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1. Introduction
1.1.

1.2.

1.3.

1.4.

This report has been prepared by Halliday Fraser Munro, Chartered Architects and Town Planning
Consultants, on behalf of CHAP Group (Aberdeen) Ltd. It is written in response to the Aberdeenshire
Local Development Plan Main Issues Report.
At the ‘Call for Sites’ stage CHAP Group (Aberdeen) Ltd submitted a bid for land in Kemnay that is
currently allocated for business use (BUS2) to be reallocated as a site suitable for up to 65 houses.
This bid has not been supported in the MIR as an ‘officer’s preference’.
The site was first allocated as a future development opportunity in the 2006 plan as BUS2 however
there has been no interest in the site as a business/commercial opportunity over the past 13 years.
There has only been one Planning Application (APP/2003/1626) submitted for the site since 2000.
This was in 2003 for a residential and commercial development which was approved but not
developed.
Ultimately there has been little development on other BUS sites in Kemnay. On BUS3 there was an
application (APP/2015/0572) to change the use of a car sales show room and forecourt to light
industrial. On BUS1 there has been a change of use application (APP/2018/1840) to industrial
fabrication workshop and ancillary storage. This points to a low demand for employment in Kemnay
and strong grounds for the reallocation of BUS2 for alternative appropriate use, such as housing.

2. Bid Summary
2.1.

Bid GR134 was submitted for the reallocation of the site from business use to residential. There is a
‘technical start’ on the site as an access has been formed. The site could accommodate around 65
homes in a mix of one, two, three and four bedroom homes provided across terraced, semidetached and detached properties, as shown in indicative layout plan below. This would provide a
range of properties meeting market needs and demands in a popular part of Kemnay.
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Indicative Layout Plan
2.2.

2.3.

2.4.

2.5.

The Bid was not supported, the reasons given for this are;
the site is currently “safeguarded for business uses” and;
- Council Officers have identified constraints associated with the site including flood risk,
topography and landscape impact which would mean housing development would be
inappropriate.
We do not consider any of the constraints highlighted by the Officer as being valid as they either do
not exist as constraints or they have viable solutions. Notwithstanding our view that these are not
genuine development constraints, they would exist whether the site was to be used under its
current allocation of business use, or if the allocation was changed to residential. Focussing
specifically on the baseless topography constraint, housing would be better suited and equipped to
deal with challenging levels more easily due to the smaller size of a house plot giving it greater
flexibility. Nevertheless, we would reiterate that we do not agree with Officer’s comments
identifying topography as a constraint associated with the site.
In terms of the perceived flooding risk constraint, the SEPA Flood Maps do suggest that there is a
risk of surface water on the site. It is, however, imperative to note that we have been advised that
this is related to an infrastructure issue that can be resolved rather than a natural constraint and
therefore does not present an issue in developing the site. This matter is therefore not a constraint
that would prevent the site from the proposed change in allocation to residential.
The development would take vehicular access from the B993, using the existing access formed with
pedestrian connections being to the west through the adjacent residential development.
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2.6.

There has been no developer interest for the site under its current allocation. This is expanded in
more detail below and evidenced by a letter provided by J&E Shepherd independent professional
property agents. CHAP are an established developer who have successfully developed across
Aberdeenshire, should the site be allocated for residential use CHAP will be able to deliver 65
homes.

3. Planning Context
3.1.
•
•

•

•

3.2.
•

•

Strategic Development Plan
The purpose of the Aberdeen City and Shire Strategic Development Plan 2014 is to set a clear
direction for the future of development in the North East.
The SDP sets out that new housing will be focused in or as an extension to existing settlements
and that settlements that are well served by public transport will be a particular focus. Residential
development at Site GR134 would be a suitable extension to the settlement of Kemnay which has
good public transport links to the surrounding area and Aberdeen City.
Kemnay is located outwith the Aberdeen to Huntly Strategic Growth Area. The SDP notes that
“Significant development will take place in the 31-mile road and rail corridor stretching from
Huntly to Blackburn”. SGAs are the main focus for development, designed as such to capitalise on
public transport routes. Blackburn, Kintore and Inverurie are included in the SGA and are well
established business and employment locations. These towns have better connections to the
trunk road network than Kemnay which is connected to the A96 by B-class roads only. Given this,
as a location for business and employment it does not offer the same opportunity as Blackburn,
Kintore, Inverurie and other towns within the SGA.
A sensible approach to development in Kemnay would be to provide land for a measured supply
of housing.
Proposed Strategic Development Plan
In the Proposed Strategic Development Plan 2018 it is stated that in Local Growth and
Diversification Areas “the scale and level of opportunities for new growth will vary from place to
place, with larger towns such as Fraserburgh, Alford, Turriff, Banchory and Westhill being the
main focus for new investment. Levels of growth in individual settlements should relate to local
needs, with different places having different potential”. This sets out that development in
Kemnay should be in line with local needs and that the village is not a main focus for new
investment. We consider that providing a range of housing across a mix of tenures does more to
meet the local needs of Kemnay than business land allocations for which there is little proven
demand for.
The proposed SDP also deals with the Delivery of New Homes. It states that “Local Development
Plans must identify allocations for the period 2020 to 2032 which are deliverable within the
timeframe of the period”. Should site GR134 be allocated for residential use CHAP Group
(Aberdeen) Ltd are confident that new homes would be delivered in this period. The proposed
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SDP accepts that “some new development will need to take place on greenfield sites in order to
deliver our Vision and future strategy for growth”. The greenfield nature of this site has already
been altered as there has been partial construction of an access road and SUDS pond. This sets
the site apart from other greenfield sites that have not experienced any development.
3.3.
•

•

3.4.
•

•

•

Aberdeenshire Local Development Plan 2017
Of relevance to bid GR134 is Policy B1: Employment and Business Land of the ALDP requires
existing land allocated for business use to be retained, unless there is a constraint on the site
“whereby there is no reasonable prospect of it ever becoming marketable for business
development or it is poorly located for employment use”.
We consider that as the site has been allocated since the 2006 plan for business use and has
never been developed this demonstrates there is no reasonable prospect of development. Policy
B1 also states that alternative uses must “benefit the local community”, providing houses on this
site would help to sustain the services in Kemnay and support local businesses in the village.
Policy B1 requires a change of use to “respect the character of the area and be compatible with
nearby uses”, it would be possible to explore this through a planning application, however we
consider it would be appropriate to alter the zoning through the LDP preparation process. A
residential development would be designed to a high standard in keeping with local character.
The site is bordered to the west by residential uses, to the south by the B993 and to the north
and east by open fields, we therefore consider that it would be compatible with nearby uses. The
ALDP explains that proposals for change of use from business “will not normally be permitted if it
removes all business land opportunities within the settlement”. Should site GR134 be reallocated
from business use to residential a further two business allocations would remain, sufficient to
meet any business demand in Kemnay through the period of the next LDP. As evidenced by the
supporting letter from J&E Shepherd, there is not high demand for business land in Kemnay and
there has been no interest in this site as a commercial development despite targeted marketing
to three parties and marketing to all commercial areas in the Aberdeen market area.
Allocated and Preferred Sites
OP1 is allocated for 66 houses. A planning application (APP/2015/1107) was submitted in 2015
and approved in August 2016. The site is under construction and is expected to be completed
later this year (2019).
OP2 was originally allocated in the 2012 LDP, to date there has been no development on the site
and there have been no planning applications submitted. The MIR accordingly proposes to
remove the site from the Plan.
There is one preferred site, GR147, in the Main Issues Report. There is uncertainty around when
and if this site will come forward as it reliant on the Council depot being relocated to an alternate
site. Development at GR147 will also result in the loss of trees.
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•

•

The delivery of OP1 and removal of OP2 limits the supply of sites for residential development in
Kemnay. The remaining preferred site (GR147) will not be developable until at the earliest 2021
further limiting any potential for new housing to be delivered in Kemnay.
The draft HLA suggests that 26 and 45 homes were completed in 2017 and 2018, respectively,
leaving no unconstrained house plots in Kemnay. Based on the delivery rates, there would not be
a sufficient housing land supply in Kemnay during the LDP period even if the currently preferred
site is allocated. Therefore additional sites are required such as those presented at Kirkstyle
GR134 and GR135.

4. Kemnay Suitability
4.1.

4.2.

4.3.

Kemnay has an estimated population of 3918 (2016) and falls within the second tier of settlements
that have a population of between 3000 and 4000 people. As Kemnay is not within an SGA it is
classified as being within a Local Growth and Diversification Area, accordingly the SDP seeks to
identify housing allocations for such settlements to ensure that local growth needs are met.
Kemnay is a popular place for people to live and benefits from the range of services and amenities
available including primary and secondary school provision.
The 2017 Aberdeenshire Housing Land Audit shows that there will be no housing completions after
2020. This is due to the lack of allocated housing land in Kemnay, despite there being continued
demand. A constrained supply of housing will increase demand on the existing housing stock which
can in turn impact on the affordability of housing in the village. The proposed development of 65
homes (including 25% affordable) through GR134 would assist in meeting the local growth
requirements of Kemnay. Were the site to be allocated it would provide a new supply of housing
post-2020 when there are forecast to be no housing completions. An extension to Kemnay
Academy and a review of academy provision in the Garioch area will help to address issues of
school capacity that has previously been a constraint to development. The site is within the zone for
Alehousewells Primary School and Kemnay Academy. The bid set out that the 2017 school roll
forecasted that there was to be a falling role in the primary school and at 2022 the capacity is
anticipated to be at 71%. This shows that there is capacity to accommodate housing development
and that the proposed development would help to sustain the school. There have previously been
constraints to development resulting from capacity issues at Kemnay Academy, however, an
extension to Kemnay Academy and a review of Academy provision in the wider Garioch area help to
address this. In addition, education was not raised as a reason for officers not supporting the bid.
The X20 and 420 bus routes connect Kemnay to Alford and Aberdeen City. These bus routes provide
a frequent daily service for both commuters and leisure travellers getting to Aberdeen. The bus
passes the frontage of the GR134 bid site.
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5. Site Suitability
5.1.

5.2.

5.3.

5.4.

5.5.

5.6.

5.7.

We consider that the land should be rezoned from business to residential as the site has been
allocated for business for thirteen years but has had no interest. It is clear that there is low demand
for employment land in Kemnay. There are established areas of local employment concentrated to
the north of the village around the quarry and in the town centre. Taking account of the current
land uses to the north of Kemnay, it can be considered that the most appropriate location for
business and commercial development is around the northern boundary of the village and
elsewhere in the area at Thainstone, Midmill and Inverurie. Business development to the north will
ensure that development is compatible with the surrounding land uses.
The lack of business development activity in Kemnay in previous years indicates that retaining BUS1,
BUS2 and BUS3 will result in an overprovision of business land through the next Local Development
Plan period. Retaining BUS1 and BUS3 in the north of the village would still provide enough
flexibility in the availability of business land but would allow BUS2 to be developed for the more
appropriate and in-keeping use of housing.
The site’s location at the entrance to the town from the B993 offers the opportunity to create a
high-quality gateway into the village providing a sense of arrival to Kemnay. A residential
development is better suited to providing this than a business development for Class 4, 5 or 6 uses,
especially given that the majority of development along the B993 is residential in nature.
The site is within the Bennachie Special Landscape Area (SLA). SLAs are in place to “conserve,
enhance and manage landscape change over time to protect against development which might
impact on the landscape, sense of place and quality of life”. Site GR134 is just within the SLA
boundary that covers a large area. Accordingly, it is not anticipated that any development on the
site would have a negative impact on the SLA. The SLA designation is in place to protect the views
over the surrounding lowlands to and from Bennachie.
Whilst Bennachie can be seen in the background of Kemnay, development on this site at the edge of
the settlement will not change the views from Bennachie in any way. Should the site be allocated
for residential use the design and layout of the development would take the SLA into consideration,
ensuring development would not detract from the special nature of the Bennachie area. It should
also be noted that almost all of Kemnay is within the SLA, including the recent housing development
immediately west of the site, and as the site is allocated the SLA is not considered a constraint to
development. In previous LDP processes the Bennachie SLA has not been considered a constraint
demonstrated by the fact that the land is currently allocated as BUS2. Additionally, a business
development would have more of an impact than housing as the massing would be greater and
therefore development would be more visible compared to a continuation of housing, as proposed
here, which would have a similar massing to the adjacent properties.
The SLA seeks to protect views to the north from Kemnay. The land and views north of the site are
defined by the ‘Place of Origin’ and Kemay Quarry rather than views to Bennachie, providing a fixed
backdrop and context for housing on GR134.
A Preliminary Visual Appraisal of the site is provided in Appendix 1 to demonstrate that the site fits
into the existing landscape and will not have a detrimental landscape impact.
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5.8.

The site does not currently provide a valuable wildlife habitat. There are no natural or built heritage
environmental designations on or in close proximity to the site that would constrain development.
As the site has already been allocated for employment development, the principle of development
has been long established.
5.9. Site GR134 is a good location for housing and is more suitable for this than business use. The site is
adjacent to a recent development of houses and is therefore compatible with neighbouring uses.
5.10. The site is in close proximity to village services and amenities which can be easily accessed on foot.
5.11. The Strategic Environmental Assessment (SEA) for the site reports that the site would have a neutral
effect on all elements covered apart from population where the effect would be positive and
landscape where the effect would be neutral/uncertain.
- Population: it is reported that the mix of house types would result in a range of housing choice
for all groups across the population. This would be a positive contribution to the housing supply
in Kemnay.
- Landscape: it is reported that nature and land use in the area will be changed and displaced as
will the relationship between landforms and land use; field pattern and boundaries as well as
buildings and structure will change. This is the nature of development and is not unique to this
specific site. The SEA does note that the changing nature of land use is likely to have only
medium-term effects as over the longer-term what gets developed becomes part of the
landscape. The SEA acknowledges that the site is located within the Bennachie Special
Landscape Area and claims that the proposal would have a negative impact on the landscape
character with a likely long term effect. As discussed in Point 5.2 the principle of development
has already been established so we do not consider landscape impact a justifiable reason to not
support residential development on Site GR134.
5.12. The ‘preferred’ Site GR147 currently operating as a council depot and plant nursery will result in
significant loss of trees. The bid information submitted states the depot will “hopefully relocate to
the new depot at Thainstone before the next Local Development Plan is adopted”. The timescale for
this move is not guaranteed therefore any delay would result in the site being constrained and not
deliverable. Additionally, the community have expressed their wish to see Site GR147 “protected
for use as allotments and recycling of green garden waste” as a “continuation of existing use” and
satisfying “an established need for such facilities in Kemnay”. If allocated, Site GR134 is readily
deliverable and able to provide much needed housing in a popular location in Kemnay, we would
therefore consider this a more sensible and secure residential allocation than Site GR147.
6. Housing Strategy
6.1.

6.2.

According to Aberdeenshire Council’s Monitoring Statement 2017-2018 housing completions in
Aberdeenshire in 2017 were at their lowest level for almost 30 years. The Statement notes that is
unusual for completions to drop below 1000 units in Aberdeenshire, and notes that “the small
number of large allocations in the area has contributed to the lack of housing supply”.
CHAP Group have submitted a separate response on housing land supply which goes into more
detail on this issue, but broadly, CHAP are of the view that due to the lack of delivery on large sites,
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6.3.

6.4.

6.5.
6.6.

the artificial uplift in housing numbers expected through increased site densities and shortfall
identified through the 2018 Housing Land Audit, there is a need for additional housing sites to be
allocated in the AHMA part of Aberdeenshire.
The housing strategy contained in the MIR relies heavily on existing allocated sites, a generic
densification across sites within the AHMA, and some limited small-scale allocations across the area
to meet Strategic Development Plan (SDP) housing requirement.
This approach raises serious concerns on the range and scale of housing that can be delivered on
the back of the do-minimum strategy, the practicality of delivering significantly increased density on
certain sites, and the relationship between that strategy, the SDP in its final form when approved
later in 2019 and national policy on delivering more housing and a range of housing more
effectively.
The size of GR135 fits with the proposed SDP which notes that allocations should be small scale in
nature.
Additional allocations, in appropriate locations, particularly in established locations within the
AHMA such as Westhill are required to deliver the SDP’s housing requirement. Bid Site GR135 in
Kemnay presents such a deliverable opportunity.

7. Conclusion
7.1.

7.2.

7.3.
7.4.

7.5.

Bid GR134 was lodged at the ‘Call for sites’ stage of the LDP preparation process requesting that
BUS2 be reallocated in the next Local Development Plan from business use to residential. This Bid
was not ‘preferred’ by Council Officers. The arguments made at that stage still stand, namely there
is low demand for business and employment land in Kemnay and what need there is can be met
more appropriately by allocations BUS1 and BUS3 which combined contribute 4.3ha of business
land to the area, a considerable amount for Kemnay.
There is greater demand for business and employment land in the Aberdeen to Huntly SGA in the
established commercial estates in Inverurie, Kintore, Thainstone and Blackburn. We consider that it
is therefore more appropriate to allocate business land in these settlements than in Kemnay where
there has proven to be little demand for land for business development as confirmed by the J&E
Shepherd letter.
There is an identified need for future housing in Kemnay, however there is no programmed delivery
of housing after 2020 due to an absence of allocated sites.
The site is allocated in the current Local Development Plan for development and it is not considered
that there are any environmental or any other identified constraints that would prevent the
delivery of housing on the site. The applicant is committed to the delivery of housing on Site GR134
and is confident that it would enhance the village of Kemnay.
Having regard to the information set out in this response to the Main Issues Report, we respectfully
request that this site be supported in the LDP as a residential allocation.
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APPENDIX 1
PRELIMINARY VISUAL APPRAISAL
GR134, KIRKSTYLE FARM, KEMNAY
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View 1
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View 2
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