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RECOMMENDATION

Approve Conditionally and Subject to Legal Agreement



APPLICATION BACKGROUND

Site Description

The Greenferns Landward application site is located to the north-west of Aberdeen approximately
6.7km fromthe City Centre andis located to theimmediate west of the residential area of Bucksbum.
The site extends to approximately 30 hectares with the land in the ownership of Aberdeen City
Council. The site comprises the eastern half of the OP22 Greenferns Landward opportunity site
allocated in the Aberdeen Local Development Plan 2023.

The predominantland-use within the site is agricultural, with open fields used for rough grazing and
is characterised by a number of existing fields,and their associated boundaries made up of drystone

dykes, hedging and belts of mature trees.

The eastern boundary of the site is defined by Newhills Avenue (a designated bus route), with
existing housing (a mixture of single and two storeys in height) located on the opposite side. The
northern boundary of the site borders Kepplehills Drive with the Rowett South OP 21 designation
located further north (although no development has commenced in this area to date). The westem
and southern boundaries are characterised by agricultural land and farm buildings at Nethemills
located within the westernmost section of the site. Approximately 200m to the south is the Bucks
Burn Local Nature Conservation Site, and beyond that the existing established residential area of
Kingswells and the Greenferns OP33 opportunity site allocation to the south-west and south
respectively.

The site is generallyundulatingin nature and slopes from north -west to eastand rises again towards
its southern boundary. A number of path connectionsrun through the site and the southernmost
section of the site provides core path links towards Sheddocksley and Northfield to the south and
Kingswells to the south-west.

Relevant Planning History

An Environmental Impact Assessment Screening Opinion (Ref: 220425/ESC) was sought for a
proposed residential-led, mixed use development comprising approximately 1570 homes, local
neighbourhood retail and commercial provision, education, leisure and community uses, gypsy
traveller site and associated infrastructure including new and upgraded access roads, landscaping,
open space and engineering works. The Planning Service issued an opinion in April 2022 advising
that an Environmental Impact Assessment would be required.

A Scoping Opinion (Ref: 220479/ESP) was sought for a proposed residential-led, mixed use
development comprising approximately 1570 homes, local neighbourhood retail and commercial
provision, education, leisure and community uses, gypsy traveller site and associated infrastructure
including new and upgraded access roads, landscaping, open space and engineering works. The
Planning Service issued an opinionin May 2022 advising of the requirements for the required
Environmental Impact Assessment.

A Proposal of Application Notice (Ref: 220611/PAN) was submitted in May 2022 for a major
residential led, mixed-use development of c. 1,570 homes comprising retail and commercial
provision, leisure and community uses, gypsy travellers site and associated infrastructure including
access roads, landscaping and engineering works. The Planning Service issued aresponse in May
2022 advising no further consultation was required.

All of the above related to the entire OP22 allocation, rather than the reduced area thatis the subject
of the current application.



APPLICATION DESCRIPTION

Description of Proposal

Planning Permission in Principle (PPiP) is sought for a residential development at Greenfems
Landward comprising of around 435 homes with areas of open space, landscaping and supporting
infrastructure.

As this is a PPiP application, there is no detailed plans of the exact layout, siting and design of the
development.Instead, the supporting Masterplan provides a vision and indicative design parameters
forhowthe site shouldbe developed. This would act as a design guide for future approval of Matters
Specified in Condition (MSC) applications.

The technical documents submitted in support of the application assess the impacts of creating a
new residential community as phase 1, the eastern portion of the overall allocation at Greenfems
Landward. They provide an overarching strategy detailing how the housing should be built out
across the site, set within a strong landscape and open space network. They indicate how the site
would be accessed, serviced and identifyanytechnical and environmental constraintsand how they
can be mitigated and enhanced as a result of the proposed development.

Phase 1 Masterplan:

The Greenferns Landward Masterplan looks at a variety of issues including the existing site context
and reviews matters such as landscaping, drainage, access and connectivity. The document was
updated to include an indicative layout showing how 435 units and associated facilities could be
accommodated within this first phase of the overall allocation.

Amendments

Following the submission of the application further information was submitted including a site
specific Flood Risk Assessment and an indicative site plan showing how 435 units could be
accommodated within the application site boundaries. Neighbours were re-notified on the 23d
October 2024 and the proposals were re-advertised on the 30" October (Evening Express) and 1t
November 2024 (Edinburgh Gazette) respectively.

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/application Details.do?active Tab=documents&keyVal=S9BAYIBZKI800

The Environmental Statement

The Environmental Statement (ES) reports on the findings of an Environmental Impact Assessment
(EIA) for the proposed development. An EIA is the process of compiling, evaluating and presenting
all of the significantenvironmental impacts of the proposed development, leading to identification
andincorporation of appropriate mitigation measures. The range of the potentialimpacts considered
in the ES fall under the following headings:

Chapter 1: Introduction

Chapter 2: Need for the Project

Chapter 3: The Proposed Development
Chapter 4: Consideration of Alternatives



Chapter 5: Environmental Assessment

Chapter 6: Planning Policy

Chapter 7: Population and Health

Chapter 8: Ecology, Nature Conservation and Biodiversity
Chapter 9: Land Use Ground Conditions and Contamination
Chapter 10: Water Environment, Flood Risk and Drainage
Chapter 11: Noise and Vibration

Chapter 12: Air Quality

Chapter 13: Landscape and Visual Impact and Figures (Parts 1-13)
Chapter 14: Cultural Heritage

Chapter 15: Disruption due to Construction

Chapter 16: Summary of Environmental Comments

EIA Appendix 1 — Consultations

EIA Appendix 2 — Ecology

EIA Appendix 3 — Tree Survey

EIA Appendix 4 — Bat Survey

EIA Appendix 5 — Biodiversity Protection and Enhancement Plan
EIA Appendix 6 — Baseline Noise Data

EIA Appendix 7 — Air Quality

EIA Appendix 8 — Cultural Heritage

EIA Appendix 9 — Construction Environnent Management Plan

Other documents forming part of the planning permission in principle application include:

Pre-Application Consultation Report

Planning Statement

Transport Assessment

Geotechnical Report

Drainage Assessment

Masterplan

Flooding Risk Assessment (and Stage 1 Flood Risk Assessment)

Reason for Referral to Committee

The application has been referred to the Planning Development Management Committee because
it is an Environmental Impact Assessment (EIA) application for which a valid Environmental
Statement has been submitted. In addition, eleven letters of objection to the proposed development
have been received and the proposal is classified as a major development. Consequently, the
proposal falls outwith the adopted Scheme of Delegation.

Pre-Application Consultation

The applicant undertook statutory pre-application consultation which included a first phase of
consultation,which centresaroundavirtual eventheldin June 2022 which took place on a dedicated
consultation website and took the form of an online exhibition where members of the design team
were available to discuss the proposals with attendees via a live chat.

A second consultation event took place as a public drop-in exhibition event on the 1t September
2022 at Middlefield Community Hub. In response to feedback received, a second public event was
held on the 28" September 2022 at the Beacon Centre in Bucksburn,in order to reach residents
that may be impacted most by the development proposals. The consultation period in which the



publiccould submitcomments to the design team on the proposals was subsequently extended untl
the 14™ October 2022. At both events information aboutthe developmentwas displayed on boards
and members of the design team were present to answer questions.

The applicant presented to the Pre-Application Forum on the 15t September 2022. Following a
presentation by the applicant’s design team, Members asked a number of questions on matters
including school capacities, consultation on the proposals, transportation, discussions with bus
operators, therequirementforlandfor a healthcare facility, whetherthe housingwould meetrelevant
standards, the requirementfor a furthereventin Bucksburn (which took place as referenced above),
gypsy traveller provision and electric vehicle charging provision.

Pre-Determination Hearing

The proposed developmentis classed as a “major development” in terms of the Town and Country
Planning (Hierarchy of Developments) (Scotland) Regulations 2009. A Pre-Determination Hearing
was not required in this instance as whilstthe Council are the owner of the land, as the proposal
has been subject to less than 20 letters of objection and not considered to be a significantdeparture
from the approved DevelopmentPlan, given the site is allocated for residential development, of up
to 1,000 units within the current Plan phase.

Environmental Report

The proposal was subject to an Environmental Impact Assessment (EIA) Screening Opinion issued
by Aberdeen City Council (220425/ESC). Thisconfirmedthatthe project fellwithin Schedule 2 Class
10 (b) (Urban Development Projects) of the Town and Country Planning (Environmental Impact
Assessment) (Scotland) Regulations2017. The Planning Authority confirmedthatthe characteristics
of the site and surrounding area had been fully considered and it is likely that there would be a
potentially significant impact from the proposed development on the surrounding area. As such it
was concluded that an Environmental Report would be required with the planning application.

CONSULTATIONS

Aberdeen International Airport — have advised that the development has been examined from a
safeguarding perspective and could conflict with safeguarding criteria unless planning permission is
granted subject to conditions in relation to the design and materials used in any buildings,
landscaping and the submission of a Bird Hazard ManagementPlan. They have also requested the
insertion of an informative in relation to the use of cranes.

They have confirmed no safeguarding objection to the application provided the above conditionsare
applied to any planning permission.

Where a Planning Authority proposes to grant permission against the advice of Aberdeen Airport,
or notto attach conditions which Aberdeen Airport has advised, it shall notify Aberdeen Airport, the
Civil Aviation Authority and the Scottish Ministers as per Circular 2/2003: Town and County
Planning (Safeguarded Aerodromes, Technical Sites and Military Explosives Storage Areas)
(Scotland) Direction 2003.

Their response will be discussed in greater detail in the evaluation section of this report.
Archaeology Service (Aberdeenshire Council) — having reviewed the submitted documentation,

in particular Chapter 14 'Cultural Heritage' of the Environmental Impact Assessment, colleagues
agree with the conclusions reached within the assessment undertaken by CFA Archaeology Ltd in



terms of both potential impact on the historic environment, and the proposed mitigation response to
that impact.

Of particular note are the two surviving March Stones (Stones 41 and 42) and their associated
marker stones (HER Ref No NJBONEO019, NJBONE4H0020 and NJBONE0243) located within the
site. Colleagues welcome that these assets have avoided any direct impacts through design of the
proposed development, and that no construction work is proposed within their immediate vicinity.
Note that given the historical importance to the City, there is a need to ensure that on-site
construction work is aware of these assets and to avoid any accidental damage.

As such, colleagues have recommended that conditions are applied in relation to a programme of
archaeological works and protective fencing during construction (to protect the aforementioned
assets).

Their response will be discussed in greater detail in the evaluation section of this report.

ACC - Developer Obligations — A DeveloperObligations assessment has been undertaken, based
on the equalisation agreement established and agreed for allocated development sites within the
Newhills Development Framework area. The response will be discussed in greater detail below, but
in general the Developer Obligations required for the development are as follows:

Core Path Network On-site provision
Primary Education (Capital) £2,797,245
Primary Education (Land Equalisation) £1,137,300
Secondary Education £1,957,500
Healthcare Facilities (Capital) £435,000
Healthcare Facilities (Land Equalisation) £188,457

Open Space On-site provision
Community Facilities £352,676

Sport and Recreation (Capital) £87,354

Gypsy Traveller Site Land on-site in lieu of financial contribution
Affordable Housing Contribution 108.75 units

ACC - Environmental Health — have provided the following comments:

Reviewed the ‘Environmental Impact Assessment - Chapter 12: Air Quality’ (ITP Energised,
February 2024) and are satisfied that “the significance of effects associated with the operational
phase of the proposed developmentdue to emissions from development-generated traffic upon local
air quality is assessed as not significant”.

Environmental Noise: reviewed the ‘Environmental Impact Assessment - Chapter 11: Noise &
Vibration’ (Ironside Farrar, February 2024) and would highlight the following key issues:

Internal noise levels are predicted to exceed target levels within dwellings (habitable rooms) most
exposed to road traffic noise and note that the current masterplan for the proposed development
does not have full details of the layout and orientation of individual dwellings and the noise modelling
was undertaken on an area-by-area basis; to this end, it should be noted that, where elevated noise
levels are identified, these will likely only affect one facade of an identified receptor. During detailed
design the possibility of arranging the internal layout of dwellings such that habitable rooms are not
located upon these exposed facades will be investigated, as will the location of dwellings in relation
to the main noise sources and the potential for landscaped buffer zones.



Note that the report recommends that:

Mitigation with regard to internal noise levels will be identified at detailed design stage, such that
target internal and external noise limits are met. This assessment considers potential options
comprising closed-window attenuation with appropriate alternative ventilation strategy and
incorporation of good acoustic design practices within the final layout.

Colleaguesin Environmental Health are satisfied thatthisissue can be addressed at detailed design
(approval of matters specified in condition) stage.

Noise from Energy Centre note that the proposed development includes a gas-fired combined
heating and power (CHP) energy centre. Recommend that a detailed planning application (or
application for the approval of matters specified in condition) is submitted for the energy centre,
including an appropriate noise assessment (by a suitably qualified consultant) to predict the impact
on sensitive receptors and specify control measures. The assessment should be undertaken in
accordance with Planning Advice Note (PAN) 1/2011 Planning and Noise and its accompanying
Technical Advice Note and the methodology should be submitted and agreed in writing with the
Environmental Protection Team in advance.

Construction Noise and Dust Management: satisfied that dust and noise impacts associated with
developmentworks (including site/ground preparation,demolition,and construction) can be suitably
controlled by adherence to an appropriate Construction Environmental Management Plan (CEMP).
The CEMP (EIA, Appendix 15) submitted in support of thisapplication should be updated at detailed
design and construction stages to ensure that it is appropriate/robust.

ACC - Structures, Flooding and Coastal Engineering — have reviewed the additional information
‘Flood Risk Assessment (FRA), Sep 2024’ and ‘Flood Risk Addendum North Tributary Realignment
and Restoration report, Oct 2024’ submitted on 21.10.2024 and had the following comments:

Note SEPA’s consultation response and agree with their comments on the submitted FRA and the
Addendum.However, they have concern thatfloodrisk at Newhills Avenue may be increased during
the construction phase. Therefore, require the insertion of a condition requiring the submission of a
Construction Environment Management Plan which should consider no land raising or ground
reprofiling within the existing or proposed flood plain of the 1 in 200 year event plus climate change
indicated on the submitted FRA and Addendum and if new temporary crossings are required, then
these shouldbe designedandbuiltin away that overflows from the burn will flow back to the channel
immediately downstream.

If the above cannotbe avoided, then mitigation measures should be applied to make sure thatflood
risk at Newhills Avenue is notincreased during the construction phase.

Also note that the following will be required at MSC stage:

e A detailed Drainage Impact Assessment is required when a detailed planning
application/MSC application is submitted; and
e Advise that locating existing/diverted within the proposed roads will not be supported.

ACC - Contaminated Land - considerthat the potential for significant contamination on the site is
low. Ground investigation has identified only limited made ground onsite, typically around the
present day farm buildings, and the chemical testing undertaken has not highlighted the presence
of significantcontamination. Recommend the insertion of an informative should any contamination
be found on site.



ACC - Housing — have noted that a minimum of 108 affordable homes should be provided on site
and these should be provided on site as social rent. Note thatthe proposed affordable housing units
should proportionally reflect the development, so if the market units are houses, the affordable units
shouldbethe same. Family sized housesare in greatest need andtherefore the developmentshould
provide affordable houses which adequately reflects the developmentas a whole. Their response
will be discussed in greater detail in the below evaluation.

NatureScot —do notintendto offerformal comment on this proposal as it does not meet their criteria
for consultation. Do note, however, thatthe proposal does notlie within,andis unlikelyto affect, any
designated sites for nature conservation. In addition, they offered advice on the Habitats Regulations
Appraisal and confirmed that the findings of the Council were acceptable.

Police Scotland — no response received.

ACC - Roads Development Management Team — have provided the following comments:

Walking and Cycling: primary-school aged children from the initial phase will attend Brimmond
School and secondary-aged children will attend Bucksburn Academy — both of which are within
walking / cycling distance from the site. A safe routes to school plan will be required, which can be
controlled via planning condition.

Also note that the northern boundary of the site would likely need a footway/cycleway which tiesin
to the existing footway on the southern of Kepplehills Drive to the east of the site. Note that this
matter can be conditioned.

Public Transport: note the intention forthe existingnumber 17 bus to route through the development
site once enough of the road network has been completed. Thisis welcomed and acceptable. The
suitability of this access road to cater to buses will be assessed during the approval of matters
specified in condition stage — suitable swept paths will be required to evidence this.

Parking: note that parking for bicycles and vehicles, including electric vehicle charging spaces will
be provided throughoutthe developmentand will broadly align with the Council's APG on Transport
and Accessibility. When the approval of matters specified in conditions application is submitted the
proposals will be checked against these requirements.

Vehicular Access: the applicanthas shown an indicative layout of a new junction to the north of the
site — a priority junction between the site and Kepplehills Road. Section 4.18 of the TA submitted
shows this junction to be adequate for the 435 dwellings proposed as part of this application. .

Note that the applicantis proposinglinkingthe existing Newhills Avenue into the site north of Wagley
Parade, giving priority to the site, and making the southern part of the existing Newhills Avenue the
minor arm of the junction. This is acceptable in principle but the feasibility will need evidenced as
part of a future MSC application. The intention is for buses to route through the site, which is
acceptable, howeverit should be noted that the existing bus route around Newhills Avenue will be
impacted by this loss of priority. Note thatthisis nota significantissue, butsomething thatwill need
addressed and evidenced that the new junction facilitates all required bus movements. This matter
can be controlled via condition.

Internal Road Layout: envisaged thatthe internal roads would have a 6m wide carriageway with 2m
footway on one side of the carriageway and a 3m shared foot and cycleway on the opposing side.
Secondary roads where bus services are not envisaged would have 5.5m wide carriageways and
2m footways either side. Tertiary roads will serve individual parcels of homes within the proposed




development allowing allow direct driveway access and would not be intended to be bus routes.
Note that this is acceptable in principle.

Local Road Network:. Evidence submitted that 435 dwellings can be delivered prior to a connection
between OP22 (Greenferns Landward) and OP21 (Rowett South) (and onwards through OP20
(Craibstone) to the A96.

Also note that all three Newmills Masterplan sites (Craibstone, Rowett South, and Greenfems
Landward) are signed up to an equalisation agreement which specifies a financial contribution
required from each site based on their size / trip generation, and which junction/sustainable travel
improvements will be required. As the final of the three to come forward, Greenferns Landward will
also be required to make these payments.

The junction impact assessment undertaken by the applicant outlines the following junctions will
need to be altered upgraded:

A96 / Inverurie Road Left-In / Left-Out (East end);

A96 / Sclattie Park / Bankhead Avenue Roundabout;

Haudagain Roundabout;

A92 North Anderson Drive / Rosehill Drive / Provost Rust Drive Roundabout;
A96 Great Northern Road / Haudagain Bypass / A96 Auchmill Road;
Haudagain Bypass / Manor Avenue / Bus Turning Circle.

Content that the specifics of the road junction improvements could be controlled at MSC stage.

Travel Plan: request that the submission of a Residential Travel Plan is controlled via planning
condition.

Drainage Impact Assessment: consider the submitted DIA to be acceptable in principle, which
highlights possible measures which will be utilised to provide a Sustainable Urban Drainage System
treatment both in terms of quality and type. A detailed DIA will be required at MSC stage. Note that
where permeable pavingis proposed as a means of drainage, gullies should be positioned above
the surface at localised low points.

Conclusion: overall note that there are engineering solutions for all aspects of the application and
are content with the proposal in principle, and subject to a number of conditions (which are to be
discussed laterin this report). Confirmed thatthere are no outstanding concerns with the proposals.

ACC - Schools Estates Team — note that the proposed development falls within the schools
catchmentareas for Bucksburn Academy and Brimmond School. Both schools are close to or over
their available capacity. Contributions would therefore be required from the developer towards the
cost of a planned permanent extension to Bucksburn Academy, and for a required new primary
school to serve the wider Newhills Expansion area.

Scottish Environment Protection Agency — have provided comments in relation to flood risk and
watercourse diversion and have requested the insertion of conditions in relation to the following
details:

e Detailed site plans should be provided demonstrating no developmentor land raising within
the flood extents shown in Figure A-7 of the Flood Risk Addendum: North Tributary
Realignment & Restoration document (document number 144215/GL/W02, dated
16/10/2024).



e Site plans should demonstrate a minimum of 600 mm freeboard above modelled flood levels
in accordance with the recommendationsin the FRA has been applied to finished floor levels
for any proposed dwellings on the site.

e Topographic drawings should be provided demonstrating existing ground levels (without
SUDs or any other proposed site development) overlaid with the modelled flood extents
produced for the 1 in 200 year plus climate change and 75% blockage scenario as shown in
Figure A-7 of the Flood Risk Addendum: North Tributary Realignment & Restoration
document (document number 144215/GL/W02, dated 16/10/2024).

e Detailsanddimensionsofallnewandreplacementchannelstructuresincludingrelief culverts
should be provided to demonstrate they will convey the modelled peak flows with suitable
freeboard.

e Where only the Phase 1 Partial Realignment is being carried out as part of the proposed
development, development should be restricted to land outside of the flow pathway
originating from the potential blockage of culvert NTO2 as identified in Figure A-7 of the Flood
Risk Addendum: North Tributary Realignment& Restoration document (document number
144215/GL/WO02, dated 16/10/2024).

Noted that if the above matters were not conditioned then their response should be treated as an
objection to the application.

Scottish Government — no response received. Scottish Ministers must be consulted where a
planningauthority receive in connection with an Environmental Impact Assessment (EIA) application
a statement which the applicant refers to as an environmental report for the purposes of the
regulations.

Scottish Water — note that the proposed development will be fed from the Invercannie Water
Treatment Works. Unable to confirm capacity at this time and suggest that the applicantcompletes
a pre-development enquiry. Note that there is currently capacity for a foul only connection in the
Persley Waste Water Treatment Works butthat furtherinvestigations may be required to be carried
out once a further application has been submitted to them.

ACC - Waste and Recycling — have advised of the waste management requirements for the
proposed development. Note that as the proposal is for planning permission in principle with
finalised waste arrangements not provided. Confirm that they will reserve judgement on waste
layouts until the approval of matters specified in conditions stage.

NATS (En-Route) — the proposed development has been examined from a technical safeguarding
aspect and does not conflictwith their safeguarding criteria. Accordingly, NATS (En Route) Public
Limited Company ("NERL") therefore has no safeguarding objection to the proposal.

Bucksburn and Newhills Community Council — no response received.

REPRESENTATIONS

Eleven objections have been received in relation to the application. The issues raised in the
representations can be summarised as follows:

1. Surrounding existing infrastructure would not cope with the development existing parking
problems would be exacerbated. Concerns in relation to the existing bus route.

2. Detrimental impact on local schools and exacerbate overcrowding at Bucksburn Academy
and Brimmond School noting that plans for a new school at Greenferns Landward appear to



9.

have stalled andthe first phase (currentapplication)does notinclude plansforprimary school
provision.

Doctors surgeries are at capacity and would not cope with the proposed development, in
addition impact on dental surgeries. Regardless of whether financial contributions are made
by developers for additional medical and schoolfacilities, there is no money available to build
or staff them.

There are a lack of facilities in the surrounding area, with only two small shops.

Impact of the developmenton the surrounding green space, loss of areas of open space and
loss of trees. The area is used by a number of groups such as dog walkers and families and
the loss of the open space would impact on these users.

Impact on wildlife which utilisesthe area, in particularbadgers, which are a protected species.
Flooding in the surrounding area, with rain flooding from the existing fields or roads
collapsing. There is an existing watercourse that runs through the site, which floods the
surrounding area during periods of heavy rainfall. The provision of housing on site would
further exacerbate these issues.

Existing housing stockin the area should be upgraded andrepaired before any new dwellings
are constructed.

Potential errors in the submitted Environmental Report.

MATERIAL CONSIDERATIONS

Legislative Requirements

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 require that where
making any determination under the planning acts, regard is to be had to the provisions of the
Development Plan; and, that any determination shall be made in accordance with the plan, so far
as material to the application, unless material considerations indicate otherwise.

Development Plan

National Planning Framework 4

National Planning Framework 4 (NPF4) is the long-term spatial strategy for Scotland and contains
a comprehensive set of national planning policies that form part of the statutory development plan.

Policy 1 (Tackling the climate and nature crises)
Policy 2 (Climate mitigation and adaptation)
Policy 3 (Biodiversity)

Policy 4 (Natural places)

Policy 5 (Soils)

Policy 6 (Forestry, woodland and trees)

Policy 7 (Historic assets and places)

Policy 12 (Zero waste)

Policy 13 (Sustainable transport)

Policy 14 (Design, quality and place)



Policy 15 (Local living and 20-minute neighbourhoods)
Policy 16 (Quality homes)

Policy 18 (Infrastructure first)

Policy 19 (Heating and cooling)

Policy 20 (Green and blue infrastructure)

Policy 21 (Play, recreation and sport)

Policy 22 (Flood risk and water management)

Policy 23 (Health and safety)

Policy 24 (Digital infrastructure)

Aberdeen Local Development Plan (2023)

The following policies are relevant —

LR1: Land Release Policy

OP22 — Greenferns Landward

WB1: Healthy Developments

WB2: Air Quality

WB3: Noise

NE2: Green and Blue Infrastructure

NE3: Our Natural Heritage

NE4: Our Water Environment

NES: Trees and Woodland

D1: Quality Placemaking

D2: Amenity

D4: Landscape

D5: Landscape Design

R2: Degraded and Contaminated Land

R5: Waste Management Requirements for New Development
R6: Low and Zero Carbon Buildings, and Water Efficiency
R7: Renewable and Low Carbon Energy Developments
R8: Heat Networks

H3: Density

H4: Housing Mix and Need

H5: Affordable Housing

H6: Gypsy and Traveller Caravan Sites

I1: Infrastructure Delivery and Planning Obligations

T2: Sustainable Transport

T3: Parking

CI1: Digital Infrastructure

B3: Aberdeen international Airport and Perwinnes Radar

Supplementary Guidance (SG)

Planning Obligations

Aberdeen Planning Guidance (APG)

Air Quality
Noise



e Amenity

e Aberdeen Placemaking Process

e Landscape

e Aberdeen International Airport

e Affordable and Specialist Housing

e Transport and Accessibility

e Open Space and Green Infrastructure
e Natural Heritage

e Flooding, Drainage and Water Quality
e Trees and Woodland

e QOutdoor Access

Waste Management Requirements for New Development
e Resources for New Development

EVALUATION

Environmental Impact Assessment

An Environmental Report (ER) (formerly known as an Environmental Statement) was required as
the development falls within Schedule 2 of the Town and Country Planning (Environmental Impact
Assessment) (Scotland) Regulations 2017. An ER has to identify the likely environmental effects of
a project through the study and analysis of individual issues, predicting and assessing the projected
impacts and proposing measures to mitigate the effects. Before determining the application, the
Council must take into consideration the information contained in the ER, including any further
information,any comments made by the consultation bodiesand anyrepresentationsfrom members
of the publicabout environmental issues. The ER is submitted in support of the planning application,
but it is not part of the application itself. However, provided it serves a planning purpose, any
information from the Environmental Impact Assessment process may be material and considered
alongside the provisions of the Development Plan.

Adequacy of the Environmental Report

Before considering the merits of the proposed developmentitis appropriate to comment on the ER
submitted in support of the application. There is no statutory provision as to the form of an ER butit
must contain the information specified in Part Il and such relevantinformation in Part| of Schedule
4 of the Town and Country Planning (Environmental Impact Assessment) (Scotland) Regulations
2017 (“2017 Regulations”) as is reasonably required to assess the effects of the project and which
the developer can reasonably be required to compile. Whilstevery ER should provide a full factual
description of the development, the emphasis of Schedule 4 is on the ‘main’ or ‘significant
environmental effects to which the developmentis likely to give rise. An ER must comply with the
requirements of the 2017 Regulations, butit is important that it is prepared on a realistic basis and
withoutunnecessary elaboration. It is for the Council to satisfy itself on the adequacy of the ER. If it
is deemed to be inadequate, then the application can be determined only by refusal. In terms of the
current application, overall the ER is considered to be satisfactory, thus meeting the requirements
of the 2017 Regulations.

Habitats Regulations Appraisal

A Habitats Regulations Appraisal and Appropriate Assessment was undertaken and has been
subject to consultation and agreement with NatureScot. The response concluded thatthe levels of
developmentproposed by the former Strategic DevelopmentPlan andtherefore the Aberdeen Local
Development Plan fall within current water abstraction licence levels. Therefore, it has already been



determined that the developmentof the Greenferns Landward site in combination with other ALDP
Opportunity sites would notadversely affectthe affectthe integrity of the River Dee SAC. Otherwise,
with the implementation of water saving technologies for this project, it has been ascertained that
either alone or in combination with other projects, the redevelopment of the Greenferns Landward
site would not adversely affect the integrity of the River Dee SAC.

Principle of Development

The site is allocated in the ALDP 2023 as the eastern half of OP22 (Greenferns Landward). The
ALDP indicates that the site would provide an “opportunity for 1500 homes on Council owned land,
of which 500 homes are phasedfor the period beyond 2032. Part of approved Newhills Development
Framework. Ecological surveys to assess the presence of and effects on protected habitats and
species will be required. A flood risk assessment will be required.”

Policy LR1 guidesthe release of greenfield housing allocations across the city, which are splitinto
two delivery periods advising that “housing and employmentdevelopmenton existing allocated sites
and housing sites for the period up to 2032 will be approved in principle within areas designated for
housing or employment”

The currentapplication seeks consentfor up to 435 homeswith associated infrastructure and would
essentially act as the first phase of developmentassociated with the OP22 allocation, in the current
ALDP 2023 plan period. The application has also been subject to appropriate ecological surveys
and a flood risk assessment (the details of which will be discussed further below) as required by the
wording of the OP allocation.. As a resultthe proposal is considered to be in compliance with OP22
(Greenferns Landward) and Policy LR1 (Land Release) of the ALDP 2023 in principle.

Phase 1 Masterplan & Layout, Siting and Design

NPF4 Policy 14 (Design, quality and place) states that “Development proposals will be designed to
improve the quality of an area whether in urban or rural locations and regardless of scale” and
‘Development proposals will be supported where they are consistent with the six qualities of
successful places: healthy, connected, pleasant, distinctive, sustainable, adaptable” whereas Policy
D1 (Quality Placemaking) of the ALDP 2023 advises that “all development must ensure high
standards of design, create sustainable and successful places and have a strong and distinctive
sense of place which is a result of detailed contextual appraisal.”

The proposal is for planning permission in principle, so detailed design layouts and plans have not
been submitted and would be provided at MSC stage. Notwithstanding, the applicants have
submitted a Phase 1 Masterplan in support of the application. The masterplan has looked at various
aspects and ways in which the site could be developed and has included details in relation to the
masterplan development (with an indicative layout showing how 435 units could be contained within
the red line boundary), landscaping, drainage, access, land use and phasing.

Thisincludes areas of housing in the northern and southern sections of the site, including a mixture
of detached, semi-detached, terraced and flatted properties, along with road connections, areas of
open space, SUDS basinsand areas of planting. The site generally slopes from north-westto south-
east and the proposed housing would be accommodated in the less undulating areas, where there
would be less of a visual impact and would require less elements of cut and fill. Details of building
typologies and densities will influence the layouts presented in future MSC applications, as will car
parking requirements and landscaping details.

The levels, densities and types of developmentshown within the masterplan are considered to be
acceptable and show that a residential development could be provided that is healthy, pleasant,



connected, distinctive, sustainable and adaptable. The indicative masterplan shows that a
development could be provided that has been designed with due consideration for its context and
without having an adverse impact on the character and appearance of the surrounding area.
Finalised details would be controlled via condition (see condition 3 in particular) but, in principle, the
proposals would comply with Policy 14 (Design, quality and place) of NPF4, as well as with Policy
D1 (Quality Placemaking) of the ALDP 2023.

In addition to the above, Policy D2 (Amenity) of the ALDP 2023 is of relevance. This seeks to
address a number of matters including the optimisation of views through appropriate siting, layout
and orientation, the provision of appropriate levels of amenity, public faces to street with natural
surveillance, appropriate waste facilities and low and zero carbon technologies, privacy, acceptable
levels of floor space, garden grounds and parking. The masterplan and supporting information
submitted indicate thatall of the above could be adequately provided and confirmation to secure all
of the above could be controlled via the submission of details contained within MSC application. In
principle, the proposal would comply with Policy D2 (Amenity) of the ALDP 2023.

Housing Mix

Policy H3 (Density) advises that “the Council will seek an appropriate net density of development
on all housing allocations and windfall sites.” and Policy H4 (Housing Mix and Need) of the ALDP
2023 advises: ‘housing developments of larger than 50 units are required to achieve an appropriate
mix of dwelling types and sizes, in line with a masterplan.”

In terms of the density of development, this matter would be finalised at MSC stage, but the
submitted stage 1 masterplan indicates that, given the scale of the site and the levels of
development, an acceptable level of development could be provided, which would include a mix of
detached, semi-detached, terraced and flatted properties, which would cover all market sectors. The
final mix would be controlled at a future MSC stage. The level of information submitted to date is
considered to be acceptable and itis therefore anticipated thatany developmentwould comply with
both Policies H3 (Density) and H4 (Housing Mix and Need) of the ALDP 2023.

Policy 16 (Quality Homes) of NPF4 discusses a number of matters including community benefit.
Information hasbeen submitted in support of the proposal, statingthat the proposal will provide 25%
of homes as affordable housing, including a number within the first phase of development. The
proposals would also include appropriate infrastructure and connections, improve access to path
networks inthe surrounding andthe widerarea, would provide a mix of housingincluding accessible
homes, all in accordance with the relevant policies contained within both national and local planning
guidance.

The proposals also include a statement of community benefit, as required by Policy 16 for all major
applications, which discusses the provision of 25% affordable housing, along with the provisions of
mixed use elements, and on and offside contributions, along with enhanced landscaping and areas
of open space, the developmentresultingin a range of community benefits. The proposals are in
compliance with Policy 16 of NPF4.

Policy 15 (Local Living and 20 minute neighbourhoods) of NPF 4 advises: “development proposals
will contribute to local living including, where relevant, 20 minute neighbourhoods.”

In this instance, no shops are to be provided within this phase of development, but are anticipated
to be included within later phases. The site would be within a 20-minute walk of the existing small
parade of shopslocated within Bucksburn on Kepplehills Road, 280m east of the eastern edge of
the development site, accessible along existing footpaths. It is also anticipated that an expanded
No. 17 bus service would be provided through the site, diverted from Newhills Avenue into the site,



enhanced walking and cycling facilities would be provided, and play area and areas for sports and
recreation and affordable housing. The provision of such facilites would be controlled via
appropriately worded planning conditions (see condition 3 in particular) and would ensure
compliance with Policy 15 of NPF4.

Policy 21 (Play, recreation and sport) of NPF4 advises: “Development proposals likely to be
occupied or used by children and young people will be supported where they incorporate well-
designed, good quality provisionfor play, recreation, and relaxation that is proportionate to the scale
and nature of the development and existing provision in the area.”

The submitted masterplan has shown a developmentthatwould provide well-designed and useable
areas of open space throughout the first phase of the development site. It is anticipated that the
development would include other aspects such as play areas and later phases would include
enhanced sports facilities, with finalised details in this regard controlled via planning condition. This
would ensure compliance with Policy 21 of NPF4.

Policy WB1 (Healthy Developments) of the ALDP 2023 advises: “developments are required to
provide healthy environments, reduce environmental stresses, facilitate physical activity and
promote physical and mental wellbeing. National and major developments, and those requiring an
Environmental Impact Assessment must submit a Health Impact Assessment (HIA) to enhance
health benefits and mitigate any identified impacts on the wider determinants of health; this may
involve planning obligations.” Policy 23 (Health and Safety) of NPF4 advises “development
proposals that will have positive effects on health will be supported. This could include, for example,
proposals that incorporate opportunities for exercise, community food growing or allotments.”

In regard to the above policy, the submitted information and masterplan documents show a
development that would provide appropriate areas of open space and informal recreation areas,
which would be seen to promote physical activity and mental wellbeing and the proposals include
areas for community food growing and allotments. It is noted that a Health Impact Assessmenthas
not been submitted with the current proposals, with guidance currently limited on the levels of
information required for such proposals. The level of information submitted is considered to show
that any proposals would comply with Policy WB1 of the ALDP 2023 and Policy 23 (Health and
Safety) of NPF4.

Policy 23 (Health and Safety) of NPF4 requires development proposals to be designedto take into
accountsuicide risk. There are no features apparent within the developmentwhich would increase
the risk of suicide occurring.

Affordable Housing, Developer Obligations/ Infrastructure Delivery

Policy H5 (Affordable Housing) of the ALDP 2023 states: “housing developments of five homes or
more are required to contribute no less than 25% of the total number of homes as affordable
housing. Affordable housing requirements will be delivered on-site.” Policy I1 (Infrastructure Delivery
andPlanning Obligations) of the ALDP 2023 states thatin order to “create sustainable communities,
development must be supported by the required infrastructure, services and facilities to deliver the
scale and type of developments proposed. Policy 18 (Infrastructure first) of NPF4 advises that “a)
Development proposals which provide (or contribute to) infrastructure in line with that identified as
necessary in LDPs and their delivery programmes will be supported. b) The impacts of development
proposals on infrastructure should be mitigated.”

A Developer Obligations package has been agreed by the applicants, the assessment undertaken
using the equalisation framework established and agreed for the Newhills Framework Area. This
method reflects the cumulative impact of the Newhills developmenton local infrastructure and the



existing legal agreements and contributions established for the Framework Area through earlier
planning applications for Craibstone (OP20) and Rowett South (OP21).

Greenferns Landward (OP22) has capacity for approximately 1500 units and forms 38.46% of the
total Newhills Framework Area for purposes of the equalisation framework. As this application is for
only part of OP22 the Developer Obligations Assessment was based on the housing numbers
proposed through the currentapplication. This equated to 435 Standard Housing Unit Equivalents
(SHUE) or 11.15% as a proportion of the wider Newhills Development Area.

The delivery of developer obligations will be set out through a suitable legal agreement, in advance
of any planning permission release.

Core Path Network: the development will provide linkages and improvements to the existing and
aspirational Core Path Network. OP22 has two aspirational Core Paths within its boundary (AP2
and AP5) and contributions would only be required where the development does not or cannot
deliver adequate new core path infrastructure or suitably mitigate the impact of increased usage of
existing core paths through upgrading them to meet planning policy guidelines. The provision of
core paths within the development site will be conditioned (condition 3) in lieu of a financial
requirement.

Education:the site is within the catchment for Brimmond Primary School and Bucksburn Academy
and new primary school sites are identified with within the Newhills Framework Area, with one
primary school required within the OP22 allocation for this purpose.

Primary Education: there is an interim zoning at Brimmond School until a new primary school is
constructed within the Framework Area. This developmentwill be required to make a proportionate
contribution to new primary education infrastructure. The contributions have been calculated on the
basis of the infrastructure required to serve the development and are noted as a capital contribution
of £2,797,245 and a land equalisation contribution of £1,137,300.

Secondary Education: the Newhills Development Framework sets out the Secondary Education
Strategy for the area which is to extend Bucksburn Academy that will accommodate pupils
generated by the new development. A per unit contribution of £4,500 (index linked) towards
additional capacity at Bucksburn Academy has been established across the Framework Area and a
proportionate contribution towards the extension of Bucksburn Academy will be required from this
development. The total secondary contribution of 435 x £4,500 has been calculated at £1,957,500.

Open Space: the developmentis of a scale such that open space provision should be met onsite.
The provision of areas of open space within the development (as discussed above under the Phase
1 Masterplan & Layout, Siting and Design section above) are welcomed. It is anticipated that details
will be provided through further applications and should be secured by suitable planning condition.

Community Facilities: the developmentwill generate a requirementfor community facilities on site.
Any facilities should be co-joined with Educational facilities to assist in managementarrangements
and therefore contributions will be directed towards the provision of facilities above the baseline
school specification available for the local community. The framework rate of £810.75 per unithas
been used to calculate the financial contribution and would result in a total contribution of
£352,676.25.

Sport and Recreation: there are requirements for facilities to serve the entire Newhills Framework
Areaincludethefollowing: 2 x natural grass pitches plus associated changing provisionto be located
adjacent to each of the primary schools along with off-site upgrade works the former Bankhead
Academy playing fields, to the north of the A96. This site will be required to provide land (on areas




of land in the south-west section and further to the west outwith the current site boundaries) for
sports and recreation facilities in lieu of a full capital contribution and the proportionate contribution
based on the equalisation framework is £200.81 per unit (and a total of £87,354.30).

Gypsy Traveller Site: A Gypsy Traveller Site is to be located within the Greenferns Landward (OP22)
allocation as part of the Newhills Framework Area. The land equalisation agreement (which has also
sought related contributions from the developments at Craibstone and Rowett South) seeks
contributions towards the provision of a halting site and pitches. The Greenferns Landward site is
exempted from financial contributionsin lieu of providing suitable land within OP22 to accommodate
this infrastructure. Section 5.19 of the Applicant’s Planning Statement acknowledges the need for
this obligation andthe applicants have submitted details of a potential location for the gypsy traveller
site on an area of land within the wider allocation to the north west and a suitable clause securing
the obligation will need to be included within a legal agreement.

Affordable Housing: Policy H5 of the ALDP 2023 seeks a minimum of 25% of any developmentof 5
or more dwelling units to be provided as affordable housing. For developments of 20 units or more,
it is expected that the affordable housing should be delivered on-site in accordance with the
preferred hierarchy of affordable housing types in Section 2.5 of Aberdeen Planning Guidance:
Affordable and SpecialistHousing. In this instance, the affordable housing requirement equates to
a minimum of 108.75 units. The provision of these facilities would be included in the required legal
agreement.

The proposals have been subject to consultation with colleagues in the Council’s Housing Service,
who have noted that 108 units should be provided on site as social rent. They have also noted that
there is little demand for 2-bed units at present, and the proposed affordable housing should
proportionally reflectthe development, so if the market units are houses, the affordable units should
be the same. Family sized houses are in greatest need and therefore the development should
provide affordable housing which reflects the development as a whole.

They also noted that the Strategic Housing Investment Plan has a requirement that a minimum of
15% of all affordable housing should be provided as wheelchair accessible. Therefore, a minimum
of 17 affordable homes should meet this requirement.

The above requirements and contributions have been agreed with the applicants. who is proposing
to enterintoa Section 69 legal agreementwith a draft Section 75 (containingthe details of Developer
Obligations and other requirements) appended to the document. Subject to the provision of the
above the proposals would comply with Policy I1 (Infrastructure Delivery and Planning Obligations)
and Policy H5 (Affordable Housing) of the ALDP 2023 and its associated Supplementary Guidance:
Planning Obligations.

Natural Heritage and Landscaping

Policy NE2 (Green and Blue Infrastructure) of the ALDP 2023 states: “development proposals will
seek to protect, support and enhance the Green Space Network” whereas Policy 20 (Blueandgreen
infrastructure) of NPF 4 advises that “development proposals that result in fragmentation or net loss
of existing blue and green infrastructure will only be supported where it can be demonstrated that
the proposal would not result in or exacerbate a deficit in blue or green infrastructure provision, and
the overall integrity of the network will be maintained.” Development proposals for or incorporating
new or enhanced blue and/or green infrastructure will be supported.

Policy D4 (Landscape) of the ALDP 2023 advises that “development will provide opportunities for
conserving or enhancing existing landscape / seascape / townscape elements (natural and built),
including linear and boundary features or other components which contribute to character and



‘sense of place” and Policy D5 (Landscape Design) of the ALDP 2023 advises that ‘proposals will
be designed with an effective, functional and attractive landscape framework supported by clear
design objectives.”

In terms ofthe above, alandscape strategy hasbeen developed, which looked at existing landscape
features and the ecology of the site, elements that have defined the layout with protection and
retention of key features then enhancementthrough the blue-green network. The strategy proposes
the retention and enhancement of existing field boundaries, tracks, walls and trees with green
corridors and linking woodland also retained.

Key areas of open space within the developmentwould include:

e Burnbrae Commons— an area of open space on the south-eastern boundarywith an informal
character along the southern boundary and to the north of the existing Burnbrae Moss.

e Landward Park — at the centre of the framework and to serve as the main area of public open
space. A large play area would also be proposed within this area.

o Kepplehills Green — open space within the valley running largely east-west and split by
Kepplehills Road

e Holmhead Burn Corridor — has an unnamed burn corridor running centrally; and

¢ Newhills Interface — a boundary of open space.

The general layoutand information providedis consideredto be acceptable, with furtherinformation
controlled via future MSC applications (see conditions 3,7, 9 and 12 in particular). Thiswould help
ensure compliance with Policy D4 (Landscape) and Policy D5 (Landscape Design) of the ALDP
2023.

Protected Species:

A Bat Survey was submitted in support of the application, which noted that five species of bat were
active over the site and one species was foundroosting on the site. Therefore appropriate mitigation,
protection and compensation would be requiredto allow the developmentto proceed withouthaving
an adverse impact on local bat populations.

Chapter 8 of the ER looked at Ecology, Nature Conservation and Biodiversity. This documentnoted
that there are no statutory designated conservation sites within the application boundary, but that
the non-statutory Bucksburn Local Nature Conservation Stie partially adjoins the south-westem
boundaries of the site.

The report furthernoted that species level interestwas limited dueto the agricultural use of the land,
butthatbats (as discussed above) were presentandthatthe breedingbirds survey noted 47 species
of which 13 were a species of conservation concern and furtherinformation was requested in this
regard. The loss of breeding and feeding farmland habitat for skylark would not be compensated on
the application site, with the applicant noting that the required habitat, which relates to grassland
mosaic, is still commonly found in the surrounding farmland. The proposed approach for the site is
therefore to maximise biodiversity on the habitats that have been retained, restored, enhanced and
created.

The information submitted in relation to the above has been fully reviewed by the Natural
Environment Policy Team, who are generally contentwith the finding of the report but note that full
surveys and species protection plans must be submitted with each application for the approval of
matters specified in condition for phases of the development. Subject to the provision of the above
it is accepted that the proposals would have no detrimental impact from a natural heritage



perspective andwould therefore comply with the general principles of Policy NE3 (Natural Heritage)
of the ALDP 2023, noting that detailed surveys will be required with future MSC applications (see
conditions 13 and 14).

In addition to the above, Policy 3 (Biodiversity) of NPF4 states that an EIA developmentwill only be
supported if it ensures “significant biodiversity enhancements are provided, in addition to any
proposed mitigation”.

In terms of biodiversity net gain, itis predicted in the short-term that there would be a net decrease
in biodiversity mainly associated with the loss of cultivated land and changes to boundaries with a
predicated increase in the moderate to long-term. The submitted information indicates that a high-
level of biodiversity net gain is achievable with retention of existing corridors, creation of new
corridors, formation of native wooded areas and biodiversity corridors suggested in the submitted
Biodiversity Protection and EnhancementPlan, taking accountof the existing relative monoculture
of the agricultural land. At this PPIP stage limited information in documents of how biodiversity net
gain will be attained on the site has been provided. Any future MSC proposals will need to come
forward with detailed biodiversity action plans for relevant development phases, not only to protect
existing features, but also to add features and enhance the biodiversity net value on the site to a
clear overall netgain. These features could and should linkto the habitats found outside the red line
boundary to create connectivity but also prevent unintended changes. The provision of such would
ensure compliance with Policy 3 (Biodiversity) of NPF4.

Policy 1 (Tackling the Climate and Nature Crises) of NPF4 requires significant weightto be given to
the global climate and nature crises in the consideration of all development proposals. Policy 2
(Climate mitigation and adaptation) of NPF4 requires development proposals to be designed and
sited to minimise lifecycle greenhouse gas emissions as far as possible, and to adapt to currentand
future risks from climate change.

In relation to the above, whilst the submitted information provides some advice and guidance on
how the proposals would comply with the above policies, further information by the way of a
biodiversity netgain assessmentwould be requiredin support of applications for approval of matters
specifiedin conditions (see condition 13). This would help ensure compliance with both Policy 1 and
Policy 2 of NPF4.

Policy 4 (Natural places) of NPF4 advises that “development proposals that affect a site designated
as a local nature conservation site or landscape area in the LDP will only be supported where:
developmentwill not have significant adverse effects on the integrity of the area or the qualities for
which it has been identified; any significant adverse effects on the integrity of the area are clearly
outweighed by social, environmental or economic benefits of at least local importance.”

The Bucks Burn Local Conservation Nature is located approximately 600m to the south-west. It is
anticipated that the development as proposed would not have an adverse effect on the integrity of
the LNCS due to distances involved and the proposed enhancements would have key social,
environmental and economic benefits to the wider area. The proposals would therefore be in
compliance with Policy 4 of NPF4.

Policy 5 (Soils) of NPF4 advises “development proposals will only be supported if they... minimise
the amount of disturbance to soils on undeveloped land; and in a manner that protects soil from
damage including from compaction and erosion, and that minimises soil sealing.”

In thisinstancethere are no apparent areas of peatland or carbon rich soils on site andthe proposed
layout could be provided to ensure that there would be no significant impact on soils including
compacting and erosion and ensure compliance with Policy 5 of NPF4. This would be confirmed via



the detailed layout, which would be provided at Approval of Matters Specified in Conditions stage
(see condition 3).

Trees and Woodlands

Policy 6 (Forestry, woodland and trees) of NPF4 states that “development proposals that enhance,
expand and improve woodland and tree cover will be supported” and Policy NE5 (Trees and
Woodlands) of the ALDP 2023 advises “development should not result in the loss of, or damage to,
trees and woodlands. Development proposals will seek to increase tree and woodland cover and
achieve the long-term retention of existing trees and woodlands that the planning authority consider
worthy of retention.”

In terms of the above, a Tree Survey Report was submitted in support of the application. This noted
that the survey areas included a large undulating expanse of agricultural land with field boundaries
characterised by stone dykes, strips of gorse and hawthorn. The report noted that there were seven
distinctive areas of the site where trees occur including adjacentto Newhills Road, and adjacent to
the existingfarm buildings,which includes a potentially 200-year old ash tree adjacentto Holmstead
Farmhouse.

The Tree Survey has been reviewed by colleaguesin Natural EnvironmentPolicy,who note that the
proposal does notappear to impact on any of the existing tree stock. It is also noted that the proposal
shows a significantamountof open/greenspace that could contribute significantly to increased tree
canopy cover for the city and is welcomed. Where possible within the detailed landscape plans
(which would be submitted at MSC stage) it would be preferable to see tree plantingto be usedto
increase green corridors through the site linking with existing habitats/corridors to the south and to
the east. In principle the proposal would not conflict with Policy 6 of NPF4 or with Policy NE5 of the
ALDP 2025, with further details and tree protection information covered by conditions 3, 2 and 13.

Transport and Accessibility

Policy T2 (Sustainable Transport) of the ALDP 2023 provides various guidance and seeks to
minimise traffic generation, increase accessibility, encourage public transport and provide relevant
infrastructure within the application site. It also advises that existing routes, such as core paths
should be enhanced and retained during development. Policy T3 (Parking) considers matters such
as parking within development and electric vehicle infrastructure.

Policy 13 (Sustainable transport) of NPF4 provides similar guidance and advises that development
will be supported where it has been designed in association with sustainable travel, provides direct
links to local facilities, be accessible by public transport, provide electric vehicle charge points,
provide safe and convenientcycle parking and consider the needs of all users, as well as mitigate
the impact of developmenton local transport routes. In addition, Policy 18 (Infrastructure first) seeks
that proposals will mitigate the impacts of development and that proposals will only be supported
where it has been demonstrates that provision is made to address the impacts on infrastructure.

The proposals have been subject to consultation with colleagues in Roads Development
Management, who have noted that some mitigatory measures are required to offset the impact of
the traffic generated at certain junctions on the existing road network. RDM are content that an
engineering solution exists to mitigate capacity issues,and the modellingand quantification of these
iIssues can be conditioned to be established atsuch a time as MSC applications are submitted, and
mitigation measures commensurate for that phase of development identified and agreed (see
condition 4). The following junctions have been noted as requiring further modelling, some of which
will require mitigation measures, which would be undertaken atappropriate stages of development,
and could be controlled via an appropriately worded planning condition (condition 4).



A96 / Inverurie Road Left-In / Left-Out (East end)

A96 / Sclattie Park / Bankhead Avenue Roundabout

Haudagain Roundabout

A92 North Anderson Drive / Rosehill Drive / Provost Rust Drive Roundabout
A96 Great Northern Road / Haudagain Bypass / A96 Auchmill Road
Haudagain Bypass / Manor Avenue / Bus Turning Circle

In terms of public transportation routes, it is noted that there are bus stops in proximity to the site,
which run along Newhills Avenue, and which would be extended into the development site. A
condition is recommended to be added to any consentin this regard (see condition 3).

In terms of vehicular access, the proposed development, as phase 1 of the OP22 site will be served
by a primary road extending from Kepplehills Avenue and connecting round to Newhills Avenue.
Future connections are also shown to the development to the west, which would likely connectto
Chapel of Stoneywood — Fairley Road in the future. This arrangementis considered to be acceptable
in principle, with finalised details of the road layouts to be controlled via an appropriately worded
planning condition. It is anticipated that the road would be at least 6.5m wide and would be utilised
as a busroute and would require swept path analysis and be constructed to an adoptable standard.
Similarly the secondary roads would need to be designed to a similar width, with other road design
details also to be provided at a later stage (see conditions 3,4 and 5).

In terms of general parking arrangements, the exact number of parking spaces to be provided for
each phase of development would be confirmed at the approval of matters specified in condition
stage. The parking spaces would need to comply with relevant ACC standards at the time of MSC
applicationsin terms of dimensions and layouts and EV charging facilities would also be required in
accordance with standards. This would be controlled via condition (see condition 3).

For developments of more than 100 units there is a requirementfor more than two accesses and as
technically three are proposed (one from Kepplehills Avenue and two from Newhills Avenue with
further future connections to the west) this is considered to be acceptable. The RDM Team have
noted thatall roads should be constructedto ACC standards and agreed with ACC in advance. They
will also be subject to further control under the Roads Construction Consent process. In conclusion,
the new road designs and locations are considered to be acceptable in principle, but would be
subject to the submission of furtherinformation at approval of matters specified in condition stage
(see condition 4).

In addition to the above, other further assessments which required will include the submission of
residential travel plans, waste strategy plans and construction traffic management plans. Again,
these matters would be controlled via the submission of appropriately worded planning conditions
(see conditions 3,4 and5). Comments have also been provided in regards to existingand proposed
walkingand cycling routes within the city. There are proposals to upgrade and provide new linkages
within the development site and the provision of such would be controlled via condition (see
condition 3 in particular).

In principle colleaguesin RDM have raised no objection to the application, and the proposals are
considered to be an acceptable form of development and the applicanthas demonstrated that the
proposals would comply with Policies 13 and 18 of NPF4 and with Policies T2 and T3 of the ALDP
2023.



Flooding, Drainage and Water Quality

Policy NE4 (Our Water Environment) of the ALDP 2023 advises that development will not be
supported on sites where there would be an increased risk of flooding both within and outwith the
site, adequate provision is not made for the maintenance of watercourses or it would require the
construction of new or strengthened flood defences. In addition, there would be a requirement for a
Flood Risk Assessment, foul drainage and water connection to the public sewerage system andthat
all new developments are required to incorporate Sustainable Urban Drainage Systems (SUDS) to
manage surface water.

Similar guidance is provided within Policy 22 (Flood risk and water management) of NPF4, which
advises that “development proposals will: not increase the risk of surface water flooding to others,
or itself be at risk, manage all rain and surface water through sustainable urban drainage systems
(SUDS), presume no surface water connection to the combined sewer; seek to minimise the area
of impermeable surface, provide a connection to the public sewers and create, expand or enhance
opportunities for natural flood risk management, including blue and green infrastructure”.

In relation to the above, a Flood Risk Assessment (FRA) and various documents in relation to site
drainage have been submitted in support of the planning application. The FRA looked at all potential
sources of flooding from the proposed development.

The documentnoted thattwo heavily modified watercourses drain westto east through the site and
are culverted immediately downstream of the site boundary along Newhills Avenue. A history of
flooding was also noted from the northern tributary and model results indicate that out-of-bank flows
from the heavily modified and culverted channel would impact the site area and receptors
downstream.

The applicantstherefore propose to realign andrestore the northern tributary, which will be informed
by the proposed scenario hydraulic modelling. Given the existing flood issues identified, proposals
to realign andrestore the channelwill significantly reduce flood risk associated with thiswatercourse.

In terms of the southern tributary, the FRA notes that built development within the site must be
located outwith the flood extents for the site and no land raising should occur within these areas.
Areas outwith these extents are suitable for development, subject to the mitigation measures being
adopted and subject to these mitigation measures (which would be controlled via condition) being
installed, fluvial flood risk associated with the development would be low.

Surface water overflow generated from within the site and from higher ground to the west of the site
has potential to be routed through the development site. The FRA indicates that this should be
mitigated by the incorporation of a dedicated drainage system designed to appropriate standards.
In order to appropriately route and attenuate run off. Residual risk from surface water flooding could
be mitigated by setting the finished floor levels above ground, and profiling ground levels to route
any flood water around and away from buildings.

The FRA also notes that flood risk from other sources, such as coastal flooding, sewer flooding and
ground water flooding would be relatively low.

The FRA and its associated addendum was reviewed by colleagues in Flooding and Coastal
Protection. They considered the recommendations and findings of the FRA to be acceptable and
did not raise any significant concerns with the development as proposed, suggesting that the
following matters be controlled via condition (see condition 11):



Avoid land raising / ground reprofiling within the existing 1 in 200 year +CC flood plain
indicated on the submitted FRA and Addendum prior to construction ofthe proposed channel
re-alignment;

Limit land raising / ground reprofiling within the existing 1 in 200 year +CC flood plain and
appropriately manage flows during the construction of the proposed channel re-alignment;
and

Avoid land raising / ground reprofiling within the proposed 1 in 200 year +CC flood plain
indicated on the submitted FRA and Addendum following construction and operation of the
proposed channel re-alignment.

If new temporary crossings prior or during the construction of the proposed re alignmentare
required, then these should be designed and builtin a way that overflows from the burn will
flow back to the channel immediately downstream.

If any of the above cannotbe avoided, then mitigation measures should be applied to make
sure that flood risk at Newhills Avenue is not increased during the construction phase
Note, “Existing/diverted length of culverts located within the proposed roads will not be
supported, however new crossings are unavoidable, therefore acceptable.

The proposal has also been subject to consultation with SEPA, who similarly reviewed the FRA and
requested that the following matters be controlled via condition (see condition 11):

Detailed site plans should be provided demonstrating no developmentor land raising within
the flood extents shown in Figure A-7 of the Flood Risk Addendum: North Tributary
Realignment & Restoration document (document number 144215/GL/W02, dated
16/10/2024).

Site plans should demonstrate a minimum of 600 mm freeboard above modelled flood levels
in accordance with the recommendationsin the FRA has been applied to finished floor levels
for any proposed dwellings on the site.

Topographic drawings should be provided demonstrating existing ground levels (without
SUDs or any other proposed site development) overlaid with the modelled flood extents
produced for the 1 in 200 year plus climate change and 75% blockage scenario as shown in
Figure A-7 of the Flood Risk Addendum: North Tributary Realignment & Restoration
document (document number 144215/GL/W02, dated 16/10/2024).

Detailsand dimensionsofallnew andreplacementchannel structuresincluding relief culverts
should be provided to demonstrate they will convey the modelled peak flows with suitable
freeboard.

Where only the Phase 1 Partial Realignmentis being carried out as part of the proposed
development, development should be restricted to land outside of the flow pathway
originating from the potential blockage of culvert NTO2 as identified in Figure A-7 of the Flood
Risk Addendum: North Tributary Realignment& Restoration document (document number
144215/GL/W02, dated 16/10/2024).

Therefore, subject to the above matters being controlled via condition — which is considered
reasonable to the Planning Authority — the proposal would have no significantimpacts in terms of
flood risk and, in principle, would comply with Policy NE4 of the ALDP 2023 and with Policy 22 of

NPF4.

Air Quality

Policy WB2 (Air Quality) of the ALDP 2023 advises that “development proposals which may have a
detrimental impact on air quality will not be permitted unless measures to mitigate the impact of air
pollutants are proposed and agreed with the Planning Authority. Planning applications for such
proposals should be accompanied by an assessment of the likely impact of development on air
quality and any mitigation measures proposed”.



In relation to air quality, the proposals have been subjectto consultation with Environmental Health,
who have reviewed the Environmental Reportand in particular the sections in relation to air quality.
The report noted that no significant mitigation measures were required during construction or
operation. They were also satisfied that dustimpacts associated with developmentworks (including
site/ground preparation, demolition, and construction) could be suitable controlled by adherence to
an appropriate CEMP. This will be controlled via condition 6. The proposals, in principle, would
comply with Policy WB2 of the ALDP.

Noise

Policy WB3 (Noise) of the ALDP 2023 advises ‘in cases where significant exposure to noise is likely
to arise from development, a Noise Impact Assessment (NIA) will be required as part of a planning
application.”

The proposals have been reviewed by colleagues in Environmental Health, who have reviewed the
submitted ER. They have noted that the report indicates that internal noise levels within the
proposed properties are predicted to exceed target levels within dwellings (habitable rooms), with
most exposed to road traffic noise.

They do note that the current masterplan for the proposed development does not have full details
of the layout and orientation of individual dwellings and the noise modelling was undertaken on an
area-by-area basis; to this end, it should be noted that, where elevated noise levels are identified,
these will likely only affect one fagade of an identified receptor. During detailed design (MSC stage)
the possibility of arranging the internal layout of dwellings such that habitable rooms are notlocated
upon these exposed facades should be investigated, as will the location of dwellingsin relation to
the main noise sources and the potential for landscaped buffer zones.

The report also notes that mitigation with regard to internal noise levels will be identified at detailed
design (MSC) stage, such that target internal and external noise limits are met. The submitted
assessment considers potential options comprising closed-window attenuation with appropriate
alternative ventilation strategy and incorporation of good acoustic design practices within the final
layout.

Colleaguesin Environmental Health are satisfied thatthis issue can be addressed at detailed design
for each phase (MSC) stage (see condition 3and 16). Which in turn would ensure compliance with
Policy WB3 (Noise) of the ALDP.

Contaminated Land

Policy R2 (Degraded and Contaminated Land) of the ALDP 2023 advises that the Council “will
require that all land that is degraded or contaminated, including visually, is either restored, reclaimed
or remediated to a level suitable for its proposed use”.

In this instance, ground contamination reports were submitted in support of the application and
reviewed by the Council's Contaminated Land team. They agreed with the findings of the report and
considerthat the potential for significantcontamination on the site is low. The ground investigation
identified only limited made ground onsite, typically around the present day farm buildings, and the
chemical testing undertaken has not highlighted the presence of significant contamination. They
have, however, requested the insertion of an advisory note should contamination be found during
development on site. This will be added to the decision notice and the development would comply
with Policy R2 of the ALDP 2023.



Waste Management

Policy 12 (Waste) of NPF4 advises that “development proposals will seek to reduce, reuse, or
recycle materials in line with the waste hierarchy.” Policy R5 (Waste Management Requirementsfor
New Developments) of the ALDP 2023 advises “All new developments should have sufficient space
for the storage of general waste, recyclable materials and compostable wastes where appropriate.”

It is anticipated that waste requirement for all elements of the proposal would be controlled via
condition, and Waste Management have provided the requirements thatwould require to me met to
ensure that sufficientfacilities could be provided for all properties. It is anticipated that this would be
provided within the finalised design for each phase of development and would be controlled via
conditions (see condition 3) attached to this permission to ensure compliance with Policy 12 (Waste)
of NPF 4 and Policy R5 of the ALDP 2023.

Aberdeen Airport and Perwinnes Radar

Policy B3 (Aberdeen international Airportand Perwinnes Radar) of the ALDP 2023 advises that “any
development falling within safeguarded areas identified on the airport safeguarding map will be
subject to consultation with Aberdeen International Airport.”

The proposals have been subjectto consultation with Aberdeen International Airport, who noted that
the development has the potential to conflictwith safeguarding criteria unless planning permission
is granted subject to a number of conditions requiring further details of the following: further detail in
relation to the location, height, layout, form and materials of buildings and structures within the
proposed development; full details of soft and water landscaping works; and the submission of a
Bird Hazard Management Plan. The requirements for these details had been added as conditions
9, 10 and 11 of this permission. In principle and subject to condition, the proposals would be in
general compliance with Policy B3 of the ALDP 2023.

Renewable Energy

Policy R7 (Renewable and Low Carbon Energy Developments) of the ALDP 2023 advises:
‘renewable and low carbon energy schemes will be encouraged and supported in principle, where
the technology can operate efficiently, and the environmental and cumulative impacts can be
satisfactorily addressed.” Policy R8 (Heat Networks) of the ALDP 2023 advises, amongst other
thingsthat major developments and masterplanned sites will “provide within the site an independent
Heating/Cooling network and plant capable of connecting to the network at a future date”. Similarly,
Policy 19 (Heating and cooling) of NPF4 advises that a “Heat and Power Plan should demonstrate
how energy recovered from the development will be used to produce electricity and heat”.

In terms of the above, the submitted Masterplan notes that a gas-fired combined heating and
powered plant (CHP) is to be provided on the Greenferns OP33 designation to the south, which
could helpthe development achieve gold level sustainability standard. An indicative location for a
localised energy centre has also been identified on land in the south-western section of the
application site, which was chosen to future proof the rest of the allocation. Colleagues in
Environmental Health are contentwith this element of the proposal, notingthat furtherdetails will be
required at MSC stage including an appropriate noise assessment (by a suitably qualified
consultant) to predict the impact on sensitive receptors and specify control measures.

In addition to the above requirements, the requirement for a heat and power plan would also be
controlled via appropriately worded planning conditions and submitted for each phase of
development (see condition 15 in particular). The provision of such facilities would ensure
compliance with Policies R7 and R8 of the ALDP 2023 and with Policy 19 of NPF4.



Low and Zero Carbon Buildings: Section 3F of the Town and Country Planning (Scotland) Act 1997
requires planning authorities to include within their local development plans policies requiring
developments be designed to ensure that all new buildings avoid a specified and rising proportion
of the projected greenhouse gas emissions from their use, through the installation and operation of
low and zero-carbon generating technologies. Within the ALDP, the requirement of Section 3F is
translated into Policy R6 (Low and Zero Carbon Buildings, and Water Efficiency). The relevant
building standards and percentage contribution requiredis set outin Aberdeen Planning Guidance.

In March 2024, the Scottish Government published the Fourteenth Annual Report on the Operation
of Section 72 of the Climate Change (Scotland) Act 2009, which concluded that the future
effectiveness of section 3F as an approach for reducinggreenhouse gasemissions from
developments after 1 April 2024 is surpassed dueto an updated and holistic policy approach set out
in NPF 4 and New Build Heat Standards seeking to minimise greenhouse gas emissions from new
buildings.

Due to this, insofar as it relates to low and zero carbon buildings, Policy R6 no longer carries any
significantweightand as such there is no useful purpose in requiring the policy to be met, relative
to the development proposal.

Policy R6 also explainsthat to reduce the pressure on water abstraction from the River Dee, and
the pressure on water infrastructure,all new buildings are requiredto use water savingtechnologies
and techniques. A condition has been attached requiring a scheme of water efficiency measures to
be agreed and implemented.

Gypsy Traveller Provision

Policy H6 (Gypsy and Traveller Caravan Sites) of the ALDP 2023 states that “Within Grandhome,
the Newhills Expansion and Loirston sites, the provision must be provided on-site.” In thisinstance,
the applicants have indicated that gypsy traveller provision is to be provided within the OP22 site on
land to the north west of the current application and the required legal agreement would include
clausesto ensure that contributions would be provided to ensure that this would be provided. The
applicants have also submitted a plan with the currentapplication to show its indicative location on
Kepplehills Drive to the south of Brimmond Church. Given that the provision of such facilitiesis a
requirement of the allocation and the applicants have provided details of where this would be
provided, there would be no conflict with Policy H6 in this instance.

Archaeology

Policy D6 (Historic Environment) of the ALDP 2023 advises that “Proposals which have the potential
to impact on historic environment, historic assets, and heritage assets, or a significant element
thereof, will be required to ensure the effective recording, assessments, analysis, archiving and
publication of any reports or records to an agreed timeframe. The physical in situ preservation of all
scheduled monuments and archaeological sites is expected. Developments that would adversely
impact upon archaeological remains, of either national or local importance, or on their setting will
only be permitted in exceptional circumstances, where there is no practical alternative site and
where there are imperative reasons of over-riding public need.” Policy 7 (Historic assets and places)
of NPF4 advises that “where there is potential for non-designated buried archaeological remains to
exist below a site, developers will provide an evaluation of the archaeological resource at an early
stage so that planning authorities can assess impacts.”

The submitted Environmental Statement noted that there are two surviving March Stones (Stones
41 and 42) and their associated marker stones (HER Ref No NJSBONE0019, NJBONEO0020 and



NJBONEO0243). It is noted that these assets have avoided any direct impacts through design of the
proposed development, and that no construction work is proposed within their immediate vicinity.
Given their historical importance to the City, there is a need to ensure that on -site construction work
is aware of these assets and to avoid any accidental damage. As such,a condition isproposed (see
conditions 17 and 18) both in relation to protective fencing and the requirementfor a programme of
archaeological works. Subiject to the insertion of this condition the proposals would comply with
Policy D6: Historic Environment of the ALDP 2023 and with Policy 7 (Historic assets and places) of
NPF4.

Digital Infrastructure

Policy CI1 (Digital Infrastructure) of the ALDP 2023 advises that “all new commercial development
and residential developmentwhere five or more units are proposed will be expected to have access
to high-speed communications infrastructure.” Whereas Policy 24 (Digital Infrastructure) of NPF4
advises that: “development proposals that incorporate appropriate, universal, and future-proofed
digital infrastructure will be supported.”

The site sits adjacentto the settlement boundary of Bucksburn, and a check of the OFCOM website
confirms that the area has access to standard, superfast and ultrafast broadband. As such it is
considered that the proposals would comply with Policy CI1 of the ALDP 2023 and Policy 24 of
NPF4.

Matters Raised in Representations

1. Surrounding existing infrastructure would not cope with the development existing parking
problems would be exacerbated. Concernsin relation to the existing bus route. Response:
the proposals have been subject to consultation with colleagues in Roads Development
Management who are content with the proposals in principle, noting that detailed design of
the roads, bus routes and parking provisions will be required at MSC stage.

2. Detrimental impact on local schools and exacerbate overcrowding at Bucksburn Academy
and Brimmond School noting that plans fora new school at Greenferns Landward appear to
have stalled andthe first phase (currentapplication) does notinclude plansforprimary school
provision.Response: this matter has been discussed elsewhere in this report with colleagues
in Education content with the proposals and Developer Obligations secured for improvements
to primary and secondary education. The provision of primary school facilities within
Landward would be provided within a later phase of development.

3. Doctors surgeries are at capacity and would not cope with the proposed development, in
addition impact on dental surgeries. Regardless of whether financial contributions are made
by developers for additional medical and school facilities, there is no money available to build
or staff them. Response: Developer Obligations will be secured towards the provision of
additional space at GP surgeries. It is however noted that the provision of doctors and dentists
(staff) cannot be controlled or provided via financial contributions and is a wider issue outwith
the scope of this application.

4. There is a lack of facilities in the surrounding area, with only two small shops. Response: the
existing provision is noted; further commercial facilities are anticipated in later phases of
development.

5. Impact of the developmenton the surrounding green space, loss of areas of open space and
loss of trees. The area is used by several groups such as dog walkers and families and the
loss of the open space would impact on these users. Response: the site is allocated for



residential development, with areas of open space, landscaping and footpaths to be provided
within the development. The ER has addressed these issues and colleagues are content with
the principle of development.

6. Impact on wildlifewhich utilisesthe area, in particularbadgers, which are a protected species.
Response: this issue has addressed in the ER, with information on badgers submitted and
addressed elsewhere in this report.

7. Flooding in the surrounding area, with rain flooding from the existing fields or roads
collapsing. There is an existing watercourse that runs through the site, which floods the
surrounding area during periods of heavy rainfall. The provision of housing on site would
further exacerbate these issues. Response: colleagues in Flooding and SEPA are content
with the information submitted in principle in relation to flooding and drainage, with further
details required at MSC stage.

8. Existinghousingstockinthe area should beupgraded andrepaired before any new dwellings
are constructed. Response: this is not a matter that can be taken into consideration in the
determination of this application, with the site allocated for residential development.

9. Potential errors in the submitted Environmental Report. Response: the documents were
updated to accurately reflect the development as proposed.

Legal Agreement

As noted in the above evaluation, the proposals will be subject to a suitable legal agreement. The
agreement will cover various aspects including securing affordable housing, the land equalisation
measures, gypsy traveller provision, primary education, secondary education, healthcare facilities,
community facilities and sport and recreation.

Time Limit Direction

Given the scale of developmentproposed, the standard three-year length of permission for planning
permission in principle is considered to be inappropriate. The Planning Service therefore consider
a seven-year permission to be more appropriate, in part due to the current ALDP plan period
extending until 2032 and the scale of development proposed, allowing for developmentto come
forward in phases.

RECOMMENDATION

Approve Conditionally & Subject to Legal Agreement

REASON FOR RECOMMENDATION

The principle of development is long-established on site via the allocation of Opportunity Site 22
(Greenferns Landward) and LR1 (Land Release) and the level of development, which relates to the
first phase of the wider redevelopment of the site, would be in line with the allocation numbers set
out within the current Aberdeen Local DevelopmentPlan period. Given that the current application
Is for Planning Permission in Principle, appropriate details can be considered and controlled at the
Approval of Matters Specified in Conditions application stage, in line with the proposed conditions.

The submitted Masterplan, Environmental Report and other associated supporting documents
indicate that an appropriate level of development can be accommodated and designed with due
consideration forits context, creating an attractive place and would have no adverse impact on the



character and appearance of the surrounding area. This would ensure compliance with Policies 14
(Design, Quality and Place), 15 (Local Living and 20-minute Neighbourhoods), 16 (Quality Homes),
18 (Infrastructure First), 23 (Health and Safety), 26 (Business and Industry) and 27 (City, Town,
Local and Commercial Centres) of National Planning Framework 4 and with Policies LR2: Delivery
of Mixed-Use Communities, WB1 (Healthy Developments), H1: Residential Areas, H2: Mixed Use
Areas, H3: Density, H4: Housing Mix, H6: Gypsy and Traveller Caravan Sites, D1: Quality
Placemaking and D2: Amenity of the Aberdeen Local Development Plan 2023.

The submitted documents successfully demonstrate that the proposal would have an acceptable
impact on the surrounding environment, protected species and tree stock, with further biodiversity
enhancements proposed. The provision of such information would be controlled viathe submission
of future approval in matters specified in conditions applications and would ensure compliance with
Policies 1 (Tackling the Climate and Nature Crises), 2 (Climate Mitigation and Adaptation), 3
(Biodiversity), 4 (Natural Places), 5 (Soils), 6 (Forestry, Woodland and Trees), 20 (Green and Blue
Infrastructure) and 21 (Play, Recreation and Infrastructure) of National Planning Framework 4 and
with Policies NE2: Green and Blue Infrastructure, NE3: Our Natural Heritage, NE5: Trees and
Woodland, D4: Landscape and D5: Landscape Design of the Aberdeen Local Development Plan
2023.

The proposal is also consideredto be acceptable from a transportation perspective, with information
submitted to demonstrate that the proposal would have an acceptable impact on the surrounding
road network, which could accommodate the scale of development currently proposed, with some
further assessments required and controlled via planning condition and referenced in the legal
agreement and other matters such as road junction designs, parking layouts and electric vehicle
parking provisions to be controlled via future applications for approval of matters specified in
conditions. Appropriate information in relation to waste facilitieshas also been provided at this stage.
This results in compliance with Policies 12 (Zero Waste) and 13 (Sustainable Transport) of National
Planning Framework 4 and with Policies R5: Waste Management Requirements for New
Development, T2: Sustainable Transportand T3: Parking of the Aberdeen Local DevelopmentPlan
2023.

Developer obligations have also been agreed and would controlled via alegal agreementto provide
appropriate levels of affordable housing and land equalisation measures and other associated
contributions including primary and secondary education, healthcare facilities, sport and recreation
and gypsy traveller provision therefore ensuring compliance with Policies H5 (Affordable Housing),
H6 (Gypsy and Traveller Caravan Sites) and I1 (Infrastructure Delivery and Planning Obligations)
of the Aberdeen Local Development Plan 2023.

Appropriate information in relation to drainage and flooding, including assessments, has also been
submitted to the satisfaction of consultees and would be subject to further detailed information at
each stage of development, therefore ensuring compliance with Policy 22 (Flood Risk and Water
Management) of National Planning Framework 4 and with Policy NE4 (Our Water Environment) of
the Aberdeen Local Development Plan 2023.

Appropriate noise and air quality information has been submitted ensuring compliance with Policies
WB2 (Air Quality) and WB3 (Noise) of the Aberdeen Local Development Plan 2023, appropriate
safeguarding information has been submitted to ensure compliance with Policy B3 (Aberdeen
Airport and Perwinnes Radar) of the Aberdeen Local Development Plan 2023 and appropriate
information has been submitted in relation to land contamination to ensure compliance with Policy
R2 (Degraded and Contaminated Land) of the Aberdeen Local Development Plan 2023.

The proposals also include the provision of a small energy facility, which is indicated as being
provided in the south-west corner of the site and connecting into an as-yet to be built facility at



Greenferns, with provision of such ensuring compliance with Policy 19 (Heating and Cooling) of
National Planning Framework 4 and Policy R8 (Heat Networks and Need) of the Aberdeen Local
Development Plan 2023. Satisfactory information has also been submitted in relation to historic
assets and archaeology to ensure compliance with Policy 7 (Historic Assets and Places) of National
Planning Framework 4 and with Policy D4 (Historic Environment) of the Aberdeen Local
Development Plan 2023.

Subjectto appropriately worded conditionsthe proposal would also be comply with Policy 24 (Digital
Infrastructure) of National Planning Framework 4 Policy CI1 (Digital Infrastructure) of the Aberdeen
Local Development Plan 2023.

CONDITIONS

1)

2)

3)

DURATION OF PERMISSION

The developmentto which this notice relates must be begun not later than the expiration of
7 years beginning with the date of this notice. If developmenthas notbegun atthe expiration
of the 7-year period, the planning permission in principle lapses.

Reason - in accordance with section 59 (planning permission in principle) of the 1997 act.
PHASING PLAN

That prior to the commencement of development, an application for the approval of matters
specified in conditions comprising a detailed phasing plan, setting out the details of the
phasing of the development, shall be submitted to, and approved in writing by the Planning
Authority. Thereafter the development shall be carried out in complete accordance with the
approved PhasingPlan,unless otherwise agreed through the submission of a further matters
specified in conditions application for an alternative phasing programme.

Reason: To ensure that build-out of the development is phased to avoid adverse impact on
local services and infrastructure and in the interests of the visual amenity of the area.

MATTERS REQUIRING FURTHER APPROVAL

That application(s) for approval of matters specified in condition containing details of the
specified matters listed below shall be submitted for consideration by the planning authority,
in accordance with the timescales and other limitationsin section 59 of the Town and Country
Planning (Scotland) Act 1997 (as amended).

No development within or outwith any individual phase shall take place unless a matters
specified in conditions application comprising the detailed layout and design of roads,
buildings, open space and any other structures for that particular phase has been submitted
to and approved in writing by the Planning Authority. The application(s) shall comprise:

a) a detailed levels survey of the site and cross sections showing proposed finished
groundandfloorlevels relative to existinggroundlevelsand a fixed datum pointwithin
the relevant block/ phase of development;

b) fulldetailsof the connectiontothe existing Scottish Water foul water drainage network
for the relevant block of development;

c) a site specific Drainage Impact Assessment;

d) details of all cut and fill operations in the relevant phase of the development;



4)

5)

e) the details of the layout and finish of roads, visibility splays, footpaths, pedestrian
connections, bus stops, cycle routes, and a residential travel pack including the
identification of safe routes to school from the development;

f) the details of all vehicularand motorcycle parking, short and long term secure cycle
parking, electrical vehicle charging spaces and facilities, and storage and collection
for waste and recyclables;

g) details of any boundary enclosures; details of any play zones and play equipment;

h) full details of the layout, siting, design and external finishing materials of all residential
properties;

1) details of public open space and core path improvement works; and

j) full details of the layout, siting, design and finish of all non-residential properties
throughoutthe phasewhererelevant. This shallinclude butisnotlimited to; the energy
centre and associated infrastructure.

k) Through an appropriate nose impact assessment, details in regard to internal noise
levels within residential properties, such that ensures that internal and external noise
levels are met, as set out within the approved Noise Impact Assessment. The required
assessmentshouldinclude potential optionsincluding closed-window attenuation with
appropriate alternative ventilation strategy and incorporation of good acoustic design
practices within the final layout.

Reason: Permission forthe developmenthas been granted in principle only and subsequent
approval is required for these matters in accordance with Section 59 of the Town and Country
Planning (Scotland) Act 1997 (as amended).

FUTHER DETAILS — JUNCTION IMPROVEMENT WORKS (EXTERNAL TO SITE)

No development shall commence on any individual phase, of the development hereby
approved until (i) detailed road junction analysis of the impact of the traffic generated by that
phase and (ii) a scheme for any related mitigation which may be required as a result of the
development, on the following road junctions where relevant:

(i) A96/ Inverurie Road Left-In / Left-Out (East end);

(i) A96 / Sclattie Park / Bankhead Avenue Roundabout;

(iifHaudagain Roundabout;

(iv)A92 North Anderson Drive / Rosehill Drive / Provost Rust Drive Roundabout;
(v) A96 Great Northern Road / Haudagain Bypass / A96 Auchmill Road,;
(vi)Haudagain Bypass / Manor Avenue / Bus Turning Circle.

has been submitted to and agreed in writing by way of a Matters Specified in Conditions
application by, the planning authority and (ii) the provision of such mitigation works has been
secured and agreed in writing by the planning authority. Once agreed, any necessary
mitigation works shall be undertaken in complete accordance with the scheme as so agreed,
prior to the occupation of any part of that particular development phase.

Reason - in order to ensure there is no net detriment to the surrounding local roads network,
and to assist the free flow of traffic.

ACCESS - INTERNAL AND EXTERNAL ROAD NETWORK

No developmentshalltake place within anyindividual phase of developmentunless a matters
specified in conditions application comprising a detailed scheme showing the precise
location, layout, design and construction method of the proposed access junctions to the
developmentsite including layouts, capacity, distribution, operational flow and detailed cross-



6)

7)

sections has been submitted to and approved in writing by the Planning Authority; no
individual residential property or commercial unitshall be occupied or broughtintouse unless
the relevantscheme is fully implemented in accordance with the approved plans, unless the
Planning Authority has given written approval for a variation.

Reason: in the interests of road safety.
CONSTRUCTION ENVIRONMENTAL MANAGEMENT PLAN

No development (including site stripping, service provision or establishment of site
compounds) within any particular phase (as agreed within the Phasing Plan submitted and
agreed by condition 2 of this Planning Permission in Principle) shall take place unless a
matters specified in conditions application comprising a site specific construction
environmental managementplan (CEMP) for that particular phase hasbeen submitted to and
approved in writing by the planning authority in consultation with SEPA. The CEMP must
address:

I. surface water management;
ii. site waste management;
iii. watercourse engineering;
Iv.  pollution prevention including dust management plan;
v. management of wetland environment to increase its biodiversity value; and
vi. the protection of the wetland should any major oil spills occur in the area feeding it.

Thereafter development shall be undertaken in accordance with the approved Construction
Environment Management Plan.

Reason - in order to minimise the impacts of necessary demolition / construction works on
the environment.

LANDSCAPING SCHEME

No development within any particular phase, as agreed by the Phasing Plan approved as
condition 2 of this Planning Permission in Principle shall take place unless a matters specified
in conditions application comprising a scheme of hard and soft landscaping works for that
particular phase, has been submitted to and approved in writing by the Planning Authority.
Thereafter the development shall be undertaken in accordance with the approved detail.

Details of the scheme shall include:

(i) Existing landscape features and vegetation to be retained.

(i) The location of new (trees, shrubs, hedges, grassed areas and water features)

(iii) A schedule of planting to comprise species, plantsizes and proposed numbers
and density.

(iv)  The location, design and materials of all hard-landscaping works including
(walls, fences, gates, street furniture and play equipment)

(v)  Anindication of existing trees, shrubs, and hedges to be removed.

(vi) A programme for the completion and subsequent maintenance of the proposed
landscaping.

(vii) Details of additional tree planting

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 the



8)

9)

commencementof 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 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.

In addition, prior to the commencement of the implementation of the approved scheme,
detailed proposals for a programme for the long term management and maintenance of all
the approved landscaped and open space areas within the development shall be submitted
for the further written approval of the Planning Authority. Thereafter, all management and
maintenance of the landscaped and open space areas shall be implemented, in perpetuity,
in accordance with the approved programme.

Reason: To ensure the implementation of a satisfactory scheme of landscaping which will
help to integrate the proposed developmentinto the local landscape in the interests of the
visual amenity of the area and to ensure thatthe landscaping is managed and maintained in

perpetuity.
HEIGHT, LAYOUT, FORM AND MATERIALS — ABERDEEN AIRPORT

No development shall commence until the location, height, layout, form and materials of
buildings and structures within the proposed development have been submitted to and
approved in writing by the planning authority in consultation with Aberdeen Airport.

Reason: Buildings/structures in the proposed development may penetrate the obstacle
Limitation Surface (OLS) surrounding Aberdeen Airport and could endanger aircraft
movements and the safe operation of the aerodrome; and: buildings/structures in the
proposed development may interfere with communication, navigation aids and surveillance
equipmentand could endanger aircraft movements and the safe operation of the aerodrome.

LANDSCAPING — ABERDEEN INTERNATIONAL AIRPORT

No development shall take place until full details of soft and water landscaping works have
been submitted to and approved in writing by the Planning Authority in consultation with
Aberdeen Airport. Details must comply with Advice Note 3 ‘Potential Bird Hazards from
Amenity Landscaping & Building Design’ (available at
www.aoa.org.uk/publications/safequarding.asp ). These details shall include:

e Any earthworks;

e Grassed areas;

Details of any water features;

The species, number and spacing of trees and shrubs; and

e Drainage details including SUDS — Such schemes must comply with Advice Note 6
‘Potential Bird Hazards from Sustainable urban Drainage Schemes (SUDS) (available
at www.aoa.org.uk/publications/safeguarding.asp ).

No subsequent alterations to the approved landscaping scheme are to take place unless
submitted to and approved in writing by the Planning Authority in consultation with Aberdeen
Airport. The scheme shall be implemented as approved.



Reason: To avoid endangering the safe movement of aircraft and the operation of Aberdeen
Airport through the attraction of birds and an increasein the bird hazard risk of the application
site.

10) BIRD HAZARD MANAGEMENT PLAN

Developmentshallnotcommence on any particularphase of developmentuntilaBird Hazard
Management Plan has been submitted to and approved in writing by the Planning Authority
in consultation with Aberdeen Airport.

The submitted plan shall include details of:

e Managementof any flat/shallow pitched/green roofs on buildings within the site which
may be attractive to nesting, roosting and “loafing” birds. The management plan shall
comply with Advice Note 8 ‘Potential Bird Hazards from Building Design’

The Bird Hazard Management Plan shall be implemented as approved, on completion of the
development and shall remain in force for the life of the development. No subsequent
alterations to the plan are to take place unlessfirst submitted to and approved in writing by
the Planning Authority in consultation with Aberdeen Airport.

Reason: It is necessary to manage the developmentin order to minimise its attractiveness to
birds which could endanger the safe movement of aircraft and the operation of Aberdeen
Airport.

11)FLOOD RISK ASSESSMENT/ FURTHER DETAILS - SEPA

No development within any particular phase shall take place unless a matters specified in
conditions application comprising a phase specific Flood Risk Assessment has been
submitted to and approved in writing by the Planning Authority in consultation with SEPA and
the Councils Flooding & Coastal Protection Team. Thereafter, the development shall be
carried out in full accordance with the details and recommendations of the assessment.

For avoidance of doubt, the assessment should include:

a) Detailed site plans should be demonstrating no development or land raising within the
flood extents shown in Figure A-7 of the Flood Risk Addendum: North Tributary
Realignment & Restoration document (document number 144215/GL/W02, dated
16/10/2024).

b) Site plans should demonstrate a minimum of 600 mm freeboard above modelled flood
levels in accordance with the recommendations in the FRA has been applied to
finished floor levels for any proposed dwellings on the site.

c) Topographic drawings should be provided demonstrating existing ground levels
(without SUDs or any other proposed site development) overlaid with the modelled
flood extents produced for the 1 in 200 year plus climate change and 75% blockage
scenario as shown in Figure A-7 of the Flood Risk Addendum: North Tributary
Realignment & Restoration document (document number 144215/GL/W02, dated
16/10/2024).

d) Details and dimensions of all new and replacementchannel structures including relief
culverts should be provided to demonstrate they will convey the modelled peak flows
with suitable freeboard;

e) Where only the Phase 1 Partial Realignmentis being carried out as part of the
proposed development, development should be restricted to land outside of the flow



pathway originating from the potential blockage of culvert NTO2 as identified in Figure
A-7 of the Flood Risk Addendum: North Tributary Realignment & Restoration
document(documentnumber144215/GL/W02, dated 16/10/2024). Avoidlandraising
/ ground reprofiling within the existing 1 in 200 year +CC flood plain indicated on the
submitted FRA and Addendum prior to construction of the proposed channel re-
alignment;

f) Limitland raising/ ground reprofiling within the existing 1 in 200 year +CC flood plain
and appropriately manage flows during the construction of the proposed channelre-
alignment; and

g) Avoid land raising / ground reprofiling within the proposed 1 in 200 year +CC flood
plain indicated on the submitted FRA and Addendum following construction and
operation of the proposed channel re-alignment.

h) If new temporary crossings prior or during the construction of the proposed re
alignment are required, then these should be designed and built in a way that
overflows from the burn will flow back to the channel immediately downstream.

i) If any of the above cannotbe avoided, then mitigation measures should be applied to
make sure that flood risk at Newhills Avenue is not increased during the construction
phase Note, “Existing/diverted length of culverts located within the proposed roads
will not be supported, however new crossings are unavoidable, therefore acceptable.

Reason — to ensure that each phase of developmentwould not increase floor risk within
the site or in the surrounding area.

12) TREE SURVEY AND PROTECTION PLAN

No development within any relevant phase shall take place unless a matters specified in
conditions application comprising a tree survey including tree protection plan has been
submitted to and approved in writing by the Planning Authority. Tree protection measures
shall be shown on a layout plan accompanied by descriptive text and shall include:

a) The location of the trees to be retained and their root protection areas and canopy
spreads (as defined in BS 5837: 2012 Trees in relation to design, demolition and
construction);

b) The position and construction of protective fencing around the retained trees (to be in
accordance with BS 5837: 2012 Trees in relation to design, demolition and
construction).

c) The extent and type of ground protection, and any additional measures required to
safeguard vulnerable trees and their root protection areas.

d) An arboricultural impact assessment which evaluates the direct and indirect impacts
of the proposed development on the trees to be retained and proposed mitigation.

e) An arboricultural method statement to demonstrate that operations can be carried out
with minimal risk of adverse impact on trees to be retained.

f) A method statement for any works proposed within the root protection areas of the
trees shown to be retained.

No works in connection with the development hereby approved shall commence unless the
tree protection measures have beenimplemented in fullin accordance with the approved tree
protection plan. No materials, supplies, plant, machinery, soil heaps, changes in ground
levels or construction activities shall be permitted within the protected areas without the
written consent of the planning authority and no fire shall be lit in the position where the
flames could extend to within 5 metres of foliage, branches or trunks. The approved tree
protection measures shall be retained in situ until the development has been completed.



Reason: In order to ensure adequate protection for the trees and hedges on the site during
the construction of development, and in the interests of the visual amenity of the area.

13) BIODIVERSITY NET GAIN REPORT

No development within any particular phase shall take place unless a matters specified in
condition application comprising a statement in relation to Biodiversity Net Gain, with
associated measures has been submitted to and approved in writing by the Planning
Authority. Thereafter, the developmentshall be carried outin full accordance with the details
and recommendations of the assessment.

Reason — to ensure that the development proposals will contribute to the enhancement of
biodiversity.

14) BIRD, BAT SURVEY AND SITE-SPECIFIC HABITAT AND SPECIES PROTECTION PLAN

No development within any particular phase shall take place unless a matters specified in
conditions application comprising a phase specific:

a) Bird Survey
b) Bat Survey; and
c) Site Specific Habitat and Species Protection Plan

has been submitted to and approved in writing by the Planning Authority. Thereafter, the
developmentshall be carried outin full accordance with the details and recommendations of
the assessment.

Reason — in order to mitigate any potential impact on protected species.
15) HEAT AND POWER PLAN

No development within any particular phase shall be occupied unless the following works
have been provided:

(@) Evidence of connection to an existing heat network has been provided where
available; or

(b) Provision hasbeen provided within the site of an independentheating/cooling network
and plant capable of connecting to the network at a later date; or

(c) where it can be proven that connection to an existing network and the provision of an
independent heat network are financially unviable, a network of soft routes will be
provided through the development for the future provision of a heat network. In such
cases an agreed network design will be required.

Reason: to ensure that the development is properly and efficiently heated and ensure
compliance with Policy 19 (Heating and Cooling) of National Planning Framework 4.

16) NOISE — ENERGY CENTRE

No developmentin relation to the proposed energy centre, as shown in the south -westcorner
of the masterplan document, shall take place unless a matters specified in conditions
application for that proposal that includes a Noise Impact Assessment has been submitted
to, and approved in writing, by the Planning Authority. Thereafter the development shall be
undertaken in accordance with the approved details.



For avoidance of doubt, the Noise Impact Assessment shall be undertaken in accordance
with BS4142 (or any future British Standard which supersedes this guidance) with the noise
rating level notto exceed pre-developmentbackgroundlevels at all noise sensitive residential
properties.

Reason —in the interests of residential amenity.
17) PROGRAMME OF ARCHAEOLOGICAL WORKS

No development within any particular phase shall take place unless where appropriate, a
matters specified in conditions application comprising an archaeological written scheme of
investigation (WSI) has been submitted to and approved in writing by the planning authority
and a programme of archaeological works has been carried out in accordance with the
approved WSI. The WSI shall include details of how the recording and recovery of
archaeological resources found within the application site shall be undertaken, and how any
updates, if required, to the written scheme of investigation will be provided throughout the
implementation of the programme of archaeological works.

Should the archaeological works reveal the need for post excavation analysis the
development hereby approved shall not be occupied unless a post-excavation research
design (PERD) for the analysis, publication and dissemination of results and archive
deposition has been submitted to and approved in writing by the planning authority. The
PERD shall be carried out in complete accordance with the approved details.

Reason: To safeguard and record the archaeological potential of the area.
18) PROTECTIVE FENCING DURING CONSTRUCTION

No works in connection with the developmenthereby approved shallcommence unlessa site
protection plan has been submitted to and approved in writing by the planning authority. Site
protection measures shall be shown on a layout plan accompanied by descriptive text and
shall include:

a) The location of the historic environmentfeatures to be protected during construction
works; and
b) The position and details of the warning signs and protective fencing to be erected.

No works in connection with the development hereby approved shall commence unless the
site protection measures have been implemented in full in accordance with the approved
details. All protective fencing and warning signs shall be retained during the construction
period in accordance with the approved details and no works shall take place at any time
within the protected areas.

Reason: In the interests of protecting known features of the historic environment, in this
specific instance March Stone No 41 and No 42, and their associated marker stones (HER
Ref No NJBONE0019, NJBONE0020 and NJBONE0243).

ADVISORY NOTES FOR APPLICANT

BIRD HAZARD MANAGEMENT PLAN INFORMATION



The Bird Hazard Management Plan must ensure that flat/shallow pitched roofs be constructed to
allow access to all areas by foot using permanent fixed access stairs ladders or similar. The
owner/occupier must not allow gulls, to nest, roost or loaf on the building. Checks must be made
weekly or sooner if bird activity dictates, duringthe breeding season. Outside of the breeding season
gull activity must be monitored and the roof checked regularly to ensure that gulls do not utilise the
roof. Any gulls found nesting, roosting or loafing must be dispersed by the owner/occupier when
detected. The owner/occupier must remove any nests or eggs found on the roof.

The breeding season for gulls typically runs from March to June. The owner/occupier must obtain
the appropriate licences where applicable NatureScot before the removal of nests and eggs.

USE OF CRANES

Given the nature of the proposed developmentitis possible that a crane may be required during its
construction.We would, therefore, draw the applicant's attention to the requirementwithin the British
Standard Code of Practice for the safe use of Cranes, for crane operators to consultthe aerodrome
before erecting a crane in close proximity to an aerodrome. This is explained furtherin Advice Note
4, ‘Cranes and Other Construction Issues’ (available at
http://www.aoa.org.uk/policy.safeguarding.htm

CAR LICENSING

In relation to future CAR authorisation information requirements details of any further regulatory
requirements and good practice advice, for example in relation to construction site drainage, can be
found on the regulations section of our website. If you are unable to find the advice you need for a
specific regulatory matter, please contact a member of the local compliance team at
gs@sepa.org.uk .

DESIGNING OUT CRIME

It is recommended that the design team consultwith Police Scotland Architectural Liaison Officers
at the pre design stage, given the future potential for increased Police activity in and around the
area. The developer should also liaise with the Police Scotland Architectural Liaison Officer service
at each stage of the development, for the purposes of designing out crime using the principles of
Crime Prevention through Environmental Design (CEPTED). Finally, Police Scotland would
encourage the applicant to attain the 'Secured By Design' award and recommend that the
development achieves the Police SBD accreditation as part of the planning conditions.

EVIDENCE OF CONCLUSION OF LEGAL AGREEMENT FOR EACHPHASE OF DEVELOPMENT

Prior to the issue of anyapproval matters specifiedin conditions permission for any particularphase
of development (in line with the Phasing Plan associated with Condition 2 of this Planning
Permission in Principle and the terms of the legal agreement), evidence will be required to be
submitted to the Planning Authority that the developer obligations, including affordable housing
contributions have been agreed, secured and concluded in relation to that particular phase of
development and in accordance with the package of developer obligations set out within the draft
Section 75 agreement appended to this permission.

POTENTIAL GROUND CONTAMINATION

Shouldanygroundcontamination be discovered during development, the Planning Authority should
be notified immediately. The extent and nature of the contamination should be investigated and a



suitable scheme for the mitigation of any risks arising from the contamination should be agreed and
implemented to the satisfaction of the Planning Authority.

For avoidance of doubt, the Geo-Environmental Interpretative Report identifies the following
additional risk factors:

e The Radon map indicates that a small part to the west of the site is within a 5-10% radon
affected area. Any developments within this area and within 50m of its designation will need
to have basic radon protection measures.

e Given that Made Ground is presenton site (surrounding presentday farm buildings), UKWIR
testing would be recommended in these regions. UKWIR will not be required across the rest
of the site.



