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1.

Reason for Report

1.1

The Committee is able to consider and take a decision on this item in terms of
Section B.8.1 of Part 2A List of Committee Powers and Section C.3.1f of Part
2C Planning Delegations of the Scheme of Governance as there have been
valid objections from six or more individuals or bodies with separate postal
addresses or premises. In addition, there is also an outstanding objection
from a statutory consultee.

1.2

The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this report and their comments are
incorporated within the report] and are satisfied that the report complies with
the Scheme of Governance and relevant legislation.

2.

Background and Proposal

2.1

This application seeks planning permission in principle (PPP) for the erection
of 10 dwellinghouses and the formation of an access at land at Beattie Lodge,
Garvocklea, Laurencekirk.

2.2

The application site of 1.1 hectares, is located on the eastern edge of the
settlement of Laurencekirk, between the existing urban area, and the A90
further to the east. The site is bound to the west by Johnston Street, to the
north by Garvock Street, to the south by Garvocklea Gardens, and to the east
by agricultural fields. The site is largely level, with a slight fall from south to
north.

2.3

The proposal, which has been amended down to ten units from eleven, would
see vehicular access taken from Garvocklea Gardens, on a currently retained
bit of open space between No’s 1 and 3 Garvocklea Gardens. The road width
is indicated as being 5.5 metres in width, with a 2 metre wide footpath on
either side. Within the site itself, the central spine road leads to a public
square/turning area at the northern end of the site. A spur road is also
indicated to the south east corner, which could ultimately lead to the
remaining fields to the east should they ever be brought forward for
development.

2.4

While indicative, the site layout indicates the site being split into ten plots,
each containing a detached dwelling. The layout indicates the potential for: 5
x 3 bed properties; 3 x 4 bed properties; and, 2 x 2/3 bed affordable
properties.

2.5

Within the site layout, provision is also made for amenity/green open space of
approximately 1250 square metres; a SUDS basin; and landscaping
throughout the site. With the loss of approximately 6 trees, to create the site
entrance; indicative compensatory planting is also shown.
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2.6

Additional information to accompany and support the application has included
a number of submissions. A Design and Access Statement by the applicant
dated December 2019, which outlines the rationale behind the proposals and
the implementation of aspects from ‘Designing Streets’. It highlights the
allocation of the site within the Aberdeenshire Local Development Plan
(2017). While acknowledging the loss of trees to create the access, it outlines
the mitigation through provision of additional compensatory planting through
the site to aid biodiversity, and the provision of additional areas of open
space. In respect of design, the statement outlines the use of 1 ½ storey
properties adjacent to Garvocklea Gardens, leading to two storey properties
around the central square. The use of shared surfaces is intended to help
slow traffic speeds within the site. It also outlined the opportunities that there
would be from a sustainable build perspective.

2.7

A Walkover and Protected Species Survey Report was also carried out by
Countrywise in October 2019. The report outlined the characteristics of the
site, and that it is largely a stubble field at present. It was acknowledged that
the small strip of woodland interspersed with mature trees does contribute to
a wildlife corridor along the edge of the site. No signs were found of bats,
squirrel dreys or bird nests. While 6 trees would be lost (including lime, holly
and sycamore), compensatory planting would be provided and, tree protection
measures undertaken during development. It also recommended that trees
should be felled outwith the bird breeding season.

2.8

In respect of the submitted Drainage Impact Assessment from Fairhurst,
dated December 2019, it confirms that the existing adopted Scottish Water
foul and surface waters sewers are located to the south within Garvocklea
Gardens. With a deep surface water sewer, it is intended to act as the point
to discharge surface water from the development. The gravity fed foul sewer
connection would be to existing foul sewer infrastructure within Johnston
Street. In respect of other aspects of surface water drainage, driveways shall
be porous, and shall include stone filled filter trenches. An attenuation system
is also proposed beneath the access road, and shall provide a restricted flow
into the aforementioned surface water sewer.

2.9

The last information to support the proposals was in the form of an initial
Street Engineering Review and Quality Audit by Fairhurst dated December
2019. It demonstrates the considerations given with regards to the vehicular
access to the site, pedestrian accessibility, street design, parking provision,
surface materials and buried services. Ultimately the full detail of any such
layout would be assessed at the time of a submission for Matters Specified in
Conditions, or Full Planning application, together with the parallel requirement
for a Roads Construction Consent.

2.10

As part of the application process and following discussion with the applicant,
the development proposals have been reduced down to 10 residential
dwellings, and the indicative site layout plan updated accordingly. In addition,
the proposal has also removed the pedestrian connection to Johnston Street.
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2.11

Pre application advice (ENQ/2019/1213) was given to the applicant in respect
of the principle of the development, together with advice over the scale of
development which would be appropriate, and the information that would be
necessary for an application submission.

3.

Representations

3.1

A total of 14 valid representations (0 support/14 objection) have been
received as defined in the Scheme of Governance. This does not include
multiple representations from the same household which equate to 15 letters
in total. All issues raised have been considered. The letters raise the
following material issues:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

4.

road safety, and additional traffic movements on a safe route to school;
insufficient capacity in local roads network;
the flyover on the A90 should be provided before any further development
is allowed;
poor visibility on Garvocklea Gardens, where speeds are a concern;
pedestrian access to Johnston Street could have impacts on safety,
privacy and security;
primary school already at or close to capacity;
impact on existing health centre;
the existing field is known to flood during heavy rainfall;
drainage ditches could be a safety concern in respect of children;
low water pressure already experienced in the area, and the Waste Water
Treatment Works is already nearing capacity;
time taken for amenity planting to establish;
ecological impacts on species;
land is Prime Agricultural and should not be lost;
already sufficient allocations of housing within Laurencekirk, as well as
property on the market;
potential loss of light to properties on Garvock Street if built at two storeys;
scale at 2 storeys would be out of keeping with existing property;
Laurencekirk is becoming a dormitory town; and,
the proposal is recommended not to be allocated within the emerging
Local Development Plan.

Consultations
Internal

4.1

Business Services (Legal and Governance – Developer Obligations) has
confirmed that Developer Obligations has been agreed with the applicant.
This includes:
•
•
•

Provision of 1 x 2 bed, 1 x 3 bed house, and a partial commuted sum;
Contributions towards an extension to Mearns Academy;
Contributions towards two community grass pitches and associated
pavilion or similar facilities;
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•
•

Contributions towards an extension to Laurencekirk Group Practice or
other such facilities; and,
Contributions towards a Household Waste and Recycling Centre in
Laurencekirk.

4.2

Education and Childrens Services (Learning Estates Team) has
commented that they do not object to this application. They have confirmed
that the respective catchments are to Laurencekirk Primary, and to Mearns
Academy.

4.3

Infrastructure Services (Contaminated Land) has commented that they
have no objection. They have received further information on the former use
of this site. There is no indication of any past use which might have caused
contamination.

4.4

Infrastructure Services (Flood Risk and Coast Protection) initially
provided a holding objection until further information was submitted in respect
of: pre and post development overland flow paths; and, confirmation that
Scottish Water have approved and are aware of future maintenance liability
over the attenuated storage under the road, and that the existing surface
water sewers have capacity to take the discharge from the site. Following
clarification over the type of application being for PPIP, they have
subsequently confirmed that the detail requested would be required at the
next stage in either an application for full planning permission or matters
specified in conditions.

4.5

Infrastructure Services (Housing) has commented that they support this
application in principle. It is noted that two affordable units are proposed on
plots 6 and 7. This meets the housing need as identified in the Councils
waiting list 2019, and the Housing Need and demand Assessment 2017. It is
also in accordance with the LDPs Affordable Housing Policy providing an
onsite contribution of 25%. This would be 2 units and a cash commuted sum
of 0.5 units based on the revised proposal of 10 residential units.
In terms of Low Cost Shared Equity (LCSE), 2 units are required. These
should be 1 x 2 bed house, and 1 x 3 bed house. The LCSE would need to
be secured by s75 agreement to ensure that they remain affordable in
perpetuity and subsidised by the developer to be sold at the Councils
benchmark prices. The affordable units should also be delivered before the
completion of the 7th open market unit.

4.6

Infrastructure Services (Roads Development) has no objection to the
application. They did however highlight that any subsequent application
would require to be accompanied by a full and detailed Street Engineering
Review and Quality Audit and that Roads Construction Consent would be
required. It further indicated the need for conditions in relation to:
the surfacing and gradient of new driveways; parking spaces being provided
in accordance with Council standards; and appropriate visibility splays also
being provided.
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4.7

Infrastructure Services (Transportation) has commented that the
Transportation Service has no specific comment on this application and all
transportation matters will be addressed through the Roads Development
responses.

4.8

Infrastructure Services (Waste management) has commented that they
have no objection subject to the proposed layout being designed to the
compliance standards set out by Roads Development.
External

4.9

Mearns Community Council has commented that they object to the
proposals on the grounds of the density being in excess of that allocated
within the Local Development Plan. They further indicated that “The lane
leading to this site is narrow, and cars may park on the High Street which
already has numerous cars parking on it”.
Following the revision of the proposals down to ten units, clarification was
sought as to whether the Community Council still object, and also clarification
over the comments relating to the roads matters raised. No further response
has been received.

4.10

Scottish Water has confirmed that they have no objection to the proposals.
Water will be fed from Whitehillocks Water Treatment Works. However,
Scottish Water is unable to confirm capacity at this time, and that the
applicant is advised to complete a pre-development enquiry form.
In respect of foul drainage, there is currently sufficient capacity in the
Laurencekirk Waste Water Treatment Works.

5.

Relevant Planning Policies

5.1

Scottish Planning Policy
The aim of the Scottish Planning Policies is to ensure that development and
changes in land use occur in suitable locations and are sustainable. The
planning system must also provide protection from inappropriate
development. Its primary objectives are:
•
•
•

to set the land use framework for promoting sustainable economic
development;
to encourage and support regeneration; and
to maintain and enhance the quality of the natural heritage and built
environment.

Development and conservation are not mutually exclusive objectives; the aim
is to resolve conflicts between the objectives set out above and to manage
change. Planning policies and decisions should not prevent or inhibit
development unless there are sound reasons for doing so. The planning
system guides the future development and use of land in cities, towns and
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rural areas in the long term public interest. The goal is a prosperous and
socially just Scotland with a strong economy, homes, jobs and a good living
environment for everyone.
5.2

Aberdeen City and Shire Strategic Development Plan 2014
The purpose of this Plan is to set a clear direction for the future development
of the North East. It promotes a spatial strategy. All parts of the Strategic
Development Plan area will fall within either a strategic growth area or a local
growth and diversification area. Some areas are also identified as
regeneration priority areas. There are also general objectives identified. In
summary, these cover promoting economic growth, promoting sustainable
economic development which will reduce carbon dioxide production, adapt to
the effects of climate change and limit the amount of non-renewable
resources used, encouraging population growth, maintaining and improving
the region’s built, natural and cultural assets, promoting sustainable
communities and improving accessibility in developments.
From the 29 March 2019, the Strategic Development Plan 2014 went beyond
its five-year review period. In light of this, for proposals which are regionally or
strategically significant, or give rise to cross boundary issues between
Aberdeen City and Aberdeenshire, the presumption in favour of development
that contributes to sustainable development will be a significant material
consideration in line with Scottish Planning Policy 2014.
The Aberdeenshire Local Development Plan 2017 will continue to be the
primary document against which applications are considered. The Proposed
Aberdeen City & Shire SDP 2020 may also be a material consideration.

5.3

Aberdeenshire Local Development Plan 2017
Policy H1: Housing land
Policy H2: Affordable housing
Policy P1: Layout, siting and design
Policy P2: Open space and access in new development
Policy P3: Infill and householder developments within settlements
Policy P4: Hazardous and potentially polluting developments and
contaminated land
Policy E1: Natural heritage
Policy E2: Landscape
Policy PR1: Protecting important resources
Policy C1: Using resources in buildings
Policy C4: Flooding
Policy RD1: Providing suitable services
Policy RD2: Developers obligations
The site is allocated as opportunity site OP3 (Garvocklea Phase 2) within the
adopted Local Development Plan. It has an allocation of 10 homes and has
been brought forward having previously been identified within the 2012 Local
Development Plan. It further states that “Access to the site should be
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taken from Garvocklea Gardens. The design of the development should be
integrated and take account of the surrounding residential development. Open
space provision is also important and thought should be given to possible
options for screening the development from the surrounding areas to minimise
its impact”.
5.4

Other Material Considerations
None.

6.

Discussion

6.1

In this instance, the mains issues to consider in the assessment of this
application are:
•
•
•
•
•

the principle of the development;
whether the layout, siting and design are likely to be appropriate;
the impacts upon natural heritage and biodiversity;
the provision of appropriate infrastructure; and,
any further considerations raised through representations.

6.2

At the outset, it is acknowledged that the site has been allocated as a
development opportunity within the Local Development Plan since 2012. In
the extant plan, it remains designated as site OP3 Garvocklea Phase 2, with
an allocation of 10 homes. Following the revision of the proposals from
eleven to ten units, it is considered that the general principle of a housing
development on this site, would accord with Policy H1 Housing Land of the
Adopted Aberdeenshire Local Development Plan (2017).

6.3

In respect of the provision of housing, Policy H2 sets out the parameters for
the provision of adequate affordable housing. In this instance, the applicant
has identified that two of the indicative plots would be for affordable units. In
their consultation response, the Housing Service have confirmed that this
would be supported, and that a further payment of a commuted sum for 0.5 of
a house, would also require to be secured through a s75 legal agreement.
The latter would also cover the retention of the units as affordable properties
in perpetuity. As such, the proposal is considered to accord with Policy H2
Affordable Housing.

6.4

In respect of the general siting, layout and design, it must be acknowledged
that this application is for Planning Permission in Principle (PPiP) and
therefore only indicative proposals are provided at this time. However, from
the perspective of the tabled layout plan, it is evident that the general site
layout shown, indicates that a level of development can be provided which
would align with the general pattern of development within the surround area,
with similar plot sizes. The general layout of the site is also dictated to a large
degree by the shape of the site, and the means of vehicular access leading
from Garvocklea Gardens, leading to a turning head/square at the northern
end of the site.
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6.5

It is considered that on the basis of the layout provided, it demonstrated that
the individual plots could be provided without detriment to the residential
amenity of surrounding home owners. For plots 1-3 it indicates rear garden
ground of around 20 metres, while for plots 4 and 5 of around 12 metres. In
the case of the intended affordable units, it shows the distance to the rear
boundary on average around 14 metres. While for Plots 9-10, the rear garden
ground would be towards the retained field beyond. As outlined above, with
the plan merely being indicative at this time, the ultimate development would
be subject to scrutiny at the time of a further application for either Matters
Specified in Conditions or Full Planning Permission. This would include
consideration as to the appropriateness of building heights, together with the
use of appropriate materials. It would also include consideration of the carbon
neutrality of the proposals and the ability to incorporate sustainable
technologies. While the majority of properties within the area are either single
or 1 ½ storeys, some two storey properties do exist in the vicinity, and each
proposal must be assessed on its own merits, and on the consideration of
whether it can be accommodated into the existing landscape. Furthermore,
the surrounding area contains a mix of traditional and modern properties, and
therefore the existing palette of materials is quite varied.

6.6

Given the relatively flat nature of the site, and the aforementioned separation
distances above, it is considered that the broad principles of the development
can be established and that the likely detrimental impact on adjacent property
through potential impacts on privacy, or through overshadowing, could be
accommodated as per a layout similar to that tabled. It is therefore
considered that the proposal has the potential to accord with Policy P1
Layout, siting and design, E2 Landscape and C1 Using resources in buildings.

6.7

Turning to the provision of open space, Policy P2 Open space and access in
new developments, outlines that for proposals of less than 50 homes, at least
120 square metres of open space per home must be provided. In this
instance, following the amendment to the housing numbers through the
deletion of one plot, an area of public open space of approximately 1240
square metres, would be provided within the site, towards the north east
corner. However, it should be noted that other areas of open space would be
provided and planted up within the site, in addition to that figure. From the
perspective of access to the site, vehicular and pedestrian access would be
taken from Garvocklea Gardens, which itself has excellent linkages to the
south towards the primary School, as well as to the centre of Laurencekirk, a
short distance to the west. While a further pedestrian connection was
originally shown to the north west of the site, this has subsequently been
removed from the proposals. Notwithstanding the site also has good linkages
on foot to the wider open space provision and recreational facilities at
Memorial Park off Garvock Road. As such, the proposal is considered to
accord with Policy P2.
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6.8

Turning to the issue of the impacts of the development upon the natural
environment and biodiversity, the application has been supported by
appropriate studies. While it is acknowledged that there would be an element
of tree loss in order to facilitate the access to the site, this can be
compensated for elsewhere in the site, and help to provide landscaped
buffers, as indicated as a requirement in the OP3 designation within the
Laurencekirk settlement statement of the LDP. No protected species were
identified as suffering from a detriment impact, and the aforementioned
landscaping of the site, can help to add biodiversity to the site, and maintain
corridors which exist in the area. While no significant planting is shown on
along the eastern field boundary on the indicative site plan, this could be
incorporated at the time of a further application in order to meet the
requirements of the OP3 designation in order to provide screening the for
development from the surrounding areas. The proposal is therefore
considered to accord with Policy E1 Natural Heritage of the LDP.

6.9

While the site is technically designated as Prime Agricultural Land (Class 2
according to the Macaulay institute mapping data, which covers a swathe of
Mearns farming heartland around Laurencekirk), this would already have
been taken into consideration at the time of the allocation within the extant
LDP. As a strategic allocation of housing land, its associated economic and
social benefits would be judged to outweigh the agricultural value of the land
in this instance, and the proposal would therefore not be judged as being
contrary to Policy PR1 Protecting important resources, in light of the loss of
agricultural land. Furthermore, following consultation with the contaminated
land team, there are no previous uses identified which may have
contaminated the land, and therefore the proposal also accords with Policy P4
Hazardous and potentially polluting developments and contaminated land.

6.10

Turning to the more technical considerations of the proposals, there have
been no objections from either Road Development, Transportation or Waste
Management, to the proposals. As such, it is considered that technical
matters relating to the specific roads layout, visibility, and the provision of bin
storage etc, can be adequately controlled by planning condition, and subject
to detailed assessment at the next stage. Any requirements for infrastructure,
in order to mitigate the impacts of a development, must be relative to the
scale and kind of development proposed. As such, with only ten units
proposed, it would be unrealistic to restrict this development coming forward
until such time as the new grade separated junction is delivered at the south
end of Laurencekirk at the junction of the A90 and A937. It should however
be noted that Stage 3 Design Manual for Roads and Bridges (DMRB) Draft
Orders were published in December 2019, for that project therefore progress
is being made.

6.11

In respect of the drainage proposals and flood risk, the applicant has provided
a drainage assessment to accompany this application. It has outlined the
intended means of disposing with foul and surface water arising from the
development. No objections have been received from either Scottish Water
or the Councils Flood Risk and Coast Protection Team. The fully designed
scheme would be a conditional requirement of any planning permission and
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assessed in due course. While some representations have highlighted that
the site can flood during heavy rainfall, adequate provision can be made
within the site to ensure that surface water is dealt with appropriately once the
site is developed. Ultimately it is considered that the proposals can align with
the requirements of Policy RD1 Providing suitable services, and C4 Flooding
of the LDP.
6.12

As part of the assessment for such a development, consideration must be
given to whether the development impacts upon existing infrastructure, and
the means of mitigating against such impact. As noted above, through Policy
H2 Affordable housing, for proposals of 4 or more dwellings, there is a
requirement for 25% of the total number of units to be affordable. The
housing Service has confirmed that they are satisfied with the provision of two
units on site, and a commuted payment. In respect of Education, they have
confirmed that they have no objection to the proposals, and that the
respective catchments are to Laurencekirk Primary and Mearns Academy
respectively. Any other contributions required such as to Community
Facilities or Healthcare, can ultimately be captured through the s75 Planning
Obligation which would be required in respect of the other elements requiring
obligations above. The proposal is therefore considered to accord with Policy
RD2 Developers Obligations.

6.13

Wider considerations raised through representations not already considered
above, the matter of general low water pressure in the settlement is an
existing matter for Scottish Water to ultimately address through their capital
plans. In this instance, Scottish Water have no objection to the proposals,
and the applicant would ultimately have to make the necessary connections at
their own expense in due course, and subject to the final details of the
proposals coming forward.

6.14

While some representations have alluded to the other significant allocations
for housing within Laurencekirk, the largest of those the M1 site to the north of
the settlement, has currently stalled. Notwithstanding, this is a smaller site for
10 units, which is deliverable within the short term, and is allocated itself.
While references are made to the suggestion that Laurencekirk is becoming a
dormitory town, it is acknowledged that some services/shops within the town
have ceased trading in recent times. However, with additional housing, they
is the potential for new residents to help sustain businesses that remain, and
those which may also open in due course. Lastly, as part of the Local
Development Plan review, it has been correctly identified that the site is not
recommended to be carried forward in the emerging plan. However, with the
Proposed Local Development Plan yet to be published and consulted upon, it
has negligible weight at this time. Therefore the proposal must be assessed
against the current policies of the existing LDP.
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Conclusion
6.15

In summary, the proposals relate to the delivery of a site allocated within the
current Local Development Plan. The number of units proposed is for the
same number allocated in the plan. The submitted information illustrates that
the site can accommodate the level of development sought and provide
elements such as necessary infrastructure and open space, in line with the
requirements of other planning policies. As such, subject to the final review at
the Matters Specified in Conditions stage, or a further full planning application,
it is considered that the proposals would ensure the delivery of an allocated
site, with due respect of the character and scale of the surrounding area.

7.

Area Implications

7.1

In the specific circumstances of this application there is no direct connection
with the currently specified objectives and identified actions of the Local
Community Plan.

8.

Implications and Risk

8.1

An equality impact assessment is not required because the proposal does not
have a differential impact on any of the protected characteristics.

8.2

There are no staffing and financial implications.

8.3

There are no risks identified in respect of this matter in terms of the Corporate
and Directorate Risk Registers as the Committee is considering the
application as the planning authority in a quasi-judicial role and must
determine the application on its own merits in accordance with the
Development Plan unless material considerations justify a departure.

9.

Sustainability Implications

9.1

No separate consideration of the current proposal’s degree of sustainability is
required as the concept is implicit to and wholly integral with the planning
process against the policies of which it has been measured.

10.

Departures, Notifications and Referrals

10.1

Strategic Development Plan Departures
None

10.2

Local Development Plan Departures
None

10.3

The application is not a Departure from the Local Development Plan or
Strategic Development Plan and no departure procedures apply.
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10.4

The application does not fall within any of the categories contained in the
Schedule of the Town and Country Planning (Notification of Applications)
(Scotland) Direction 2009 and the application is not required to be notified to
the Scottish Ministers prior to determination.

10.5

The application would not have to be referred to Infrastructure Services
Committee in the event of the Area Committee wishing to grant permission for
the application.

11.

Recommendation

11.1 That authority to GRANT be delegated to the Head of Planning and
Environment Service subject to:-

01.

i.

s75 Planning Obligation relating to the provision of affordable
housing on site, and contributions towards affordable housing,
secondary education, sport and recreation, healthcare, and
household waste/recycling; and,

ii.

The following Planning conditions :

Details of the specified matters listed below shall be submitted for
consideration by the planning authority, in accordance with the timescales and
other limitations in section 59 of the Town and Country Planning (Scotland)
Act 1997 (as amended). No development shall begin on the site unless all of
the details listed in this condition have been submitted to and approved in
writing by the planning authority. The development shall be carried out in
complete accordance with the details approved in relation to this condition.
Specified matters:
a)
b)
c)
d)

e)
f)
g)
h)

Full details of the layout and siting of the proposed development;
Full details of the external appearance and finishing materials of the
proposed development;
A landscaping scheme including proposed landscape features, details
trees to be removed, retained and planted;
A detailed levels survey of the site and cross sections showing
proposed finishing ground and floor levels relative to existing ground
levels and a fixed datum point;
Full details of any proposed boundary treatments;
Full details of the proposed means of disposal of foul and surface water
from the development;
Full details of the proposed access, lay-by, visibility splays, turning
area, car parking and bin uplift store area for the development; and,
Full details of the energy statement for the proposed dwellinghouses.

Reason: Permission for the development has 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).
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02.

In respect of Condition 1 Part g), the dwellinghouses hereby approved shall
not be occupied until the access has been constructed in accordance with the
details below:
a)
b)
c)

d)

e)

Prior to occupancy of development, first 5m of driveway (measured
from edge of road) to be fully paved.
The maximum gradient of the first 5m of the new access must not
exceed 1 in 20.
Prior to occupancy of development, parking spaces surfaced in hard
standing materials shall be provided within each plot in accordance
with the Council's Car Parking Standards.
Prior to commencement of development, Visibility Splays, measuring
2.4m by 25m shall be formed on either side of the junction of the
vehicular access with the public road. The visibility splays so formed
shall thereafter be kept free of all permanent obstructions above
adjacent carriageway level.
Prior to the occupancy of the development, details of the refuse bin
uplift store area shall be provided to the satisfaction of the Council.
Once provided, the refuse bin uplift store area[s] shall thereafter be
permanently retained as such.

The development hereby approved shall not be brought into use unless the
access and parking areas have been provided and surfaced in hard standing
materials provided within the site in accordance with the Council's Car Parking
Standards and details to be submitted under condition 1 part g. Once
provided, the parking areas shall thereafter be permanently retained as such.
Reason: To ensure the timely completion and retention of the on-site facilities
to an adequate standard in the interests of road safety.
03.

No individual dwellinghouse hereby approved shall be erected unless an
Energy Statement applicable to that dwellinghouse has been submitted to and
approved in writing by the planning authority under condition 1 part h). The
Energy Statement shall include the following items:
a)
b)

Full details of the proposed energy efficiency measures and/or
renewable technologies to be incorporated into the development;
Calculations using the SAP or SBEM methods, which demonstrate that
the reduction in carbon dioxide emissions rates for the development,
arising from the measures proposed.

The development shall not be occupied unless it has been constructed in full
accordance with the approved details in the Energy Statement. The carbon
reduction measures shall be retained in place and fully operational thereafter.
Reason: To ensure this development complies with the on-site carbon
reductions required in Scottish Planning Policy.
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11.2

Reason for Decision
That the proposed development of 10 dwellinghouses, aligns with the OP3
Garvocklea Phase 2 designation in the Aberdeenshire Local Development
Plan 2017. Furthermore, it is considered that the submission adequately
demonstrates that the development can be carried out with a satisfactory
layout which would not result in any detriment to adjacent residential amenity,
or the wider visual character of the area. Furthermore, the associated
impacts on infrastructure can also be mitigated against. As such, the
proposal is also considered to comply with Policies H1 Housing land, P1
Layout, siting and design, RD1 Providing suitable services, and RD2
Developers Obligations of the Aberdeenshire Local Development Plan (2017).
For noting:Part 2C (Planning Delegations) states at Section C.3.2b for Local
Development, that following consultation with the Chair and Vice-Chair of the
determining Committee, the Head of Planning and Environment Service can
refuse planning applications for which Section 75 Agreements are not
completed or Developer Obligations are not paid within four months from the
date of the Committee at which the application is determined. Local Ward
Members shall be notified of any such refusal.
Please note that this power may be exercised in respect of the application
which is the subject of this report if the application is approved by the
Committee.

Stephen Archer
Director of Infrastructure Services
Author of Report: Paul Williamson
Report Date: 13 February 2020
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr David Aitken
Address: Parkview 26 Garvock Laurencekirk
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We completely object to this development:
Insufficient road network in the surrounding area for additional traffic, traffic is already an issue in
Garvock Street, Johnston Street, Garvocklea Gardens and Frain Drive. The site access is also on
the main route to and from the Primary School which will also increase the risk to School Children
walking and cycling to School.
Water pressure is also a real concern in this area so adding more properties will just increase the
problem.
Privacy will also be an issue for the existing properties with the field being higher and 2 storey
houses planned for development
With the huge development areas available North of the village I see no reason to develop this
green space.
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr Stuart Campbell
Address: Garvocklea House Garvocklea Gardens Laurencekirk
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We object to this proposed housing development being added to Garvocklea Gardens
for the following reasons;
1. Garvocklea Gardens is a narrow residential road which is busy with both car, cycle and foot
traffic of both accompanied and unaccompanied children at school drop off and pick up times, as
well as at lunchtime for nursery sessions. There is additional traffic with the out of school club
which meets at the primary school and we are aware due to Government policy changes the
nursery will be operating much longer hours in the future with yet more traffic implications. During
the winter the road and pavements are regularly icy and due to low sun and shading we have
found the ice does not thaw naturally. We are also aware this street is a low priority to grit
treatment leading to us having witnessed cars and people sliding around, including one occasion
where a car mounted the pavement (photo can be provided). To add this additional access on to
Garvocklea Gardens for the proposed new development with the further possibility to tie into the
wider proposed housing development in the adjacent field which is currently in planning
application but with strong opposition from the local community, will only further exacerbate this
situation with additional car, delivery and service vehicle traffic which at some point will lead to an
accident.
2. We would note that both Johnston Street and Garvocklea Gardens are advisory 20 mile per
hour zones with limited signage and adherence/compliance. Further enforcement measures would
be compulsory prior to any further increase to traffic use on these streets.
3. Further to the concerns noted above regarding the local residential road network, junctions from
Johnston Street and Garvocklea Gardens to Garvock Street, Church Street and Frain Drive are all
tight with limited visibility and numerous close encounters with current traffic levels. We are aware
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of our neighbours garden wall, between us and Church Street, having been crashed into multiple
times with at least two rebuilds due to cars losing control driving between Johnston Street and
Garvocklea Gardens.
4. Due to no specific pedestrian crossings in Laurencekirk and only sporadic crossings covered by
a lollipop person for school children, many are dropped off on and around Johnston Street and
Garvocklea Gardens as a perceived safe walking or cycling route to the primary school.
5. In relation to the local primary school, which is the largest in the cluster, we are aware through
serving on the parent council that it continually operates close to maximum capacity as does the
secondary school. The primary has recently had a final extension added which was confirmed as
the last possible expansion.
6. There is a well known issue with low water pressure throughout Laurencekirk which we
understand will be further exacerbated with the additional proposed development location and
elevation. We understand this issue was raised over 20 years ago with a similar proposed
development on this site and to our knowledge no improvements have been implemented. We
experience the same issue with low water pressure in our house.
7. As above with water supplies we are also concerned with drawing and sewage provision for the
proposed development and its impact on the existing infrastructure. The reports included appear
to only look at the development requirements and not on the impact to existing pipework or
systems. We know the ground in the Mearns area consists heavily of clay and leads to a lot of
surface water run off and localised flooding during heavy or prolonged periods of rain which
appears to be increasing each year with the changing weather cycles. We note the proposed
development includes for filter ditches for rain water drainage and would be concerned what
happens to the local area should these back up due to the clay ground conditions.
8. We note from our title deeds drawn up by Scotia Homes for Garvocklea Gardens the maximum
allowable building height is stated up to 1.5 storey with the majority of the existing development
being single storey. the proposed development which starts at 1.5 storey and increases to 2 storey
would not appear in keeping with the local area precedence and would lead to existing houses
being over looked with the raised site elevation and taller buildings.
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr Scott Duncan
Address: Greenbank, 3 Garvock Street, Laurencekirk, Aberdeenshire AB30 1HD
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We completely object to this application on the follow points.
Road Safety - The roads around this areas lead to the local Primary School which is busy with
children walking and on bikes. There is already a high volume of traffic in this area at certain
times, posing a potential risk to children. The further increase in traffic which would result from this
development would correspondingly increase the likelyhood of a child being hurt or killed.
Furthermore, the junctions in and out of Laurencekirk to the A90 are already notorious for being
accident black spots. So much so that a flyover is planned. Again the increase in traffic volume
resulting from this development (and others) in the village would increase the likelihood of more
road traffic collisions, especially given that completion of the flyover is years away.
Water pressure - Houses in this part of the village are plagued with poor water pressure. We
already have to use an additional pump just to take a shower or run a bath. Allowing for any
increase in demand on the already struggling water system would have a negative impact on the
water supply to existing houses not to mention the implications for any new builds.
Drainage - There are already issues with drainage from the proposed site. During heavy rainfall
water can be seen running out of the field, through the gardens of houses on Garvock Street and
down the street. Should erection of additional houses compound this issue it would result in
flooding and potential damage to the properties of existing residence.
Loss of light - Construction of 2 storey houses will result in a significant loss of light to a number of
houses on Garvock Street.
Destruction of local natural ecosystem including hedgerows.
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As well as the above points, it should be considered that the draw of living in Laurencekirk is being
part of is a relatively small, friendly and welcoming, close knit community who appreciate and
value the natural surroundings of the village as well as it's heritage. The ever increasing number of
developments threatens the essence of what it means to be part of the Laurencekirk community.
We feel that allowing this application would be destructive and irresponsible.
Regards
Mr Scott Duncan and Ms Layla Gill
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr Matthew Gibson
Address: Myrtle Cottage, 10 Garvock Street, Laurencekirk, Aberdeenshire AB30 1HD
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We completely object to this development for the following reasons.
- Insufficient road network for the current volume of traffic - All the roads in this part of the village
surrounding the proposed site are narrow and doubled parked causing significant congestion
particularly during the morning and afternoon rush hours. All the road junctions in this part of the
village are either blind or have restricted visibility. Particularly dangerous junctions exist at the
joins of Garvocklea Gardens and Frain street, Church Street and the High Street and Garvock
street and Johnston street. These are all the junctions required to get to the development site. The
roads network in this part of the village cannot handle the current volume of traffic without the
addition of more private cars, delivery vehicles, council service vehicles, etc.
- Child safety - As a local parent this is a massive reason for objection. Any development which
increase the risks to the children of Laurencekirk is unacceptable. Johnston Street and Garvocklea
Gardens are the main route to the primary school. The route is already less than ideal due to the
above reasons. It is worth highlighting that the pavements along the entirety of Johnston street are
particularly narrow and even as an adult can make for uncomfortably close passings of cars and
other vehicles. The addition of a new blind junction from the proposed site onto Garvocklea
gardens will add additional risk for school children and local residents in general.
- Inability to access the site safely - To construct any parts of the development will require the use
of significant heavy plant machinery and for materials to be delivered to the site via large
articulated lorry. Given the narrow roads in all directions from the site, the requirement to use
multiple 90 degree blind narrow junctions that are double parked throughout the day, makes it
highly unlikely that this can be done without risk of harm to people or of damage to property.
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- Flooding and drainage - During heavy rains, the field always floods due to how clay rich the soils
are in the field, this then drains into the gardens bordering the field. We frequently see that
Number 6 Garvock Street have a torrent of water running down the side of their house out on to
Garvock street that is draining off the field. At number 10 our garden is sodden and boggy during
heavy rains with the water flow off the field. With the groundworks to build the properties upon and
the laying of impermeable roads and pavements for access, this flood risk will increase for our
houses, particularly those toward the low side of the field. Even if drainage is installed it is likely
that clays washing into the drainage system will block it.
- Being overlooked - With the exception of the housing proposed for the Garvocklea Gardens end
of the site which will be apparently be 1.5 storey, all housing is planned to be 2 storey. Given the
field is higher up then most of the bordering properties we will all be intrusively overlooked and
overshadowed by these properties. For houses on Garvock street in particular, on the north side of
the field, these houses will block out the sun during the winter months due to the low position of
the sun in the southern sky, where the development will be erected relative to the properties.
- A lot of the housing surrounding the proposed development site on Garvock street and Johnston
street is late 19th century, early 20th century is age and design. The addition of large new build
houses in the house will be jarringly out of place and detract from the character of this part of the
village significantly.
- Water pressure - There is an unresolved issue with low water pressure in the village with the
houses who experience the least water pressure being on Garvocklea Gardens, where the
development would most likely tie into the water mains. There is no capacity to add more
properties to the water network here.
- No capacity available from Laurencekirk schools - Both the primary and secondary schools in
Laurencekirk are at or near capacity meaning unknown access to education for any children who
may live in the development.
- Development Plan 2021 - In the Aberdeenshire Council development plans, the Beattie Lodge
field, known collectively as sites KN018 and KN019 are both 'not preferred' sites due to access
issues, and required infrastructure improvements, with the planning officers looking to remove
these from future development plans entirely.
- Given the vast development areas available for application in the North of Laurencekirk for up to
885 houses as already allocated, where no pre-existing housing exists, and in the south of the
village, there is no defendable reason to build in this field given the limited actual requirement for
new housing and the community opposition to any development.
Matt and Kat Gibson
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mrs Stuart Henderson
Address: 73 Johnston street Laurencekirk
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:There are vast development areas available for application in the North of Laurencekirk
for up to 885 houses as already allocated, where no pre-existing housing exists, and in the south
of the village. There is no defendable reason to build in this field given the limited actual
requirement for new housing, environmental and safety impacts, and the community opposition to
any development.
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr Arthur Macdonald
Address: 17 Garvocklea Gardens Laurencekirk
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We object to this development for the following reasons:
1. The water pressure in this area is already low, and any additional development will inevitably
lead to a further reduction.
2. Increased volume of traffic will exacerbate the existing difficulties and dangers in exiting
Garvocklea Gardens on to Frain Drive/ Church Street and the High Street.
3. Garvocklea Gardens is a main route to the primary school, and the addition of a new blind
junction on to Garvocklea Gardens will pose unacceptable additional risk for school children and
pedestrians in general.
4. In the exiting Council Development Plan, the Beattie Lodge field (KN018 & KN019) are both
"non preferred " sites because of access issues and required infrastructure improvement with the
planning officers looking to remove from future development plans completely. Up to 885 houses
are scheduled for the north end of Laurencekirk, so we can see no reason to build on this site.
Arthur & Irene Macdonald
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Dr Fiona Moore
Address: The Willows Frain Drive Laurencekirk
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:- Preservation of greenfield land: this is part of a larger area of greenfield land. This is
Grade 2 prime agricultural land which is declining fast in Aberdeenshire. It has well established
hedgerows on three of the four sides, with many established trees- this would be destroying an
established ecosystem. The ecological survey the applicant undertook was in late October when
the majority of vegetation has died back and is barely recognisable.
- Children accessing school grounds safely: Garvocklea Road directly leads to the primary school
access road and is heavily used by children to get safely to school - often cycling or walking
without adults as they get older. As the proposed exit is on a bend to both the right and left it is
easy to see how quickly sight lines would disappear. Living next to this we often encounter
gardening firm vehicles with large trailers and delivery vans, parked on the curve of the road,
meaning exiting drivers would lose their clear view.
- Water pressure in this part of the village is very poor. Our nearby replacement house on Frain
Drive was built in 2014 and the 6" structural water main passes by our front gate. Even connecting
directly into that our pressure is so poor we had to install an electric pump into our Eco home otherwise the water in the tap stops if a toilet is flushed. The residents on Garvocklea Gardens
and Garovock Street also have the same issues. The water infrastructure in this part of the village
cannot cope with additional demand.
- Not supported in Local Development Plan draft
This site was included in draft bids for the LDP2021. It is a "not preferred" site by Planners and
they recommended its removal from the plan.
- Right of access
This small development forms one corner of the large field. This has been in the development plan
for many years and not utilised because the owner of the field does not own any access road
directly to this corner of the field. This effectively means this is a wasted allocation in the LDP as it
can never be developed without the entire field being developed. We believe this may still be the
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case - with the proposed developer not having a right of access. We have obtained the deeds from
the Scottish Title Register for the strip of land proposed as exit/entry route.
- Nearest exit roads very narrow: The Strategic Plan for the village commencing in the Local
Development Plan 2017 stated that the historic village centre layout has road traffic congestion
issues and the development of the north end of the village at area OP1 would aim to alleviate
these while still meeting the intention for the village to be part of providing additional housing. This
situation has not changed, with narrow road exits on and off the High Street at every junction. The
junctions from Garvocklead Gardens onto Church Rd, Frain Drive and the High street are very
narrow and often require one car to hang back before the junction line to allow another to turn in
due to the high number of parked cars always present. This is particularly a huge problem during
school drop off and pick up where there are 370 children in transit. School buses and larger
vehicles struggle to get in/out of Frain Drive, and cars regularly have to reverse backwards at the
junction to allow another vehicle to enter.
- Flooding
Due to the field being underlain 50cm below the surface by Mearns clay, we regularly see the field
flood in heavy rain at low spots. This corner of the field is such a low spot. Covering that surface
with housing would lead to the surface water moving towards the houses surrounding it.
- A90- as we all know the decision-making process for the A90 flyover and access road layout
continues on at this time. There are many options still on the table which could lead to new roads
running parallel to the current A90 or affecting congestion at any of the junctions. Until this is
resolved we cannot support yet more housing to add to the existing ones approved and underway.

- School capacity
The current primary school, which was extended in 2017, is already over capacity (role of 312,
capacity 306). The new Mearns Academy, opened in 2014, is also over capacity (role 683,
capacity 640). There is clearly a need for a significant investment in education facilities in the
village. This development would need to include a Planning Gain fee to allow extension of both
these schools.
In summary, we feel there is not only no case to support these developments in this particular part
of the village, but that they could be very detrimental to our children, our wildlife and our village
setting.
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr JOHN PEARSON
Address: 55 JOHNSTON STREET LAURENCEKIRK
Comment Details
Commenter Type: Neighbour
Stance: Customer made comments neither objecting to or supporting the Planning Application
Comment Reasons:
Comment:As pedestrian access is next to our house we have concerns about privacy, security
and lighting of the lane.
More details on this matter would be appreciated.
Regards
Mr & Mrs Pearson
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr John Reid
Address: 5, Garvocklea Gardens Laurencekirk
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Before listing objections, we fully understand and accept that the need for private
housing is necessary and inevitable however as with previous planning applications or Local
Development Plans we have objected on the basis that there needs to be serious commitment to
the upgrade or in the adding to of the existing infrastructure in order to support both the existing or
new residents to the village.
1. Low water pressure - in the 20+ years we have stayed in Garvocklea Gardens we have been
blighted by poor water pressure. The Scottish Water website states that customers are entitled to
a minimum pressure of 1 bar, we have the pressure checked many times - we struggle get
anything much more than the minimum. The house has two electric showers, on many occasions
in the summer there is not enough pressure to get the heating elements to kick in. We have looked
into getting a booster pump fitted but were advised by a plumber that due to the way the plumbing
of the house is configured it would be a waste of money.
In the past we have had Scottish Water deliver cases of bottled water because we have run dry meanwhile other householders in the street are watering their gardens.
In the Local Development Plan 2021 it mentions that for KN018, Scottish Water were not
contacted with regards to the status of the supply but the Council by using the Scottish Water
asset Capacity search tool, it was found to be okay?. The new housing development is at a lower
level than ourselves in Garvocklea so what may be okay for them will not be okay for us. Any talk
a few years ago of a new reservoir has now vanished.
2. Road Safety and usage
The new development has car parking for 26 cars and 3 for visitors not to mention additional
service and public traffic, all coming in/out at a new junction that is positioned close to a sweeping
bend with oncoming traffic if heading towards the school. At present pedestrians (especially school
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children) have an uninterrupted walk on the pavement from Garvock Street round to the school.
When the primary school planning application was raised in the mid 90s, objection was raised
from residents in Garvocklea Gardens with regards to the extra traffic that would now occur and
requested that the addition of traffic calming measures be considered - this was rejected. When
the school was then opened, the Council was again approached on the subject - "20s Plenty"
advisory speed limits were created from the end of the Johnston St, Alma Terrace junction through
Garvocklea to the end of Frain Drive. Under the then current regulation "Road Hump (Scotland)
Regs 1990" signage could be used which negated the use of fitting traffic calming measures.
Scant regard is paid at anytime of the day by road users to the advisory speed limit - if Garvocklea
Gardens was in Aberdeen, the street would be labelled a "rat run" during the morning and
afternoon runs to/from school!!.
For present day use there are 2 documents - Aberdeenshire Council "Infrastructure Services Standards for Road Construction, Consent & Adoption dated 22/12/15, "Transport Scotland Good practise guide on 20mph speed restrictions June 2016". Both contain sound guidance on
how to back fit speed restrictions, traffic calming measure, RoSPA also issue advice on 20mph
speed limits or 20mph zones. We are now almost 20 years on from when the speed limit signs
(advisory only!!) were first used like in all walks of life, there needs to be a review of the current
situation and if required actions implemented to reduce the risk as low as possible.
3. A90 junction - the constant thorn in the village's side, the continuation of building in the village
leads to yet more cars required to join and cross the A90 particularly the staggered Montrose one.
It has been said on many occasions that until the flyover is completed no more building should be
permitted.
4. House style - maximum house height in Garvocklea Gardens is 1.5 storey, planned
development is surrounded by cottages and Victorian 2 storey. Allowing a 2 storey box style is
setting a precedent which is totally out of character with this part of the village.
Mr & Mrs J D Reid.
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr Graham Shearer
Address: 49 Johnston Street Laurencekirk
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We completely object to this development for the following reasons.
- Flooding and Drainage - During heavy rains, the field always floods due to how clay rich the soils
are in the field, this then drains into the gardens bordering the field. We often see a torrent of
water running down the side of houses out on to Garvock street that is draining off the field. With
the groundworks to build the properties upon and the laying of impermeable roads and pavements
for access, this flood risk will increase for our house at 49 Johnston Street and others at the low
side of the field. Even if new drainage is applied it is likely that clays washing into the drainage
system will block these and for this I ask that should the development go ahead the developer has
full accountability/responsibility in writing for any damage caused by surface water not previously
an issue to my property or others in the surrounding area.
- Pedestrian Access - I have a concern with the following, Privacy, Security, Safety and access.
Would like more detail provided on how these above matters are to be mitigated for surrounding
properties.
- Road Safety - Insufficient road network in the surrounding area for additional traffic, traffic is
already an issue in Garvock Street, Johnston Street, Garvocklea Gardens and Frain Drive. The
site access is also on the main route to and from the Primary School which will also increase the
risk to School Children walking and cycling to School. Requested pedestrian access from this
development to town center will also add new high-risk road crossings, at Johnston Street and
High Street.
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Comments for Planning Application APP/2019/2802
Application Summary
Application Number: APP/2019/2802
Address: Land At Beattie Lodge Garvocklea Laurencekirk Aberdeenshire
Proposal: Erection of 11 Dwellinghouses and Formation of Access
Case Officer: Paul Williamson
Customer Details
Name: Mr Austin Stevenson
Address: 8 Garvocklea Gardens Laurencekirk
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:
With reference to planning application APP/2019/2802 my wife and I wish to formally object to the
application.
The grounds for this objection are as follows;
- Road Safety - Garvocklea Gardens and Johnston Street are part of the main access to
Laurencekirk Primary School and are use by children who are both accompanied and
unaccompanied; this provides increased pedestrian and vehicular traffic. As is the commonplace,
children are often dropped off nearby and walk/cycle to school along the above-mentioned streets,
a practice actively encouraged by the school. This provides a safe route for children to use as they
have no road junctions to cross, with the exception of the access road to Beattie Lodge which has
a very limited level of traffic.
- Road Safety - Should this development be permitted the road junction with Garvocklea Gardens
would be a major hazard for pedestrian and vehicular traffic as there is poor visibility from this
proposed location to see approaching hazards including vehicles travelling from Johnston Street
or from the direction of Frain Drive, given the layout of the road. The speed at which vehicles
travel on the abovementioned roads also appears in excess of the advisory 20mph speed limit and
also the mandatory 30mph limit. Having requested speed checks in the area previously, the road
layout has proven to be the stumbling point for the effective deployment of speed detection
equipment. In addition to the above, if each house has on average 2 vehicles this is a significant
increase in vehicles using the road daily and contributing to the hazard.
- Child Safety - Laurencekirk Primary School is a large school which is almost, if not currently, at
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capacity and from discussion with the school, there is no possible route for further expansion to
the school building in order to increase the roll. Laurencekirk Primary School also encompasses a
school nursery which, due to the Government '1140 hours' policy, is going to be significantly busier
from 2020 onwards. This will lead to an increase in both vehicular and pedestrian traffic at the start
of the day, mid day and also late afternoon.
- Child Safety/Flooding & Drainage - It is noted within the development plans that there is an
intended 'filter ditch' to deal with any excess water. The level of excess water that this would have
to cope with would create an additional water hazard in itself which could be a draw for local
children. The run off from the fields and the ground nearby can be significant in periods of adverse
weather due to the topography and can particularly effect those on the lower parts of the proposed
field margins. As this is a new development it would be a number of years before any 'amenity
planting' had any impact, if at all, on the water levels in the area.
- Local Amenities - In Laurencekirk currently has an abundance of housing available, both new
and pre-owned. Having spoken with local housebuilders there is no market for newbuild
developments as supply is currently outstripping demand. This is in part due to the Muir Homes
development on Blackiemuir Avenue. Similarly, with the proposed new development detailed
within the Laurencekirk Development Plan 2021, to the north of the village there are around 1000
additional homes proposed. Information received from Aberdeenshire Council reveals that
between 2011 & 2015 there were only 26 houses built and sold within Laurencekirk.
Aberdeenshire Council stated that they anticipate future demand to be around 45 homes annually
from 2016. If this projected rate of uptake continued, there would be enough local housing stock,
between OP1 and OP2 to last 24 years. Given the current financial climate and Oil & Gas industry
unemployment, coupled with the local housing stock figures, it does not justify the proposed
development. These reference numbers are from the Laurencekirk Development Plan 2021.
- Local Amenities - Within Laurencekirk the Health Centre already has a huge demand on their
services as largely the area has an aging population thus the demand on the health service is
increased. This development would only add to this burden. Similarly, there is only one dentist in
Laurencekirk resulting in being unable to register with a dentist locally. If you are registered with
them then you have to wait a significant length of time for an appointment. In addition, the
emergency services already have minimal footprint in the area and it is an obvious correlation that
increasing the population of the area will impact on these resources.
- Environmental Impact - the proposed development site is an already useful agricultural area,
harvested from as recently as September 2019. This area is also frequently visited by numerous
species of wildlife such as Deer, Pheasants, Raptors and Badgers amongst others. Therefore, this
development would mean a significant loss of habitat and viable agricultural land. The Strategic
Environmental Assessment of Bid Sites (Kincardine & Mearns) published by Aberdeenshire
Council highlights the site as "prime agricultural land is a limited resource and cannot be replaced.
No intervention is available to mitigate against this loss."
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- Environmental Impact - The land which surrounds the sites identified as KN019, KN020 and
KN026 has a wide variety of flora and fauna which is all well established and is very much
cherished by the local community, for a variety of reasons. These areas are well established and
diverse, containing local wildflowers, fruits, insects and wildlife. There is no comparison between a
local ecosystem evolved over time and a developer installed 'ecosystem'.
During discussions with Aberdeenshire Council about Tree Preservation Orders in the Garvocklea
Gardens and Cairn Wood areas, it was repeatedly emphasised that it is not just the individual tree
being taken into consideration but the wider visual amenity of the area. Whilst in law, there is no
'right to a view', there is a right to the enjoyment of the amenities of an area, which include the
view. By developing these sites, specifically KN018, KN019 and KN020 (references relate to
Laurencekirk Development Plan 2021) this would disrupt a very scenic view enjoyed by all the
residents of Garvocklea Gardens, Garvock Street and the numerous people on foot who chose to
walk in the area. Such a thing can be taken for granted by many however, a pleasant view and the
outdoors have been proven to improve people's mental and physical health, drawing people to the
outdoors.
- Environmental Impact - Water pressure on Garvocklea Gardens barely reads over 1 bar in
pressure. Any development in the proposed area, being closer to the reservoir that supplies the
village, would have a significantly lower pressure requiring pumps at each property. With this,
would come the environmental impact through energy usage and also possibly noise pollution,
which in turn could further disturb the wildlife and residents in the area.
- Environmental Impact - Within the Strategic Environmental Assessment of Bid Sites (Kincardine
& Mearns) published by Aberdeenshire Council, it clearly highlights the site for which this
application relates has the "potential deterioration of a waterbody, the extent to which the
allocation is at risk from flooding...". It also highlights that "the WTW (Water Treatment Works) is
nearing capacity for this area."
- Laurencekirk Development Plan 2021 - During the consultation phase for the Development Plan
2021 the sites detailed as KN018 and KN019 are both marked as being 'not preferred' and that
they are not appropriate for the proposed use. This has led to local planning officials looking to
have them removed from the development plan completely.
- Further Comment - Strategic Environmental Assessment of Bid Sites (Kincardine & Mearns)
published by Aberdeenshire Council further highlights the following; "There are a number of
infrastructure constraints associated with the site, namely waste water provision and education
provision at the secondary and primary school..." The plan also highlights that the proposed site
has only one neutral to positive effect for the local area; the remaining nine comments are graded
as 'neutral', 'negative' or a mix of the two.
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Regards,
Austin & Caroline Stevenson
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