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RECOMMENDATION 

 
Approve Conditionally & Legal Agreement 

 
 
APPLICATION BACKGROUND 

 
Site Description 

The application site extends to approximately 1.9ha and is located on the western edge of 
Peterculter, with residential streets to the East towards Malcolm Road and Culter Youth Football 
Club’s playing fields to the North. There is also an existing vehicle garage/MOT testing station 

located immediately adjacent to the eastern site boundary. 
 

The Culter Burn runs to the south and west of the site at a lower level (circa 15m) and, as a 
tributary to the River Dee, forms part of the River Dee Special Area of Conservation (SAC), though 
the boundary to the SAC itself is approximately 400m south of the site. 

 
It is understood that the site has historically served as part of a landfill associated with a local 

papermill.  
 
 
Relevant Planning History 

 

App. Number Proposal Decision Date 

090157 Change of use from tip to playing fields Approve Conditionally 
26.03.2009 

100140 Proposal of Application Notice for development 
comprising 19 Houses, hydro-electric scheme, fish 

pass for salmon, new pathway opening access to 
ancient and historic woodland 

Further consultation 
required 

28.04.2010 

171447/PAN Proposal of Application Notice for Major residential 

development including mixed use of specialist and 
retirement housing consisting of approximately 150 

homes 

No further consultation 

required 
11.01.2018 

180262/PPP Proposed residential development including mix of 
private, affordable and retirement housing consisting of 
approximately 99 homes with associated access roads 

and landscaping 
 

Application Withdrawn  
08.02. 2019 

 
APPLICATION DESCRIPTION 

 
Description of Proposal 

This application seeks Planning Permission in Principle (PPiP) for a residential development of 
approximately 44 homes, along with associated works such as landscaping and formation of site 

access and internal roads. The development proposal would take access from Cornyhaugh Road 
to the east, would adjoin existing housing on Crombie Circle and would result in the removal of a 
training pitch used by Culter Football Club.   

 
As this is an application for Planning Permission in Principle, the precise details of the proposal 

and its form are yet to be fully developed. This application seeks simply to establish the principle 
of a development in this location of the type and scale proposed. An indicative layout plan has 
been presented to demonstrate how a development of 44 units could be accommodated, however 
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this layout is not fixed and, if approved, further applications for the approval of matters specified in 

conditions would be required to consider such matters in detail. 
 

 
Amendments 

 

In agreement with the applicant, the application was amended to alter the indicative site layout and 
reduce the number of units proposed from 49 to 44. Units were removed from the central area of 

open space, flats were introduced towards the North-Eastern corner of the site and the mix of unit 
types was revised. 
 
Supporting Documents 

 

All drawings and supporting documents listed below can be viewed on the Council’s website at: 
 
https://publicaccess.aberdeencity.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=PNCJXPBZLCI00 
 

These include: 
 

 Masterplan / Design and Access Statement 

 Planning Statement 

 Transport Statement 

 Noise Impact Assessment 

 Ground Investigation Report  

 Flood Risk Assessment 

 Drainage Strategy 

 Landscape Visual Impact Assessment (LVIA) 

 Tree Survey 

 Extended Phase 1 Habitat Survey 
 
Reason for Referral to Committee 

 
The application has been referred to the Planning Development Management Committee (PDMC) 

because the number of representations which express objection (18) exceeds the threshold stated 
in the Council’s approved Scheme of Delegation. 

 
CONSULTATIONS 

 
Sport Scotland –No objection, subject to the imposition of conditions and appropriate mechanism 

to secure replacement pitch provision. 

 
SportScotland reiterates Scottish Planning Policy’s position on safeguarding outdoor sports 
facilities from development other than in specified circumstances, including where a facility would 

be replaced by a new facility of comparable or greater benefit for sport in a location that is 
convenient for its users. Highlights that this national policy position is echoed by ALDP policy NE3 

(Urban Green Space). Provides some suggested wording for inclusion in any mechanism to 
secure a replacement sports pitch, setting out qualitative standard that any new pitch must meet. 
In order to ensure that use of retained pitches would not be affected, SportScotland recommends 

that a mitigation scheme is secured by condition, outlining how houses will be constructed such 
that there is no adverse effect on the continued use of these pitches. 
 

 

https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PNCJXPBZLCI00
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PNCJXPBZLCI00
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ACC - Roads Development Management Team – No objection. Note that this is a PPiP 

application, and that the layout provided is indicative, so there will be an opportunity for detailed 
consideration and comment on layout and other matters via the AMSC process. Nevertheless, the 

arrangements for vehicular access to the site via the upgrading of Cornyhaugh Road (including 2m 
wide footway on its southern side and likely inclusion of traffic calming measures) are acceptable 
in principle and the indicative site layout demonstrates that acceptable on-site car parking can be 

accommodated. A secondary emergency access would be available along The Shoddy, with 
demountable bollards installed to restrict use by development traffic. The submitted Transport 

Statement has been reviewed and satisfactorily demonstrates that the level of traffic generated by 
the proposed development would have a negligible effect on the surrounding road network. The 
RDM response accepts that the site would be sufficiently accessible to existing public transport 

services on Malcolm Road.  
 

It is noted that Cults Primary School is within walking distance, however school buses would be 
necessary to access Cults Academy. It is noted that appropriate safe routes to school must be 
demonstrated at the MSC stage, and conditions on any PPP approval should secure this. 

 
The indicative layout demonstrates that the requisite number of parking spaces can be 

accommodated within the site, however full assessment of car parking provision based on the final 
layout will take place via consideration of future AMSC applications. 
 

Conditions will also be required to obtain final details of car parking (including Electric Vehicle (EV) 
charging points), cycle parking, roads layout, crossing points, surface water drainage 

arrangements, refuse arrangements and appropriate Residential Travel Pack to make residents 
aware of sustainable travel options. 
 
Scottish Water – No objection. Note that there is currently capacity at Invercannie Water 

Treatment Works and Nigg Waste Water Treatment Works for water and waste water connections 

respectively. Capacity cannot be reserved, and there will be a requirement for a separate 
application to Scottish Water for connection once planning permission has been obtained. 
 
Scottish Environment Protection Agency – SEPA initially objected to the application on the 

grounds of a lack of information relating to potential impacts on Groundwater Dependent 

Terrestrial Ecosystems (GDTE). Following the submission of a related National Vegetation 
Classification (NVC) survey of wetland areas, SEPA has confirmed its agreement with the report’s 
conclusion that, although there are wetlands present and one had the potential to be a GWTDE, 

due to its location and lack of other GWTDEs in the area, it is probably receiving water from the 
river during floods and surface water and is not a GWTDE. SEPA therefore removes its objection 

to the proposed development. 
 
SEPA has confirmed it has no objection to the development on flooding grounds, noting that the 

entire red-line boundary of the site lies outwith the area we understand from the FRA to be 
functional floodplain. As no part of the development including any ground works or boundaries is 

within the flood plain, SEPA has no objection to the application on flood risk grounds. 
 
Note that proposals involve foul drainage connection to the public sewer and as such have no 

objection to this aspect of the proposals.  
 

Recommendations for conditions relating to the provision of a site-specific Construction 
Environmental Management Plan (CEMP) and environmental enhancement via incorporation of 
blue-green infrastructure in SEPA’s earlier response still stand. 

 
ACC - Structures, Flooding and Coastal Engineering – Initial response advised that the 

submitted Flood Risk Assessment (FRA) required to be updated to account for the FEH13 rainfall 
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model. A revised FRA was provided and ACC’s Structures, Flooding and Coastal Engineering 

subsequently confirmed it has no objection on flooding grounds. 
 
ACC - Housing – No objection. Welcome the inclusion of bungalows to meet the needs of older 

people. Would welcome any involvement in early discussions regarding the size and type of 
affordable housing that is delivered on site. Support expressed for a representative mix in any on-

site affordable housing provision. Recommends that the developer enters into early discussions 
with Registered Social Landlords and ACC to see if there is any interest in the affordable housing 

being delivered as social rent or Mid-Market Rental. 
 
ACC - Schools Estates Team – No objection. Note that the site lies within the catchment areas 

for Culter Primary and Cults Academy, respectively. School Roll Forecasts indicate that there is 
existing primary education capacity to accommodate the development, however the development 

would result in Cults Academy exceeding capacity, therefore a financial contribution is required 
towards increasing secondary education capacity, through reconfiguration of existing spaces 
and/or permanent extension of the building. 

 
ACC - Waste and Recycling – No objection. Response provides general advice on facilities for 

waste storage and collection points, as well as accessibility of the road layout for refuse vehicles. 
It will be necessary to use an appropriately worded planning condition to secure this information as 
part of further application(s) for the approval of matters specified in conditions. 

 
ACC - Environmental Health – No objection. Comments set out below:  

 
Noise 
A Noise Impact Assessment (NIA) was requested on the basis of Potential for impact on the 

proposed development from commercial premises (MMC Motors) to the east of the site and noise 
associated with use of the playing fields used by Culter FC (crowd noise, ball strikes against fence 

panels). ACC’s Environmental Health service has reviewed this NIA and accepts its findings, 
subject to provision of a revised assessment based on the finalised layout, which includes 
consideration for adapting the internal layout of the units as a means of mitigation and application 

of the critical noise mitigation measures. 
 

Light sources 
Potential for impact on dwellings from artificial light sources at Culter FC premises. Consider that 
suitable mitigation can address this. Impact assessment, carried out by a suitably qualified 

consultant, will be required (scope detailed in response).  
 

Air Quality 
Consider that existing air quality is good in the area. Increased traffic flow would be anticipated as 
a result of the development, however the impact on relevant concentrations would be 

imperceptible and there is no significant risk of national air quality objectives being exceeded. 
 
ACC - Developer Obligations – No objection. Notes a requirement for the following obligations to 

be secured, based on the impact of the development on local infrastructure and LDP Affordable 
Housing requirements: 

 
Transportation infrastructure 

To be advised direct by ACC’s Roads Development Management Team. 
 
Core Paths 

A contribution of £16,638 is required towards the enhancement of Core Paths 52 and/or 86, which 
are located in close proximity to the proposed development. 
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Primary Education  

No mitigation required as Culter Primary would not operate over capacity based on current School 
Roll Forecasts. 

 
Secondary Education 
No mitigation required as Cults Academy would not operate over capacity based on current 

School Roll Forecasts. 
 

Healthcare Facilities  
Contribution of £25,338 required towards internal reconfiguration works to increase capacity at 
Peterculter Medical Practice or such other healthcare facilities serving the development, as 

existing facilities are currently operating at or over capacity. 
 

Open Space 
No mitigation required as the indicative proposals incorporate a range of open space areas in 
accordance with policy NE4 of the ALDP. This position will be reviewed at MSC stage to ensure 

adequate provision is made on-site for open space in the final design and layout. 
 

Community Facilities 
Contribution of £80,454 required towards Culter Library and Central Library, which have plans to 
create additional capacity to accommodate additional users as a result of development. 

 
Sports and Recreation 

No contribution required. 
 
Affordable Housing 

Policy H5 of the ALDP seeks a minimum of 25% of any development of 5 or more dwelling units to 
be provided as affordable housing. In this instance, the affordable housing requirement equates to 

11 units, with an expectation for on-site delivery in accordance with the preferred hierarchy set out 
in section 4.1 of the Council’s Affordable Housing Supplementary Guidance. It is noted that Social 
rented accommodation is currently in greatest need, therefore discussions with Registered Social 

Landlords are recommended at an early stage, with further input from ACC Planning and Housing 
services at the MSC stage. It is noted that AH units should be reflective of the type and size of 

units in the remainder of the proposed development. 
 
ACC – Contaminated Land Team 

Refers the Planning Service to an earlier response in relation to application 180262/PPP, for 
approximately 99 homes on the same site. That earlier response notes the former use of the land 

as a landfill site, but notes that the site does not appear to be affected by significant contamination 
and extensive remedial works are not considered necessary. Contaminated Land colleagues 
express satisfaction that the provision of 600mm of clean cover soils within any soft landscaped 

areas will be protective of human health in terms of direct contact pathways. The applicants’ 
submissions specify a requirement for a gas proof membrane and passive venting within buildings 

as a precautionary measure, which is supported as a sensible approach due to the potential for 
earthworks to result in secondary gas generation. 
 

Contaminated Land colleagues recommend that conditions are applied to any planning permission 
in order to:  

 
(i) secure submission and agreement of a further scheme to address any significant risks from 
contamination, in accordance with the procedures outlined in Planning Advice Note 33: 

Development of Contaminated Land. 
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(ii) restrict occupation of any buildings until any requirement for long-term monitoring and reporting 

specified within the approved scheme of contamination is being undertaken and a report verifying 
the completion of any remedial works to address contamination issues have been carried out in 

full has been submitted and approved. 
 
Police Scotland – No objection to the development, but make the following points for 

consideration in detailed design: 
 

 Site is located in a low crime area. 

 Comments that the general layout of the site is good from a ‘Crime Prevention through 

Environmental Design’ (CEPTED) perspective and raises no issues from a policing point of 
view. 

 Recommends that the developer liaise with Police Scotland Designing Out Crime service at 

each stage for more detailed advice. 

 Encourage the applicant to attain the ‘Secured by Design’ award. 

 
Culter Community Council – Supports the proposal. 

 

The proposed development would contribute towards the delivery of family housing within the local 
community, with a focus on smaller units which are more affordable to local people. Notes that this 

is the only significant housing allocation in the community, so is the best equipped to provide for 
the needs of the growing community. Contends that the development is of an appropriate design 
and scale (noting an earlier proposal for 120 units), subject to conditions on matters including:  

 historic site contamination 

 protection of the natural environment during construction and thereafter 

 measures to control impacts relating to construction traffic (including construction of a fully 
paved access road prior to construction of houses commencing) 

 traffic calming on access roads 

 completion of hard and soft landscaping (including footpaths) prior to occupation of 

dwellings 
 
The Community Council notes that parking provision for the new football pitch appears 

inadequate. Further parking or a separate access from the lane east of the pitches should be 
required by condition. 

 
REPRESENTATIONS 

 

A total of 21 representations were received in relation to this application, of which 18 stated 
objection to the proposals. These issues raised are summarised below: 
 

 Respondents argue that new housing development should not take place on green belt. 

 Others note that the reduction in the number of houses proposed (compared with earlier 

applications) is an improvement.  

 Increased traffic along Cornyhaugh Road. Associated safety concerns, due to presence of 

play space at the rear of 83-95 Malcolm Road. 

 Concern regarding potential loss/lesser availability of on-street car parking on Cornyhaugh 

Road. Suggest that developer is required to provide alternative parking if Cornyhaugh Road 
parking is restricted in any way. 

 There is no support for this development in the local community. 

 Road safety concerns. 

 Highlights that the significant change in the character of road traffic use of Cornyhaugh 

Road would adversely affect amenity locally, including associated noise and pollution. 
Consideration should be given to minimising/controlling these impacts. 



Application Reference: 190314/PPP 

 

 The development access is considered to be insufficient to meet the needs of the 

development. 

 Loss of greenspace, which currently has habitat, recreational and health benefits. 

 Impact on the environment, including Peterculter Burn itself. 

 Reduced access to outdoor space in the local community, with associated impact on 

wellbeing of residents. 

 Increased strain on GP, bus and school services (the local primary school and academy are 

described as being at/beyond capacity already). 

 Too many housing developments in the local area, and there is an oversupply of housing of 
this type. 

 Evidence suggesting a lack of affordable housing is out of date. 

 Additional traffic would make driveway reversing manoeuvres opposite the junction of 

Cornyhaugh Rd/Malcolm Rd hazardous. 

 Queries how children would be expected to access school or bus stops on a road without 

pedestrian crossings. 

 Disputes applicants’ characterisation of dirt bikes as a nuisance and queries the rationale 

for concluding a housing development is preferable. 

 Potential ecological impacts. Specific reference is made to deer, pine martens, otters, red 
kites, other birds, hedgehogs, bats, rabbits, field mice and scarce waterside habitat. 

 Loss of existing trees. 

 Queries what evidence is provided to support claim that more retirement/’downsizing’ 

accommodation is required. 

 Potential historic site contamination. 

 Queries the source for the conclusion that there is an ageing population (at least locally). 

 Suggests that this proposal is a fundraising activity as council’s are unable to manage 

finances, and 40% of Council Tax paid goes to fund council employees’ pensions. 

 Disputes statement that there was general support for the principle of the development at 
the time of the previous application (180262/PPP) 

 Highlights discrepancies in between application description and commentary in supporting 
documents (e.g. ‘approximately 49 homes’ vs ‘not to exceed 150 homes’). 

 Relocation of football pitch to the boggy lower terrace means it may be more frequently 
unavailable, and no apparent provision is made for parking or pedestrian movements 

around the new pitch. 

 Queries why the relocated football pitch is not part of this application. 

 Property was purchased on the understanding that Cornyhaugh Road would be a 
pedestrian access only. 

 Arrangements for access during construction are unclear from the submissions. States that 

access via ‘The Shoddy’ road is not appropriate nor permitted. 

 The form of the development (inc. 3-storey homes) and building materials are not in 

keeping with the character of the area. 

 Queries the methodology adopted for the Ground Investigation Report. 

 The revised site layout and masterplan fail to address the findings of the submitted Noise 
Impact Assessment. 

 The proposed location for 3-storey flats is close to existing noise sources and it is 

contended that noise mitigation measures should have been fully detailed. 

 Contends that The Shoddy should be resurfaced before construction work starts in order to 

minimise disruption from noise and dust.  
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MATERIAL CONSIDERATIONS 

 
Legislative Requirements 

 

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 require that where, 
in making any determination under the planning acts, regard is to be had to the provisions of the 

Development Plan and that determination shall be made in accordance with the plan, so far as 
material to the application unless material considerations indicate otherwise.    

 
National Planning Policy and Guidance 
 

 National Planning Framework 3 (NPF3) 2014 

 Scottish Planning Policy (SPP) 2020 

 Creating Places (architecture and place policy statement) 

 Designing Streets (2010) 
 

Development Plan 
 

Aberdeen City and Shire Strategic Development Plan (2020) 

 
The current Strategic Development Plan for Aberdeen City and Shire was approved by Scottish 

Ministers in September 2020 and forms the strategic component of the Development Plan.  
 
The purpose of the SDP is to set a spatial strategy for the future development of the Aberdeen 

City and Shire. The general objectives of the plan are promoting sustainable economic growth, the 
need to use resources more efficiently whilst protecting our assets and taking on the urgent 

challenges of climate change. To achieve those objectives, the SDP aims to: 
 

 make sure the area has enough homes and job opportunities to support the level of 

services and facilities needed to maintain and improve quality of life; 
 

 protect and, where appropriate, enhance our valued assets and resources, including 
biodiversity, the historic and natural environment and our cultural heritage;  

 

 help create and support sustainable mixed communities, and the provision of associated 
infrastructure, which will meet the highest standards of placemaking, urban and rural 

design, and cater for the needs of the entire population; 
 

 encourage opportunities for greater digital connectivity across the City Region; and,  
 

 make the most efficient use of the transport network, reducing the need for people to travel 

and making sure that walking, cycling and public transport are available and attractive 
choices. 

 

Aberdeen Local Development Plan (2017) 

 
Section 16 (1)(a)(ii) of the Town and Country Planning (Scotland) Act 1997 requires that, where 

there is a current local development plan, a proposed local development plan must be submitted 
to Scottish Ministers within 5 years after the date on which the current plan was approved. From 
21 January 2022, the extant local development plan will be beyond this 5-year period. The 

Proposed Aberdeen Local Development Plan 2020 has been submitted to the Planning & 
Environmental Appeals Division at the Scottish Government in July 2021. The formal examination 

in public of the Proposed Local Development Plan 2020 has commenced with reporters appointed. 
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Material consideration will be given to the Proposed Local Development Plan 2020, in the context 

of the progress of its examination, in the assessment of planning applications.  
 

Given the extant local development plan is beyond its five-year review period consideration, where 
relevant, should be given to paragraph 33 of the Scottish Planning Policy (2014) which states: 
“Where relevant policies in a development plan are out-of-date or the plan does not contain 

policies relevant to the proposal, then the presumption in favour of development that contributes to 
sustainable development will be a significant material consideration. 
 

The following policies are relevant – 
 

Policy D1 – Quality Placemaking by Design 
Policy D2 – Landscape 

Policy I1 – Infrastructure Delivery and Planning Obligations 
Policy T2 – Managing the Transport Impact of Development 
Policy T3 – Sustainable and Active Travel 

Policy T4 – Air Quality 
Policy T5 – Noise 

Policy H1 – Residential Areas 
Policy H3 – Density 
Policy H4 – Housing Mix 

Policy H5 – Affordable Housing 
Policy NE1 – Green Space Network 

Policy NE3 – Urban Green Space 
Policy NE4 – Open Space Provision in New Development 
Policy NE5 – Trees and Woodlands 

Policy NE6 – Flooding, Drainage and Water Quality 
Policy NE8 – Natural Heritage 

Policy NE9 – Access and Informal Recreation 
Policy R6 – Waste Management Requirements for New Development 
Policy R7 – Low and Zero Carbon Buildings, and Water Efficiency 

Policy CI1 – Digital Infrastructure 
 
Supplementary Guidance and Technical Advice Notes 

 

 Aberdeen Masterplanning Process TAN 

 Transport and Accessibility 

 Noise 

 Planning Obligations 

 Affordable Housing 

 Landscape 

 Natural Heritage 

 Green Space Network and Open Space 

 Trees and Woodland 

 Flooding, Drainage and Water Quality 
 

Proposed Aberdeen Local Development Plan (2020) 

 
The Proposed Aberdeen Local Development Plan (Proposed ALDP) was approved at the Council 

meeting of 2 March 2020. A period of representation in public was undertaken from May to August 
2020 and the Proposed ALDP has since been submitted to the Scottish Government Planning and 
Environmental Appeals Division for Examination in Public. The Proposed ALDP constitutes the 

Council’s settled view as to what the final content of the next adopted ALDP should be and is now 
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a material consideration in the determination of planning applications. The Aberdeen Local 

Development Plan 2017 will continue to be the primary document against which applications are 
considered. The exact weight to be given to matters contained in the Proposed ALDP (including 

individual policies) in relation to specific applications will depend on whether –  
 such matters have or have not received representations as a result of the period of 

representations in public for the Proposed ALDP;  

 the level of representations received in relation to relevant components of the Proposed 

ALDP and their relevance of these matters to the application under consideration.  

The foregoing can only be assessed on a case-by-case basis. 
 

The application site and the remainder of the wider 2017 ALDP OP51 opportunity site are zoned 
as ‘residential’ in the Proposed Local Development Plan 2020 (PLDP). The site retains its 

opportunity site designation in the Proposed Plan, with the same accompanying text. The PLDP 
therefore supports the principle of residential development on the Peterculter Burn site, albeit for a 

lower number of units (19) than is proposed in this application.  
 
The following policies are relevant – 

 

 Policy WB1 - Healthy Developments  

 Policy WB2 - Air Quality  

 Policy WB3 - Noise  

 Policy NE2 - Green and Blue Infrastructure  

 Policy NE3 - Our Natural Heritage  

 Policy NE4 - Our Water Environment  

 Policy NE5 - Trees and Woodland  

 Policy D1 - Quality Placemaking  

 Policy D2 - Amenity  

 Policy D4 - Landscape  

 Policy D5 - Landscape Design  

 Policy R2 - Degraded and Contaminated Land  

 Policy R5 - Waste Management Requirements from New Developments  

 Policy R6 - Low and Zero Carbon Buildings and Water Efficiency 

 Policy H1 – Residential Areas  

 Policy H3 - Density  

 Policy H4 - Housing Mix and Need  

 Policy H5 - Affordable Housing  

 Policy I1 - Infrastructure Delivery and Planning Obligations  

 Policy T2 - Sustainable Transport  

 Policy T3 - Parking  

 Policy CI1 - Digital Infrastructure  

 
EVALUATION 

 

The planning authority is required to determine this application in accordance with the 
Development Plan, unless material considerations indicate otherwise. The Development Plan 

presently comprises the Aberdeen and Aberdeenshire Strategic Development Plan (2020) and the 
Aberdeen Local Development Plan (2017). The emerging policy context, as set out in the 
Proposed Aberdeen Local Development Plan (approved by Council on 2nd March 2020 and 

representing the ‘settled view’ of the Council) are also relevant material considerations.  
 

Having regard to the provisions of the development plan the key issues in considering the principle 
of development are: 
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 the zoning of the land in the current Aberdeen Local Development Plan and the relevant 
policy H1 - Residential Areas. 

 the relationship between the proposed residential development and the other elements of 
the OP51 allocation.  

 the extent to which existing noise-generating commercial uses might be prejudiced by new 
noise-sensitive residential development in this location.  

 whether the development would provide a quality residential environment that is suitably 

accessible to schools, public transport services and local facilities. 

 Environmental impacts, including any likely effects on the qualifying interests of the River 

Dee Special Area of Conservation and the possible landscape and visual impacts of the 
proposal in this edge-of-settlement location. 

 
Notable material considerations include Scottish Planning Policy (SPP) and the emerging policy 
context presented by the Proposed Local Development Plan following its approval by Council in 

early March 2020, which maintains the H1: Residential zoning of the application site and supports 
the principle of residential development. 

 
Zoning / Principle of residential development 

The application site lies within an area zoned as H1 – Residential Areas in the Aberdeen Local 

Development Plan 2017 (ALDP) and forms part of a larger Opportunity Site (OP51 – Peterculter 
Burn) which outlines the site’s potential to accommodate a development of “19 homes, a hydro-

electric scheme, fish pass, football pitch, changing facilities and car parking for Culter Youth 
Football Club and a new pathway opening up access to existing woodland”. 
 

The OP51 designation also identified a requirement for applications to be accompanied by a Flood 
Risk Assessment and a Masterplan, setting out measures needed to avoid damage to the existing 

Local Nature Conservation Site (LNCS) and a requirement for a Construction Environmental 
Management Plan to ensure that adverse effects on the River Dee Special Area of Conservation 
(SAC) are avoided. 

 
Policy H1 (Residential Areas) sets out that proposals for new residential development in areas 

zoned H1 will be acceptable in principle provided that: 
 

1. it would not constitute over-development; 

 
2. development would not have an unacceptable impact on the character and amenity of the 

surrounding area; 
 

3. proposals would not result in the loss of valuable and valued areas of open space, as 
defined in the 2010 Aberdeen Open Space Audit; and 

 

4. proposals would comply with relevant supplementary guidance to the ALDP. 
 

On this basis, it is considered that the acceptability of this proposal lies in consideration of its 
merits in terms of: design, placemaking and other areas of detail. This is explored in detail below.  

 
A Masterplan document has been provided in support of this application. The LDP requirement for 
a Masterplan would generally only apply where 50 or more homes are proposed, however this 

requirement comes from the OP51 opportunity site designation. Its scale and detail are 
commensurate with the scale of development proposed. Within the Masterplan document is 

discussion of the other elements detailed within the OP51 allocation. This highlights that proposals 
for the construction of a hydro-electric power generation scheme, fish pass and access road were 
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consented in January 2014, via application ref 121787, and subsequently renewed with the 

approval of application ref 161722/DPP. The fish pass has since been delivered on land outside 
the current application boundary, but within the wider OP51 opportunity site. As the fish pass and 

hydro power scheme formed part of the same planning permission, the partial implementation of 
that consent means that permission for the hydro power scheme will not lapse and therefore 
remains ‘live’ and capable of implementation. Neither of these elements of the OP51 allocation 

would be prejudiced by residential development on the footprint currently proposed. The 
Masterplan also highlights that the delivery of a new pitch for Culter Youth Football Club on this 

site is not practicable due to the exceptional construction costs that would arise from the land’s 
historic landfill use. As a result, CYFC are seeking to deliver a new all-weather pitch elsewhere 
within the community, potentially freeing up a larger developable area within OP51 for residential 

units, exceeding the 19 units specified in the allocation. The implications of this will be discussed 
further within this report, but in principle it is accepted that the proposed development would not 

serve to prejudice delivery of any other element of the OP51 allocation. The relationship between 
the proposed residential development and neighbouring uses, both residential and commercial, 
will also be explored in more detail later in this report. 

 
Environmental Impacts 

 
Environmental Impact Assessment (EIA) Screening 
The planning authority has concluded that statutory Environmental Impact Assessment would not 

be required, as the proposed development was not anticipated to result in significant effects on the 
environment. Nevertheless, whilst the statutory EIA process was not considered to be warranted in 

this instance, there are still environmental matters to be considered by the planning authority in 
making its decision.  
 

Habitats Regulation Assessment (HRA) 
In terms of relevant environmental designations, it is recognised that the area immediately to the 

south of the site, along the route of the watercourse, is designated as the Culter Burn Local Nature 
Conservation Site. The Culter Burn is itself a tributary of the River Dee, and the boundary of the 
River Dee Special Area of Conservation (SAC) includes a section of the Culter Burn, 

approximately 400-500m to the south-east of the application site.  
 

The Culter Burn is designated an SAC due to its populations of freshwater pearl mussel, Atlantic 
salmon and otter (referred to as its ‘qualifying interests’). It is noted that the proposed development 
is not directly connected to, or necessary for, the conservation of the site. Consideration then turns 

to the question of whether the proposed development would be likely to have significant effects on 
the qualifying interests of the SAC, either during construction or in the operational phase, without 

the adoption of any mitigation measures.  
 
This development would involve ground disturbance/earthworks which could affect water quality 

via surface water discharging into the Culter Burn. In this instance, whilst it is recognised that the 
site topography and degree of separation from the watercourse serve to the reduce the likelihood 

of significant effects, and the risk of pollution can be satisfactorily addressed through conditions 
requiring submission and implementation of a Construction Environment Management Plan 
(CEMP), there remains a pollution pathway which has the potential to adversely affect water 

quality within the watercourse and by extension affect the qualifying interests of the SAC unless 
appropriate mitigation measures are in place. With mitigation, it is considered that the proposal 

would not adversely affect the integrity of the designated site. On that basis, it has been concluded 
that Appropriate Assessment (AA) is required, and consultation has been undertaken with 
NatureScot on the potential impacts and the required mitigation measures. NatureScot’s response 

confirms its agreement with the Planning Service’s conclusion that the proposal would not 
adversely affect the interests of the River Dee SAC, subject to the conditions outlined in the 
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submitted Habitats Regulations Appraisal (HRA) and reflected in this report and recommendation, 

and therefore has no objection to this application.  
 

Natural Heritage 
The proposed development has potential to affect a number of environmental designations which, 
though outside the current application site, are within the wider OP51 site. These include Tree 

Preservation Orders, Green Space Network, the Culter Burn Local Nature Conservation Site and, 
further afield, the River Dee Special Area of Conservation. Given the presence of habitats 

potentially suitable for protected species, an extended Phase 1 Habitat Survey has been carried 
out. 11 habitat types were identified within the survey area, which is described as ‘a mosaic of 
semi-improved neutral grassland and tall ruderal vegetation, with small areas of dense scrub and 

semi-natural broadleaved woodland, with swamp, broadleaved woodland, dense scrub and 
running water present on adjoining ground’. The habitats present within the site and surrounding 

buffer area are described as providing suitable foraging and commuting resources for badgers, 
bats, red squirrel, otter and birds, however no requirements for protected species licences were 
identified. The survey has identified evidence of bats foraging along the burn corridor, however 

there is no evidence of bats roosting within the site. No evidence of red squirrels or badgers was 
identified by the survey, and whilst there was evidence of otter activity on the north bank of the 

Culter Burn (120m south of the site), no resting places were found. The report notes that records 
suggest that red squirrels are likely to be prevalent locally, however the grassland habitat within 
the site is not considered suitable for red squirrel and it is likely that the woodland to the south and 

residential gardens to the east are used for commuting. Whilst the woodland and scrub habitats 
present within the wider OP51 site are assessed as offering suitable foraging habitat for a range of 

birds, due to the high level of disturbance from dog walkers it is unlikely that the grassland and tall 
ruderal vegetation within the application site itself is suitable for ground nesting birds. The report 
concludes that the habitat would not be suitable for Scottish Biodiversity List (SBL) species 

nesting. 
 

Following consultation with SEPA, additional information was provided in order to establish 
potential impacts on Groundwater Dependent Terrestrial Ecosystems (GWDTE). A National 
Vegetation Classification (NVC) Survey was submitted and demonstrated the proposed 

development overlaid upon vegetation maps. This information allowed SEPA to withdraw their 
earlier objection, on the basis that there are no GWDTE present, with one existing area of wetland 

instead being fed by the river during periods of flood and by surface water. Environmental Policy 
Team colleagues within the Planning Service have recommended that a Lighting Assessment be 
provided in order to consider potential impacts on wildlife in the context of surrounding habitats. 

This can ensure that any necessary mitigation measures are adopted to minimise impacts on the 
natural environment. A Construction Environmental Management Plan (CEMP) will be required to 

mitigate the impact of the development on natural heritage assets, including the River Dee SAC. 
SEPA’s consultation response reiterates the importance of a CEMP for reasons of pollution 
prevention and environmental management. Subject to these safeguards, it is considered that the 

proposal satisfies the requirements of policy NE8 (Natural Heritage) of the ALDP. 
 

Green Space Network 
Policy NE1 (Green Space Network) of the ALDP sets out that the Council will ‘protect, promote 
and enhance the wildlife, access, recreation, ecosystem services and landscape value of the 

Green Space Network’, and that proposals for developments that are likely to ‘destroy or erode the 
character and/or function’ of the GSN will not be permitted.  

 
There are areas of land along the Culter Burn corridor and immediately to the north of the site 
which form part of the Council’s designated Green Space Network (GSN), however these areas lie 

outwith the current application site, and so would not have any direct impact on the character or 
function of the Green Space Network, and therefore the presence of this designation on 

neighbouring land does not inhibit development within the application site itself. The submitted 
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masterplan outlines that land under the applicants’ control within the wider OP51 site would retain 

natural open space around the development footprint and allow for the provision of recreational 
routes, maintaining the wildlife, recreational, access and landscape value of the GSN and ensuring 

compliance with policy NE1 (Green Space Network) of the ALDP. 
 
Trees 

ALDP policy NE5 (Trees and Woodlands) states a presumption against all development that would 
result in ‘the loss of, or damage to, trees and woodlands that contribute to nature conservation, 

landscape character, local amenity or climate change adaptation and mitigation’. A Tree Survey 
has been submitted in support of this application, though it is noted that the survey extends 
significantly beyond the application site and includes much of the wider OP51 site. It is also 

highlighted that a Tree Preservation Order (TPO) covers areas of ground along the Culter Burn 
route to the south and west of the application site boundary, but within the wider OP51 

designation. There is sufficient distance between the proposed development and those TPO areas 
to ensure that protected trees are not affected by the development. 
 

The submitted survey identifies 103 individually surveyed trees, along with five tree groups. Of 
those, four veteran trees were afforded an A categorisation, with the remaining 99 trees found to 

be in a fair condition and generally assigned a B quality categorisation. The survey notes that 
there are few trees within the central, flat section of the site, with the vast majority of trees located 
outwith the current site boundary, within the more sensitive riverside habitat which is reflected in 

the boundary of the Culter Burn Local Nature Conservation Site (LNCS).  It is considered that the 
indicative proposals give comfort that the vast majority of existing trees would be unaffected by the 

proposed new development, however, it will be necessary to properly consider the relationship 
between existing trees and the final designed layout, to ensure that impacts are minimised and 
that retained trees have sufficient space to grow and thrive. On that basis, it will be necessary to 

secure further detailed submissions, including an Arboricultural Impact Assessment and Tree 
Protection Plan via the application of relevant planning conditions, with those submissions formally 

assessed via the AMSC application process. Subject to that further assessment, it is considered 
that the proposal demonstrates due regard for the retention of existing trees and for new tree 
planting, consistent with policy NE5 (Trees and Woodlands) of the Aberdeen Local Development 

Plan. 
 

Landscape 
This application concerns a prominent site on the edge of high ground, in a landscape which is 
sensitive to development. The wider OP51 site also includes an important green space network 

corridor. Following discussion with the applicants, the indicative layout and Masterplan document 
now reflect a lower density along the prominent southern edge of the development site, with 

detached units set in generous plots and not exceeding 1.5 storey in height in order to reduce 
visual impact, particularly when viewed from the west. It is also recognised that the current 
proposals for 44 units represent a significant reduction from earlier proposals for up to 112 units, 

later reduced to 99 units prior to withdrawal of application 180262/PPP. This reduced and 
reconfigured indicative layout better reflects the site’s location on the edge of an existing 

settlement, where urban and natural landscapes meet. A detailed Landscape and Visual Impact 
Assessment (LVIA), based on any final designed layout, can be secured by condition. Such 
assessments must be carried out by qualified Landscape Architects in accordance with Guidelines 

for Landscape and Visual Impact Assessment Edition 3 (GLVIA3). It is recommended that the 
scope of any such assessment is be agreed with the Council prior to commencement of the LVIA, 

and that it should include assessing impacts on the Dee Valley Special Landscape Area (SLA) in 
Aberdeenshire. Subject to final assessment and appropriate mitigations within the finalised design 
and landscaping of the site, the Planning Service is content that this approach can ensure 

compliance with policy D2 (Landscape) of the ALDP. 
 
Transport and Accessibility 
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Vehicular Site Access 
The principal access to the site would be via the extension of Cornyhaugh Road, which would 

require to be upgraded to include a footway, along with traffic calming measures and crossing 
points as required. This main vehicular access route would comprise a 5.5m wide road with a 2m 
wide footway on its southern site, with the road upgraded to an adoptable standard. The existing 

footway on Cornyhaugh Road is on the northern side, so a dropped kerb crossing would be 
required.  A secondary emergency access route would be formed along ‘The Shoddy’, which is a 

roughly surfaced road running northwards from the north-eastern corner of the site, before 
heading east and joining Malcolm Road. This presently gives access to Culter Youth FC and two 
residential properties, along with the MMC Motors vehicle garage. This route would require to be 

resurfaced and fitted with demountable bollards at its development site end in order to maintain 
access for existing premises whilst preventing a through-route for development traffic. This allows 

for the route to remain accessible to pedestrians and cyclists, but ensures that in the event that 
Cornyhaugh Road is inaccessible, the bollards can be removed to facilitate emergency vehicle 
access. Final details of the site accesses will be provided at the MSC stage, and shall include full 

details of road geometry and accompanying swept-path plans to demonstrate accessibility for 
refuse vehicles and other larger vehicles. 

 
Local Road Network 
A Transport Statement (TS) has been provided in support of the application. In terms of 

establishing the feasibility of development at this scale, the TS includes a traffic impact 
assessment (based on the earlier 49-unit proposal), which shows that the development would be 

expected to generate around 32 two-way vehicle trips in the AM peak (i.e. the combination of trips 
both to and from the site during that peak window) and 24 in the PM peak. The TS notes that this 
is equivalent to approximately 1 vehicle every 2 to 3 minutes. ACC’s RDM Team concludes that 

this level of additional vehicle trips would have a negligible effect on the surrounding road network.  
 

Public Transport services 
The closest existing bus stops are on Malcolm Road, where there are stops present on both sides 
of the road, served by the FirstBus number 19 service, which runs through the City Centre and 

allows for onward connection to many other routes. The existing bus stop includes a bus shelter 
and raised kerbing to facilitate step-free access, so does not require any upgrading. The 19 

service operates every 15 minutes on weekdays, with two services per hour available on 
weekends. The indicative layout provided in support of this application demonstrates that all 
homes would be either within the recommended 400m distance of bus stops or only a short 

distance over (circa 25m). It is also noted that the indicative location of all flatted and affordable 
housing units would be within 400m. Further afield, the Stagecoach number 201 service 

(Aberdeen Bus Station to Braemar via Banchory, Aboyne and Ballater) runs along the A93/North 
Deeside Road and can be accessed from North Deeside Road, where existing stops also include 
shelters and raised kerbing. This has been accepted by RDM colleagues and it is considered that 

the proposed development would be suitably accessible via public transport services and reduce 
dependence on travel by car, consistent with the aims of ALDP policy T3 (Sustainable and Active 

Travel). 
 
Pedestrian & Cycle Infrastructure 

The site is currently accessible for pedestrians via various links, including an existing unadopted 
road, known as The Shoddy, which connects the north-eastern corner of the site to the 

B979/Malcolm Road.  
 
Safe Routes to School 

The application site is zoned to Culter Primary School and Cults Academy. Culter Primary is 
located approximately 1.3km east of the application site and the TS identifies a suitable walking 

route via Johnston Gardens North, Dalmaik Terrace and School Road. This route makes use of 
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existing dropped kerb crossing points, but would require the formation of a new dropped kerb 

crossing across Malcolm Road, just south of its junction with Cornyhaugh Road, which has been 
proposed by the applicants as part of this application. RDM colleagues have expressed no 

concern about this route, but recommend that a suitable condition be applied to any PPP consent 
to secure full details via the AMSC process.   
 

Cults Academy is located approximately 4.2 miles away. As this distance exceeds 3 miles, 
secondary school pupils would qualify for subsidised bus travel via ACC, which would ensure a 

safe and sustainable means of travel.  
 
Subject to implementation of an additional dropped kerb crossing point on Malcolm Road, it is 

considered that safe access to the zoned schools can be delivered. Further details can be 
obtained, based on the finalised design and layout, via the consideration of applications for the 

approval of matters specified in conditions and it is recommended that a specific condition be 
applied to any permission in relation to safe routes to school. 
 

Internal roads layout 
Roads colleagues have not undertaken a detailed assessment of the internal roads layout, on the 

basis that this application seeks Planning Permission in Principle and therefore it will be for 
subsequent applications relating to the approval of matters specified in conditions to demonstrate 
a satisfactory detailed design, should PPiP be granted. Such applications would be required to 

include a greater level of detail in relation to road dimensions, gradients, materials etc., as well as 
swept-path diagrams for different types of vehicle and visibility splays for junctions. Traffic calming 

measures will be required for any longer sections of straight road, exceeding 60m in length – this 
is likely to be necessary on the upgraded and extended Cornyhaugh Road. General discussions 
around the indicative layout have taken place, with internal road junctions demonstrating 

acceptable visibility splays. The indicative layout includes a combination of road with footway and 
some shared surfaces in lower traffic areas. 

 
Car Parking 
The site lies within the ‘outer city’ parking zone, where parking standards are higher to reflect the 

suburban location, and there is not presently any controlled parking zone (CPZ) in operation. A 
detailed assessment of car parking provision has not been undertaken at this stage, as the layout 

shown is merely indicative of how development might be accommodated on the site. Subsequent 
AMSC applications would be required to demonstrate that development is accompanied by 
appropriate on-site parking, with regard for the parking standards set out in the Council’s 

‘Transport and Accessibility’ Supplementary Guidance. Nevertheless, an initial RDM review of the 
indicative layout against the standards set out in the relevant SG indicates that full provision can 

be accommodated. Parking provision will be assessed further via requisite MSC application, at 
which point compliance with ACC standards, including requirements for accessible spaces and EV 
charging spaces can be ensured.  

 
Residential Travel Pack 

Section 6 of the submitted Transport Statement sets out a Travel Plan Framework, setting out 
broad principles for the production of a Residential Travel Pack to promote awareness of the 
sustainable travel options available in the local area. Roads colleagues have accepted the 

framework put forward and will provide further comment on submission of a detailed Residential 
Travel Pack as part of a later application for the approval of matters specified in conditions. On 

that basis, a condition will be required to secure such submissions (including information on the 
identified safe route to Culter Primary School) for approval and subsequent issue to residents prior 
to first occupation, and ensure compliance with policy T2 and the associated ‘Transport and 

Accessibility’ SG. 
 
Replacement Sports Pitch 
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The OP51 opportunity site designation includes reference to a football pitch alongside other 

components of the allocation. Scottish Planning Policy (at para.226) sets out a requirement for 
Local Development Plans to safeguard existing outdoor sports facilities from development other 

than in specified circumstances. These include where any outdoor sports facility affected would 
‘be replaced either by a new facility of comparable or greater benefit for sport in a location that is 
convenient for users, or by the upgrading of an existing outdoor sports facility to provide a facility 

of better quality on the same site or at another location that is convenient for users and maintains 
or improves the overall playing capacity in the area’. That national policy requirement is reflected 

in policy NE3 (Urban Green Space) of the ALDP, which requires an equivalent and equally 
convenient and accessible area to be laid out and made available in the locality. 
 

Whilst the OP51 text envisaged delivery of a new sports pitch on-site, the submitted Masterplan 
document sets out that the existing sports pitch is no longer suited to Culter Youth Football Club’s 

(CYFC) needs, with a desire to upgrade it to an all-weather artificial surface. Initial investigations 
have established that extensive piling (at 300mm centres) would be required to form such a 
surface, with prohibitive construction costs. CYFC are now seeking an alternative location for a 

replacement pitch in the local area. Consultation with SportScotland and discussions with the 
planning service have established that the delivery of a replacement pitch can be secured through 

the use of a ‘Grampian’ condition, which restricts either development or occupation until the 
replacement pitch has been delivered in accordance with the terms of any condition. This 
approach ensures that the requirements of SPP and ALDP policy NE3 (Urban Green Space) can 

be satisfied. It is noted that the practical difficulties in delivering a new pitch on-site means that a 
greater area of the site is available for the construction of new homes. This is discussed further in 

the density section of this report. 
 
Design, Layout and Density 

As this application seeks Planning Permission in Principle, the layout that is before the planning 
service is indicative and is intended to demonstrate how residential led development at this scale 

might be accommodated within the site, rather than representing a finalised proposal. If PPiP is 
granted, it will be for subsequent AMSC applications to set out the finer details of the proposal and 
establish a finalised design, at which point there will be a further opportunity for representation and 

participation in the planning process.  
 

The ALDP, through policies D1 (Quality Placemaking by Design) and H4 (Housing Mix) and the 
associated Aberdeen Masterplanning Process TAN, requires that larger developments of more 
than 50 units be subject to a masterplan, setting out key design principles for that development.  In 

this case, the OP51 Opportunity Site identified in the ALDP specifies the requirement for a 
masterplan to be prepared. The submitted Masterplan has been subject to various revisions and is 

now considered to include the necessary content on design principles, landscape strategy, 
density, open space, etc. In the event that PPiP is granted, this document would be a significant 
material consideration in the planning authority’s determination of subsequent AMSC applications, 

acting as a point of reference for detailed assessment based on the design principles it 
establishes. 

 
The submitted Masterplan document provides an analysis of the local context, sets out the 
proposal’s relationship with the existing landscape, environmental designations and the various 

component parts of the OP51 allocation and establishes design principles in terms of layout, open 
space, boundary treatments, building types/heights and materials. This indicates road access 

taken via Cornyhaugh Road and then a layout formed around a central loop, with homes facing 
onto a landscaped central open space incorporating children’s play equipment and an area for 
community food growing. Unit types include detached, semi-detached and terraced units, as well 

as two flatted blocks in the north-eastern corner of the site. The more prominent southern edge is 
defined by lower-density, detached units of no more than 1.5 storeys, so as to reduce the visual 

impact of the development when viewed from the south and west. Two-storey semi-detached and 
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2.5-storey terraced townhouses are arranged along the northern boundary, with an outlook across 

the central parkland area. The three-storey flatted blocks (containing a total of 12no units) also 
look onto this open space, with opportunity identified for balconies to take advantage of the 

southerly aspect. In order to reduce the visual impact of car parking, the indicative site layout 
features a mix of driveways. Garages and parking courts, the latter of which allow for multiple 
spaces to be contained off-street to the rear of properties in the north-eastern and south-eastern 

corners of the site. This also allows for additional open space to be provided at the arrival into the 
site, contributing positively to the sense of place. The secondary/emergency access along the 

resurfaced shoddy is located at the north-eastern corner of the site, allowing for some separation 
between new development and existing homes, whilst also increasing the distance between an 
existing noise source (vehicle garage/MOT test station) and new flats. The proposed layout allows 

for the developed footprint to avoid encroachment onto the more sensitive parts of the wider OP51 
site and safeguard the associated landscape and TPO designations, as well as retaining an 

attractive landscaped setting for the new development, including a central ‘village green’ type open 
space which can act as an attractive focal point for the development.  
 

The open space provision within the site is good, with an accessible play area included at the 
heart of the development, an opportunity for community growing, secondary open space located at 

the point of arrival to the site and path connections to the network of recreational routes within the 
wider OP51 site and the surrounding area. This overarching open space strategy is embedded 
within the Masterplan document, ensuring its inclusion in any finalised design and layout. The 

proposal is therefore considered to satisfy the requirements of policy NE4 (Open Space Provision 
in New Development). 

 
The Masterplan document sets out some basic principles for the built form, with orientation of units 
focused on their relationships with the central landscaped open space and the more natural 

landscape to the south and west. Variation in rooflines and gable orientation will assist in bringing 
variety to the streetscape and breaking up massing. Elements such as facing gables could be 

picked out in brick, stone or coloured cladding to offer further visual interest. Boundary treatments 
would include fencing, with hedging used to soften the streetscape and drystone walling used 
selectively to add character. The indicative layout demonstrates variation in street surfacing 

materials, with references made to ‘Designing Streets’ compatible shared surfaces and localised 
road narrowing where appropriate to slow vehicle speeds and promote pedestrian priority spaces.  

 
The proposal does not yet contain sufficient detail to allow for detailed assessment of development 
density, however consideration of future applications for the approval of matters specified in 

conditions will allow for further scrutiny against policy H3 (Density), which presently requires 
developments to achieve a net density of 30 dwellings/hectare, but to balance this alongside 

ensuring that development is appropriate to its context. In this instance, the nearest residential 
areas of Peterculter are generally relatively suburban and low-density in character, with the 
Masterplan document identifying densities of 15-16 units per hectare locally. The indicative site 

layout, based on 44 units across a 1.9ha site, equates to 23 units per hectare. Whilst this does not 
reach the minimum density sought by policy H3, it is considered appropriate in this context, where 

surrounding residential streets are at a lower density and in light of the site’s location at the edge 
of the settlement, where a lower-density pattern of development is generally to be found. The 
indicative layout provided offers comfort that the requirements of policy H3 (Density) can be 

achieved in the final layout, with a development which successfully balances efficient use of the 
land with ensuring an appropriate density for the local context.  

 
Residential Amenity and Noise 

Whilst recognising that the present zoning of this site envisages residential development, it is 

nevertheless necessary to consider the standard of amenity that would be afforded to prospective 
residents, as well as the relationship with existing residential and commercial uses on 

neighbouring land. This portion of the OP51 site extends to approximately 1.9ha and falls from 
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north to south, however there are no significant topographical constraints, with limited requirement 

for bulk earthworks. The steepest portions of the OP51 site lie outside the current application site 
and would be unaffected by development. There are existing noise sources nearby at the MMC 

Motors vehicle garage, to the east, and the Culter Youth FC premises, to the north. 
 
A Noise Impact Assessment has been submitted in support of the application and has been vetted 

by ACC’s Environmental Health (EH) service. EH colleagues accept the findings of that report at 
this PPP stage, but note that further assessment will be required based on the finalised layout, 

with mitigation measures incorporated as necessary to ensure appropriate standards of amenity 
for residents. The Environmental Health service has specifically requested that any further noise 
assessment demonstrates consideration for all practical mitigation measures, including 

reconfiguration of internal layouts. To that end, it is appropriate to attach conditions to any 
approval requiring such further assessment, details of any required mitigation and implementation 

of mitigation measures thereafter The Planning Service is satisfied that the submitted noise 
assessment gives comfort regarding the anticipated noise levels within the development and the 
feasibility of mitigation where required within the new development.  

  
It should be noted that there will be further consideration of likely noise impacts based on the final 

layout via the approval of matters specified in conditions process, which offers a further 
opportunity for public comment and review by ACC’s Environmental Health Service. Subject to 
that further assessment and appropriate controls, it is considered that adverse noise impact can 

be avoided, and the final detailed proposal can demonstrate due regard for the provisions of policy 
T5 (Noise) and the associated Supplementary Guidance. 

 
Flooding and Drainage 

Policy NE6 (Flooding, Drainage and Water Quality) sets out policy requirements on flood risk and 

drainage. This states that development will not be permitted if it would be at risk of flooding or if it 
would increase the risk of flooding elsewhere. The OP51 allocation identifies a requirement for a 

Flood Risk Assessment (FRA). The submitted FRA provides an update to an earlier 2010 study in 
order to account for the latest FEH13 rainfall model. This updated modelling indicates a drop in 
peak flows and flood levels along the whole length of the modelled watercourse, when compared 

with the 2010 modelling study. Adjacent to the development site itself, flood level estimates have 
dropped between 0.74m and 0.83m. On that basis, the report concludes that development at the 

level indicated (47.05 mAD) would not be at risk of fluvial flooding from a 1 in 200 year flood event, 
including uplift for climate change.  
 

SEPA has stated no objection on flood risk grounds, noting that the entire application site lies 
outwith the area which the FRA identifies as the functional flood plain, but recommends that ACC’s 

own Flooding Team is consulted in relation to the potential for surface water flooding.  
 
ACC’s Structures, Flooding and Coastal Engineering Team also states no objection to the 

proposal, having reviewed the updated FRA provided in response to their initial response. On this 
basis, the Planning Service is satisfied that there is no obstacle to granting Planning Permission in 

Principle, and that detailed assessment of flood risk based on a fully designed scheme can be 
undertaken via consideration of further applications, provided appropriate conditions are applied at 
this stage. 

 
ACC’s Roads Development Management (RDM) Team has reviewed the submitted Drainage 

Impact Assessment (DIA), which indicates that a single level of SUDS treatment (permeable 
paving) is being considered, although swales may also be utilised for collection/conveyance of 
surface water. RDM accept the use of a single level of SUDS treatment in principle, as the 

development is for less than 50 houses. There is no indication of what the applicants would 
propose for adoption, however it is highlighted that surface water should not be permitted to flow 

onto adopted areas. Permeable paving is typically poor at preventing this, so channel 
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drains/swales may be required in conjunction with that paving. It is noted that this can be 

assessed further at the detailed design stage, on consideration of related MSC applications, to 
ensure that any drainage strategy will appropriately treat and slow the discharge of surface water 

flows. 
 
SEPA’s consultation response notes that proposals involve foul drainage connection to the public 

sewer and as such have no objection to this aspect of the proposals.  
 

A detailed drainage scheme based on the final site layout can be secured using suitable planning 
condition(s), allowing for further review to ensure compliance with the requirements of the 
development plan. On that basis, it is considered that the proposal adequately addresses matters 

of flood risk and site drainage at this PPiP stage, consistent with policy NE6 (Flooding, Drainage 
and Water Quality) of the ALDP. 

 
Affordable Housing and Developer Obligations 

Policy H5 (Affordable Housing) of the ALDP requires that housing developments of five or more 

units contribute no less than 25% of the total number of units as affordable housing. A Developer 
Obligations assessment has been undertaken on the basis of that 25% requirement, which for a 

proposal of 44 units would equate to 11 affordable units. The Council’s relevant ‘Affordable 
Housing’ Supplementary Guidance sets out that there are a number of ways in which this can be 
delivered but states an expectation that the affordable component arising from developments of 20 

or more units will be delivered on-site. A section 75 planning obligation is the usual means of 
securing affordable housing obligations, and this can be framed in such a way that the obligations 

reflect any change to the ultimate number of units consented via the AMSC process and delivered 
on site. ACC Housing Strategy colleagues have indicated that they would welcome the inclusion of 
bungalows in the development and reiterate that the affordable units should be reflective of the 

development as a whole, with a preference for social rented housing. This is consistent with ACC’s 
Affordable Housing SG and can be the subject of further consideration and consultation with 

Housing colleagues on submission of MSC application(s) for the finalised layout.  
 
Policy I1 (Infrastructure Delivery and Planning Obligations) of the ALDP sets out that development 

must be accompanied by the necessary infrastructure, services and facilities required to support 
expanded communities. ACC’s ‘Planning Obligations’ SG sets out the methodology for calculating 

developer contributions and the mechanism by which they will be secured. The Council’s 
Developer Obligations team has assessed this proposal on the basis of 44 standard 3-bedroom 
units, but it is recognised that the final mix of unit types and sizes has yet to be determined so any 

legal agreement securing developer obligations requires to account for changes to the 
development’s composition. The detail of the relevant obligations is summarised in the 

‘consultations’ section of this report. Financial contributions are identified towards increasing 
capacity at Peterculter Medical Practice (or other such facility serving the development); 
enhancement of nearby Core Path routes; provision of additional capacity at Culter Library and 

Central Library; and a contribution towards increasing capacity at Peterculter Medical practice. As 
the primary and secondary schools to which the development is zoned have capacity to 

accommodate additional pupils, based on the most up-to-date School Roll Forecasts, no 
contributions are payable towards increasing school capacities. By utilising a planning obligation to 
secure these contributions, compliance with policy I1 of the ALDP and its associated ‘Planning 

Obligations’ SG can be ensured, and the impacts of the development can be offset. 
 

 
Contaminated Land 

ALDP policy R2 (Degraded and Contaminated Land) requires that all contaminated land is either 

restored, reclaimed or remediated to a level suitable for its proposed use. The policy recognises 
that the benefits of remediating contaminated sites and the viability of funding any remediation will 

be taken into account when considering proposals for redevelopment or alternative uses. In this 
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instance the former use of the site for landfill purposes has been recognised and a ground 

investigation report provided in support of the application. Having reviewed this, ACC’s 
Environmental Health Service (contaminated land team) has expressed its satisfaction that the 

historic landfill use has not resulted in significant contamination, and that any issues can be 
addressed through submission and agreement of a scheme of remedial works, including details of 
any necessary long-term monitoring and reporting. Thereafter, occupation of buildings will be 

prohibited until a further report verifying completion of necessary works has been submitted and 
agreed, in consultation with ACC’s Environmental Health service. Provision of the necessary 

information can be secured through conditions applied to any grant of Planning Permission in 
Principle, which will also ensure compliance with policy R2 (Degraded and Contaminated Land) of 
the ALDP. 

 
Refuse/Recycling 

Policy R6 (Waste Management Requirements for New Development) of the ALDP sets out that all 
new development should have sufficient space for the storage of general waste, recyclable 
materials and compostable wastes, including provision for bins to be presented on collection days. 

In this regard, the detailed layout, its adequacy for refuse vehicle access and bin collection, and 
the inclusion of necessary bin stores for flatted blocks and commercial uses will be established by 

consideration of further applications for the approval of matters specified in conditions, however it 
is noted that the indicative layout has raised no fundamental roads concerns and offers comfort 
that a satisfactory design solution is achievable, showing appropriate access/egress and turning 

points. Conditions attached to any Planning Permission in Principle must secure the necessary 
information on any finalised layout. Subject to appropriate conditions, compliance with policy R6 of 

the ALDP, along with Part B of the associated ‘Resources for New Developments’ SG, can be 
ensured. 
 
Low and Zero Carbon Buildings, and Water Efficiency 

Policy R7 (Low and Zero Carbon Buildings and Water Efficiency) requires that all new buildings be 

constructed to achieve specified reductions in carbon emissions through the use of low and zero 
carbon generating technologies. The associated Supplementary Guidance provides that 
compliance may also be achieved through efficiencies in the building fabric. At this Permission in 

Principle stage, the detailed design specification of buildings is not yet known, however planning 
conditions can secure the submission of appropriate submissions to demonstrate the measures to 

be taken to ensure compliance with the requirements of policy R7 and its associated 
Supplementary Guidance. Similarly, a statement setting out water-saving measures to reduce 
pressure for abstraction from the River Dee, which is designated as a Special Area of 

Conservation, can be required. Such measures may include rainwater harvesting, low-flow and/or 
dual flush toilets, etc. Further technical submissions will be required to establish the exact nature 

of the measures employed to demonstrate compliance with policy R7 and the associated SG – this 
can be achieved through use of a planning condition. 
 
Digital Infrastructure 

Policy CI1 - Digital Infrastructure requires all new residential development to have access to 

modern, up-to-date, high-speed communications infrastructure. Details of broadband availability 
for the site are not yet known at this stage but it is appropriate for a condition to be attached to any 
permission, requiring details to demonstrate the delivery of highspeed broadband for all homes, 

prior to occupation, in order to meet the requirements of Policy CI1. 
 

Matters Raised in Representations 

Some respondents have described the application site as green belt land. To clarify, this site is not 
within the designated green belt, and has been specifically identified for residential development 

through successive iterations of the Local Development Plan since 2012. On that basis, the 
principle of residential development has been established though that process already, and it is for 

this application to establish the principle of development at a given scale and demonstrate how 
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that might be accommodated within the site. Whilst a replacement sports pitch forms part of the 

opportunity site text, a satisfactory justification has been set out for a new pitch being located off-
site, but in a location convenient for users, with its delivery to be secured by condition. It is 

recognised that the proposed development exceeds the number of units specified in the OP51 
designation, but also that it represents a significant reduction from the 120 units proposed through 
an earlier application. 

 
Issues relating to the accessibility, impact on the local road network, road safety and car parking 

have been considered through the preparation of a Transport Statement and consultation with the 
Council’s RDM Team, which is discussed in greater detail within the ‘Transport and Accessibility’ 
section of this report. Matters pertaining to open space provision, landscape and impact on various 

environmental and ecological designations such as Green Space Network, River Dee SAC, Culter 
Burn LNCS, TPOs and existing trees are also addressed within the body of the report. The 

impacts of the development on schools, healthcare facilities and community facilities are 
discussed in the Developer Obligations section of the report.  
 

Historic site contamination has been the subject of investigation and is discussed elsewhere within 
this report. The basis for the applicants’ statements about an ageing population and a need for 

bungalows is not clear, however ALDP policy supports the delivery of a range of types and sizes 
of accommodation to meet varying needs. Comments that development on this site is a 
fundraising activity to support Council employees’ pensions are unfounded, with the site having 

been identified in successive iterations of the Local Development Plan, which takes its 
requirement for new housing numbers from the Strategic Development Plan that is informed by 

population projections and other empirical data, with both plans subject to scrutiny by the Scottish 
Government prior to coming into effect. Access and transportation arrangements are discussed in 
the ‘Transport and Accessibility’ section of the report. Any decision taken to purchase property 

based on there being no further properties built off Cornyhaugh Road is not material to this 
determination, as Local Development Plans allocate land every 5 years, with Green Belt 

boundaries reviewed as part of that process. Means of access during the construction phase will 
be set out within a Construction Environmental Management Plan (CEMP), to be agreed via the 
MSC process. Noise and amenity issues are discussed within the report, and it is noted that a 

further NIA will be required based on the final designed layout, with mitigation measures specified 
as part of that process. The current NIA is necessary merely to establish the potential to 

accommodate this number of units on the site adequately. 
 
Matters Raised by Community Council 

It is noted that Culter Community Council has expressed its support for the proposal, which it 
states will contribute towards the delivery of family housing in the local community. The 

Community Council response highlights that this application envisaged a much-reduced scale of 
development in comparison to earlier proposals, for as many as 120 homes, and that matters 
including contamination, protection of the natural environment, traffic calming and landscaping can 

be addressed through the use of planning conditions. It is, however, contended that parking 
provision for the new football pitch would be inadequate. As set out in the submitted Masterplan 

document and accompanying indicative layout plan, the site itself is not considered to be suitable 
for the formation of a new football pitch due to ground conditions, the need for significant piling 
and the associated prohibitive construction cost. As a result, the proposals do not involve delivery 

of a new pitch within the development site, as discussed elsewhere within this report. The 
Community Council response suggests that development should not commence unless a fully 

surfaced access road has first been formed. Construction access arrangements will be established 
through the submission and assessment of a Construction Environmental Management Plan, with 
scope for further consultee and public comment via the requisite MSC application(s). 

 
Proposed Aberdeen Local Development Plan 
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In relation to this particular application, the policies in the Proposed Aberdeen Local Development 

Plan 2020 (PALDP) substantively reiterate those in the adopted Local Development Plan, 
particularly with regards to the identification of this site as an opportunity site for residential 

development, and the proposal is acceptable in terms of both Plans for the reasons previously 
given. 
 
Heads of Terms of any Legal Agreement  

A legal agreement will be required in order to secure the financial contributions identified by ACC’s 

Developer Obligations Team and delivery of affordable housing. A minimum of 25% of the total 
number of units are required to be delivered as affordable housing and retained as such 
thereafter. Should members be minded to approve this application, the conclusion of an 

appropriate legal agreement would be delegated to officers, working in conjunction with colleagues 
from ACC Legal Services. 

 
Time Limit Direction 

n/a. 

 
RECOMMENDATION 

 

Willingness to approve subject to conditions and subject to conclusion of a legal agreement 
securing payment of developer obligations and provision of affordable housing. 

 
REASON FOR RECOMMENDATION 

 

The proposed residential development is consistent with the allocation of the OP51 opportunity 
site in the 2017 Aberdeen Local Development Plan (ALDP) and its H1 (Residential) zoning. The 

site is appropriately accessible and can be connected to the surrounding road network without 
adverse impact on existing junctions. Proposed access arrangements are considered to accord 

with the provisions of policies T2 (Managing the Transport Impact of Development) and T3 
(Sustainable and Active Travel). Path connections to the surrounding green space and the 
enhancement of local Core Path routes via the payment of developer obligations is consistent with 

the aims of NE9 (Access and Informal Recreation). It has been demonstrated that the 
development can be accommodated without being itself at risk of flooding or increasing flood risk 

elsewhere, as required by Flooding, Drainage and Water Quality.  
 
 

Whilst it is recognised that the number of units proposed exceeds that specified in the OP51 
allocation, it has been demonstrated that development at the scale proposed can be satisfactorily 

accommodated within the application site in a manner which reflects the surrounding site context 
and better reflects ALDP policy H3 (Density) in terms of making efficient use of land resource, 
without adverse impact on the character or amenity of the surrounding area, whilst also providing 

an appropriate standard of amenity for new residents. The vision for the site, as expressed by the 
submitted Masterplan document, is considered to satisfy the requirements of policies D1 (Quality 

Placemaking by Design), D2 (Landscape) and H4 (Housing Mix). Affordable housing and 
developer obligations can be secured by an appropriate legal agreement, ensuring compliance 
with policies I1 (Infrastructure Delivery and Planning Obligations) and H5 (Affordable Housing). 

The submitted Masterplan document demonstrates that the proposals would be accommodated 
within the OP51 site without adverse impact on natural heritage designations, subject to 

appropriate measures being implemented during the construction phase, and further consideration 
against the detailed layout can be undertaken at the Matters Specified in Conditions phase. The 
proposal is considered to demonstrate compliance in principle with policies NE1 (Green Space 

Network), NE3 (Urban Green Space), NE4 (Open Space Provision in New Development) and NE5 
(Trees and Woodlands) and NE8 (Natural Heritage). 
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Technical requirements relating to waste and recycling, carbon reduction and water efficiency and 

digital infrastructure can be secured through the application of conditions and further assessment 
via the MSC process. 

 
The emerging policy context provided by the Proposed Local Development Plan (PLDP), supports 
residential development in this location, with the PDLP retaining the current allocation for 

residential-led development. The PLDP, having been approved by Aberdeen City Council, now 
represents the settled view of the Council and has significant weight as a material consideration in 

favour of the proposed development.  
 
CONDITIONS 

 
1. Detailed design 

No development in connection with the planning permission hereby approved shall take place 
unless the following details have been submitted to the Planning Authority and agreed in writing by 
way of a formal application for the approval of matters specified in conditions. Thereafter, 

development shall be implemented in full accordance with the approved details.  
  

Unless otherwise agreed in writing with the planning authority, MSC applications shall include:  
  
a) siting, design and external appearance of the built development;  
b) a detailed landscape plan and strategy;  
c) details of the means of access, including junction design and trigger points for delivery; 
d) A detailed levels survey of the site and cross sections showing proposed finished ground and 
floor levels relative to existing ground levels and a fixed datum point;  
e) A detailed Drainage Plan, including details of the proposed means of disposal of surface water, 

including how surface water run-off shall be addressed during construction, incorporating the 
principles of pollution prevention and mitigation measures. The final location of SUDs, including 

ponds, should be appropriately positioned in accordance with an agreed flood risk assessment;  
f) Details of the connection to the existing Scottish Water foul water drainage network;  
g) Details of all cut and fill operations;  
h) The details of all roads, footpaths, cycleways and car parking provision;  
i) Details of any screen walls/fencing/boundary enclosures;  
j) Details of all landscaping, planting and screening;  
k) Details of the layout, siting, design, materials and finishes of all residential and non-residential 
buildings; and,  
m) Details of waste/recycling storage and collection points, for residential properties, including 
swepth-path analysis of refuse collection vehicles.  
  
Reason: In order to secure the requisite information for assessment of detailed proposals and 
ensure compliance with the relevant policies of the Aberdeen Local Development Plan.   
 
2. Landscaping information 

No development pursuant to this grant of planning permission shall be undertaken unless full 
details of hard and soft landscaping for the site have first been submitted to and approved by the 
planning authority by way of a formal application for the approval of matters specified in 

conditions. For the avoidance of doubt, the required scheme shall include:  
  

a) Existing and proposed finished ground levels relative to a fixed datum point;  
b) Existing landscape features and vegetation to be retained.  
c) Tree survey, Arboricultural Impact Assessment (AIA) and Tree Protection Plan (TPP) 

(undertaken to BS5837:2012);  
d) Existing and proposed services including cables, pipelines and substations;  
e) The location of new trees, shrubs, hedges, grassed areas and water features;  
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f) A schedule of plants to comprise species, plant sizes and proposed numbers and density; 
g) The location, design and materials of all hard landscaping works including walls, fences, gates, 
street furniture and play equipment;  
h) An indication of existing trees, shrubs and hedges to be removed;  
i) A programme for the completion and subsequent maintenance of the proposed landscaping; 
j) A statement setting out how the proposed landscaping measures have demonstrated regard for 

the findings of the Landscape and Visual Impact Assessment (LVIA) required by condition 15 of 
this consent, including any recommendations made therein for landscape planting to mitigate 

identified impacts.  
  
All soft and hard landscaping proposals shall be carried out in accordance with the approved 

scheme and shall be completed during the planting season immediately following completion of 
the development or such other date as may be agreed in writing with the Planning Authority. Any 

planting which, within a period of 5 years from the completion of each phase of the development, 
in the opinion of the Planning Authority is dying, being severely damaged or becoming seriously 
diseased, shall be replaced by plants of similar size and species to those originally required to be 

planted.  
  

Reason: in the interests of protecting trees and ensuring a satisfactory quality of environment. 
 
3. Street Design, Car Parking etc.  
No development pursuant to this grant of planning permission shall be undertaken unless details 
of the proposed street design, which shall contain but not be limited to:  

 
a) a parking strategy (including provision for accessible spaces, motorcycle and bicycle 

spaces and Electric Vehicle charging points and infrastructure);  

b) road geometry, dimensions and swept-path analysis;  
c) site access junctions (including secondary/emergency access and installation of 

demountable bollards or similar) and visibility splays;  
d) traffic calming measures;  
e) footway and cycleway provision;  

f) gradient;  
g) level details;  

h) finishing/surfacing materials; and  
i) crossing points; 

 

have been submitted to and approved in writing by the Planning Authority in consultation with the 
Roads Authority, by way of a formal application for the approval of matters specified in conditions.  

  
No building shall not be occupied unless the access junctions, streets and parking areas serving 
the respective block are complete and available for use (with works completed to an adoptable 

standard where applicable).  
  

Reason: in the interests of road safety and to ensure compliance with policies T2 and T3 of the 
Aberdeen Local Development Plan. 
 
4. Safe Routes to School 

That no development shall be undertaken unless details of safe routes to school have been 

submitted to and agreed in writing by the planning authority by way of a formal application for the 
approval of matters specified in conditions. This shall include details of measures, including a 
timetable for implementation, required to help ensure safe travel to school.  

 
Thereafter, no units shall be occupied unless the approved routes are laid out and available for 

use.  
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Reason: In order to provide safe routes for travelling to local schools by sustainable means.  
 
5. Residential Travel Pack 

That no residential unit within the development shall be occupied unless a Residential Travel 
Pack, expanding on the principles set out in the agreed Travel Plan Framework and containing 

proposals for reducing dependency on the private car and details of the identified safe route(s) to 
Culter Primary School, has been submitted to and approved in writing by the Planning Authority, 

by way of a formal application for the approval of matters specified in conditions, and thereafter  
any approved travel pack has been provided to residents on first occupation.  
  

Reason: to be consistent with the requirements of Scottish Planning Policy (SPP) and PAN 75 
Planning for Transport – in the interests of reducing travel by private car. 

 
6. Noise Assessment and Mitigation Measures 

No development pursuant to this grant of planning permission shall be undertaken unless a further 

Noise Impact Assessment, based on the final design and layout approved via condition 1 (Detailed 
Design) and including details of any necessary noise mitigation measures, has first been 

submitted to and agreed in writing by the planning authority by way of a formal application for the 
approval of matters specified in conditions.  
  

For the avoidance of doubt, this assessment shall include consideration for noise emanating from 
the nearby commercial garage and from Culter YFC (e.g. crowd noise, ball strikes). 

 
Thereafter, no residential unit within the development shall be occupied unless the approved 
mitigation measures for that unit have been implemented in full.  
  
Reason: To ensure that a suitable residential environment is provided, and that potential noise 

impact is mitigated as necessary. 
 
7. Contaminated Land (A) 

No development shall take place unless it is carried out in full accordance with a scheme to 
address any significant risks from contamination on the site that has been approved in writing by 

the planning authority by way of a formal application for the approval of matters specified in 
conditions. 
 

The scheme shall follow the procedures outlined in “Planning Advice Note 33 Development of 
Contaminated Land” and shall be conducted by a suitably qualified person in accordance with best 

practice as detailed in “BS10175 Investigation of Potentially Contaminated Sites - Code of 
Practice” and other best practice guidance and shall include: 
 

1. an investigation to determine the nature and extent of contamination 
2. a site-specific risk assessment 

3. a remediation plan to address any significant risks and ensure the site is fit for the use proposed 
4. verification protocols to demonstrate compliance with the remediation plan 
 

Reason: to ensure that the site is suitable for use and fit for human occupation 
 
8. Contaminated Land (B) 

No building(s) on the development site shall be occupied unless: 
 

1. any long-term monitoring and reporting that may be required by the approved scheme of 
contamination or remediation plan or that otherwise has been required in writing by the 

planning authority is being undertaken; and 
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2. a report specifically relating to the building(s) has been submitted and approved in writing 
by the planning authority (by way of a formal application for the approval of matters 

specified in conditions) that verifies that remedial works to fully address contamination 
issues related to the building(s) have been carried out, unless the planning authority has 
given written consent for a variation. 

 
The final building on the application site shall not be occupied unless a report has been submitted 

and approved in writing by the planning authority (by way of a formal application for the approval 
of matters specified in conditions) that verifies that the remedial works have been carried out in full 
accordance with the remediation plan, unless the planning authority has given written consent for 

a variation. 
 

Reason: to ensure that the site is suitable for use and fit for human occupation 
 
9. CEMP 

No development shall be carried out within any individual phase of the development hereby 
approved unless a site-specific Construction Environmental Method Plan (CEMP) for that phase of 

works has been submitted to, and approved in writing by, the Planning Authority in consultation 
with SEPA, by way of a formal application for the approval of matters specified in conditions. 
Thereafter, all works on site must be undertaken in accordance with the approved CEMP unless 

otherwise agreed in writing with the Planning Authority.  
 

For the avoidance of doubt, this CEMP shall also include the following measures identified in the 
submitted Phase 1 Habitat Survey: 
 

a. Provision of silt fencing or a similar barrier, placed between any exposed ground and soil 
heaps present on the site and the Culter Burn, unnamed ditch and swamp habitats, to avoid 

sediment washing downstream to the River Dee SAC in heavy rainfall; 
 

b. Appointment of an Ecological Clerk of Works to oversee ground clearance work and move 

any protected species found to a safe area of the site – due to confirmed presence of 
common lizard and potential presence of adder, slow worm and hedgehog; 

 
c. During construction, any excavations such as trial pits or trenches created should not be left 

open for mammals such as otter or badger to fall into. Appropriate covers should be fitted at 

the end of each working day. If it is not possible to cover excavations, some form of ramp 
should be placed to allow animals to climb out. All exposed pipe systems should be 

capped;  
 

d. Employment of screen fencing or planting between the development site and water courses 

to reduce noise and visual disturbance to otter; 
 

e. Temporary lights used during construction should be fitted with shades to prevent light 
spilling outside of the working area. Temporary lights should not illuminate tree lines or the 
Culter Burn as lighting can affect foraging and commuting of mammals such as bats, otter 

and badger. 
 

f. No trees or scrub shall be removed during summer months (April-Oct) unless a pre-works 
check for nesting birds has been made by a suitably qualified ecologist (within 24 hours of 
any planned removal of trees or scrub).  

  
Reason: In order to minimise the impacts of necessary demolition and construction works on the 

environment.  
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10.  Blue-Green Infrastructure 

No development pursuant to this grant of planning permission shall be undertaken unless a 

scheme detailing the inclusion of blue-green infrastructure within the development (including 
timetable for completion of works) has first been submitted to and approved in writing by the 
planning authority, by way of a formal application for the approval of matters specified in 

conditions. 
 

Thereafter, any measures for the provision of blue green infrastructure shall be implemented in full 
accordance with the approved scheme of works and its accompanying timetable. 
 

Reason: To ensure that the site incorporates natural and semi-natural areas and contributes to the 
biodiversity value of the Culter Burn Local Nature Conservation Site and associated habitats. 

 
11.  Replacement Football Pitch 

That no development pursuant to this grant of planning permission shall be undertaken unless 

planning permission has first been obtained for a replacement football pitch of comparable or 
greater benefit for sport in a location that is convenient for its users – for the avoidance of doubt, 

the required replacement pitch shall be designed and constructed by a recognised (e.g. SAPCA* 
registered) specialist pitch contractor(s) and details of contractor(s) and pitch specification 
(dimensions and construction) shall be submitted to the planning authority for its consideration as 

part of any application for planning permission.  
 

Thereafter, no flat or dwellinghouse within the development hereby approved shall be occupied 
unless the replacement football pitch has been provided and made available for use in full 
accordance with the planning permission so obtained and to the specification approved. 

 
*SAPCA is The Sports and Play Construction Association (www.sapca.org.uk) 

 
Reason: To ensure compliance with Aberdeen Local Development Plan (policy NE3) and Scottish 
Planning Policy as regards the safeguarding of outdoor sports facilities. 

 
12. Retained Sports Pitches – Safeguarding Scheme 

That no development pursuant to this grant of planning permission shall be undertaken unless a 
safeguarding scheme which protects the existing pitches area to the north of the application site 
during the construction period has first been submitted to and approved in writing by the planning 

authority, by way of a formal application for the approval of matters specified in conditions. The 
approved scheme shall thereafter be implemented for the duration of the construction period. 

 
Reason: To ensure compliance with Aberdeen Local Development Plan (policy NE3) and Scottish 
Planning Policy as regards the safeguarding of outdoor sports facilities. 

 
13. Surface Water Drainage 

No development pursuant to this grant of planning permission shall be undertaken unless a 
scheme detailing levels of sustainable drainage (SUDS) surface water treatment has been 
submitted for the written approval of the planning authority (via a formal application for the 

approval of matters specified in conditions), in consultation with SEPA. Thereafter all works shall 
be carried out in accordance with the approved scheme. 

 
Reason: To ensure adequate protection of the water environment from surface water run-off and 
to ensure compliance with policy NE6 (Flooding, Drainage and Water Quality) of the ALDP. 
 
14. Lighting Impact Assessment 

http://www.sapca.org.uk/
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No development pursuant to this grant of planning permission shall be undertaken unless a 

Lighting Impact Assessment, carried out by a suitably qualified consultant and considering the 
potential for impact on dwellings from artificial light sources at Culter YFC, has first been submitted 

to and approved in writing by the planning authority, by way of a formal application for the approval 
of matters specified in conditions. 
 

Thereafter, any mitigation measures shall be implemented in full accordance with the approved 
assessment prior to first occupation. 

 
Reason: To ensure that the site incorporates natural and semi-natural areas and contributes to the 
biodiversity value of the Culter Burn Local Nature Conservation Site and associated habitats. 
 
15. Landscape and Visual Impact Assessment (LVIA) 

No development pursuant to this grant of planning permission shall be undertaken unless a 
detailed Landscape and Visual Impact Assessment (LVIA), based on any final designed layout, 
has been submitted and approved in writing by the planning authority, by way of a formal 

application for the approval of matters specified in conditions. The requisite assessment should be 
carried out by qualified Landscape Architect in accordance with Guidelines for Landscape and 

Visual Impact Assessment Edition 3 (GLVIA3) and it should include assessing impacts on the Dee 
Valley Special Landscape Area (SLA) in Aberdeenshire. 
 

Reason: To ensure that the visual impacts of the proposal are fully understood and, where 
possible, mitigated. 
 
16.  Carbon Reduction and Water Efficiency 

No units within the development shall be occupied unless a scheme detailing measures to ensure 

compliance with the Council's 'Resources for New Development' Supplementary Guidance 
(including water efficiency measures) has first been submitted to and agreed in writing by the 

planning authority (by way of a formal application for the approval of matters specified in 
conditions), and any recommended measures specified within that scheme for the reduction of 
carbon emissions and reduction in water use have been implemented in full.  
  
Reason: To ensure that this development complies with the requirements for carbon emission 

reductions and water saving measures set out in the Council's 'Resources for New Development' 
Supplementary Guidance. 
 

17.  Digital Infrastructure 

No unit shall be occupied unless all units have first been provided with a full fibre broadband 

connection, in accordance with a scheme which has been submitted to and approved in writing by 
the planning authority via a formal application for the approval of matters specified in conditions.  
 

Reason: In order to provide all homes with access to high-speed communications infrastructure, in 
accordance with the requirements of Policy CI1 (Digital Infrastructure) of the Aberdeen Local 

Development Plan. 
 
 

 

 

 
 

 
 

 


