Infrastructure 
Services, Aberdeenshire Council, Woodhill House, Westburn Road, Aberdeen, AB16 5GB.  

Please note that in order for comments to be considered as valid you must include your contact details.  

We will use these details to confirm receipt of your comments and to seek clarification or request further 
information as required. Should you have any concerns regarding the holding of such information 
please contact ldp@aberdeenshire.gov.uk. Anonymous comments will not be considered as part of the 
consultation process.  Petitions will only be noted in the name of the person submitting the document. 

All comments received will be carefully assessed and will be used to inform the preparation of the 
Proposed Aberdeenshire Local Development Plan. There will be a further opportunity to comment on 
the Proposed Plan when it is published in December 2019.  

Name 
 

 
 

Organisation 
(optional) 

Ryden LLP 
 

On behalf of 
(if relevant) 

Bancon Homes Limited 

Address  
 
 
 
 

Postcode  
 

Telephone 
(optional) 

 
 

E-mail  
(optional) 

 
 

For internal use only 
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Doing things digitally is our preference.  Tick the box if you are not happy to receive 
correspondence via email: 

Tick the box if you would like to subscribe to the Aberdeenshire LDP eNewsletter:  

Fair processing notice 

Please tick to confirm your agreement to the following statements:  
 
By submitting a response to the consultation, I agree that Aberdeenshire Council can use the 
information provided in this form, including my personal data, as part of the review of the 
Aberdeenshire Local Development Plan.  This will include consultation on the Main Issues Report 
(including any subsequent Proposed Plan).  
 
I also agree that following the end of the consultation, i.e. after 8 April 2019, my name and 
respondent identification number (provided to you by Aberdeenshire Council on receipt of your 
submission) can be published alongside a copy of my completed response on the Main Issues 
Report website (contact details and information that is deemed commercially sensitive will not be 
made available to the public). 
 

The data controller for this information is Aberdeenshire Council. The data on the form will be used 
to inform a public debate of the issues and choices presented in the Main Issues Report of the 
Aberdeenshire Local Development Plan 2021. It will inform the content of the Proposed 
Aberdeenshire Local Development Plan. 

Aberdeenshire Council will only keep your personal data for as long as is needed.  Aberdeenshire 
Council will retain your response and personal data for a retention period of 5 years from the date 
upon which it was collected.  After 5 years Aberdeenshire Council will review whether it is 
necessary to continue to retain your information for a longer period. A redacted copy of your 
submission will be retained for 5 years beyond the life of the Local Development Plan 2021, 
possibly until 2037     
 
Your Data, Your Rights  
 
You have got legal rights about the way Aberdeenshire Council handles and uses your data, which 
include the right to ask for a copy of it, and to ask us to stop doing something with your data.  
 
If you are unhappy with the way that Aberdeenshire Council or the Joint Data Controllers have 
processed your personal data then you do have the right to complain to the Information 
Commissioner’s Officer, but you should raise the issue with the Data Protection Officers first.  The 
Data Protection Officers can be contacted by writing to: 
 

 , Data Protection Officer, Aberdeenshire Council, Business Services, 
Town House, 34 Low Street, Banff, AB45 1AY 

If you have difficulty understanding this document and require a translation, or you need help 
reading this document (for example if you need it in a different format or in another language), 
please phone us on 01467 536230. 

 

 

 



 

3 
 

 
 

Which 
document(s) 
are you 
commetning 
on? 

Main Issues Report 

Draft Proposed Aberdeenshire Local Development Plan 

Strategic Environmental Assessment Interim Environmental Assessment 

Other  

Your comments 

 
Representations to the Main Issues Report on behalf of Bancon Homes Limited in relation to Site 
Ref; KN076, land at East Newtonleys, East of A957, Stonehaven. 
 
On behalf of Bancon Homes Ltd, objection is taken to the failure of the Main Issues Report (MIR) to 
identify Site Reference KN076, land at East Newtonleys, East of A957, Stonehaven as a preferred option 
for residential development either in the first 5 year Plan period, or as reserved for future development.   
 
This representation requires to be read in conjunction with Bancon Homes general representations on the 
MIR and, in particular, the housing land requirement.  It also requires to be considered in the context of 
the Development Bid submitted at the pre-MIR stage.  It is respectfully requested that this site should be 
allocated for development in the proposed Aberdeenshire Local Development Plan 2021 (LDP).  Separate 
representations are made in respect of Sites KN077 and KN078.  The various Bids demonstrate the 
capability of the site to accommodate a phased development to address the housing requirements set by 
the Strategic Development Plan. 
 
At the outset, it is important to highlight concern at the failure of the MIR to provide any clarity on the scale 
of housing land release to be accommodated in Stonehaven and other settlements in order to satisfy the 
housing allowances set by the proposed Strategic Development Plan.  This issue is addressed more fully 
in separate representations. In the absence of such information, it must be assumed that sites for around 
200 units require to be found in Stonehaven, as this appears to be the number of additional units preferred 
for development in and around Ury House to the north west of Stonehaven.  However, the MIR presents 
a somewhat confused picture as to how much additional housing is being preferred in and around Ury 
Estate. 
 
The MIR Settlement Statement in respect of Stonehaven acknowledges that Stonehaven has a strong 
demand for development and is located in the Strategic Growth Area and the Aberdeen Housing Market 
Area.  The text goes on to recognise that the town plays an important role in delivering strategic housing 
allowances.  Unfortunately, the sites preferred for development in Stonehaven are unlikely to contribute 
to the delivery of those Strategic Housing Allowances.  The preferred sites around Ury Estate are 
extensions of existing sites which have yet to be built out.  As such, the preferred sites will not result in 
the early delivery of additional housing, as they are dependent upon the existing sites being built out.  
Scottish Planning Policy places significant emphasis on the delivery of housing and this can only be 
achieved through the identification of sites which are not dependent upon existing sites being built out.  
The Development Bids highlighted above at Stonehaven South are capable of delivering the Strategic 
Housing Allowances within the timeframe of the Local Development Plan. 
 
The assessment of Site KN076 as contained within the MIR raises a number of issues, many of which 
have no basis, and which require a response.  In particular, the assessment considers the site to be 
detached from the settlement due to topography and does not “connect or relate well” with the town.  
However, this site lies closer to Stonehaven town centre than the nearest site at Ury Estate (OP2).  It also 
immediately abuts the Business Land identified as OPP5 and BUS2 in both the extant LDP 2017 and the 
draft Proposed LDP 2021.  The settlement boundary encompasses those sites and the MIR assessment 
notes that the bid site relates well to the employment sites.  The employment sites are well placed in 

 
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relation to the trunk road network and are accessible from the town centre.  Its connectivity can only 
improve by the co-location of housing immediately adjacent which would provide improved footpath and 
cycle networks and build towards creating a critical mass for improved bus services for both the 
employment and residential uses.  The Business Park benefits from two extant planning permissions with 
the permission covering the eastern portion of the site, identified as BUS2 in the extant LDP 2017 having 
been implemented.  Consequently, it is logical and sustainable to site residential development in close 
proximity to land allocated for employment uses as it minimises the need to travel for employment. 
 
The site also enjoys excellent access to the Trunk Road network being situated a short distance from the 
A92/A90 grade separated junction.  The junction has substantial spare capacity and affords good 
connections both North and South.  It also avoids the need for development traffic, particularly Heavy 
Good Vehicles, having to travel through the town centre. 
 
As highlighted in the Development Bids for this and the adjoining sites, Aberdeenshire Council themselves 
previously considered that the site was suitable for development.  The consolidated Aberdeenshire Local 
Plans adopted in 1998 allocated much of the land for development.  This was to address a Structure Plan 
requirement for 400 houses in the period 2001-2006, but was subject to a future Structure Plan Review, 
which eventually removed the requirement.  The Local Plan envisaged development progressing in a 
south westerly direction from the previously approved site at Braehead.  At the time the Council 
considered that this would minimise the visual impact of development in Stonehaven by concentrating it 
in one place.  Moreover, they considered that locating further development in the East 
Newtonleys/Braehead area, would provide economies of scale in the provision of services.  The 
comments within the site assessment, therefore, are entirely at odds with the historic view of the Council 
as regards the potential of Stonehaven South. 
 
More recently, following the Examination in Public into the LDP 2017 the Reporter considered that “…the 
western part of the site would have sufficient proximity and accessibility to the town and it would 
relate well to the OP5 and BUS1 sites”.  Unfortunately, he did not consider there to be sufficient clarity 
regarding the potential cumulative impact of developments elsewhere in Stonehaven and was not 
persuaded that the whole allocation would be appropriate in landscape terms. 
 
The current Bid to which this representation relates, and also the adjoining bids KN077 and KN078, had 
regard to the comments of the Reporter and focuses development to the west of the shelter belt which 
runs north - south and provides containment to the site.  No part of this Bid site encroaches into the South 
East Aberdeenshire Coast Special Landscaped Area. 
 
Furthermore, whilst the site would be visible from certain vantage points to the north of Stonehaven, the 
visual impact beyond that already created by the Braehead development to the north and the Business 
Park to the south, would be minimal.  The Business Park benefits from an implemented planning 
permission and any development on the lower ground to the north must be considered in the context of 
future business development which will effectively act as a backdrop to that residential development.  The 
impacts of development at East Newtonleys will be minimal and, it is contended, will be no greater than 
the preferred sites at Ury Estate, albeit for different reasons.  Development of the land at East Newtonleys 
will not impact on the setting of a listed building and should be preferred to that at Ury House given its 
limited visual impact on the town and the coastal area, and its proximity to the town and the business 
uses at Stonehaven South. 
 
It is acknowledged that part of the site comprises Grade 3.1 agricultural land yet so too is much of the 
land preferred for development at Ury Estate.  This, and the allocation of the Business Park to the south 
has already set a precedent for the development of prime land in the area.  Scottish Planning Policy 
acknowledges that its development is considered acceptable where that development is an essential 
component of the settlement strategy.  Site KN076, along with the longer term development to the north, 
has the capacity and capability of satisfying the strategic growth of Stonehaven.  When taken in the round 
it will provide a comprehensive and sustainable mixed use expansion to the south of Stonehaven all within 
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the confines of the A90 and A92 road network which provide recognisable and defensible boundaries to 
the town notwithstanding the limited ‘enabling’ development that has taken place at Ury House. 
 
The comments regarding the future of the land reserved for a primary school are noted.  However, for the 
reasons set out above the Bid site is not reliant on the school site for integration with the town.  The Bid 
site sits immediately adjacent to the town’s employment land and integration will be facilitated by that and 
the adjoining housing.  In any event, the requirement for a replacement Dunnottar Primary School 
continues to be highlighted in the MIR, but no guidance provided as to its preferred location.  Given the 
existing schools location to the south of Stonehaven, and limited opportunities for redevelopment in the 
immediate vicinity of the school, it would seem logical to identify a replacement site within the same 
catchment to the south of the town.  This would enable it to be tied to the future expansion of Stonehaven 
thereby further enhancing the sustainability of expansion to the south of Stonehaven. 
 
In summary, Site KN076 at East Newtonleys to the south of Stonehaven should be preferred for 
development over those currently identified for the Ury Estate to the north of the town.  The land to the 
south of Stonehaven sits immediately adjacent to the settlement boundary and provides for infill 
development between it and the Business Park to the south.  The Bid site itself lies closer to the town 
centre than the nearest allocated site at Ury Estate and unlike the Ury sites, is not separated from the 
town by the A90 dual carriageway.  Indeed, development to the south of Stonehaven would ensure that 
the town remained within the confines of the A90 and the A92.  Accordingly, it should be preferred for 
development. 
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Aberdeenshire Local Development Plan 2021: Main Issues Report 2019  
Main Issues Report Response Form  

Important Information: Please Read  

The Main Issues Report (MIR) is a key stage in preparing the Aberdeenshire Local Development Plan 
2021 (LDP 2021). The MIR sets out options for how the LDP 2021 could be improved both in terms of 
the policies that Aberdeenshire Council will use to determine planning applications as well as identifying 
land allocations for development.  The MIR has been published along with a Monitoring Report and 
Interim Environmental Report of the Strategic Environmental Assessment. These, along with other 
supporting documents are available at: https://www.aberdeenshire.gov.uk/planning/plans-and-
policies/ldp-2021/main-issues-report/.  

Comments are sought on the MIR and Interim Environmental Report, or indeed any other matter 
that you feel that we need to consider, by 5pm on Monday, 8 April 2019. Responses can be 
emailed to us at ldp@aberdeenshire.gov.uk or received via post, Planning Policy Team, Infrastructure 
Services, Aberdeenshire Council, Woodhill House, Westburn Road, Aberdeen, AB16 5GB.  

Please note that in order for comments to be considered as valid you must include your contact details.  

We will use these details to confirm receipt of your comments and to seek clarification or request further 
information as required. Should you have any concerns regarding the holding of such information 
please contact ldp@aberdeenshire.gov.uk. Anonymous comments will not be considered as part of the 
consultation process.  Petitions will only be noted in the name of the person submitting the document. 

All comments received will be carefully assessed and will be used to inform the preparation of the 
Proposed Aberdeenshire Local Development Plan. There will be a further opportunity to comment on 
the Proposed Plan when it is published in December 2019.  

Name 
 

 
 

Organisation 
(optional) 

Ryden LLP 
 

On behalf of 
(if relevant) 

Bancon Homes Limited 
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Postcode  
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Doing things digitally is our preference.  Tick the box if you are not happy to receive 
correspondence via email: 

Tick the box if you would like to subscribe to the Aberdeenshire LDP eNewsletter:  

Fair processing notice 

Please tick to confirm your agreement to the following statements:  
 
By submitting a response to the consultation, I agree that Aberdeenshire Council can use the 
information provided in this form, including my personal data, as part of the review of the 
Aberdeenshire Local Development Plan.  This will include consultation on the Main Issues Report 
(including any subsequent Proposed Plan).  
 
I also agree that following the end of the consultation, i.e. after 8 April 2019, my name and 
respondent identification number (provided to you by Aberdeenshire Council on receipt of your 
submission) can be published alongside a copy of my completed response on the Main Issues 
Report website (contact details and information that is deemed commercially sensitive will not be 
made available to the public). 
 

The data controller for this information is Aberdeenshire Council. The data on the form will be used 
to inform a public debate of the issues and choices presented in the Main Issues Report of the 
Aberdeenshire Local Development Plan 2021. It will inform the content of the Proposed 
Aberdeenshire Local Development Plan. 

Aberdeenshire Council will only keep your personal data for as long as is needed.  Aberdeenshire 
Council will retain your response and personal data for a retention period of 5 years from the date 
upon which it was collected.  After 5 years Aberdeenshire Council will review whether it is 
necessary to continue to retain your information for a longer period. A redacted copy of your 
submission will be retained for 5 years beyond the life of the Local Development Plan 2021, 
possibly until 2037     
 
Your Data, Your Rights  
 
You have got legal rights about the way Aberdeenshire Council handles and uses your data, which 
include the right to ask for a copy of it, and to ask us to stop doing something with your data.  
 
If you are unhappy with the way that Aberdeenshire Council or the Joint Data Controllers have 
processed your personal data then you do have the right to complain to the Information 
Commissioner’s Officer, but you should raise the issue with the Data Protection Officers first.  The 
Data Protection Officers can be contacted by writing to: 
 

 , Data Protection Officer, Aberdeenshire Council, Business Services, 
Town House, 34 Low Street, Banff, AB45 1AY 

If you have difficulty understanding this document and require a translation, or you need help 
reading this document (for example if you need it in a different format or in another language), 
please phone us on 01467 536230. 
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Which 
document(s) 
are you 
commetning 
on? 

Main Issues Report 

Draft Proposed Aberdeenshire Local Development Plan 

Strategic Environmental Assessment Interim Environmental Assessment 

Other  

Your comments 

 
Representations to the Main Issues Report on behalf of Bancon Homes Limited in relation to Site 
Ref; KN077, land at East Newtonleys, between the A957 and Bogarty Head, Stonehaven. 
 
On behalf of Bancon Homes Ltd, objection is taken to the failure of the Main Issues Report (MIR) to 
identify Site Reference KN077, land at East Newtonleys between the A957 and Bogarty Head, 
Stonehaven as a preferred option for residential development either in the first 5 year Plan period, or as 
reserved for future development or, a combination of both.   
 
This representation requires to be read in conjunction with Bancon Homes general representations on the 
MIR and, in particular, the housing land requirement.  It also requires to be considered in the context of 
the Development Bid submitted at the pre-MIR stage.  It is respectfully requested that this site should be 
allocated for development in the proposed Aberdeenshire Local Development Plan 2021 (LDP).  Separate 
representations are made in respect of Sites KN076 and KN078, which lie to the north and south of KN077 
respectively.  The various Bids demonstrate the capability of the site to accommodate a phased 
development to address the housing requirements set by the Strategic Development Plan. 
 
At the outset, it is important to highlight concern at the failure of the MIR to provide any clarity on the scale 
of housing land release to be accommodated in Stonehaven and other settlements in order to satisfy the 
housing allowances set by the proposed Strategic Development Plan.  This issue is addressed more fully 
in separate representations. In the absence of such information, it must be assumed that sites for around 
200 units require to be found in Stonehaven, as this appears to be the number of additional units preferred 
for development in and around Ury House to the north west of Stonehaven.  However, the MIR presents 
a somewhat confused picture as to how much additional housing is being preferred in and around Ury 
Estate. 
 
The MIR Settlement Statement in respect of Stonehaven acknowledges that Stonehaven has a strong 
demand for development and is located in the Strategic Growth Area and the Aberdeen Housing Market 
Area.  The text goes on to recognise that the town plays an important role in delivering strategic housing 
allowances.  Unfortunately, the sites preferred for development in Stonehaven are unlikely to contribute 
to the delivery of those Strategic Housing Allowances.  The preferred sites around Ury Estate are 
extensions of existing sites which have yet to be built out.  As such, the preferred sites will not result in 
the early delivery of additional housing, as they are dependent upon the existing sites being built out.  
Scottish Planning Policy places significant emphasis on the delivery of housing and this can only be 
achieved through the identification of sites which are not dependent upon existing sites being built out.  
The Development Bids highlighted above at Stonehaven South are capable of delivering the Strategic 
Housing Allowances within the timeframe of the Local Development Plan. 
 
The assessment of Site KN077 as contained within the MIR raises a number of issues, many of which 
have no basis, and which require a response.  In particular, the assessment considers the site to be 
detached from the settlement due to topography and does not “connect or relate well” with the town.  
However, the entire site lies closer to Stonehaven town centre than the nearest site at Ury Estate (OP2).  
Unlike Ury, it is not physically separated from the town by the A90 and is more readily accessible from 
the town centre on foot, cycle and by public transport.  It is not detached in that it immediately abuts the 
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existing settlement boundary, both to the north and to the south.  In actual fact, it constitutes infill 
development between the existing residential development at Braehead, to the north and the Business 
Park at East Newtonleys to the south.  The latter also falls within the settlement boundary as defined 
within both the extant LDP 2017 and the draft Proposed LDP 2021.  The Business Park benefits from two 
extant planning permissions with the permission covering the eastern portion of the site, identified as 
BUS2 in the extant LDP 2017, having been implemented.  Consequently, it is logical and sustainable to 
site residential development in close proximity to land allocated for employment uses as it minimises the 
need to travel for employment. 
 
The site also enjoys excellent access to the Trunk Road network being situated a short distance from the 
A92/A90 grade separated junction.  The junction has substantial spare capacity and affords good 
connections both North and South.  It also avoids the need for development traffic, particularly Heavy 
Good Vehicles, having to travel through the town centre. 
 
As highlighted in the Development Bid, Aberdeenshire Council themselves previously considered that the 
site was suitable for development.  The consolidated Aberdeenshire Local Plans adopted in 1998 
allocated much of the land for development.  This was to address a Structure Plan requirement for 400 
houses in the period 2001-2006, but was subject to a future Structure Plan Review, which eventually 
removed the requirement.  The Local Plan envisaged development progressing in a south westerly 
direction from the previously approved site at Braehead.  At the time the Council considered that this 
would minimise the visual impact of development in Stonehaven by concentrating it in one place.  
Moreover, they considered that locating further development in the East Newtonleys/Braehead area, 
would provide economies of scale in the provision of services.  The comments within the site assessment, 
therefore, are entirely at odds with the historic view of the Council as regards the potential of Stonehaven 
South. 
 
More recently, following the Examination in Public into the LDP 2017 the Reporter considered that “…the 
western part of the site would have sufficient proximity and accessibility to the town and it would 
relate well to the OP5 and BUS1 sites”.  Unfortunately, he did not consider there to be sufficient clarity 
regarding the potential cumulative impact of developments elsewhere in Stonehaven and was not 
persuaded that the whole allocation would be appropriate in landscape terms. 
 
The current Bid, to which this representation relates, had regard to the comments of the Reporter and 
focuses development to the west of the shelter belt which runs north - south and provides containment to 
the site.  Whilst it continues to encroach slightly into the South East Aberdeenshire Coast Special 
Landscape Area it would have no detrimental impact on the coastal setting and it is pleasing that this has 
been recognised in the MIR assessment of the site. 
 
Notwithstanding the above, the assessment contends that the site is exposed and visible when viewed 
from the north and considers that it would have a significant landscape and visual impact on the setting 
of Stonehaven.  Whilst the site would be visible from certain vantage points, the visual impact beyond that 
already created by the Braehead development to the north and the Business Park to the south, would be 
minimal.  The Business Park benefits from an implemented planning permission and any development on 
the lower ground to the north must be considered in the context of future business development which 
will effectively act as a backdrop to that residential development. 
 
To suggest that other less sensitive sites are preferred for development is a distortion of the facts.  The 
sites preferred are entirely detached from the town being separated from it by the A90 dual carriageway 
with limited connectivity by foot, cycle, or public transport.  This is acknowledged in the assessment of the 
preferred sites and whilst reference is made to the proposal for a link road between the B979 and the 
A957 in an effort to mitigate this, the link road will do nothing to improve linkages into the town.  In any 
event, as highlighted above, the preferred sites are a considerable distance from the town centre with the 
closest being further from the town centre than the furthest point of Site KN077.  The preferred sites also 
impact on the setting of Ury House, which is a Listed building.  It is contended that the land at Stonehaven 
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South should be preferred to that at Ury House given its limited visual impact on the town and the coastal 
area, and its proximity to the town and the business uses at Stonehaven South. 
 
It is acknowledged that part of the site comprises Grade 3.1 agricultural land yet so too is much of the 
land preferred for development at Ury Estate.  This, and the allocation of the Business Park to the south 
has already set a precedent for the development of prime land in the area.  Scottish Planning Policy 
acknowledges that its development is considered acceptable where that development is an essential 
component of the settlement strategy.  Site KN077 has the capacity and capability of satisfying the 
strategic growth of Stonehaven.  When taken in the round it will provide a comprehensive and sustainable 
mixed use expansion to the south of Stonehaven all within the confines of the A90 and A92 road network 
which provide recognisable and defensible boundaries to the town notwithstanding the limited ‘enabling’ 
development that has taken place at Ury House. 
 
Contrary to the assertion in the MIR assessment the site is capable of early delivery.  It was made clear 
on the Development Bid Form that development would begin within 5 years of adoption of the LDP.  
Phasing is entirely within the gift of the proposed LDP and completion will be dependent upon market 
conditions.  It is, therefore, somewhat odd to suggest that “…the delivery is beyond the lifetime of the 
Plan”.  The comment is all the more bizarre when elsewhere in the MIR, reserved sites have been 
identified to be confirmed by a mid-term review and brought forward as a specific proposal at that time. 
 
Whilst the Development Bid made provision for the siting of a new Primary School, and this was welcomed 
by the assessment, it is noted that the site allocated in the LDP 2017 is no longer preferred by the 
Council’s Learning Estates Team.  That said, the requirement for a replacement Dunnottar Primary School 
continues to be highlighted in the MIR, but no guidance provided as to its preferred location.  Given the 
existing schools location to the south of Stonehaven, and limited opportunities for redevelopment in the 
immediate vicinity of the school, it would seem logical to identify a replacement site within the same 
catchment to the south of the town.  This would enable it to be tied to the future expansion of Stonehaven 
thereby further enhancing the sustainability of expansion to the south of Stonehaven. 
 
In summary, Site KN077 to the south of Stonehaven should be preferred for development over those 
currently identified for the Ury Estate to the north of the town.  The land to the south of Stonehaven sits 
immediately adjacent to the settlement boundary and provides for infill development between it and the 
Business Park to the south.  The entire site lies closer to the town centre than the nearest allocated site 
at Ury Estate and unlike the Ury sites, is not separated from the town by the A90 dual carriageway.  
Indeed, development to the south of Stonehaven would ensure that the town remained within the confines 
of the A90 and the A92.  Accordingly, it should be preferred for development. 
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Aberdeenshire Local Development Plan 2021: Main Issues Report 2019  
Main Issues Report Response Form  

Important Information: Please Read  

The Main Issues Report (MIR) is a key stage in preparing the Aberdeenshire Local Development Plan 
2021 (LDP 2021). The MIR sets out options for how the LDP 2021 could be improved both in terms of 
the policies that Aberdeenshire Council will use to determine planning applications as well as identifying 
land allocations for development.  The MIR has been published along with a Monitoring Report and 
Interim Environmental Report of the Strategic Environmental Assessment. These, along with other 
supporting documents are available at: https://www.aberdeenshire.gov.uk/planning/plans-and-
policies/ldp-2021/main-issues-report/.  

Comments are sought on the MIR and Interim Environmental Report, or indeed any other matter 
that you feel that we need to consider, by 5pm on Monday, 8 April 2019. Responses can be 
emailed to us at ldp@aberdeenshire.gov.uk or received via post, Planning Policy Team, Infrastructure 
Services, Aberdeenshire Council, Woodhill House, Westburn Road, Aberdeen, AB16 5GB.  

Please note that in order for comments to be considered as valid you must include your contact details.  

We will use these details to confirm receipt of your comments and to seek clarification or request further 
information as required. Should you have any concerns regarding the holding of such information 
please contact ldp@aberdeenshire.gov.uk. Anonymous comments will not be considered as part of the 
consultation process.  Petitions will only be noted in the name of the person submitting the document. 

All comments received will be carefully assessed and will be used to inform the preparation of the 
Proposed Aberdeenshire Local Development Plan. There will be a further opportunity to comment on 
the Proposed Plan when it is published in December 2019.  
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On behalf of 
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Doing things digitally is our preference.  Tick the box if you are not happy to receive 
correspondence via email: 

Tick the box if you would like to subscribe to the Aberdeenshire LDP eNewsletter:  

Fair processing notice 

Please tick to confirm your agreement to the following statements:  
 
By submitting a response to the consultation, I agree that Aberdeenshire Council can use the 
information provided in this form, including my personal data, as part of the review of the 
Aberdeenshire Local Development Plan.  This will include consultation on the Main Issues Report 
(including any subsequent Proposed Plan).  
 
I also agree that following the end of the consultation, i.e. after 8 April 2019, my name and 
respondent identification number (provided to you by Aberdeenshire Council on receipt of your 
submission) can be published alongside a copy of my completed response on the Main Issues 
Report website (contact details and information that is deemed commercially sensitive will not be 
made available to the public). 
 

The data controller for this information is Aberdeenshire Council. The data on the form will be used 
to inform a public debate of the issues and choices presented in the Main Issues Report of the 
Aberdeenshire Local Development Plan 2021. It will inform the content of the Proposed 
Aberdeenshire Local Development Plan. 

Aberdeenshire Council will only keep your personal data for as long as is needed.  Aberdeenshire 
Council will retain your response and personal data for a retention period of 5 years from the date 
upon which it was collected.  After 5 years Aberdeenshire Council will review whether it is 
necessary to continue to retain your information for a longer period. A redacted copy of your 
submission will be retained for 5 years beyond the life of the Local Development Plan 2021, 
possibly until 2037     
 
Your Data, Your Rights  
 
You have got legal rights about the way Aberdeenshire Council handles and uses your data, which 
include the right to ask for a copy of it, and to ask us to stop doing something with your data.  
 
If you are unhappy with the way that Aberdeenshire Council or the Joint Data Controllers have 
processed your personal data then you do have the right to complain to the Information 
Commissioner’s Officer, but you should raise the issue with the Data Protection Officers first.  The 
Data Protection Officers can be contacted by writing to: 
 

 , Data Protection Officer, Aberdeenshire Council, Business Services, 
Town House, 34 Low Street, Banff, AB45 1AY 

If you have difficulty understanding this document and require a translation, or you need help 
reading this document (for example if you need it in a different format or in another language), 
please phone us on 01467 536230. 
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Which 
document(s) 
are you 
commetning 
on? 

Main Issues Report 

Draft Proposed Aberdeenshire Local Development Plan 

Strategic Environmental Assessment Interim Environmental Assessment 

Other  

Your comments 

 
Representations to the Main Issues Report on behalf of Bancon Homes Limited in relation to Site 
Ref; KN078, land South of Braehead, East of A957, Stonehaven. 
 
On behalf of Bancon Homes Ltd, objection is taken to the failure of the Main Issues Report (MIR) to 
identify Site Reference KN078, land South of Braehead, East of A957, Stonehaven as a preferred option 
for residential development either in the first 5 year Plan period, or as reserved for future development.   
 
This representation requires to be read in conjunction with Bancon Homes general representations on the 
MIR and, in particular, the housing land requirement.  It also requires to be considered in the context of 
the Development Bid submitted at the pre-MIR stage.  It is respectfully requested that this site should be 
allocated for development in the proposed Aberdeenshire Local Development Plan 2021 (LDP).  Separate 
representations are made in respect of Sites KN076 and KN077.  The various Bids demonstrate the 
capability of the area to accommodate a phased development to address the housing requirements set 
by the Strategic Development Plan. 
 
At the outset, it is important to highlight concern at the failure of the MIR to provide any clarity on the scale 
of housing land release to be accommodated in Stonehaven and other settlements in order to satisfy the 
housing allowances set by the proposed Strategic Development Plan.  This issue is addressed more fully 
in separate representations. In the absence of such information, it must be assumed that sites for around 
200 units require to be found in Stonehaven, as this appears to be the number of additional units preferred 
for development in and around Ury House to the north west of Stonehaven.  However, the MIR presents 
a somewhat confused picture as to how much additional housing is being preferred in and around Ury 
Estate. 
 
The MIR Settlement Statement in respect of Stonehaven acknowledges that Stonehaven has a strong 
demand for development and is located in the Strategic Growth Area and the Aberdeen Housing Market 
Area.  The text goes on to recognise that the town plays an important role in delivering Strategic Housing 
Allowances.  Unfortunately, the sites preferred for development in Stonehaven are unlikely to contribute 
to the delivery of those Strategic Housing Allowances.  The preferred sites around Ury Estate are 
extensions of existing sites which have yet to be built out.  As such, the preferred sites will not result in 
the early delivery of additional housing, as they are dependent upon the existing sites being completed.  
Scottish Planning Policy places significant emphasis on the delivery of housing and this can only be 
achieved through the identification of sites which are not dependent upon existing sites being built out.  
The Development Bids highlighted above at Stonehaven South are capable of delivering the Strategic 
Housing Allowances within the timeframe of the Local Development Plan. 
 
The assessment of Site KN078 as contained within the MIR raises a number of issues, many of which 
have no basis, and which require a response.  In particular, the assessment considers the site to be 
detached from the settlement due to topography and does not “connect or relate well” with the town.  
However, the site sits immediately adjacent to the existing Braehead residential development which lies 
within the defined settlement boundary of Stonehaven.  It also immediately adjoins the site safeguarded 
in the extant LDP 2017 for the replacement of Dunnottar Primary School.  Notwithstanding the fact that 
that site may no longer be required by the Councils Learning Estates Team, the very fact it was identified 
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in the first place demonstrates its proximity and connectivity to the town.  The Bid site also lies 
considerably closer to Stonehaven town centre than the nearest site at Ury Estate (OP2).  Unlike Ury, it 
is not physically separated from the town by the A90 and is more readily accessible from the town centre 
on foot, cycle and by public transport.  The site must also be considered in the context of the Business 
Park at East Newtonleys to the south.  This also falls within the settlement boundary as defined within 
both the extant LDP 2017 and the draft Proposed LDP 2021.  The Business Park benefits from two extant 
planning permissions with the permission covering the eastern portion of the site, identified as BUS2 in 
the extant LDP 2017 having been implemented.  Consequently, it is logical and sustainable to site further 
residential development to the south of Stonehaven immediately adjacent to existing residential uses and 
in close proximity to land allocated for employment uses as it minimises the need to travel for employment. 
 
Lying to the south of the town, yet in close proximity to the town centre, the site also enjoys excellent 
access to the Trunk Road network being situated a short distance from the A92/A90 grade separated 
junction.  The junction has substantial spare capacity and affords good connections both North and South.  
 
As highlighted in the Development Bid, Aberdeenshire Council themselves previously considered that the 
area was suitable for development.  The consolidated Aberdeenshire Local Plans adopted in 1998 
allocated much of the land for development.  This was to address a Structure Plan requirement for 400 
houses in the period 2001-2006, but was subject to a future Structure Plan Review, which eventually 
removed the requirement.  The Local Plan envisaged development progressing in a south westerly 
direction from the previously approved site at Braehead.  At the time the Council considered that this 
would minimise the visual impact of development in Stonehaven by concentrating it in one place.  
Moreover, they considered that locating further development in the East Newtonleys/Braehead area, 
would provide economies of scale in the provision of services.  The comments within the site assessment, 
therefore, are entirely at odds with the historic view of the Council as regards the potential of Stonehaven 
South. 
 
More recently, following the Examination in Public into the LDP 2017 the Reporter considered that “…the 
western part of the site would have sufficient proximity and accessibility to the town and it would 
relate well to the OP5 and BUS1 sites”.  Unfortunately, he did not consider there to be sufficient clarity 
regarding the potential cumulative impact of developments elsewhere in Stonehaven and was not 
persuaded that the whole allocation would be appropriate in landscape terms. 
 
The current Bid, to which this representation relates, had regard to the comments of the Reporter and 
focuses development to the west of the shelter belt which runs north - south and provides containment to 
the site.  Whilst it continues to encroach slightly into the South East Aberdeenshire Coast Special 
Landscaped Area it would have no detrimental impact on the coastal setting and it is pleasing that this 
has been recognised in the MIR assessment of the site. 
 
Notwithstanding the above, the assessment contends that the site is exposed and visible when viewed 
from the north and considers that it would have a significant landscape and visual impact on the setting 
of Stonehaven.  Whilst the site would be visible from certain vantage points to the north of Stonehaven, 
the visual impact beyond that already created by the Braehead development to the north and the Business 
Park to the south, would be minimal.  The Business Park benefits from an implemented planning 
permission and any development on the lower ground to the north must be considered in the context of 
future business development which will effectively act as a backdrop to that residential development. 
 
To suggest that other less sensitive sites are preferred for development is a distortion of the facts.  The 
sites preferred are entirely detached from the town being separated from it by the A90 dual carriageway 
with limited connectivity by foot, cycle, or public transport.  This is acknowledged in the assessment of the 
preferred sites and whilst reference is made to the proposal for a link road between the B979 and the 
A957 in an effort to mitigate this, the link road will do nothing to improve linkages into the town.  In any 
event, as highlighted above, the preferred sites are a considerable distance from the town centre with the 
closest being significantly further from the town centre than Site KN078.  The preferred sites also impact 
on the setting of Ury House, which is a Listed building.  It is contended that the land at Stonehaven South 
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should be preferred to that at Ury House given its limited visual impact on the town and the coastal area, 
and its proximity to the town and the business uses at Stonehaven South. 
 
It is acknowledged that part of the site comprises Grade 3.1 agricultural land yet so too is much of the 
land preferred for development at Ury Estate.  This, and the allocation of the Business Park to the south 
has already set a precedent for the development of prime land in the area.  Scottish Planning Policy 
acknowledges that its development is considered acceptable where that development is an essential 
component of the settlement strategy.  Site KN078 has the capacity and capability of satisfying the 
strategic growth of Stonehaven particularly as part of a phased development of Stonehaven South.  When 
taken in the round it will provide a comprehensive and sustainable mixed use expansion to the south of 
Stonehaven all within the confines of the A90 and A92 road network which provide recognisable and 
defensible boundaries to the town notwithstanding the limited ‘enabling’ development that has taken place 
at Ury House. 
 
Whilst the Development Bid made provision for the siting of a new Primary School, it is noted that the site 
allocated in the LDP 2017 is no longer preferred by the Council’s Learning Estates Team.  That said, the 
requirement for a replacement Dunnottar Primary School continues to be highlighted in the MIR, but no 
guidance provided as to its preferred location.  Given the existing schools location to the south of 
Stonehaven, and limited opportunities for redevelopment in the immediate vicinity of the school, it would 
seem logical to identify a replacement site within the same catchment to the south of the town.  This would 
enable it to be tied to the future expansion of Stonehaven thereby further enhancing the sustainability of 
development to the south of Stonehaven. 
 
In summary, Site KN078 to the south of Stonehaven should be preferred for development over those 
currently identified for the Ury Estate to the north of the town.  The land to the south of Stonehaven sits 
immediately adjacent to the settlement boundary and provides for infill development between it and the 
Business Park to the south.  The site lies significantly closer to the town centre than the nearest allocated 
site at Ury Estate and unlike the Ury sites, is not separated from the town by the A90 dual carriageway.  
Indeed, development to the south of Stonehaven would ensure that the town remained within the confines 
of the A90 and the A92.  Accordingly, it should be preferred for development. 
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APPENDIX 4 

Dunnottar School Press Article   










