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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.2.1 of Part
2C Planning Delegations of the Scheme of Governance as the application is
for major development.

1.2

The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this report and had no comments to
make and are satisfied that the report complies with the Scheme of
Governance and relevant legislation.

2.

Background and Proposal

2.1

Full planning permission is sought for the erection of 71 dwellinghouses on
the land to east of Golden Acre, Johnshaven.

2.2

The site is located within the settlement boundary of Johnshaven and is
allocated within the Aberdeenshire Local Development Plan 2017, designated
as OP1. Within the settlement statement, the allocation states 67 dwellings
and future development proposals should ensure that there are two points of
access to the site. The statement further outlines that footpath links should be
created to connect with existing pathways in the village. It is important that
the site provides functional open space as open space within Johnshaven is
limited and this is a good opportunity to improve this. The site was allocated
in the previous Aberdeenshire Local Development Plan 2012 as EH1 and a
previous application for 67 dwellinghouses was approved on the site in 2010.

2.3

The site extends to approximately 5.9ha and has a general rectangular form.
The site slopes gently down from its northwest corner near the cemetery
towards the southeast corner, opposite a development of large dwellings at
Lathallan Grange. The northern boundary of the site is defined by an existing
single track road, Cemetery Road, which runs east to west from a
dwellinghouse, The Lodge, at the exit from Lathallan School, to the cemetery
and onto New Road – this being the main access road to the village. Beyond
Cemetery Road, there is an open field which slopes upwards towards the
A92. The eastern boundary of the site is defined by a public road, the C17k
Castle Street to the A92 (also known as Barons Pade), which descends from
the A92 and enters the village onto Castle Street to the southeast corner of
the site. Within the boundaries on the east side is a mature tree belt, which
also wraps around to the south to form a wooded area. The former railway
line, which is now a footpath, runs along the southern boundary. Properties
on Herd Crescent overlook the site on the south side and comprise a mix of
two storey semi-detached and terraced house type. To the west side lies the
residential area of Golden Acre, which comprises a mix of two storey and
single storey semi-detached, and terraced properties, which step down the
slope. The properties surrounding the site are semi-modern stock, and of a
mix of finishes, comprising roughcast and wet dash render, concrete roof tiles
and UPCV windows. More traditional dwellinghouses are located further to
the south, within the designated conservation area. The site lies outwith the
designated Johnshaven Conservation Area, the boundary of which lies to the
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south of the site and is separated by the former railway line and a line of
dwellinghouses. Wairds Park is located to the southeast corner of the site.
2.4

The proposed development would be accessible via Cemetery Road and an
emergency access created from Castle Street to the east of the site. The
vehicular route would loop around the site, with two private accesses created
to serve 7 dwellings located within the centre of the site. Dwellinghouses
would front the road throughout the site and the SUDS basin would be
situated in the southeast corner of the site, adjacent to the wooded area which
would be retained with path linkages within it. Open space, approximately
14,200sqm of useable space, would be provided within the centre and
western area of the site with footpath provision to the west and south, leading
to Golden Acre and the old railway line. Proposed landscaping consists of the
open space mainly being laid to grass and mixed tree planting lining the
edges of the site and footpaths, in addition to small groupings of trees in the
open space areas.

2.5

71 dwellinghouses are proposed and would be finished in white wet dash
render, cladding, low profile slate effect roof tiles and UPVC windows and
doors. House types include:
• 4 x 1 bed semi-detached single storey dwellings;
• 3 x 2 bed terraced single storey dwellings;
• 8 x 3 bed dwellings, consisting of a terraced row of 4 and 2 semidetached, all 1 ½ storeys in height;
• 2 x 4 bed semi-detached 1 ½ storey dwellings;
• 10 x 2 bed single storey detached dwellings;
• 8 x 2 bed semi-detached single storey dwellings;
• 16 x 3 bed single storey detached dwellings;
• 14 x 3 bed 1 ½ storey detached dwellings;
• 6 x 4 bed 1 ½ storey detached dwellings.

2.6

A provision of 17 affordable units are proposed, and a cash commuted sum
for 0.75 units. The units are proposed on plots 46 – 62 and would range from
1 bed to 4.

2.7

There would be variety in the house designs in terms of dormers and integral
garages. Massing of wall elevations would be broken up by the inclusion of
external cladding and the roof elevations by dormers or roof lights.
Sunrooms, measuring 4.4m by 5.8m with a height of 4.7m, would be included
on plots 9, 22 and 28. Each plot would be enclosed by 1.8m high timber
fencing to the rear and 0.9m to the sides, from about 1m back from the
principal elevation of dwellinghouse.

2.8

Foul water would drain to the public system and surface water would drain to
the proposed detention basin for treatment and then connect to the Scottish
Water surface water sewer. The proposal would utilise the public water
supply.
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Planning history
2.9

A previous application for the erection of 67 dwellinghouses, APP/2008/1004,
was approved by Kincardine and Mearns Area Committee and consent issued
22 July 2010. The application site was larger than the proposed site for this
current application and included the existing road to the east of the site,
known as Barons Pade, to be upgraded.

2.10

A Proposal of Application Notice (PoAN), ENQ/2019/0192 was submitted on 6
February 2019. Pre-application advice was sought in relation to the proposal
and a pre-application major development meeting where the proposal was
discussed with relevant consultees. A masterplan, ENQ/2019/0462, was
submitted at the same time as the pre-application enquiry, however as noted
below in the discussion section of this report, this has not proceeded.
Supporting information

2.11

Design and Access Statement (John D Crawford Ltd) – Statement providing
an overview of the site, details of the proposed roads provision and
visualisations of the house types. The statement goes on to detail the open
space provision and details of the public meeting which was held as part of
the requirement for a major development.

2.12

Environmental Survey (Astell Associates) – Report dated 29th January 2019
detailing surveys which were carried out on the site prior to the submission of
the planning application. The report concludes that the habitats on site do not
in themselves represent an important ecological resource, however some
elements on the site potentially could support protected species at certain
times of the year. In terms of protected species, there is potential for nesting
birds in the woodland, hedgerows and field stubble. There was no evidence
of red squirrels, bats or badgers as such the proposed development would not
affect any local population of these species.

2.13

Public Consultation Report (John D Crawford Ltd) – Details of the public
meeting which was held as part of the requirement for a major development.
This includes where the event was advertised, the material which was
available, feedback received by the public and a response provided for each
point raised.

2.14

Planning Statement (Norr) – Report dated 16 December 2019 and prepared in
support for the proposed development, in particular the site layout and
compliance with relevant policies of the Aberdeenshire Local Development
Plan 2017.

2.15

Drainage Impact Assessment (Ramsay and Chalmers) – Updated report
dated 25 February 2020 outlining the proposed drainage infrastructure for the
site. This includes details of the detention basin and connection to the public
drainage network.
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2.16

Street Engineering Review and Quality Audit (Ramsay and Chalmers) –
Report dated 05 March 2020 and provides a road safety audit, swept path
analysis, road drainage details, parking schedule. This document and various
drawings were updated to attempt to remedy concerns by Infrastructure
Services (Roads Development).

2.17

Tree Survey Report (Astell Associates) – An updated tree survey report, and
associated drawings, dated 22 January 2020. The report details tree
identified to be felled for the development and includes information on tree
protection measures to be carried out during the construction phase of the
development, the long-term woodland management and replacement planting
within the site.

2.18

Site Investigation Report (S.A, McGregor) – The purpose of the report was to
determine the nature of the materials underlying the site and is dated July
2019. The report includes findings of the trial puts and soil bearing capacity
and provides information to enable foundation, road and SuDS design.
The findings conclude that foundations should be taken through the top soil
and rest on the underlying natural sub-soils. A minimum layer of sub-base is
required for the road design and the land has good draining properties and is
suitable for disposal of surface waters.

2.19

Transport Statement (WYG) – Report dated March 2020 and provides
information on the transport aspects of the development, including the
proposed development, accessible transport network, existing road network,
details of development trip generation and residential travel plan framework.
This document was submitted following a request from Infrastructure Services
(Transportation).
Amendments

2.20

The site plan, drawing ref. JDC.767.012 D, was amended following comments
from the Planning Service raising concerns about the overall site layout and
useable open space provision.

2.21

Updated drawings and reports were submitted in relation to drainage and
roads following comments from Infrastructure Services (Roads Development)
and (Flood Risk and Coast Protection).

3.

Representations

3.1

A total of 11 valid representations (11 objection) have been received as
defined in the Scheme of Governance. This does not include multiple
representations from the same household which equate to 13 letters in total.
All issues raised have been considered. The letters raise the following
material issues:
•
•
•

Increased traffic would impact on existing entrance/exit to the village;
No social housing;
No access between Golden Acre and new development;
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
4.

House design are characterless and do not contribute to character of the
village and conservation area and should be in keeping;
Existing access to A92, drainage capacity, water pressure, public
transport, Council services, health services issues need to be addressed
before new houses;
Impact on existing education services, lack of nursery provision;
Trees must be retained to protect character of the village and wildlife and
removal of trees would be detrimental;
Significant planning gain required to village hall and increase in play
equipment and maintenance costs;
Increase in population is too large for the village;
Development is at odds with the climate change directive and does not
reduce greenhouse gas emissions;
Affordable housing should be integrated throughout the development;
Existing properties already for sale and existing buildings should be repurposed before extending the village;
Loss of natural countryside, which has been used for agricultural
purposes;
Visually overbearing and loss of privacy;
Environmental impact on wildlife, pollution and general well-being of the
village;
Public sewage infrastructure not suitable;
Will deter tourists;
Increased flood risk of Wairds Park and Lathallan Grange;
Brownfield sites should be developed first;
Scheme is not site specific;
If drainage catchment area overflows during storm event, where will the
water go;
Closure of Cemetery Road for any length of time will impact traffic.

Consultations
Internal

4.1

Business Services (Developer Obligations) has confirmed that
contributions have been agreed for the following: provision of 13 houses for
Social Rent plus 4 houses for Low Cost Shared Equity plus a commuted sum
for expenditure on affordable housing; works in kind for the provision of the
new annexe at Johnshaven Village Hall; contributions towards the local
playing fields; contributions towards an extension of Inverbervie Medical
Group or such facilities which will offset the impact of the development, and;
contributions towards a Household Waste and Recycling centre in
Laurencekirk or such facilities serving the residents of the development.
Contributions would be secured via a Section 75 legal agreement.

4.2

Education & Children’s Services (Education) has no objection to the
application.
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4.3

Infrastructure Services (Archaeology) notes that the site occupies an area
in proximity to the archaeology site NO86NW0001, a Bronze Age standing
stone, and NO76NE00554, the cropmark of a possible ring ditch indicating the
potential for further evidence of prehistoric activity. As such, a condition
relating to the submission of a programme of archaeological works is to be
attached to any permission granted.

4.4

Infrastructure Services (Contaminated Land) requested further information
in relation to activities undertaken on the site. The agent submitted further
information and there is no indication of any past use which might have
caused contamination. Therefore, this Service has no further comment to
make on this application.

4.5

Infrastructure Services (Environment – Built Heritage) has made the
following comments on the application:
•
•
•

4.6

As the site lies adjacent to the conservation area the house styles
should take their design cues and characteristics from the surrounding
area and not diminish the value of the conservation area;
Should reconsider the roofing materials and massing of the roofs
should be broken up as there is little height changes and no chimneys;
Important to understanding that modern design is not necessarily
inappropriate provided it is of quality and can complement the local
vernacular.

Infrastructure Services (Environment – Natural Heritage) requested
further information in relation to the following:
•
•
•
•

The construction of the SUDS basin and the surrounding trees,
removal of certain trees due to health and safety/woodland
management, and open space provision including the woodland;
In terms of landscaping, this Service noted the ‘no build exclusion
zone’ and clarification as to whether this is within garden grounds.
Biodiversity enhancement is required for all new developments and this
has been provided to some extent, however further enhancement
should be considered;
Details of the connectivity to the existing footpath networks in the
surrounding area were requested to be submitted.

Further information and revisions were submitted, and the Environment team
requested clarification regarding trees to be removed and future maintenance,
details of the SUDs basin and construction details of footpaths. Upon receipt
of these details, the Environment team requested that the landscaping
proposals are carried out in accordance with the submitted details.
4.7

Infrastructure Services (Flood Risk & Coast Protection) initially object to
the proposal and request further information in relation to: clarification of the
SUDS basin and drainage future maintenance and capacity of the basin and
surrounding area to accept overland flows; clarification of the levels,
specifically in regards to the basin; further details of the ditch to the northeast
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of the site; sheet flow from the hillside to the north onto the site; how existing
field drainage will be addressed.
Following receipt of further information Flood Risk and Coast Protection has
no objection to the proposal, subject to a condition relating to the submission
of the detailed design of the proposed inlet structure to the existing ditch to
the west of the site.
4.8

Infrastructure Services (Housing) supports this planning application. They
note the inclusion of affordable units into the site and this meets the Housing
need as identified by Aberdeenshire Council waiting list 2020 and the Housing
Need Demand Assessment 2017. Affordable housing is to be secured via a
Section 75 Legal Agreement.

4.9

Infrastructure Services (Roads Development) initially objected to the
proposal and required the Street Engineering Review (SER) and Quality Audit
(QA) to be updated to correlate with the revised site layout. Driveway
dimensions, gradients and boundary treatments for individual driveways/front
gardens were requested to be submitted. Details of the visibility splays for the
realigned junction with Cemetery Road and emergency access road onto
Castle Street, alignment of the footway, swept paths and street lighting were
requested to be reviewed and further information submitted.
Following receipt of the requested information, Roads Development has no
objection to the proposal, subject to several conditions in relation to: road
improvements to be carried out in accordance with the submitted plans; prior
to occupancy of the 51st house the emergency vehicular access must be
provided; prior to commencement of development a safe route to school
assessment/audit from the site to Johnshaven Primary School must be carried
out and any upgrade works required must be carried out prior to occupation;
parking spaces are to be provided in accordance with the submitted plans
prior to occupancy of any dwellinghouse and gradient of the
driveways/parking must not exceed 1 in 20 and be fully paved; any
alterations/amendments to the development layout will require a SER/QA
review and updated if necessary; visibility splays are to be formed in
accordance with submitted plans.

4.10

Infrastructure Services (Transportation) initially placed a holding objection
on the application and requested the submission of a Transport Statement.
Following the submission of a Transport Statement, this Transportation has
no objection to the proposal subject to the inclusion of a condition relating to a
Residential Travel Plan being provided for every dwellinghouse as part of the
move-in pack.

4.11

Infrastructure Services (Waste Management) initially objected to the
proposal, however, have now removed their objection subject to the proposed
layout being designed to the satisfaction of Roads Development.
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External
4.12

Benholm & Johnshaven Community Council do not formally object to the
proposal, however, raise concerns relating to:
•
•
•
•
•

Increase in vehicular access and impact of this on road junctions
to/from the development and to/from the A92;
Requires provision of lighting on existing paths;
Stairs should be installed at either end of the old railway line to allow
ease of access and integration of the development into the community;
Concern over the adequacy of the water supply and sewage provision
and feel this should be upgraded before permission is granted;
A new sewage treatment plant and disposal system needs to be
installed to replace current system to serve the village.

4.13

Scottish Environment Protection Agency (SEPA) objected to the
application due to a lack of information relating to existing groundwater
abstractions. Following receipt of the further information, SEPA has removed
their objection.

4.14

Scottish Water has no objection to the proposal, however the applicant
should be aware that this does not confirm that the proposed development
can currently be serviced and advise that capacity for water and foul drainage
cannot be confirmed at this time and the applicant should submit a predevelopment enquiry directly to Scottish Water.

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
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.
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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 E1 Natural heritage
Policy E2 Landscape
Policy HE1 Protecting historic buildings, sites and monuments
Policy HE2 Protecting historic and cultural areas
Policy PR1 Protecting important resources
Policy C1 Using resources in buildings
Policy C4 Flooding
Policy RD1 Providing suitable services
Policy RD2 Developers’ obligations

5.4

Other Material Considerations
Proposed Aberdeenshire Local Development Plan 2020
Aberdeenshire Council on 5 March 2020 resolved to agree the Proposed
Aberdeenshire Local Development Plan (LDP) 2020 as the ‘settled view of the
Council’ on what the final adopted content of the LDP 2021 should be.
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The Proposed LDP 2020 is a material consideration in the determination of
planning applications. The Planning Authority must therefore assess what
weight it should have in the context of this particular application. As the
Proposed LDP is yet to be subject to public scrutiny and subsequent
Examination by an independent Reporter, it is considered that the level of
weight that should be applied to the Proposed LDP 2020 is not significant.
The Aberdeenshire LDP 2017 remains the up-to-date LDP for the area and
the primary document against which planning applications should be
determined until such time as a new LDP for the area is adopted.
6.

Discussion

6.1

The main issues to consider in the determination of this application are
whether the proposal is acceptable in terms of principle, along with its layout,
siting and design and any likely impacts on the character or amenity of the
surrounding area. Other technical issues such as open space provision,
access and drainage matters are also material in the determination.
Principle of development

6.2

The principle of development is established through the allocated site, OP1,
which identifies the site for 67 dwellings. The site has been long identified for
development with previous permission granted on the site, which has since
lapsed in 2015. Policy H1 Housing land states that housing will be supported
on sites allocated for that purpose and higher densities would only be
considered where any associate negative impacts on infrastructure, open
space and residential amenity can be addressed and where justified through
an approved masterplan. Policy P1 Layout, siting and design also states that
major developments or new development on sites identified within the
settlement statements will be supported where they keep to a previously
agreed statement, e.g. a masterplan. Within the settlement statement it is not
clearly stipulated the requirement for a masterplan and in this case, it was
considered given the previous permission on the site, the submission of a full
planning application was considered to be appropriate to address the
proposal. However, as there is no agreed masterplan for the site, the proposal
is a departure from Policy P1 Layout, siting and design.

6.3

Whilst the proposal exceeds the indicative number of dwellings, the increase
in numbers would be appropriately assessed through technical matters
including whether the development can be suitably serviced, not negatively
impact on the amenity of the surrounding area and whether appropriate
amenity space can be provided. This is discussed throughout the report. The
addition of four dwellinghouses is not considered to significantly impact on the
wider area or the allocation. Through the site being allocated for housing, the
principle of development is acceptable, however as the proposal exceeds the
allocation in the LDP, the proposal does not strictly accord with Policy H1
Housing land in this regard. However, as it will be clear in the remainder of
this report, the excess in numbers is not significant and all technical matters
can be addressed. As such, the proposal is considered acceptable as a
departure.
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Affordable housing
6.4

Policy H2 Affordable housing states that new housing of four or more houses
must include 25% of the service plots for affordable housing. Infrastructure
Services (Housing) set out that the required units for the site have been
identified accordingly on the site plan and would be secured via a Section 75
legal agreement. The proposed meets the requirements for affordable
housing and as such, the proposal complies with Policy H2 Affordable
housing.
Layout, siting and design

6.5

Policy P1 layout siting and design states that major developments will be
supported if they keep to a previously agreed masterplan and have
undertaken appropriate public consultation. As noted above, the proposal
does not have a previously agreed masterplan and as such, the proposal is a
departure in this regard.

6.6

Other central considerations in Policy P1 relate to seeking developments
meet the six qualities of successful places, which are distinctive; safe and
pleasant; welcoming; adaptable; efficient; and well connected.

6.7

In this case, the settlement statement outlines that two points of access
should be provided for the site. This has been provided, with the main access
to the development taken from Cemetery Road and a secondary access
provided onto the public road to the east of the site. The proposed road would
loop around the site, with housing fronting onto the roads. Two shorter private
roads would extend towards the central area of the site which would serve a
total of seven dwellings. The site layout has undergone amendments to
improve the location of housing, whilst allowing for the integration of open
space within the development. The inclusion of two accesses is considered
acceptable and meets the aims of the settlement statement.

6.8

There would be a number of house types on offer in the development, with
varying scale and design, however the finish of the properties would be fairly
consistent. The surrounding properties are a mix of design, materials and
scale and there is not one set character at this location in the village. The
proposed dwellinghouses, whilst they would be modern, are considered to be
of appropriate materials and design which would not have a detrimental
impact on the character of the area. The different house types in terms of
scale would provide for variety within the site and overall create a welcoming
and visually appealing development, in particular with the additional of open
green space and landscaping which would assist in minimising the density of
the development on the site. Due to the sloping nature of the development,
the site decreasing in levels also further adds to the varying nature of the
development.

6.9

Building on this allocated site would inevitably have a visual impact to some
extent considering that the site is currently an agricultural field. There are
existing residential properties to the west and south of the site and the field is
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enclosed by the existing road network and would be seen as a logical
extension to Johnshaven. There would not be an adverse impact on
residential amenity as a result of overlooking or overshadowing as there
would be sufficient distance between existing and proposed dwellinghouses.
All house plots would have adequate amenity space, with appropriate
boundary treatments to ensure privacy. Given the separation of the site from
the conservation area by existing houses, it is not considered that the
proposal would have a detrimental impact on the character or appearance of
the conservation area further to the south.
6.10

Letters of representation and consultee comments from Infrastructure
Services (Environment – Built Heritage) raise concerns about the appearance
of the proposed house types and their relationship to Johnshaven. The site
lies outwith the designated conservation area, however being located within
the settlement boundary it represents a sizeable extension to the village.
While it can be argued that the overall characteristics of the layout are not
reflective of Johnshaven, the site is dictated by the topography and accesses.
The layout has also been determined to maximise properties fronting the
street and the need to retain the existing woodland and provide open space
provision. The linkages provided to Golden Acre and the former railway line
assist in integrating the development with the settlement. In addition, as noted
above the site is outwith the conservation area and the woodland and existing
surrounding housing would assist in reducing the impact on the designated
conservation area.

6.11

The house types vary in their scale and frontages of the properties can differ
depending on the style. It is acknowledged that Golden Acre and Herd
Crescent are the two areas which will have the closest physical connection
with the new development, and the overall design of the new dwellings is not
considered to dominant significantly over the surrounding areas. The proposal
would utilise modern materials which would reflect the more traditional
materials in the village, such as slate effect roof tiles, which is considered
acceptable at this location and fits adequately with the characteristics of the
site.

6.12

Overall, the proposed design and layout would result in an attractive
environment of good residential amenity. On balance, this Service is of the
opinion the proposed development meets the six qualities of successful place
and complies with Policy P1 Layout, siting and design.
Open space

6.13

For major developments, there is a general expectation that 40% of the
development site shall be devoted to good quality open space under Policy
P2 Open space and access in new development. In each case the actual
proportion will take into account of the location, function and characteristics of
the development proposal and site, the function of the open space and where
appropriate, the function and characteristics of existing open space in the
area.
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6.14

Although the proposed open space falls short of the 40% provision stipulated
in the policy, the site provides links to the existing former railway line which
runs along the southern boundary of the site. In addition, the proposal makes
provision for a pavement from the emergency access down to where the
railway line ends. As such, access to existing linkages which in turn lead to
nearby good quality open spaces, such as Wairds Park, assists to mitigate
against the deficiency within the development site. Given the overall
connectivity and existing space, in addition to that proposed, the Planning
Service is satisfied that the proposal aligns with the principles of Policy “Open
space and access in new development.

6.15

Links from the development would be provided to the west, east and south
which would utilise existing paths, such as the old railway line, which not only
integrate the development with the existing settlement but also lead towards
existing amenities in the area such as Wairds Park. Providing these links to
existing pathways in the village, this meets the aims outlined in the settlement
statement.

6.16

The submitted layout, plot sizes, house types, green space and landscaping
are considered to deliver a layout which is appropriate to the site and the
pedestrian links provide good permeability and connectivity within the site and
to the wider area. The proposal is considered to comply with Policy P1
Layout, siting and design. Subject to a condition to obtain the energy
efficiency measures of each dwellinghouse prior to its construction, the
proposal would also comply with Policy C1 Using resources in buildings.
Natural heritage

6.17

In regard to landscaping and environment matters, the proposal seeks to
largely retain the woodland with some trees removed. Infrastructure Services
(Environment – Natural Heritage) has sought amendments on the tree loss
and landscaping proposals and following the submission of updated
information, are satisfied with the proposed development. The Environmental
Survey has not identified any protected species habitats on the site and the
proposal would not have an adverse impact on these. Therefore, the proposal
is deemed to comply with Policy E1 Natural heritage.
Technical matters

6.18

Policy RD1 Providing suitable services states that new development will be
allowed where it provides adequate roads, waste management, water or
water facilities, connections and treatment as appropriate.

6.19

Turning to the matter of roads, Infrastructure Services (Roads Development)
has considered the information submitted, including the Street Engineering
Review (SER) and Quality Audit (QA). Several matters required clarification or
updated information and a new SER and QA was submitted following an
amendment to the site layout. This Service has raised no objection to the
proposal, subject to a several conditions which have been outlined in Section
4 of this report. The Transport Statement submitted is considered to meet the
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requirements requested by Infrastructure Services (Transportation). As such,
the proposal accords with Policy RD1 Providing suitable services, subject to
appropriate conditions.
6.20

Letters of representation raise concerns about the increase in traffic and
impact on the existing entrances into the village. While this concern is
understandable, no concern about this aspect has been raised by consultees.
Traffic enters the village via the existing accesses at present and with
proposed pedestrian links into the existing path network, encouragement is
given to promoting access to the village and amenities by residents by means
other than by car. A footpath would be provided along Barons Pade which is
considered an acceptable safety gain in this respect.

6.21

Concerns have been raised in letters of representation about increase of
traffic entering Johnshaven. While this concern is understandable, no issues
have been raised by Infrastructure Services (Roads Development) or
(Transportation). Traffic currently enters the village from the existing junctions
and with the footpaths proposed to connect into the existing network, the
Transport Statement encourages access to the centre of the village and
primary school by residents on foot. These details would be provided in
residential travel packs which are conditioned to be provided to each newly
occupied dwellinghouse.

6.22

In relation to drainage, some concern has been raised in representations
about the impact of the proposed development on the existing drainage and
water systems serving the area. Scottish Water has raised no objection to the
proposal, however advised that the applicant submits a pre-development
enquiry directly to them to consider. As there has been no objection from this
consultee, there is no barrier to the granting of planning permission in this
case. The applicant would be required to seek consent from Scottish Water to
connect under separate procedures and as the site is allocated, there is no
justifiable reason to resist granting planning permission on this basis.
Furthermore, SEPA are content with the proposals and their initial objection
based on the lack of information relating to existing ground water abstractions
has been addressed. Infrastructure Services (Flood Risk and Coast
Protection) are satisfied with the proposal and request a condition relating to
details of the drainage details are submitted.

6.23

Turning to the matter of education provision, Education & Children’s Services
(Education) has confirmed they have no objection to the proposal and
therefore, the letters of representation which raise concerns about the
capacity of the school are considered to be addressed by the support of this
Service.

6.24

Appropriate developer Obligations as outlined in section 4 of the report have
been agreed and would be secured via a Section 75 legal agreement. Subject
to the conclusion of the legal agreement, the proposal would comply with
Policy RD2 Developers’ obligations.
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Conclusion
6.25

It is considered that the proposal complies with the relevant policies of the
Aberdeenshire Local Development Plan 2017 in relation to layout, siting and
design and technical matters. Although the proposal is a technical departure
in terms of Policy H1 Housing land and Policy P1 Layout, siting and design in
relation to an approved masterplan, the history of the site and its allocation is
considered adequate to establish the principle of development. Although the
indicative allocation is being exceeded, it is not by a significant amount and
there are no negative impacts on infrastructure, open space or residential
amenity due to the increase in the density of the development. As such, the
proposal is recommended for approval, subject to the completion of a Section
75 Legal Agreement and relevant planning conditions.

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
Policy P1 Layout, siting and design
Policy H1 Housing land
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10.3

The application is a Departure from the valid Local Development Plan and has
been advertised as such. Any representations received have been circulated
as part of the agenda and taken into account in recommending a decision.
The period for receiving representations has expired.

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 Full Planning Permission be delegated to the
Head of Planning and Environment Service subject to:-

01. No works in connection with the development hereby approved shall
commence unless an archaeological written scheme of investigation has
been submitted to and approved in writing by the planning authority and a
programme of archaeological works has been carried out in accordance with
the approved written scheme of investigation. The written scheme of
investigation shall include details of how the recording and recovery of
archaeological resources found within the application site shall be
undertaken, and how any updates, if required, to the written scheme of
investigation will be provided throughout the implementation of the
programme of archaeological works. Should the archaeological works reveal
the need for post excavation analysis, no dwellinghouse consented as part of
the development hereby approved shall be occupied unless a postexcavation research design (PERD) for the analysis, publication and
dissemination of results and archive deposition has been submitted to and
approved in writing by the planning authority. The PERD shall be carried out
in complete accordance with the approved details.
Reason: To safeguard and record the archaeological potential of the area.
02. Prior to commencement of development a "Safe Route to School"
assessment/audit from the site to St Cyrus Primary School shall be carried
out and agreed in writing by the Planning Authority in consultation with
Infrastructure Services (Roads Development). Prior to occupancy of any
dwellinghouse within the development, any upgrade works identified in the
"Safe Route to School" assessment/audit must be implemented to the
satisfaction of the Planning Authority in consultation with Infrastructure
Services (Roads Development).
Reason: In the interests of road and public safety.
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03. Prior to commencement of development, details of improvement works to
incorporate existing New Road junction amendments, Cemetery Road
(upgrade, junctions, passing places and amendments), Castle Street
(passing places and amendments), footway delivery, crossing provision and
other associated infrastructure as generally detailed on Ramsay & Chalmers
drawing number C2495/104 rev F dated 23rd December 2019 and
C2495/100 rev H dated 04th March 2020 are to be submitted and on
approval be completed in full. All details to be discussed and agreed with
Aberdeenshire Council, Roads Development. All works shall be carried out to
the satisfaction of the Planning Authority in consultation with Infrastructure
Services (Roads Development).
Reason: In the interests of road and public safety.
04. Prior to occupancy of 51st House the emergency vehicular access on to
Castle Street is to be provided. Full details of this shall be agreed with the
Planning Authority in consultation with Infrastructure Services (Roads
Development).
Reason: To ensure the timely provision of an emergency access in the
interests of road and public safety
05. No dwellinghouse hereby approved shall be occupied unless its driveway and
parking area has been provided and surfaced in accordance with the details
shown on the approved plans, JDC.767.012 E. Once provided, all parking
and turning areas shall thereafter be permanently retained as such. The first
5 metres of driveways/parking spaces shall have a maximum gradient that
would not exceed 1:20 gradient and be fully paved and each access shall be
internally drained and formed in such a way to prevent any flow of surface
water either onto or from the public road. Once provided, all parking and
turning areas shall thereafter be permanently retained as such.
Reason: To ensure the timely completion of each driveway to an adequate
standard to prevent the carriage of loose driveway material on to the public
road in the interests of road safety.
06. No development in connection with the permission hereby granted shall
commence and the access hereby approved shall not be brought into use
unless visibility of 59 metres for the southwest approach and 55 metres for
the northeast approach along the channel line of the public road has been
provided from a point 2.4 metres measured at right angles from the existing
edge of the carriageway surface along the centre line of the junction of
Cemetery Road with New Road in accordance with the Council's Standards
for Road Construction Consent and Adoption. The visibility splays shall be
physically formed on the ground and any existing fences, walls, hedges or
other means of enclosure or obstructions within the splays shall be removed
and relocated outwith the splays in accordance with the approved plans.
Once formed, the visibility splays shall be permanently retained thereafter and
no visual obstruction of any kind shall be permitted within the visibility splays
so formed.
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Reason: To enable drivers of vehicles using the access to have a clear view of
other road users and pedestrians in the interests of road safety.
07. Prior to approval of any alterations/amendment to development layout which
may impact on street layout or function (including alterations to house types,
driveway arrangements, parking allocation and distribution, boundary
treatments or indeed any direct street layout amendments) are proposed a
SER/QA review submission will be required. Where said review submission
deems it necessary the original SER/QA documents will need to be updated
accordingly.
Reason: In order to ensure the adequate function of proposed street layouts
in line with the submitted SER/QA documents.
08. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (Scotland) Order 1992 or any order amending,
revoking or re-enacting that Order the garages shall not be altered in any way
under the terms of Schedule 1 to that Order.
Reason: To ensure the retention of adequate off-street parking facilities within
the site in the interests of road safety.
09. 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. The Energy Statement
shall include the following items:
a) Full details of the proposed energy efficiency measures and/or renewable
technologies to be incorporated into the development;
b) 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, will enable the development to comply with
Policy C1 of the Aberdeenshire Local Development Plan 2017.
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 and Policy C1 of the
Aberdeenshire Local Development Plan 2017.
10. All soft and hard landscaping proposals shall be carried out in accordance
with the approved planting scheme and management programme as detailed
on drawing GAJ-1907-LS (REV 4). Any planting which, within a period of 5
years from the completion of the development, in the opinion of the Planning
Authority is dying, being severely damaged or becoming seriously diseased,
shall be replaced by plants of similar size and species to those originally
required to be planted. Once provided, all hard landscaping works shall
thereafter be permanently retained.
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Reason: To ensure the implementation and management of a satisfactory
scheme of landscaping which will help to integrate the proposed development
into the local landscape in the interests of the visual amenity of the area.
11. The tree management proposals shall be carried out in complete accordance
with the approved scheme as detailed on drawing GAJ-1907-TP (REV 3).
Reason: In order to preserve the character and visual amenity of the area.
12. All landscaped areas outwith the curtilages of the dwellinghouses and shown
in green on the approved site plan, JDC.767.012 E shall be permanently
retained as such and shall at no time be used as private garden ground, nor
incorporated within the curtilage of any of the dwellinghouses hereby
approved without the express grant of planning permission by the Planning
Authority. Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) (Scotland) Order 1992 or any order
amending, revoking or re-enacting that Order no means of enclosure, other
than that shown on the approved plans, shall be erected within the
landscaped areas without an express grant of planning permission by the
Planning Authority.
Reason: In the interests of the character and appearance of the development.
13. No removal of hedgerows, trees or shrubs shall take place between 1st
March and 31st August inclusive, unless a detailed check of the site for active
birds' nests has been undertaken and written confirmation has been
submitted to the Planning Authority that no birds will be harmed and that
there are appropriate measures in place to protect nesting bird interest on the
site. The check shall be undertaken no later than 14 days before the
commencement of the development and no site clearance or other works in
connection with the development hereby approved shall commence unless
the written confirmation and protection measures have been submitted to and
approved in writing by the planning authority. The development shall be
carried out in accordance with the approved protection measures.
Reason: In the interest of safeguarding the habitat of local bird species.
14. Prior to commencement for development, a detailed design of the proposed
inlet structure to the existing ditch to the west of the site shall be submitted to
and improved in writing by the Planning Authority in consultation with
Infrastructure Services (Flood Risk and Coast Protection). The approved
details shall be carried out in full.
Reason: In order to ensure that adequate drainage facilities are provided, and
retained, in the interests of the amenity of the area.
15. No dwellinghouse hereby approved shall be occupied unless the proposed
foul and surface water drainage systems have been provided in accordance
with the approved plans and the Drainage Impact Assessment dated 25
February 2020 by Ramsay and Chalmers. The foul and surface water
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drainage systems shall be permanently retained thereafter in accordance with
the approved maintenance scheme.
Reason: In order to ensure that adequate drainage facilities are provided, and
retained, in the interests of the amenity of the area.
16. The proposed development shall be connected to the public water supply as
indicated in the submitted application and shall not be connected to a private
water supply without the separate express grant of planning permission by
the planning authority.
Reason: To ensure the long term sustainability of the development and the
safety and welfare of the occupants and visitors to the site.
11.2

That the Committee agree the reason for departing from the
Aberdeenshire Local Development Plan 2017.
Reasons for Decision
The proposal has not been subject to a previously agreed masterplan that has
itself been through appropriate levels of public consultation, as required by
Policies H1 Housing land and P1 Layout, siting and design and the proposal
exceeds the number specified in the allocation by four dwellings. However,
the application process and level of detail, consultation and engagement on
the final content of the application is tantamount to a detailed Masterplan, and
all other aspects of the proposal are considered compliant with the
Aberdeenshire Local Development Plan 2017. The application is therefore
supported as a departure from Policy H1 Housing land and Policy P1 Layout
siting and design of the Aberdeenshire Local Development Plan (2017).

For noting:Part 2C (Planning Delegations) states at Section C.2.2 for Major Development, that
following consultation with the Chair and Vice-Chair of the determining Committee
for applications initially dealt with by the Area 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 six
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
Report by Jenny Ash, Planner, Planning and Environmental
Report Date: 9 April 2020
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BENHOLM & JOHNSHAVEN COMMUNITY COUNCIL
c/o St Leonards, Seaview Terrace, Johnshaven
Email: Michael.bennett418@btinternet.com
Tel: 01561361225 (home)
0751 0512997 (mobile)

Mr Robert Gray
Head of Planning and Environmental Services
Aberdeenshire Council
c/o Kincardine and Mearns Team
Viewmount,
Arduthie Road,
Stonehaven,
AB39 2DQ

15th of October 2019

Dear Sir,
Ref: - Planning Application APP/2019/2255 – Erection of 71 dwelling houses – Site east
of Golden Acre, Johnshaven, Aberdeenshire DD10 0EX.
I am writing on behalf of the Benholm & Johnshaven Community Council in response to your
letter of 7 October 2019, regarding the above referenced planning application. The subject
application is a very major change to the village of Johnshaven and the residents thereof. This
proposed housing develop has considerable history leading to the current application, and there
has been a number of fundamental changes from the original development plans. While we as
B&JCC can see the benefits of this development, we must state that the development is not
universally welcomed by all of our community. We have no formal objection to the proposed
development, however, we as representatives of our community still have concerns which we
wish to be taken into consideration by both the developer and Aberdeenshire Council and want
to make the representations detailed below. Most of the earlier correspondence took place
under APP/2008/1004, and many of the concerns are still very real and we feel, unresolved.
Our major concern must always be the safety and well-being of our residents and visitors to
our village of Johnshaven, so we would like to make the following points to be considered and
appropriate action taken.

1. Road access to/egress from the development.
The increase in vehicular traffic, is of great concern to our community, and will
foreseeably have volume issues at several points. i) egress from the new development
will be difficult because of the right turn with acute angle and restricted vision onto
New Road heading uphill to the A92. ii) Peak time volumes will undoubtedly cause
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delayed egress from the development with the knock-on effect that the existing
Cemetery Road, single carriageway with passing places, will be no doubt be used as an
alternative egress route. This will have a knock-on effect of increasing traffic onto
Barons Pade, heading uphill to the A92. It should be noted that the Barons Pade junction
will also experience increased traffic during school start and leave times, due to the
changes to Cemetery Road, as traffic leaving the school will now tend to head for
Barons Pade junction instead of going up Cemetery Road. Due to the dangerous nature
of the exit from Lathallan School on to Barons Pade, the school designated this junction
as a one way exit from the school grounds. The exit from the school grounds is almost
blind in both directions because of high walls of the gate, and has been the site of vehicle
accidents and many near misses. This junction will need improvements to mitigate the
increased possibility of accidents. Under the plans a paved walkway is to be built to
give safe access to the Wairds Park Playground entrance, this walkway will
predominantly be used by children and families, and we feel that traffic speed in this
area is a danger to the pedestrians. In summary we believe that with the points made
above this road which is a narrow single carriageway with acute blind bends, is
potentially dangerous, and strongly suggest that a 30mph limit is imposed on the whole
length of Barons Pade from A92 to Wairds Park.
Access via these routes is seen to be much less problematic, as the traffic bias will be
turning left into the new development from New Road.
2. Access to/Egress from Johnshaven (A92).
There are two junctions onto the Main A92 road, New Road and Barons Pade, both of
which have challenging hill start accesses onto the main A92. Increased slow traffic
volumes at these junctions will undoubtedly increase the possibility of a serious
accident at these junctions. The A92 at this point has 2 sharp bends with reduced
visibility of oncoming traffic and includes the main access to Lathallan School, existing
traffic usage tends to be at full national speed limit of 60mph. B&JCC have already
brought this potential danger area to Aberdeenshire Councils attention with requests for
speed restrictions. We now suggest a speed limit of 40mph on this section of the A92
from a safe distance before North of Lathallan School Main entrance to a similar safe
distance beyond the New Road Junction. Along with the above there is also a need for
improved junction layout at New Road, and Barons Pade.
3. Primary School Children’s Safety on route to and from Johnshaven Primary
School.
The increase of Primary School children numbers from the new development wanting
to attend Johnshaven primary school will be very welcome in securing the school’s
long-term future. The pedestrian routes that the children and parents will take must be
considered to ensure the safety of all that will use them on a daily basis. From the plans
there appears to be two walkways that can be most conveniently used. The first is the
planned path leading into Golden Acre, and the second is the path leading down onto
the Old Railway Path. Both of these require the provision of adequate lighting on the
railway path, the Community Garden and especially under the New Road Bridge, to
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ensure the safety of the children that will use these paths, particularly during the winter
months.

4. Open Space access.
One of the major points made by Fotheringham Homes for this development is the
provision of access to open spaces and cites the proximity of Wairds Park facilities,
which is a greatly prized asset of the Johnshaven Community, who are rightly very
proud of. From the plans it would appear that there will be a new walkway at the side
of the Barons Pade road from the emergency vehicle access to the corner with Castle
Street at the entrance to Wairds Park playground area. While this provision is
thoughtful, there are two additional safe access improvements suggested. Firstly, at the
access path between the development and the Old Railway walk, the route to the
football ground via Herd Crescent is a simple earth ramp, that is slippery and difficult
for many residents to use safely, we would like to request that steps are built where the
earth ramp is now. Secondly on the same subject, the path of the old railway walk at
the Wairds Park Playground entrance ends in a high earth slope, which many of our
more elderly residents cannot use safely, we would like to suggest that steps also be
built at this point to ensure safe access at all points to the Wairds Park facilities, for the
whole community, and aid better integration of this new major development into the
community of Johnshaven.

5. Water supply and sewage disposal
There is still considerable concern regarding adequacy of the water supply to the village
as a whole, and the provision of adequate sewage handling facilities. Frank Knight
response to B&JCC dated 20 February 2008, with notes from the meeting held 13
February 2008 are vague and certainly lack detail required to be certain that these
provisions are adequate for the wellbeing and safety of Johnshaven residents, should
this development go ahead. The subsequent 2 April 2008 B&JCC Representation was
received by Aberdeenshire Council on 4 April 2008, and made appoint of these issues
and there is no record of further response or action. It is noted that the Scottish Water
response to the question was that there is adequate capacity in terms of water supply.
The B&JCC concern is based on the previous incident where a house is Golden Acre
burnt to the ground, the fire service was in attendance but could not fight the blaze
because of insufficient water supply pressure at the fire pump, Can Scottish water
guarantee that there will be sufficient water supply capacity and pressure to server the
village needs and provide water at sufficient volume and pressure for a fire pump to be
effective at all points in the village. This issue is one of danger to life and property, so
needs to be a top priority.
Secondly from the same meeting note Scottish Water will provide suitable capacity in
the timescale of the development. At this point in the planning process we feel that full
and detailed sewage handling and treatment upgrade plans should be in place before
final planning approval is given. We understand that our current sewage system pumps
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raw sewage to buried tanks located at the end of Beach Road at the first entrance to
Wairds Park Football Ground, where there is a 2-stage process. All the solid matter is
supposed to be removed and the rest of the untreated sewage is pumped out to sea via
the long pipe which is exposed at low tide. We do not consider this adequate or
acceptable for our community, especially with the addition of 71 family houses (and
other large housing development in Inverbervie and St Cyrus also discharging untreated
raw sewage into this small stretch of the North Sea). We most strongly feel that a new,
adequately sized Sewage Treatment Plant and disposal system, needs to be built to
replace the current system. This is a village wide Health and Safety issue and should be
of high priority.

Yours sincerely

Michael Bennett
Michael Bennett
Chair
Benholm & Johnshaven Community Council.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Mr Myles Beattie
Address: Lathallan School Brotherton Castle Johnshaven
Comment Details
Commenter Type: Neighbour
Stance: Customer made comments in support of the Planning Application
Comment Reasons:
Comment:On behalf of Lathallan School:
Having given consideration to planning application APP/2019/2255 for the erection of 71
dwellinghouses at Golden Acre, Lathallan School is broadly supportive of the initiative. We do,
however, have the following concerns:
1 - Closure of the Cemetery Road.
Cemetery Road is the main route of exit from the school for our coaches and is the designated
adverse weather route for Lathallan Nursery. The closure of this road for any amount of time
would make it very difficult for our coaches to leave the school as the Baron's Pade is too narrow
for these large vehicles to pass safely without risking a collision or the coaches bottoming out at
the top of the hill.
2 - Increased Traffic.
The traffic situation at the Baron's Pade exit to Lathallan School is already precarious, traffic
speeding round the blind bend just before the Cemetery Road junction causes many near misses
with cars and coaches leaving Lathallan. We are concerned that the increase in traffic caused by
the proposed development will make this situation even more dangerous and feel that additional
measures need to be put into place to mitigate this.
Cemetery Road is narrow with no passing places which often results in problems with traffic
coming from different directions. We feel this problem will be exacerbated by the new development
and that steps should be taken to address this, namely the widening of Cemetery Road so that
oncoming vehicles can pass each other and the addition of street lighting and pavements for
pedestrian safety.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Ms SUE CALDER
Address: Hill House, 24 Castle Street, Johnshaven, Aberdeenshire DD10 0ER
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I am objecting to the proposed erection of the 71 dwellinghouses on the Site East of
Golden Acre Johnshaven. Whilst most of the points have been covered by the Public Comment
objections already lodged (which I am in full agreement), I would reiterate that the present
infrastructure would be stretched to capacity to accommodate the new development.
There has been suggestion that the development would be good for the local school, but there is
no enforcement for new residents to send their children to the local school. Already some existing
residents do not use the school and instead register their children at Inverbervie, Gourdon, St
Cyrus.

The local Medical Centre at Inverbervie seems to be incapable of coping with present demand,
there are new developments planned for Gourdon that will add to the problem and whereas
present waiting times for a doctors appointment can be anything up to 2 weeks, a morning Open
Surgery that can involve 1-2 hours of 'queuing' will potentially extend to much longer.

The present woodland on the Eastern side of the development is going to be severely impacted.
Even though the developers' Tree Report states that no trees will be felled for the development,
the report ends with a schedule showing itemised trees that will be felled. This will impact on the
wildlife and has a potential to increase the flood risk of previous years of Lathallen Housing and
Wairds Park.

The traffic build up on the A92 will increase . New developments along the coastal road (St Cyrus,
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Gourdon, Inverbervie) have increased the traffic to new levels, during rush hour the waiting time to
access to the A92 from the village and to negotiate through a very busy Inverbervie main street is
already causing delays and will only get worse.

Fire Services have previously had problems with water pressure whilst attending emergencies in
the village. Is there any guarantee that there will not be a further decline in pressure with new
houses being added?

Of most concern is the current level of discharge of raw sewage into the bay from the outfall at
Haughs of Benholm. This has been in question for many years as to whether it is fit for purpose or
adequate to take the amount of sewage presently being created from the coastal community. To
add 71 more houses to this inadequate system would surely be a disaster environmentally and
cause new health risks to residents.

I strongly object to this development.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Ms Rebecca Chambers
Address: Crammond Cottage, Castle Street, Johnshaven Montrose
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I want to Object to the Development of the 71 houses for the reasons below 1/ The need for more housing in Johnshaven.
The population presently in 650 which is adequate to support the local school and businesses.
To increase the population by as much as half again would put huge strain on all the local
infrastructure.
The small roads already have an enormous traffic problem and parking both in the Square and at
the Harbour is challenging at best.
Inverbervie Medical Centre is hugely over stretched with a months waiting time already for
appointments.
Our local Volunteer Green Waste Collection Service would be unable to cope with the extra
demand from this number of houses.

2/ The Sewage Legacy
Johnshaven is linked to the sewage pipeline connecting another 3 coastal villages before going to
the Preliminary Treatment Works at Nether Knox for degritting and
discharging at the Haughs of Benholm. This is a hugely antiquated process with raw sewage still
entering into our waters. Also, when we have heavy rainfall, which with global warming is ever
increasing, the Emergency Overflows are still in use, meaning we still have sewage related debris
being washed up on our beaches. We collect this on beach cleans. This is a continuing problem in
all the villages. With increased population in all the villages Scottish Water needs to upgrade to at
least Primary Sewage Treatment with all developers contributing towards this before they are
permitted to build any more houses.

Item No: 07B
Page No: 109

3/ Development Design
Seeing the drawings of the proposed houses and the layout , it is obvious that the Developers are
cramming them in for maximum profit. The materials do not tie in with the
rest of the village. Unlike the village stone cottages, these houses will not be here in 200 years. It
is like an "Off the Peg" design plonked into a field at the edge of our valuable community, with no
thought of integration with the village. If we have to have extra houses, why not reduce the number
and have buildings with more imagination, eco-friendly
properties with swift bricks, wildlife corridor fencing and rich community green spaces.The gains
for wildlife would also have added benefits of overall greater wellbeing for residents, a design to be
proud of.
4/ Access - The exit onto the A92 is very hazardous already especially at peak times. With extra
traffic volume accidents are highly likely.
The residents of these houses are likely to be commuting to either Aberdeen or Dundee. How
does this help with the Scottish Governments stringent target of net zero emmissions by 2045?
New houses should be built where the road infrastructure can already meet demand.
5/ Trees - The huge number of trees to be felled is a catastrophy. When reading the Tree Report
at the start it states "No trees will be felled for Development" however this is a huge contradiction
with a number of mature beech trees. a sycamore and others stating "Felled for Development".
With Global Tree Cover at an all time low and the UK as the least forested European country this
is a disgrace. These stately giants must be around 200 years old and I encountered a woodcock
resting and several wrens recently beneath them. At night bats can be seen flying over the railway
line and field. Their roosts are very likely to be in this woodland. There are a number of dead wych
elm trees which will be great for invertebrates, birds and bats. To just keep 2 as "wildlife
monoliths" is laughable. These trees have not been managed for years, leave them for greater
biodiversity. Destroying this amount of trees will ruin the whole character of the Barons Pade road
into the village. This is a special sight with the trees overhanging the road and in the spring it is
like a going through a green tunnel. Again, to destroy this part of our village would be a tragedy.
Finally, Johnshaven has many visitors throughout the year with a busy Caravan Park and many
Holiday homes. These visitors come here for a reason. They like the special atmosphere of our
community, they like the charm of an old wee traditional fishing village. To ruin this Village by
building this enormous, unimaginative housing estate will deter these visitors for the future. Please
see sense and refuse this development.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Miss DEBBIE CLARK
Address: 2 Mid Street Johnshaven
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to the proposed planning application for the construction of 71 No. Houses in
Johnshaven for the following reasons:
1. The concept of introducing a group of 71 No. houses all at once to the linear village of
Johnshaven is the antithesis of the historical layout. The growth of the village has been gradual as
has that of it's community, it's character and indeed it's characters. The potential addition of
between 200-300 No. people to a village with a population of approx. 650 No. would upset the
social dynamic. There is an obvious brownfield site in Johnshaven which should be developed
first, before looking at areas on the perimeter. This would serve to enhance the village not destroy
it's character.
2. The sewage system at present is already under pressure due to the new developements in St
Cyrus, Inverbervie, and Gourdon and this would need to be up-graded if a development in
Johnshaven was to go ahead. Effluent is already visible along our coastline which would obviously
increase if no up-grade was carried out.
3. The infrastructure in Johnshaven could not at present cope with the development. In particular,
there is subsidence of the road way on Castle Street - traffic from Lathallan often uses this route
through the village, this would increase dramatically, especially during the actual construction
period. If repairs to Castle Street are not carried out this could result in eventual collapse of this
section of road and indeed undermine and cause damage to the surrounding buildings.
4. 68 No. trees are to be removed for the developement and it's drainage system - a small number
have to be removed because of disease which is understandable but the removal of the remainder
could and should be avoided. The historic Baron's Pade entrance into the village is an important
feature and although not included in the conservation area is no less important. The trees
themselves serve to drain the soil and are also important to the bats, rooks and barn owls who
frequent their canopies. The removal of trees and part of the bank to allow for an emergency
services access road, towards the lower end of the Baron's Pade, does not seem necessary when
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there is in fact a natural break in the trees and a much lower bank further up the road.
5. The entrance and exit to and from Johnshaven from the A92 can be dangerous. Potentially an
extra 280 No. daily trips in and out of the village could make this extremely hazardous. The road
layout is not conducive to this and would have to be up-graded and altered to allow safe passage
in and out of Johnshaven.
6. Johnshaven's conservation area has not been considered in the proposed application, nor has
it's residents. The housing does not reflect any of the architectural detailing and style of
Johnshaven. The proposed materials are cheap and will look jaded quickly, the beauty and
longevity of slate and sandstone have not been considered or included. The scheme is not site
specific and could be dropped onto any field, (because this is a field, this year a barley field), in the
middle of nowhere. To bring this scheme to our village of Johnshaven and ignore the conservation
area is not acceptable. People visit Johnshaven because of the harbour area and the built fabric
surrounding it, they are the people who spend money and keep our village alive. A commuter
exclave will be created which will not enliven the spirit in Johnshaven, it will drain it. Children will
be driven out of Johnshaven to school in Inverbervie and beyond because our wee primary school
does not have the capacity or scope to deal with the potential influx. We locals down here in the
village may never meet many of the new residents of the exclave.
7. Local services will be put under extreme pressure, including the Inverbervie medical centre,
council services, water, roads, drainage, and sewage as previously mentioned.
8. The need for the housing has not been established according to the council's criteria. The small
number of affordable houses planned does not reflect the desperate need for houses for rent. This
proposal is a risk for the developer, it would not be a risk if a need had been established.
9. The railway line which runs along the bottom of the site is often very wet during rain events, this
runs towards and down to the Baron's Pade and towards the Wairds Park and the Lathallan
Grange housing (which was built on very marshy ground). If the drainage catchment area
overflows during storm events, where will the water go?
10. Any improvements made to structure or services to accommodate this scheme should not
come from the public purse.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven Aberdeenshire DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Mr Alistair Coutts
Address: 12 West street Johnshaven Angus
Comment Details
Commenter Type: Member of Public
Stance: Customer made comments neither objecting to or supporting the Planning Application
Comment Reasons:
Comment:I wish to support the application for the erection of the homes on the site but I have
severe reservations regarding the increased traffic caused by the additional homes. The existing
entrance or exit from the village has its issues when joining the coast road. We should further
investigate the suggestion of a reduced speed across the existing entrances to the village as a
minimum with a further suggestion of a slip road access from the north.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Mrs Angela Dunsire
Address: "The Moorings" 6 Fore Street Johnshaven Nr. Montrose
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I am a resident of Johnshaven and feel very strongly that a new development of any
size should not be considered practical in Johnshaven until certain improvements in the
infrastructure have been undertaken. And even then, I think 71 houses is too many for such a
small village.
One of the main issues for me is the poor sewage and drainage system here. We have all the
sewage going out to sea from surrounding villages as well as ours and it is not properly treated, as
many of us wanted, a few years ago. So 71 new houses would put too much pressure on an
already unfit system. The drains can often overflow in stormy weather as well, and faeces appear
on the road. Perhaps a sign that things are not good in the sewage/drainage system?!
The main road into and out of Johnshaven is very dangerous - cars driving too fast as they
approach Johnshaven from the North. This has resulted already in accidents as people turn into
and out of Johnshaven. We have asked for a 40 mph limit starting before the turn off to Lathallan
and just beyond the village. This situation, will no doubtedly deteriorate if there is an increase of 71
houses in the village.
A designated parking area in the village for the increase in cars parked while going to the local
shop or for walks etc. is important too. Even now there is not enough parking places in the village.
A good area might be along towards the end of Fore Street where the sea wall has been built.
(with the information board and seating) It is at present quite an unsightly area - although it is
covered in stones (which is good) but it is not weeded, so looks very uncared for. There could be
at least 12 parking places there and signage at the harbour or shop to point people in that
direction for parking.
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Better and larger 20 mph signage needed too, especially at THE VERY BEGINNING NEXT TO
LOBSTER SHED, on Fore Street and Castle street.#
Yours,
Angie Dunsire - 6 Fore Street.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Mr Christopher Gadd
Address: 27 johnshaven
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Objection to planning application APP/2019/2255 Erection of 71 Dwelling houses Site
East Of Golden Acre Johnshaven DD10 0EX.
I would like to object strongly to the proposed planning application for 71 houses in Johnshaven
for the following reasons :1) The current population as per the National Records Of Scotland is 650 for Johnshaven. The
proposed new development would with average occupancy introduce an extra 199 people and at
maximum occupancy introduce 384 new residents.
At maximum occupancy this would be an increase of more than 59% of the current population
which will have a dramatic and far reaching change on what is the small quaint fishing village of
Johnshaven.
The scale of this proposed new development is by far too large for such a small quaint fishing
village which relies on its unique appearance to draw visitors from far and wide to contribute to its
sustainability.
2) The proposed new housing development is adjacent to the Johnshaven conservation area and
should be in keeping and appropriate with those houses within the conservation area.
The proposed development style and materials would be easily recognisable as a new
development and would detract from the look and feel of the existing conservation area housing
stock.
The new development will be the first visible signs of housing on the approach to the village and
as such should blend in with the existing housing styles.
3) This development sits midway between the two biggest professional areas of employment,
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Dundee and Aberdeen.
This development is committing working age people to commute further to the main professional
working cities of Dundee and Aberdeen and as such increasing greenhouse gas emissions. This is
at odds with the climate change directive extracts below :Extract from Climate Ready Scotland: climate change adaptation programme 2019-2024
In your responses to our consultation on the draft Adaptation Programme, you told us you wanted
to see urgent action on emissions cuts - our mitigation effort. Since then, we have acted on advice
from the UK Committee on Climate Change (CCC) and amended our Climate Change Bill to set
even stronger emission reduction targets of 70% and 90%, by 2030 and 2040 respectively, and
net-zero emissions by 2045. This means that Scotland's contribution to climate change will end,
definitively, within a generation. You were also clear in your support for a new Adaptation
Programme that links our adaptation and mitigation efforts and helps deliver wider objectives for
our society and economy.
Extract from Climate Ready Scotland: climate change adaptation programme 2019-2024 page 14
The Global Climate Emergency
In April 2019, the First Minister declared a global climate emergency. This
announcement acknowledges the urgent challenge we face to reduce our
greenhouse gas emissions and adapt to the changing climate.

4) The new development should avoid at all cost the use of traditional fossil fuel heating solutions.
The use of new more environmentally friendly heating solutions such as ground and air source
heat pumps should be mandated to conform to the climate emergency issues as stated in the
Climate Ready Scotland directive. The environmental decisions made today directly impact ours
and future generations environmental future. This option should not be a cost option but be a
planning condition.

5) The developer should be constrained to a set number of houses (preferably less than 30)
including the size and type, which seems to be fluid at the moment with this application stating 71
houses yet the developers web site http://www.fotheringhamhomes.com/upcomingdevelopments?utm_sq=g1hpf57vqq is advertising 70 houses.

6) All the affordable housing is in one area of the development (to the west of the site next to
Golden Acre) rather than integrating the affordable housing residents throughout the development.
This will segregate the social housing from the rest of the development making it easy to
recognise those that are in the least affordable market causing social seperation.

7) The developer should be given a realistic development end date to complete all the proposed
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new housing in one single phase to reduce the impact of this major development on the local
residents and services.
Johnshaven is a small fishing village with limited access and the new proposed development site
is surrounded on two sides with existing residential housing.
The impact of all the works including construction noise, construction traffic and general disruption
to services will be very stressful to these residents close to the development site as well as the
rest of the residents.
To greatly reduce the stress and disruption caused to local residents this development should be
completed in a single phase and constrained to a given end date if this development is given
approval.

8) The Land Ownership Certificate section of the completed application form states "None of the
land to which the application relates constitutes or forms part of an agricultural holding" yet this
land has long been and still is being used for agricultural purposes.

9) The local services are not able to cope with the addition of 71 houses, water pressure, sewage
waste are but two issues that would need to be resolved before any development should take
place.

10) There are currently 10 properties for sale in Johnshaven ranging from small cottages to large
detached houses from £55,000 and upwards of which the longest on the market has been
advertised for sale since May 2018.
There are also some properties within the village that should be re-purposed and added to the
existing housing stock before extending the village any further.

11) The public consultation report (APP_2019_2255-PUBLIC_CONSULTATION_REPORT8714921.pdf) as well as the advertised meeting address was/is incorrect. It states 15 Castle street
yet the village hall is on Mid Street.
The consultation was poorly attended and consisted mainly of a sales event concentrating on
selling the different houses rather than dealing with concerns from the local residents. There are
several mistakes in the report which also highlights how little effort was given to this event.

12) The previous application for 67 houses made in 2009 had a response from the environment
officer to "safeguard and record the archaeological potential of the area". This issue should be
added to the newest Environment response because this was a valid response which has yet to
be addressed.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Ms Adele Mackie
Address: 10 Parkside Johnshaven
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:To whom it may concern,
I strongly object the proposed development relating to this planning application:
The development will lead to a loss of privacy and will certainly impact on the peaceful enjoyment
of the residents of Johnshaven
The buildings will be visually overbearing. It is an inappropriate design for the village. Such
building would be totally out of keeping with properties within the village, which are mainly smaller
cottage style houses and single storey bungalows.
Currently there are about 650 residents within the village, with the proposed development this
would increase the habitats to nearly 1000. This would put a huge strain on the infrastructure of
the village causing noise, pollution and dust at all times of the day and night.
The A92 is already a busy and congested road; this additional concentration of traffic will cause
traffic problems and create a safety hazard for other motorists.
Therefore, I ask that Aberdeensire Council refuse this Planning Application and encourage the
developer to resubmit a building designs that is smaller, less intrusive on neighbouring properties,
and more sensitive to the character of this village.
Kind regards Adele Mackie
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Ms M Murphy
Address: 27 South Street Johnshaven
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Objection to planning application APP/2019/2255 Erection of 71 Dwelling houses Site
East of Golden Acre Johnshaven DD10 0EX
Having read the details of the above application, I am writing to object strongly to the proposal.
This planning application would add 71 new houses to our small coastal village the village already
suffers from traffic congestion problems. The development would destroy the character of the
village and make the traffic problems much more severe.
The loss of our natural open countryside would be lost forever to the detriment of residents and
our future generations if this development is allowed to go ahead.
The development will be visually overbearing. It is an inappropriate design for the village. Such a
large development would be totally out of keeping with the rest of the village.
I would ask that Aberdeenshire Council refuse this Planning Application and encourage the
developer to resubmit a building design that is much smaller, less intrusive on neighbouring
properties, and more sensitive to the character of this village.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Mr David Neill
Address: 10, Parkside Johnshaven
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I am objecting to the proposed building of 71 houses for the following reasons.
1. Social impact, at present there are approximately 650 people living in the village , the proposed
development could increase the population by between 200 to 400 extra people, greatly changing
the social imbalance.
2. Infer structural impact. The development will greatly impact on the sewers, schools, wear and
tear on road surfaces and also impact on the peaceful environment of the village. There will also
be impact on the local access to the village and increased delays on the local roads.
3. Environmental impact on wildlife, pollution and the general well being of the village.
I strongly object to this development and I believe there is a great displeasure from many in the
village.
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Comments for Planning Application APP/2019/2255
Application Summary
Application Number: APP/2019/2255
Address: Site East Of Golden Acre Johnshaven DD10 0EX
Proposal: Erection of 71 Dwellinghouses
Case Officer: Jenny Ash
Customer Details
Name: Mrs Joan Wightman
Address: 2 Balandro Cottages Balandro Loan Johnshaven
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Johnshaven is a conservation village which is defined as:' an area of architectural or
historic interest, THE CHARACTER or appearance of which , IS DESIRABLE TO PRESERVE OR
ENHANCE. This status means that it is important that the integrity of the areaAS A WHOLE is
safeguarded and enhanced.' These definitions are taken from the Aberdeenshire's website on
'Johnshaven, a Conservation Village.' It also goes on to state that 'New development is not
unacceptable but care must be taken that it will not damage the appearance OR CHARACTER OF
THE AREA.'
There are several indications that the character of the area WOULD be damaged.To increase a
village population by 50% within 1 to2 years would put overwhelming stress on local amenities.
Glasgow which increased its population by 50% in the early 20th century, did so over a period of
30 years allowing for amenities to be upgraded. Johnshaven will have no such timeline and the
consequences would be both dramatic and insidious.
EDUCATION, for both incomers and residents, would be affected. Without adequate time to
prepare and extend facilities and employ extra staff for an expansion of the school roll would mean
a disruption in education. Newcomers' children, who have relocated, would then have the added
disadvantage of a school with potential overcrowding.
HEALTH. Bervie Medical Centre is the nearest to serve Johnshaven and Inverbervie. At the
moment there are difficulties in finding an early appointment. The walk-in surgery is reserved for
specific needs and is always very busy with waiting times of 1 to 2 hours common. More
registered users will mean that health care will be less efficient.Ambulances already have
extended travel times to Johnshaven. With extra traffic on commuter routes north and south
,incurred by the potential development, life saving attention could be delayed.
TRAFFIC. With extra commuters from the development and an inadequate public transport system
serving the village, the exits from the village are likely to experience a back up of vehicles on to
the busy A92. At times there can be a delay to exit but with more vehicles waiting the build up of
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exhaust pollutants would add to poorer air quality.
The CHARACTER of Johnshaven has been accepted by its inhabitants as an integral part of its
desirability. A 50% increase in population would change this character that the conferred
Conservation Status vowed to keep. In the developers plans there are no mitigation schemes
outlined. Perhaps none are possible which would indicate that the development is to Johnshaven's
detriment.
I object strongly to this development being passed by the Planning Department.

