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Doing things digitally is our preference. Tick the box if you are not happy to receive
correspondence via email:
Tick the box if you would like to subscribe to the Aberdeenshire LDP eNewsletter:

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

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


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

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

Main Issues Report
Draft Proposed Aberdeenshire Local Development Plan
Strategic Environmental Assessment Interim Environmental Assessment
Other

Your comments
This response has been submitted on behalf of a landowner in Tarves in response to Aberdeenshire’s Main
Issues Report (MIR) which was published in January 2019 and also responds to the draft proposed Local
Development Plan (LDP).
This response outlines a site in Tarves which seeks consideration as an allocation in the forthcoming LDP.
The attached report outlines the proposal and the indicative site layout should be read in considering the
site.
The report outlines the reasons why this site should be included in the final LDP as an allocation for Tarves.
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INTRODUCTION

This report has been submitted as a response to the Main Issues Report (MIR) and draft proposed Local
Development Plan (LDP) for Aberdeenshire Council on behalf of a landowner in Tarves. In January 2019
Aberdeenshire Council published their MIR following a period of consultation whereby the public could
submit sites for inclusion in the new LDP. This site was not submitted during that period, however, is now
being submitted for consideration as a housing allocation in the plan.
The site has the potential to provide much needed housing in Aberdeenshire in a popular and growing
village. Firstly, site background will be outlined to provide context as well as an outline of the proposed
development. The submission will highlight the substantial housing challenge faced by the Council to
deliver necessary housing in the coming years, as well as underlining why this site should be allocated.
Potential concerns of the site will be outlined and appropriate mitigation provided to highlight that this
site has capability to come forward by 2032 as required by the Strategic Development Plan (SDP).
Ultimately it is hoped that the site will be considered for inclusion in the final LDP for Aberdeenshire.
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SITE BACKGROUND

The site measures 6ha and is currently used as agricultural land for grazing and has no planning history.
To the south west of the site just outside the boundary is Braiklay Farmhouse, North Braiklay and South
Braiklay. To the south east just outside the edge of the site lies two residential cottages.

Figure 1: 1870s OS Map of Tarves

Figure 2: 1900s OS Map of Tarves

Figure 3: 1970s OS Map of Tarves

Figure 4: Modern Day OS Map of Tarves

In approaching Tarves from the east, the Churchyard and Manse create an attractive gateway to the
Tarves Conservation Area. The land to the east quickly becomes rural with expansive views to the
surrounding countryside. Therefore, development to the east of the settlement is not considered
appropriate.
Braiklay Farmhouse, North Braiklay and South Braiklay are highlighted on Past Map which returned a
Canmore record, but little detail is given on the entries. The limited detail provided simply indicates that
the property is part of the Haddo House Estate. Tarves has seen a rise in development since the 1970s,
this is evidenced in historic maps of the village which show growth in the village to the south of the B999
and to the west of the original settlement. Figures 1-4 show this evolution from the 1870s to today with a
growing density to the west of the original settlement with the site put forward in this bid highlighted in
red.
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The maps further highlight that there has been limited development to the east of the original
settlement, the bid put forth in this submission is to the west and naturally follows the direction of
previous development. The proposed site lies immediately outwith the settlement boundary to the west,
directly opposite a recent planning allocation. The extant allocated site is known as OP1 in the 2017 LDP,
this site recently was successful in an appeal to the Reporter (PPA-110-2370) following a refusal at
committee by Aberdeenshire Council (APP/2018/1262). This planning permission has been granted for
development of 113 homes by Scotia Homes with associated open space and infrastructure.
The development proposed by this submission will be divided into three phases to allow sustainable
growth and infrastructure to be suitably provided. The first phase will provide the two primary access
points as required by Standards for Roads Construction Consent Providing this infrastructure at an early
stage in the development is beneficial and will ensure a smooth transition through the remaining stages
of development. The indicative site layout and phasing of the site have been presented in Figure 1, this
also highlights the two access points to the site at the North and East boundaries. The phases will be
divided into the following housing numbers•
•
•

Phase 1: 28 homes
Phase 2: 28 homes
Phase 3: 16 homes

The proposed development would have good access to existing services in Tarves. PAN 75 Planning for
Transport requires services to be within 1600m of a development and bus stops to be within 400m to
allow residents enough walking and cycling access. These requirements are sufficiently satisfied and the
following distances to key services have been noted•
•
•
•
•

Tarves Primary School 560m
Pharmacy 620m
Bus Stop 320m
Post Office 700m
Shop 730m

Primary schooling would be provided by Tarves Primary School, this is forecast to be at 86% capacity in
2023 and would therefore have sufficient capacity to cope with development of this scale. Secondary
schooling would be provided by Meldrum Academy, this is forecast to be at 113% capacity by 2023 and
will likely require extension to accommodate any future increase in pupils. These school roll forecasts
include the forecast development in Tarves. Healthcare provision is provided in nearby Pitmedden at the
Haddo Medical Group.
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Figure 1: Indicative Site Layout

3

CURRENT ALLOCATION IN TARVES

There are not drastic changes proposed in the draft proposed LDP for Tarves, these proposed sites will
now be considered with their planning history also outlined. OP1 has been present in the LDP in some
form since 2006, it is currently allocated in the 2017 plan for 100 houses and 3ha of employment land.
The draft proposed LDP seeks to allocate the site again with both housing and employment land, the
recent planning appeal (PPA-110-2370) though does not include the employment land. Now that the site
has secured planning permission to develop 113 dwellings on the site and Scotia are bringing the
development forward, it is likely that by the time the new LDP is adopted, the site will be under
construction. The extent of any development by the proposed date of adoption in 2021 cannot be
forecast, however, the HLA considers that this development will be fully completed before the end of the
five year LDP period.
OP2 is allocated for a development of 10 houses, the site does not currently have planning permission
but has been allocated in the plan since 2012 and has not come forward. This site also has no forecasting
in the 2018 Housing Land Audit (HLA), the site is noted as being constrained due to marketability. OP3
was previously allocated in the 2017 LDP as land for employment, following a renewed bid for the site
this has now been changed to an allocation for residential development of 19 homes. The site was
previously granted permission to develop 19 homes in 2016. OP4 is a new allocation for the forthcoming
LDP and has capacity for 13 homes, the site does not currently have planning permission and, like this
proposal, would require a slight extension of the settlement boundary.
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4

ABERDEENSHIRE HOUSING

4.1

HOUSING TARGETS

An important function of the planning system in Scotland is the delivery of houses, SPP outlines the
national policy on the requirement of planning to enable the delivery of new homes. The policy states “The planning system should•

•
•

identify a generous supply of land for each housing market area within the plan area to support
the achievement of the housing land requirement across all tenures, maintaining at least a 5-year
supply of effective housing land at all times;
enable provision of a range of attractive, well-designed, energy efficient, good quality housing,
contributing to the creation of successful and sustainable places; and
have a sharp focus on the delivery of allocated sites embedded in action programmes, informed
by strong engagement with stakeholders” (SPP, para 110).

The Housing (Scotland) Act 2001 requires local authorities to prepare a Local Housing Strategy supported
by an assessment of housing need and demand, this assessment then informs the planning system, for
example, LDPs take figures from this assessment. SPP states that, “plans should be informed by a robust
housing need and demand assessment (HNDA), prepared in line with the Scottish Government’s HNDA
Guidance. This assessment provides part of the evidence base to inform both local housing strategies and
development plans (including the main issues report). It should produce results both at the level of the
functional housing market area and at local authority level, and cover all tenures” (SPP, para 113). HNDAs
are designed to give broad, long-run estimates of what future housing need might be, they provide an
evidence-base to inform housing policy decisions in LDPs.
Together, Aberdeen and Aberdeenshire comprise the strategic body for planning at a regional level for
the city region, together they completed the most recent HNDA in 2017. The two authorities then
collaboratively outline their housing targets through the proposed Strategic Development Plan (SDP), this
was most recently published in August 2018. The renewed SDP is currently going through its required
period of consultation prior to coming into effect, however, it outlines the proposed housing targets for
Aberdeen City Council up to 2040. The targets have been summarised in Table 1 below.
Table 1: Aberdeen City and Shire Housing Targets
Year

Total

Average Per Annum

2016-19

5,850

1,462

2020-32

22,880

1,760

2033-40

14,976

1,872

This is subsequently split between the two individual local authorities, Table 2 presents the allocation for
Aberdeenshire.
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Table 2: Aberdeenshire Housing Targets
Year

Total

Average Per Annum

2016-19

3,900

975

2020-32

14,300

1,100

2033-40

9,360

1,170

Table 3 presents completion data for Aberdeenshire as reported in the most recent HLA. The previous
five years had an average 647 housing completions each year, this average has been utilised as a baseline
for comparison and percentage uplift against this has been measured on the bottom row. Between 2019
and 2023 the Council have forecast considerable growth in the housing delivery numbers, some of these
fall within the forthcoming plan period and considered to be overly optimistic.
Table 3: Housing Completions in Aberdeenshire
Actual

Anticipated

Year

2013

2014

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

2025+

Completions

654

801

781

565

436

509

933

1,045

965

889

839

687

537

4,895

Variance

N/A

N/A

N/A

N/A

N/A

-22%

44%

61%

49%

37%

30%

6%

-17%

N/A

Housing delivery in Aberdeenshire has been under pressure in recent years, there has been a consistent
reining in of targets to be more aligned with actual delivery which has regularly fallen well short of what
was initially forecast. Whilst a variety of factors have contributed to this, the outlook is still uncertain.
Despite this uncertainty, Aberdeenshire Council are pressing on with ambitious targets for the coming
years which will require significant increases on current delivery rate. Recent trends do not suggest that
these targets will be achieved and therefore the local authority must consider other effective sites where
there is a high likelihood of housing delivery across the new LDP plan period.
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4.2

HOUSING IN TARVES

There has been steady growth in Tarves as previously noted, Table 4 below highlights the housing
completion figures in the village for the previous ten years.
Table 4: Housing Completions in Tarves
2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

TOTAL

19

6

21

1

8

11

7

27

0

0

100

Whilst there were no completions in 2016 and 2017, this is due to a lack of effective sites in the village.
Table 5 below outlines the programmed housing completions from the 2018 HLA.
Table 5: Forecast Housing Completions in Tarves
2018

2019

2020

2021

2022

2023

2024

2025+

TOTAL

0

5

18

30

29

25

12

0

119

There are no houses forecast for completion beyond 2025 despite the HLA programming 3,183
completions during this period across the region. Tarves requires a long term strategy to ensure that
growth continues to be sustainable, it appears the next 5 years have factored this in but not beyond that.
The opportunity to allocate land would not occur again until 2026 under current planning legislation, a
more long term allocations should be considered for the settlement or the village will stagnate. Evidence
of the often lengthy period to come forward can be seen at site OP1, this has taken a considerable period
to come forward having first appeared in the 2006 LDP for Tarves. With its recent successful appeal, it will
have taken approximately 13 years for the site to obtain planning permission. The development put forth
in this submission does not wish to have to wait that long and would rather adopt a much more proactive
approach. Aberdeenshire Council have an opportunity through this consultation to adopt a longer term
approach to allocations and provide more certainty to developers and housing delivery.
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PROPOSED DEVELOPMENT

This proposal provides an opportunity for housing to be developed in an attractive and marketable
location. As the site has not benefited from a review by Planning Officers it will now be considered
against policies in the LDP and potential concerns will be addressed to highlight the potential of the site.
One of the primary concerns for the development will be its location outwith the settlement boundary for
Tarves, it is worth highlighting that the site lies immediately outside the development and would provide
a natural extension from OP1 to the west of the village. It is also worth highlighting that site OP4, which
has been noted as an Officers’ preference, is also located outwith the settlement boundary. The direction
of growth is consistent with previous developments as well as the proposed developments in the draft
proposed LDP. Policy 1.7 in the proposed plan neatly addresses development outwith settlement
boundaries and states that they, “must demonstrate that they fit appropriately with existing local landforms
(see Policy E2: Landscapes), neighbouring uses and patterns of development, that they are resource efficient,
adaptable and accessible, and that their scale, massing, materials and design fits within their local setting.”
It is considered that the development can demonstrate the necessary requirements for this policy and the
following matters are raised to illustrate this.
Policy H2 of the extant LDP requires affordable housing be provided on developments of four or more
houses, this has been factored in for this bid in Tarves where 18 affordable homes would be delivered.
Specific detail on the nature of the affordable housing would be provided in due course, however, the
extant and draft proposed LDP both highlight the need for this type of housing in the settlement
statements. It is understood from the Housing Need and Demand Assessment for the Region that there is
significant need for affordable housing, Tarves is in a position to contribute to this need.
The proposed development would ensure its alignment with Policy P1 which addresses layout, siting and
design. This seeks to ensure that the six qualities of successful places are implemented in developments
and ultimately to create better places. This would be at the core of this bid for Tarves as the promoter is
keen to offer an attractive and suitable development which is keeping with the traditional character of
Tarves and suitably complemented with the design. With its rich history and conservation area, the village
has a character which must not be diminished by modern development. Careful consideration will be
given to the built pattern and characteristics of the nearby conservation area, to ensure that the
development contributes and enhances the sense of place and does not detract from it.
The indicative site layout provides two principle points of access, these would be to the east of the site
from Bool Road and to the north from Duthie Road. The access points would be implemented during the
phase 1 of the development, this will ensure a smooth transition and provides a clear indication of the
promoters wish to develop the latter two phases of development. The proposal includes enhancements
to the junction of the Braiklay crossroads which has been highlighted as an issue in the past. The recent
appeal for site OP1 placed a condition on the planning permission that an upgrade was required to the
Braiklay crossroads. The condition requires works to increase visibility and improvements, however does
not require a revised junction layout. This submission welcomes the upgrade to the already busy junction
and would seek to go a step further with its development and implement an enhanced junction at the
crossroads. This upgrade would involve the introduction of a roundabout which would be a significant
improvement. This junction is frequently used by residents travelling to nearby Pitmedden for services
unavailable in Tarves, such as, healthcare facilities at Haddo Medical Group. The impact of this
development would not be as substantial as site OP1, however, the promoter is keen to make an upgrade
which would suitably address the junction.
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The promoter is fully aware of contributions which will be required for this proposal, as previously
mentioned affordable housing is adequately factored in. The upgrade to the crossroads will have wide
felt benefit by the residents and exceed simply mitigating development on the proposed site. Tarves has
a primary school in the village and secondary schooling is provided at Meldrum Academy. The 2018
school roll for Aberdeenshire states that Tarves PS is forecast to operate at 86% capacity in 2023
providing ample capacity and not requiring developer contributions. Meldrum Academy is forecast to
operate at 113% capacity in 2023 and contributions would be required to allow the capacity to be
extended at the school, this has been suitably factored in and poses no problem for viability of the
development. The precise form and design of this will be established through the planning process.
The development would seek to connect to the public infrastructure in terms of foul drainage and water
supply. It is understood that there is currently enough capacity at the Turriff water treatments, however,
extension to the capacity at the Tarves waste water treatment would be required. The settlement
statement for Tarves in the extant LDP states that, “If required, a growth project will be promoted by
Scottish Water once one development meets their 5 growth criteria.” Following an allocation in the LDP, the
promoter would subsequently seek planning permission which would allow engagement with Scottish
Water to obtain necessary increases in capacity for treatment works. SUDS has been included in the
indicative site layout at the lowest point of the site on the south side and this will be incorporated into
the landscape design.
The site is currently classed as a mixture of prime and unprime agricultural land, according to the Scottish
Soils map there is both class 3.1 and 3.2 present on the development site. This results in partial loss of
prime land, however, it is noted that all development in the village has taken place on prime land. Site
OP1 which has recently been granted planning permission at appeal, like this site, is a mixture of prime
and unprime. Given the rural nature of Aberdeenshire, there will naturally be allocations of land which are
prime agricultural land. The extant LDP addresses development on this class of land in Policy PR1 which
seeks to protect important resources, however, it does not altogether prevent this type of development
occurring and required land to be allocated in the LDP. These allocations through the LDP and is what
this bid seeks to achieve, the draft proposed LDP is consistent with the current position too. It is put forth
that the potential benefits which can be realised by allocating this development outweigh the loss of
prime agricultural land. The current use of the land is for grazing and it is no longer utilised for prime
agricultural purposes, there would remain ample prime agricultural land in the Area.
Some concern may have been raised given the location of the development that it is somewhat detached
from the existing settlement. This is not the case with site OP1 being granted planning permission
recently, however, indications are that this site will obtain planning permission in the very near future and
has a developer in place. Once works begin on this site there will be a need to identify housing land for
the future, OP1 has taken some time to come forward having been identified as long term housing land
back in the 2006 plan. Allocations outwith OP1 will only deliver a further 42 houses in Tarves and this will
be the only allocated land until the plan is again revised. Therefore, a long term approach must be
adopted when formulating the plan for Tarves and consideration given to the site put forth in this report.
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CONCLUSION

This submission has responded to the MIR and the draft proposed LDP published by Aberdeenshire
Council on behalf of a landowner in Tarves, it has proposed an alternative site for the village which has
the potential to develop 72 houses. There is also the potential for the development to proceed in phases
appropriate to the housing requirements for the area.
There is a great need for housing in Aberdeenshire, recent years have not delivered the necessary
numbers, and brief analysis of the data over the last five years indicates that the future targets are going
to pose an extremely difficult challenge. The proposed site in Tarves is a site with a strong likelihood of
coming forward should an allocation be afforded. Coupled with this is the dire need for affordable
housing in the region and specifically Tarves, the settlement statement in the LDP outlined the need
specific need of this settlement for, this development can help with the need by providing 18 affordable
homes for the village. Substantial infrastructure improvements could be provided through the
enhancement of Braiklay crossroads with the introduction of a mini roundabout. With the pending
development of OP1 following its grant of planning permission, future sites need to be identified now
whilst there is an opportunity to do so. OP1 is likely to be developed swiftly and if there is no long term
approach for Tarves, it will lay undeveloped for a period of time.
Whilst the site has not benefited from a review by local Planning Officers, the report has sought to
anticipate concerns and tried to address these. This has indicated there are no overbearing constraints on
the site and any issues can be sufficiently mitigated to allow allocation and subsequently permit
development. The site also has the potential to provide several benefits for the village with a substantial
upgrade to the Braiklay crossroads as well as the ability to support local services and provide a more
vibrant community. This site can enhance Tarves, provide much needed affordable housing and assist in
the delivery of the wider housing numbers. It is trusted that this site will be adequately considered and
ultimately hoped it is included in the forthcoming LDP.
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