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1.

Reason for Report

1.1

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

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

Planning permission in principle is sought for a residential development on
land to the north and west of Squirrel Lodge, Upper Lochton, Banchory.

2.2

The site is located within Banchory settlement boundary, to the west of
Raemoir Road, on the northern edge of Banchory and consists of an area of
grassland of approximately 0.2 hectares. The site is flat, bound to the north by
the road access which leads to the Crow’s Nest Recycling Centre, and to the
south by the rear garden grounds of neighbouring properties Fenton and
Squirrel Lodge, which are accessed from the south via Upper Lochton Road.
To the west is woodland identified as Native Ancient Woodland. The east of
the site bounds agricultural land, which is identified as OP3 within the
Aberdeenshire Local Development Plan 2017 allocated for 50 homes, that site
is known as Phase 2c.
Adjacent OP3 and Site History

2.3

APP/2014/1973, which was superseded by APP/2018/2796 granted planning
permission for a mixed use development, comprising 390 dwellinghouses and
commercial and business development, this covered various sites to the north
of Banchory with development split into phases. Condition 16 attached to that
permission stated that that prior to commencement of any development in
Phase 2b or Phase 2c, a roundabout on the A980 shall be constructed and
operational. In 2019 an application (APP/2019/0693) was submitted to
progress with Phase 2c without the delivery of the roundabout in the short
term, as the site could be serviced via an improvement to the existing road
network temporarily. The roundabout was to be delivered later through the
development of the balance of the remaining Phase 2c, along with Phases 2a
and 2b. That application was recommended for approval by the Planning
Service, but was refused by Marr Committee on the 18th June 2019.
Subsequently, the pending application for Phase 2c was withdrawn and to
date, no further planning application for site OP3 have come forward.
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2.4

In 2016 an application (APP/2016/2276) for a dwellinghouse was submitted in
the eastern corner of the site. The application was recommended for approval
by the Planning Service, and referred to Marr Committee on the 1st November
2016 due there being more than 5 representations received, and Committee
considered it to be an appropriate infill site and approved the application.
However, that application expired on the 20th December 2019.
Proposal

2.5

As the proposal is planning permission in principle, only indicative details are
provided. However, the indicative layout shows five dwellinghouses in a linear
layout, with the driveway and access from the Crow’s Nest road and garden
ground to the south.

2.6

Initially 8 dwellings were shown to be proposed, which included 3 plots within
the woodland to the west of the site. However during the course of the
application concerns were raised about the loss of woodland and the proposal
has been reduced to 5 plots, all located within the open field, the red line
boundary of the site has been reduced to reflect this.

2.7

A number of supporting documents have been submitted with the application,
these include:


Ground Assessment Report was carried out by S.A. McGregor dated
July 2016. The survey concludes well-draining soils, which are suitable
for standard soakaway for the disposal of both surface water and foul
water from the development. However, although a drainage report has
been submitted, the applicant has confirmed their intention to connect
the development to the mains sewer. Connection to the public water
supply network is proposed.



Woodland Edge Report was carried out by Donside Tree Surveys dated
December 2020. There are 8 semi-mature trees which form the eastern
edge of the woodland, and a single Holly tree on the southern boundary.
The report concludes that it is not expected that the proposed
development will impact on the trees, tree works may be necessary prior
to building work which would include canopy overhand reduction or
pruning. The Root Protection Areas (RPA) have been included within the
survey and these should be protected during construction works. A 3
metres buffer is also recommended to the rear of the site to protect the
Holly trees and those within the neighbouring gardens to the south.



A letter from the Leys Estate Ranger has been provided dated March
2015. This provides an overview of the site, existing trees and signs of
wildlife.

3.

Representations

3.1

A total of 11 valid representations objecting to the proposal have been
received as defined in the Scheme of Governance. All issues raised have
been considered. The letters raise the following material issues:
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4.

Detrimental impact on environment and wildlife (red squirrels, bats, deer,
rabbits, birds of prey);
Loss of privacy and overlooking from proposed dwellings;
Increase in traffic, impacting on safety of access road for wheelchair
users, prams, cyclists and joggers;
Existing road is single track with no footpath;
Impact on accessibility to woodland;
Loss of trees/woodland, which will impact on CO2 emissions;
Impact of dwellings on TPO of existing trees;
Fencing details on plan not accurate;
Development should be halted until the roundabout at the junction from
Upper Lochton to Raemoir Road is in place;
Proposed dwellings will impact on the character of the area,
Site cannot accommodate 5 dwellings, which is contrary to the pattern of
development in the area;
Overdevelopment of site;
Insufficient space within sites for proposed septic tank and soakaway –
with Scottish Water unable to reserve capacity;
Schools and healthcare facilities cannot cope with additional dwellings.

Consultations
Internal

4.1

Education and Children’s Services (Education) have confirmed that they
hold no objection to this application. The proposal will be served by Banchory
Primary School and Banchory Academy.

4.2

Legal and People (Developer Obligations) have confirmed that
contributions have been agreed towards Affordable Housing, Sports and
Recreation and Healthcare. This will be secured through a Section 75
Agreement.

4.3

Infrastructure Services (Contaminated Land) initially requested information
on the former use of the site and have since confirmed no indication of any
past use which might have caused contaminated and have no further
comment to make.

4.4

Infrastructure Services (Environment – Natural Heritage) commented that
the western part of the proposed development is identified as Ancient
Woodland, development on which is only supported where the public benefits
outweigh the conservation benefits. Removal of the woodland would require
an ecological walkover survey and tree survey. It was advised that Plots 1-3
be removed from the proposal, however a tree survey would still be required
for the remaining development to protect the retained woodland. On
submission of an updated site plan excluding the woodland plots 1-3 from the
development site, and provision of a woodland edge report, the proposal
poses no concerns and conditions are required regarding tree protection
details as part of any future Matters Specified in Condition (MSC) application.
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4.5

Infrastructure Services (Flood Risk and Coast Protection (FRCP)) hold no
objection to the application subject to a number of conditions in relation to the
submission of a drainage statement, details of future maintenance, field
drainage and all calculations required for the detailed permission.

4.6

Infrastructure Services (Roads Development) initially objected to the
proposal as the minimum width of road required to facilitate on street access
is 5.5m with a 'service strip', alternatively each property could incorporate
turning facilities sufficient to turn and leave to join the public road in a forward
gear. One visitor’s space, which may take the form of an additional layby, is
required for this development. In addition, details of a Safe Route to School
were required. On submission of revised drawings, Roads Development have
confirmed they hold no objection to approval subject to conditions in relation
to the new access, parking spaces, Safe Route to School provision, visibility
splays, refuse bin collection and a suitable vehicle turning area.

4.7

Infrastructure Services (Waste Management) have confirmed that they hold
no objection to the proposal, subject to the layout being designed to the
satisfaction of Roads Development.
External

4.8

Scottish Forestry commented regarding the red line site boundary including
the woodland to the west of the proposal. They requested that the red line
was reduced to exclude this area.

4.9

Scottish Water holds no objection to the application. There is sufficient
capacity in Banchory Waste Water Treatment works to service the
development. A separate enquiry is required to be submitted to Scottish
Water regarding capacity in Invercannie Water Treatment Works.

4.10

Banchory Community Council object to the proposal. Their principal
objection is relating to access to this development, which is from the Upper
Lochton junction on Raemoir Road which is also the access road to the
Crow’s Nest Recycling Centre. They consider this to be a very dangerous
junction. They highlight the history on the site in relation to the requirement to
build a roundabout prior to commencement of the adjacent masterplan site
and that there is no mention of the requirement to build this roundabout as
part of this current application. They state that the situation regarding road
safety has not changed and this junction remains dangerous, and although
this application is for a small number of houses, Banchory Community Council
are concerned that approval will set a precedent for further development to
the west of Raemoir Road before construction of a roundabout. Furthermore,
they are concerned regarding the environmental impact of this proposed
development.

Item 9A
Page 6

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.
5.2

Aberdeen City and Shire Strategic Development Plan 2020
The Strategic Development Plan was approved on 12 August 2020.
The purpose of this Plan is to set a clear direction for the future development
of the City Region. It sets the strategic framework for investment in jobs,
homes and infrastructure over the next 20 years. 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.
The Aberdeenshire Local Development Plan 2017 will continue to be the
primary document against which applications are considered. The Aberdeen
City & Shire SDP 2020 as approved forms part of the Development Plan.

5.3

Aberdeenshire Local Development Plan 2017
Policy P1 Layout, siting and design
Policy P3 Infill and householder developments within settlements (Including
home and work proposals
Policy E1 Natural heritage
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Policy E2 Landscape
Policy PR1 Protecting important resources
Policy C4 Flooding
Policy RD1 Providing suitable services
Policy RD2 Developers’ obligations
5.4

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. A
period during which representations on the Proposed LDP 2020 could be
made took place between 25 May and 31 July 2020.
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. The
Proposed LDP has been subject to public scrutiny and has now been
submitted for Examination by an independent Reporter. Nevertheless, it is
considered that the level of weight that should be applied to the Proposed
LDP 2020 remains as not significant at this time. 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 planning considerations with this application relate to the principle of
erecting a new dwellinghouse on this site and the impact this would have
upon the character, amenity and overall context of the area. Technical matters
such as drainage and access will also be considered.
Principle of development and layout, siting and design

6.2

Policy P3 Infill and householder development of the Local Development Plan
(LDP) 2017 supports housing if the nature of the development respects the
scale, density and character of the surroundings and will not erode the
character or amenity of the surrounding area. Concern is raised through
representations that the proposal will impact on the character of the area, with
5 dwellings considered by some to be overdevelopment of the site, which is
contrary to the pattern of development.

6.3

The site is located within the settlement boundary, with the site to the east
identified as OP3 within the Local Development Plan, therefore there are
established plans for Banchory to grow northwards beyond Upper Lochton
Road. Although outwith the allocated Masterplan site, it is still considered
vacant land within the settlement boundary which, in the long term, will appear
as part of the wider Masterplan site. It is accepted that the indicative layout,
identifies 5 plots within a relatively modest sized field. The ability for the site to
accommodate this number will be dependent on the size of the properties
proposed and the capability for the dwellings to provide adequate
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parking/access and garden ground. These aspects will be dealt with at MSC
stage. However, although the north side of Upper Lochton Road has larger
dwellings within reasonable sized plots, this varies on the south side of the
road and to the east, where a number of self-build plots alters this pattern of
development. The general principle is of development is acceptable, the finer
detailing to ensure the houses are a good fit will come at MSC stage.
6.4

Concern is also raised regarding the impact on neighbouring amenity from the
dwellings. PPP does not require elevations of the dwellings and subsequently,
this cannot be assessed at this stage. Nevertheless, depending on the scale
of the dwellings, there is considered to be sufficient separation distance to
ensure adequate separation is maintained.

6.5

Overall, due to the location with Banchory settlement boundary, residential
development is supported on vacant sites which have no specific land use
allocation. The proposal is considered to be compatible with neighbouring
land uses, with the detailed considerations regarding design, scale and
potential impact on amenity assessed at MSC stage. The proposal is
considered to be compliant with Policy P3 Infill and householder
developments within settlements and Policy P1 Layout, siting and design of
the Local Development Plan 2017.
Technical considerations

6.6

Turning to Policy RD1 Providing suitable services, representations and
Banchory Community Council raise concerns regarding road safety,
specifically the junction of Upper Lochton and Raemoir Road. The access to
the site is single track road with passing places and used regularly by
members of the public. It is also used to access the Crow’s Nest Recycling
Centre.

6.7

As part of APP/2018/2796, relating to the adjacent masterplan site for 390
dwellings, condition 16 was attached which stated a roundabout needed to be
constructed and operational prior to commencement of development on
Phase 2c, which bounds the proposed application site. Concern is raised that
this roundabout is not being proposed as part of this application, Banchory
Community Council are concerned that approval will set a precedent for
further development to the west of Raemoir Road before construction of a
roundabout. Phase 2c is allocated for 50 dwellings, which triggers the
requirement for the upgrade of this junction, it is not reasonable or considered
necessary by Roads Development to expect the proposal of 5 dwellings to
provide the roundabout. The condition requiring the roundabout remains
attached to APP/2018/2796 and this proposal will not hinder the delivery of
the roundabout.

6.8

There have been ongoing discussions with Roads Development regarding the
proposal, and although indicative, the agent has provided a sketch of one of
the plots. Concern is raised regarding the safety of the single access road for
existing users, and occupiers of the proposed dwellings. Roads Development
requested that further detail on how the proposed site will connect to a Safe
Route to School and an indicative plan has been provided which shows a
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footpath along the Crow’s Nest Road, and south onto Upper Lochton Road
which will join into the wider path network. A condition will be attached to the
consent, as part of the MSC application requiring specific details of the path,
which will need to be operational prior to the occupation of any
dwellinghouses. Depending on timeframes, this could be through connection
to the neighbouring Phase 2C site or independently as shown. This is
considered sufficient to ensure the proposed site can be safely accessed and
used by existing residents. Roads Development hold no objection to approval
subject to conditions in relation to the new access, parking spaces, Safe
Route to School, visibility splays, refuse bin collection and a suitable vehicle
turning area, compliant with Policy RD1 providing suitable services. It is worth
noting that there is no path alongside the road, existing users simply walk on
the road with cars passing. The development will deliver a remote footpath
for a section of the passing road, either through its own provision or tying in to
the adjacent phase 2C, but either option would improve road safety beyond
the current situation.
6.9

Although a drainage report has been submitted which proposes a septic tank
and soakaway, during the course of the application Scottish Water have
confirmed that there is capacity within the Banchory Waste Water Treatment
Works. They are unable to confirm capacity in the Invercannie Water
Treatment Works, however they hold no objection to approval. Therefore, the
agent has amended the proposal to connect to the public infrastructure which
is the preferred option. This also alleviates concerns from neighbours
regarding space within each plot for private treatment. FRCP provided a
response in relation to surface water from the proposed development, they
require further detail to be submitted at MSC stage including a Drainage
Statement, surface water calculations and maintenance, and information on
managing field drainage. Subsequently, the proposal is considered compliant
with Policy RD1 and Policy C4 Flooding.

6.10

Representation raised concerns regarding insufficient capacity in Banchory to
cope with additional dwellings. Contributions are sought towards affordable
housing, sports and recreation and healthcare, this will ensure contributions
are utilised to offset the impacts of development, to the benefit the local
community in Banchory. Furthermore, the five dwellings does not trigger
contributions towards additional facilities such as education. There is known
education capacity at Primary and Secondary level. The additional demand on
services from five dwellings is minimal and offset through contributions where
necessary, and therefore not considered to have any detrimental impact, in
accordance with Policy RD2 Developer obligations. Providing a favourable
recommendation by Committee, the agreed contributions will be sought
through a Section 75 Agreement.
Potential impact on trees and habitat

6.11

Originally the proposal included an additional 3 plots, within identified ancient
woodland to the west of the site. However, the proposal was amended as
there is a presumption against the removal of ancient woodland. This option
would have also required a walkover and full tree survey. Subsequently, Plots
1-3 were removed from the proposal and a tree survey was submitted for the
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woodland edge. The survey concluded that it is not expected these trees will
be impacted on by the development, with little work required other than
general maintenance. A condition will be attached to the consent requesting a
tree protection plan prior to works taking place on site. This was considered
sufficient to ensure the protection measures will limit any potential impact, in
accordance with Policy PR1 Protecting important resources.
6.12

A number of representations, and Banchory Community Council, raise
concern regarding the proposal’s impact on the environment, wildlife and
accessibility of the woodland. However during the course of the planning
application, it has been agreed that the woodland element is to remain
unaffected by the development, subsequently a walkover survey is not
considered necessary. The footpath required as a Safe Route to School which
will link the development site to the wider path network, is considered to
ensure accessibility is improved, as a formal link will be provided prior to
occupation of any part of the development.
Conclusion

6.13

Overall, the proposal is considered to be in an appropriate location within
Banchory and compatible with adjacent land uses – including the allocated
sites within the LDP. The proposal is not considered to adversely affect the
character or amenity of the area, nor raise any potential detrimental impacts
on neighbouring dwellings at this stage. As such the application is considered
compliant with Policy P3 Infill and householder developments within
settlements (Including home and work proposals of the Aberdeenshire Local
Development Plan 2017 and is recommended for approval.

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 has been carried out as part of the
development of the proposals set out above. It is included as Appendix 1 and
concludes that the proposal will result in a neutral impact. The development
will result in a slight increase in traffic locally due to the 5 dwellings proposed,
however as required by Roads Development, there will be a formal footpath to
take users off the public road which is an improvement on the existing
situation for walks along the existing road.

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.
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9.

Sustainability Implications

9.1

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

10.

Departures, Notifications and Referrals

10.1

Strategic Development Plan Departures
None

10.2

Local Development Plan Departures
None

10.3

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

10.4

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

10.5

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

11.

Recommendation

11.1

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

01.

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

Full details of the layout and siting of the proposed development, for the
avoidance of doubt the level of development is limited to a maximum of 5
dwellinghouses;
Full details of the external appearance and finishing materials of the
proposed development;
A landscaping scheme and tree protection plan including proposed
landscape features, including trees to be retained and planted;
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(d)
(e)
(f)
(g)
(h)
(i)

A detailed levels survey of the site and cross sections showing proposed
finished ground and floor levels relative to existing ground levels and a
fixed datum point;
Full details of the proposed means of disposal of foul and surface water
from the development, and details of treatment of any field drains or runoff from adjacent land;
Full details of the proposed access to the development including visibility
splays where appropriate;
Full details of the proposed car parking/vehicle turning area for the
development;
Full detail of the proposed refuse uplift area;
Full details of a Safe Route to School.

Reason: Permission for the development has been granted in principle only
and subsequent approval is required for these matters in accordance with
section 59 of the Town and Country Planning (Scotland) Act 1997 (as
amended).
02.

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)
b)

Full details of the proposed energy efficiency measures and/or
renewable technologies to be incorporated into the development;
Calculations using the SAP or SBEM methods, which demonstrate that
the reduction in carbon dioxide emissions rates for the development,
arising from the measures proposed, 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.
03.

No dwellinghouse hereby approved shall be occupied unless its driveway,
parking and turning area has been provided and fully paved for the proposed
dwellinghouse in accordance with details to be submitted under condition 1
part g. The maximum gradient of the 5m of the new access must not exceed
1:20 and the first 5m of access (measured from the edge of the road) is to be
fully paved. Any proposed garages must be set back at least 6m from the rear
of the footway. 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. Parking
space, surfaced in hard standing materials shall be provided within the site in
accordance with the Council's Car Parking Standards. A suitable vehicle
turning area, measuring not less than 7.6m by 7.6m, must be formed within
the site to enable all vehicle movements onto or from the public road in
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forward gear. Once provided, all parking and turning areas shall thereafter be
permanently retained as such.
Reason: To ensure the timely completion of the driveway to an adequate
standard to prevent the carriage of loose driveway material on to the public
road in the interests of road safety.
04.

No dwelling shall be occupied until a Safe Route to School is provided in
accordance with details to be submitted under condition 1 part i). The route
and specification of this footpath link shall be agreed in consultation with
Roads Development. Depending on timescale's for delivery, this could be
delivered through linking into the masterplan (Phase 2c) or independently.
Reason: To ensure safe access for pedestrians.

05.

No development in connection with the permission hereby granted shall
commence and the access hereby approved shall not be brought into use
unless visibility splays are provided in accordance with details to be submitted
under condition 1 part f. Visibility of 90 metres in both directions 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 each approved access 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.
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.

06.

No works in connection with the development hereby approved shall
commence unless details of the refuse bin uplift store areas have been
submitted to and approved in writing by the planning authority in accordance
with details to be submitted under condition 1 part h. The area shall be
constructed behind any visibility splay and shall be designed so as to be
accessible for refuse bin uplift and to prevent empty bins from being windblown. No dwellinghouse shall be occupied unless the refuse bin uplift store
area has been provided and surfaced in accordance with the approved
details. Once provided, the refuse bin uplift store area shall thereafter be
permanently retained as such.
Reason: To ensure the provision of an appropriate means of servicing in the
interests of road safety.

07.

No works in connection with the development hereby approved shall
commence unless a tree protection plan has been submitted to and approved
in writing by the planning authority in accordance with the details to be
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submitted under condition 1 part c. Tree protection measures shall be shown
on a layout plan accompanied by descriptive text and shall include:
a)
b)
c)
d)
e)
f)

The location of the trees to be retained and their root protection areas
and canopy spreads (as defined in BS 5837: 2012 Trees in relation to
design, demolition and construction);
The position and construction of protective fencing around the retained
trees (to be in accordance with BS 5837: 2012 Trees in relation to
design, demolition and construction);
The extent and type of ground protection, and any additional measures
required to safeguard vulnerable trees and their root protection areas;
An arboricultural impact assessment which evaluates the direct and
indirect impacts of the proposed development on the trees to be retained
and proposed mitigation;
An arboricultural method statement to demonstrate that operations can
be carried out with minimal risk of adverse impact on trees to be
retained;
A method statement for any works proposed within the root protection
areas of the trees shown to be retained.

No works in connection with the development hereby approved shall
commence unless the tree protection measures have been implemented in full
in accordance with the approved tree protection plan. No materials, supplies,
plant, machinery, soil heaps, changes in ground levels or construction
activities shall be permitted within the protected areas without the written
consent of the planning authority and no fire shall be lit in the position where
the flames could extend to within 5 metres of foliage, branches or trunks. The
approved tree protection measures shall be retained in situ until the
development has been completed.
Reason: In order to ensure adequate protection for the trees and hedges on
the site during the construction of development, and in the interests of the
visual amenity of the area.
08.

Waste water from the proposed development shall be disposed of via the
public sewer as indicated in the submitted application and shall not be
disposed of via private means unless otherwise agreed with 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.

09.

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.
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10.

No dwellinghouse hereby approved shall be occupied unless the proposed
surface water drainage systems have been provided in accordance with
details to be submitted under condition 1 part e. The foul and surface water
drainage systems shall be installed in accordance with the approved details
and once formed shall be permanently retained thereafter in accordance with
the approved maintenance scheme. The submission shall include:
a)

b)
c)

Drainage statement - this must include a drawing indicating drainage
proposals for the whole site, including sizing calculations and
construction details of the proposed soakaways prepared in accordance
with BRE Digest 365, with consideration made to the location of the
soakaways to ensure a minimum distance of 5m from any building
foundations or boundaries.
A statement on how future maintenance of the proposed drainage
system will be performed and confirmation of who will be responsible;
Confirmation that any existing site or field drainage will be located and
suitably altered, if indeed disturbed.

Reason: In order to ensure that adequate drainage facilities are provided, and
retained, in the interests of the amenity of the area.
11.2

Reason for Decision

01.

The planning authority considers that the application is for a development that
is in accordance with the Aberdeenshire Local Development Plan 2017. The
development is considered to form an appropriate addition to Banchory on the
edge of the settlement and is not considered to result in any adverse
landscape, visual or amenity impacts. The proposal is therefore considered to
comply with all relevant policies and the requirements of the settlement
statement as contained within the Aberdeenshire Local Development Plan
(2017).

For noting:Part 2C (Planning Delegations) states at Section C.3.2b for Local Development, that
following consultation with the Chair and Vice-Chair of the determining Committee,
the Head of Planning and Environment Service can refuse planning applications for
which Section 75 Agreements are not completed or Developer Obligations are not
paid within four months from the date of the Committee at which the application is
determined. Local Ward Members shall be notified of any such refusal.
Please note that this power may be exercised in respect of the application which is
the subject of this report if the application is approved by the Committee.

Alan Wood
Director of Infrastructure Services
Author of Report: Louise Smith
Report Date: 6 May 2021
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Banchory Community Council
Objection to App/2020/2149
Land to North and South of Squirrel Lodge, Upper Lochton, Banchory
Banchory Community Council (BCC) wishes to object to the above planning application on
the following grounds:
1.

BCC’s principal objection to this application is that the access to this development is
from the Upper Lochton junction on Raemoir Road which is also the access road to the
Crow’s Nest Recycling Centre and to a considerable number of already existing
houses. It is a very dangerous junction as has been acknowledged by previous
planning decisions of Aberdeenshire Council.
To fully explain BCC’s objection, it is necessary to look at the history of recent
applications from this developer to build houses to to the west of Raemoir Road:
a. The initial application for housing in this area (App/2014/1973) was granted by
Aberdeenshire Council with, as Condition 16, the requirement to build a
roundabout on Raemoir Road to provide access before any construction should
begin. The current access road was to be blocked off.
b. In 2019 the developer applied to begin house building in this area without
compliance with Condition 16, and therefore, without the prior construction of
the roundabout. (App/2019/0693). This application came before the Marr Area
Committee on 18th June, 2019 and permission was refused. The letter of refusal
from Mr Robert Gray, Head of Planning and Environment Service stared that,
‘There is not sufficient justification to vary Condition 16 as this ‘would have an
unacceptable impact in terms of road safety with particular reference to the
Upper Lochton junction with Raemoir Road’.
Despite this ruling, there is no mention of the requirement to build a roundabout in
the current application.
The situation with regard to road safety, therefore, has not changed since 2019 and
the junction remains dangerous. Although this application is for a small number of
houses, it is the fear of BCC and the community it serves that if this application is
granted, it will set a precedent for further development to the west of Raemoir
Road before construction of a roundabout and the roundabout which is essential
for the safety of all who use this busyjunction will never be built at all.

2.

BCC also has concerns about the environmental impact of this proposed
development and would support the comments made by the consultee
Development Management/ Environment Surgeries in response to this application.

Mary Lennox
Banchory Community Council
15th December, 2020
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mr Bryan Chambers
Address: Glenside Upper Lochton Banchory AB31 4ES

Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I have received notification regarding a planning application for properties to be built on
the access road to the Crow's Nest recycling centre and wish to object for the following reasons.
Under previous iterations of planning affecting Banchory, and the north side of Banchory, I
understood it was agreed that development in this area would only proceed once developments at
Lochton of Leys and the surrounding area were complete.
Furthermore I understood that dwellings would only be erected up to the east of Squirrel Lodge
and not beyond. This goes beyond this boundary.
The access road is presently used heavily by large industrial traffic from 6.30am until 4.30pm and
is additionally used by members of the public accessing the facility making it unsuitable for a
residential development of family houses.
The trees and woodland at present buffer the noise and view of this traffic from the properties on
Upper Lochton. Removing these and instead, building properties would remove this buffer.
Considering a development on this already busy road with a subsequent increase in traffic from
new residents will slow traffic accessing the Recycling centre whilst during any construction phase
bring an increase in heavy Construction traffic and disruption and difficulties in accessing the site.
Outwith the opening hours of the recycling facility, after 4.30pm, the road and area revert to being
a popular and safe road used regularly for family friendly walks, children learning to ride bikes and
for dog walking. It is a popular jogging route. There is access to local woodland and the
opportunity for children to see the rare breed sheep, lambs in the Spring and horses.In addition,
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the route is wheelchair friendly and offers a flat, well surfaced road which is disabled friendlyand
also a route accessible with prams and buggies.
At a time when our Mental Wellbeing is being challenged and with proven Science of the positive
impact of being outdoors and enjoying Nature, is this really a time to be removing losing such a
asset to our local Community.
I would refute the assertion in the documentation from the Counryside Ranger regarding Wildlife in
the Woodland to the rear of our property. We regularly see Red Squirrels in the trees and Bats
also frequent the Woodland. The loss of Woodland and trees is not supported by the
Environmental Officer who surveyed the site 12.11.20 and we would agree with his comments
regarding the removal of Ancient Woodland and native species.
The boundary at the rear of our property as indicated in the plans on the Application is inaccurate.
This is mentioned in the Ranger report of August 2017 ie that there is a site boundary of a wire
fence, however this is not reflected in the plans to view. This fence is 7 metres from the drystone
dyke and indicates a northern boundary the same as Burnside, not as Ronnecht. I would request
that rewritten accurate plans are submitted prior to consideration of this application.
Although we note that impact on the value of properties is not a matter to be considered by the
Planning Authority, we would note that for many of us, our homes are our biggest asset, often part
of our retirement and future financial planning. There is a predicted fall coming in the value of
properties, as noted a number of properties are not selling. 2 properties have remained unsold on
Upper Lochton for 2 years now. There is a strong possibility that the design, cramming in of
properties on the small sites, increase in dwellings, will detract from the attractive feel of Upper
Lochton and decrease the property values.
Overall I feel this development is unnecessary and unwelcome, detrimental to residents, visitors
and wildlife.
Aberdeenshire Council and the Community Council should reflect on their vision of what local
towns and villages should look like and feel like to live in. They should offer a quality of life that we
desperately need to preserve. They need to improve the existing rather than keep extending and
developing.
We are so fortunate to live in such a beautiful surroundings. Let's preserve them for future
generations and not be responsible for destroying them.
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mrs Jayne Christie
Address: Fenton Upper Lochton Banchory AB31 4ES

Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:Firstly, I was never informed as a near neighbour of the plans to move the settlement
boundary to the north of Banchory back in 2012, despite having written to Piers Blaxter in
November 2008 specifically asking to be kept informed of any plans to move the boundary. Is this
following proper procedure as we, the residents of Upper Lochton did not have a chance to
object? If not is there any appeal process?
I am unsure as to why the applicant has made this application at this point in time. They are well
aware that the Marr Committee have already rejected plans to commence building the
development at the entrance to the Crows Nest road until the roundabout to improve visibility of
the junction from Upper Lochton onto Raemoir Road is in place. Surely this application should be
rejected as a matter of course for the same reason. If this development goes ahead, I question
whether the roundabout will ever be built, or will it be put on hold at all further additional
applications to develop Upper Lochton as it will set a precedence. I cannot reiterate strongly
enough just how dangerous the Upper Lochton and Raemoir Road junction is. The cottage at this
junction is also being developed and a fence has been erected around the property. Although it is
a wire fence at the moment, I have no idea what the final boundary to this property will be, it may
cause even more visibility problems than already exist.
The Upper Lochton/Raemoir Road is already a busy and dangerous junction. The road up the hill
has a speed limit of 30mph, however drivers begin to accelerate ready for entering the 60mp
stretch just past the junction. Visibility down the hill towards the garden centre is almost none
existent and pulling out of the junction is a risk. Hence the need for the roundabout to be in place
before any building is allowed to commence.
I strongly suggest that any building north of Upper Lochton would adversely affect the rural
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character of the area
I am presuming that this development will just add to the number of houses to the OP3 site on the
LDP and will essentially infill land that was not set aside for development originally to the west of
Squirrel Lodge.
The applicant is not proposing any new or altered vehicle access to or from a public road. The
road that this development lies on is a single track road with passing places which is used for
access to and from the recycling centre.
They are not proposing any changes to paths or public right of way. How is it possible to build
houses on a road with no footpath for access on foot? The traffic volume using the tip road, a
single track road with passing places is at times huge, tip lorries, members of the public with cars
and trailers trying to get up to the recycling centre. To introduce driveways for possibly upwards of
16 cars along this road would only add to the danger. If cars were to park along this road in any of
the passing places it would cause considerable disruption to the flow of traffic to and from the
recycling plant.
What will happen to the traffic for the recycling centre while the development is being built? Upper
Lochton itself would not be able to cope with the extra traffic going in both directions, it is a country
road and the tip road was supposedly built to take away traffic. During the time that Upper Lochton
was used during lockdown this year, it was often dangerous with cars driving up exceeding the
speed limit and that was only vehicles travelling in one direction. It is a road used by many families
for walks with their dogs and children playing.
There has been a significant increase to the noise from traffic using the road to the recycling
centre, which starts very early in the morning. Imagine the noise and disturbance to the peace of
the area from developing this land. We have several elderly residents in the street and I cannot
imagine the impact this noise would have on their lives.
As to the number of houses, the site where they propose five houses would be absolutely over
developed. It is essentially half a small field. As you can see from the plan there are only two
houses to the south of this in the same width of land. The other half of this field, across the road,
was land set aside for a new cemetery. It looks like this is no longer the case and that Mr McNabb
has fulfilled his promise to me of years ago 'to get it moved'. In my opinion the site would have
been a perfect place for a cemetery. It is a quiet spot on the edge of the development, surrounded
at the moment by hills and fields. However, if plans go ahead it would be surrounded by houses.
The planning department policy as told me in 2006 was that 'a housing scheme on the periphery
of the town would have a lower density than one nearer to town centre and that the planning
service constantly strive to encourage a continuous improvement to design standards, particularly
where that site has a significant visual impact'. Has this policy changed? If so it is to the detriment
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of Banchory. Some of new houses that have already been built in Upper Lochton certainly do not
fit in with the country lane that we chose to live in.
Any further development would completely erode the character of the surrounding area through
over development. Upper Lochton, at present, is a rural road with widely spaced housing. The
houses sit in large plots of land surrounded by woods and fields. The character has already been
compromised by the erection of a few modern houses at the entrance to the road. But the integrity
of the main stretch of the road remains in tact at the moment. Upper Lochton is a beautiful country
road and any building should be sympathetic to this. These new style 'trendy, boxy' houses that
seem to be fashionable at them moment would completely ruin the atmosphere. It is a disgrace
and does not take into account at all the existing houses in Upper Lochton that will back onto
these houses which would be overlooked.
Any development along the recycling centre road would have adverse impact on the wildlife in the
area as a natural green corridor would be built on. If the larger development of OP3 does
eventually go ahead, this small field and woodland would be an essential space for wildlife,
including deer and red squirrels to pass from the countryside north of Upper Lochton to the woods
on the south side. This would have a detrimental effect on the wildlife population. Therefore this a
very significant area of valued open space. The 2020 Development Management/Environment
Surgeries Report states that woodland of this type should be afforded strong protection and
removal should only happen where the public benefits of any development outweigh the
conservation benefits of the site. I cannot see how the development of this very small site would
benefit the public in any way. Plots 1-3 would mean the removal of most of this patch of woodland.
Plots 4-8 would be on agricultural land which has in recent years been used for grazing sheep so
could be possibly contaminated.
I now refer to the letter addressed to Mr McNabb from T Simpson, Countryside Ranger, Leys
Estate. I strongly suggest a conflict of interest here. Leys Estate is connected to the company
making the application and the report very much falls in their favour. It states that there are no
nesting birds of prey, however, I have in the past had a fledgling bird of prey in my garden, just a
short distance from the proposed development site. It states no sighting of squirrels. I am sure that
if this person lived in the vicinity as I do, he would have seen them and the NESBReC report
correctly reports the presence of Red Squirrel on the site. This summer I had a family of red
squirrel in my garden, which can in no way sustain them on its own. Therefore the squirrel most
definitely rely on the wooded area and the field for food. We also have deer and woodpeckers
visiting the area on a regular basis.. If Mr Simpson stood in my garden in the evening he would
see numerous bats flying back and forth into the land proposed for development, so for him to say
that the trees are not mature enough to hold bats is ridiculous. The site is most definitely an
important corridor or stepping stone for wildlife travelling from one area to another. The deer pass
through the land, into my garden, down my drive and into the wooded area to the south of Upper
Lochton.
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Fenton and Squirrel Lodge are separated from the site by a dry stone wall. I have mature trees
that overhang the wall. These trees had to be kept as part of planning permission for my house
back in 2006. I hope that there are no plans to touch any of them or the dyke.
This development would not be a stand alone development if the developers get their way. The
LDP has already outlined land for FIFTY houses to the east along the recycling centre road, which
as I have said previously, was rejected by the Mar Committee until the roundabout is in place.
Therefore, I presume it would be impossible for all these houses to have a septic tank and
soakaway. Scottish Water have stated in their report that they are unable to reserve capacity at
their waste water treatment works for even this small development, let alone the extra 50. I too
have a septic tank on my land as does Squirrel Lodge, so I question whether or not the land could
sustain soakaway for an additional eight houses as per the plan (although the application states
that the number of houses is not yet known, so I presume this number could increase).
The following is taken from the latest LDP which all indicate to me that this application should be
refused. There are surely no 'imperative reasons of overriding public interest' to warrant
development of this land...
E1.6 Development must seek to avoid any detrimental impact on protected species. Protected
Species Surveys to assess impact, and submission of Species Protection Plans detailing
appropriate avoidance and mitigation measures may be required. Development affecting
European Protected Species or likely to have a detrimental impact on protected species will not be
approved unless a thorough assessment of the site has demonstrated that the development is
required for imperative reasons of overriding public interest, and that the population will be
maintained at a favourable conservation status in its natural range, and there must be no other
satisfactory solution. Lists of species protected by legislation are available from Scottish Natural
Heritage4.
E1.9 Development will not be allowed if it fragments habitats or is not designed to minimise any
adverse impact on the site's environmental quality, ecological status, or viability.
E2.1 We will refuse development that causes unacceptable effects through its scale, location or
design on key natural landscape elements, historic features or the composition or quality of the
landscape character. These impacts can be either alone or cumulatively with other recent
developments. Development should not otherwise significantly erode the characteristics of
landscapes as defined in the Landscape Character Assessments7 produced by Scottish Natural
Heritage or have been identified in Appendix 13, Aberdeenshire Special Landscape Areas, as a
Special Landscape Area of local importance.
There are a number of developments at the moment in Banchory and not all properties have sold.
There are two brand new houses that have been sitting empty on Upper Lochton for almost two
years, which calls into question if any further development in the area is necessary. At my last
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check there was in the region of 200 residential properties on the ASPC website up for sale. There
isn't a lack of housing in Banchory. Also many of the new properties being built on other sites are
part exchange, leaving existing houses empty.
I think it is clear the community has had enough of developers ruining our community for profit.
The number of existing houses on the market is enormous compared with the past. People wanted
to live in Banchory because it was a rural community. It is fast becoming a huge housing estate,
but without the amenities to go with it.
Now I go back to the old chestnuts of the schools being at capacity already and health care
facilities being overstretched. Additional developments of any size are only going to make matters
worse.
I think it is only fair that I mention that as someone who went through the whole business of
attaining planning permission for one house in 2006 and the hoops I was made to jump through
and extra expense that I was forced to spend to ensure that my house was of the highest
standard, I do worry about the impact that development to the north of Upper Lochton would have
on the value of not only my house, but all the properties on the north side of the road. Particularly
if houses are crammed into the field just beyond the wall. I chose to live in Upper Lochton because
of the country feel and the cost of building my house reflected that.
I feel very strongly that this application should be rejected and suggest that the Planning
Department contact all residents or attend a site visit and actually talk to residents in the area to
find out how we feel.
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mrs Yolanda Christie
Address: Bottletree Cottage Upper Lochton Banchory AB31 4EQ

Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object strongly to this application. I am almost 92 and moved to Upper Lochton in the
late 1970s. I am now beginning to see the lovely country road I have lived in for so long being
ruined by developers. The junction onto Raemoir Road was moved years ago and is now very
dangerous. The noise from the builders at the end of the road is terrible and can be heard from
very early in the day until the evening, it is none stop. This site is even nearer to my house and so
the problem would be even worse. I like to take a walk and I fear that houses built on the tip road
would mean extra traffic and make it more dangerous than it already is. I constantly have deer and
squirrels in my garden, which come through from the land at the back. Please don't let the
developers ruin this beautiful area.
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mrs caroline dickson
Address: 2, Provost Black Way BANCHORY AB31 4FJ

Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I endorse all said by those who have objected. We are one of the families mentioned
who enjoy the countryside there and it is our son who is the wheelchair user. There are no other
paths/roadways suitable for us to walk with him near our home and no thought of inclusion of such
spaces in this application.
The proposal is not in keeping with the locality; the houses are too close together and small in
comparison to the homes already there.
The access puts considerable strain on a single track road with passing places, already busy with
traffic to the household waste centre, with anticipation of 24 vehicles (parking places) attaching to
the site.
The impact on the countryside and wildlife is not justified given the vast number of unsold
properties in the area both old and new and there are already two lovely new houses in the
immediate vicinity lying unwanted.
Banchory is in need of fewer new houses and more in need of retaining its open spaces and
character of a small town rather than a suburban sprawl.
Though the development plan has this site within its boundaries, this was made when the
economic conditions were better and I fear the current approach to planning is turning the town
into a vast unsold stock pile of new homes, to it's detriment.
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Ms Jamie Farquharson-Welsh
Address: Burnfoot Upper Lochton Banchory AB31 4ES

Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I have received notification regarding planning for properties on the New Dump Road,
Upper Lochton and I wish to object, for a number of reasons:
- Under previous iterations of planning affecting Banchory, and the north side of Banchory, I
understood it was agreed that development in this area would only proceed once developments at
Lochton of Leys and surrounding area were complete.
- I also understood that dwellings would only be erected up to the west of Squirrel Lodge, and no
further - this goes beyond that boundary.
- Banchory has a number of developments ongoing (Hill of Banchory, Lochton of Leys, parts of
Upper Lochton) or completed - not all properties have sold. Some of the Lochton of Leys are being
sold under part exchange, which leads to the question as to how much actual demand there is for
further housing.
o Further to this point - given the impact of COVID on the economy, changes to the NE economy
(shrinkage in oil and gas production, down-sizing of workforce etc) - is there a need for more
housing in Banchory? There are currently 200 residential properties on the ASPC website, not
including properties on offer by other means, retirement properties etc.
- The area around Upper Lochton is widely used by Banchory residents for family friendly walks,
dog walking, teaching children to ride bikes etc in a quiet, low traffic environment. There is access
to local woodland. And families enjoy coming to see the rare breed sheep, lambs in the spring,
and horses. Increasing housing will impact on the green sites and rural feel on the edges of the
village. There will be an increase in traffic; damage to an already busy road; impact on the
accessibility of this much enjoyed route.
- As a resident I have noticed a significant increase in traffic along the New Dump Road, especially
during lockdown. The noise and increased 'busy-ness' is detracting from the charm of this part of
Banchory, and may be impacting on the local wildlife
o Burnfoot used to have 3-4 red squirrels in the garden, there are fewer in number
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o At sunset / gloaming the bat population sweep across the garden going between Briarwood and
the trees behind Glenside and beyond. I occasionally have bats in my chimney. I am concerned
that their habitat and well being will be impacted.
o Briarwood have had a number of bats enter the house
o Deer live in the woodland and enter gardens
- Burnfoot - recently we cleared the backfield and tidied it up; there were problems with large
vehicles / trucks accessing the site, carrying out deliveries etc. Building works along the New
Dump Road will encounter these problems and on a much larger scale, for longer.
o Blocking access to the recycling centre
o Slowing traffic; increasing frustration among road users
o Increasing traffic flow with the construction vehicles
o Subsequent increase in traffic with new residents
- Locally there are families with members in wheelchairs, and/or with disabilities who like to walk
the 'circuit' at Upper Lochton which feels like a safe, rural route that is accessible and enjoyable. It
is also a route enjoyed by parents with prams and pushchairs.
- It is also a popular running route for joggers.
Although we note that impact on the value of properties is not a matter to be considered by the
Planning authority, we would note that for many our homes / properties are our biggest asset,
often part of our retirement and future financial planning. There is a predicted fall coming the in the
values of property; as noted a number of properties are not selling (including at least 2 new builds
on Upper Lochton) and there is a strong possibility that the design, cramming in of properties on to
small sites, increase in dwellings, will detract from the attractive feel of Upper Lohcton and
decrease the property values.
Overall I feel the impact of this development will be detrimental to residents, visitors and wildlife. I
do not feel it is a necessary addition given current building and development work that is currently
ongoing in the area. I feel the community council and Aberdeenshire Council need to develop a
vision of what local towns should look life, and how they should feel to residents, and look to
improve and where necessary preserve what is already a positive to the local area, rather than
keep extending and developing, especially when so much is already going on.

Item 9A
Page 30

Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mrs Lucy Khan
Address: 6 Upper Lochton Banchory AB31 4DW

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I would like to raise an objection to the above planning application. One of the reasons I
was attracted to live in Banchory, and Upper Lochton itself, was the rurality of the area, and close
proximity to woodland and wildlife. At present many families, including my own, frequently walk
along the New Dump Road, and enjoy the open space with green fields, beautiful views towards
Hill O' Fare, and animals including sheep and horses kept in the fields. On occasions I have seen
both red squirrels and deer. Any additional building in this area will take away the green open
space and reduce wildlife, which would be hugely disappointing to current residents.
I would also like to point out that in Upper Lochton itself there are currently 4 new build houses
that are sitting vacant, some of which have been so for well over a year. With this in mind, and
also the available housing of this size in the Lochton of development, why build more small 3/4
bedroom houses to the detriment of the surrounding area in the New Dump Road?
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mr Martin Kindness
Address: Kergord Upper Lochton Banchory AB31 4EQ

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to the this proposed housing development:
Health - out of hours, the Recycle Centre road is a hive of human and wildlife activity enjoyed by
walkers, dog-walkers, runners and general public all year round as it is the only non-vehicle traffic
road to the North of Banchory. In an era of promoting active physical fitness and
environment/nature consideration, this new development completely negates this.
Road/Traffic (Safety) - there is no traffic report given with the application. There is a huge volume
of constant Recycle Centre traffic (artic lorries, cars, trucks, vans, trailers) thundering every day
along the road (as any Banchory resident will confirm as he/she visits the Recycle Centre). The
recycle lorries start at 6:30 in the morning and continue through-out the day. No new home-owner
wants to buy a house on busy, single-lane road with heavy plant traffic - very unsafe for residents.
Further, no consideration has been given to what would lead to the additional traffic at the busy
Upper Lochton/Raemoir Road junction.
Infrastructure/access - the developer would need to build proper infrastructure: straightened road
(or cut down trees (highly unlikely!)), 2-lanes and pavements. Construction traffic would cause
access/egress issues to the Recycle centre. Upper Lochton is unsuitable as a temporary road.
Visibility - the road drawing provided states that the developer will 'replace the passing place'. The
drawing doesn't represent the current layout. The passing place is in front of proposed Plot 8 and
if you stand at what would be the driveway to plot 8 you can't see along the road to the east, as
your visibility is completely blocked by existing dyke, shrubs and trees and the fact that the plot of
land dips downhill toward the road. This would be even less visible if you were in a car and
dangerous when edging out into centre of road to get a better look (and be met by a fully laden 40-
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tonne artic!).
Visitors tend to park on the roadside when visiting homes. Additional parked cars will only
exacerbate the matter.
The proposed development is on a road corner with poor visibility in both directions (east and
west).
Overcrowding - this seems to be how many houses can be crammed into one small area. There
are 2 other similar sized plots on Upper Lochton with houses built close together. These brandnew houses have remained unsold for nearly 2 years! with the reasons being over-looking (and
being over-looked), limited space and a further reason given in item below.
New Housing Developments - the Chief Executive of the Stewart Milne Group (Aberdeen/shire's
eminent construction contractor) recently stated job losses within his company due to "poor house
sales in Aberdeenshire due to historic over-supply of properties...as a result of an Oil & Gas
downturn" - P&J 17 Nov 2020. This downturn, along with Covid, will never see house sales to the
level previously seen and would suggest that the developer would struggle to sell these proposed
properties.
Ethics - the application form has been submitted by the same person that sits on the local
Banchory Community Council and is responsible for the promotion of planning applications. In the
significance of a potential conflict of interest issue (i.e. person cannot be in a position to derive
personal benefit from actions or decisions made in their official capacity), I trust said person will
not be present or give opinion, whether directly or indirectly, at any Community Council planning
meetings on this application.
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mr John Milne
Address: Squirrel Lodge Upper Lochton Banchory AB314EQ

Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I have received your notification of planning application ( above reference ) for the land
to North and West Squirrel Lodge.
I object to the proposal due to effect it will have on my property and surrounding country side.
Numerous building applications have been approved and undertaken in this area to the detriment
of the environment and wildlife to date
The Upper Lochton area being constantly under disturbance from building firms, with constant
noise from early morning, traffic and building obstructions for a number of years and now see that
further approvals which directly effect my property are approved.
I further object to the plans that my property will be over looked by the proposed properties, with
the loss of privacy and the overall value of my property with the lack of attractiveness
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Mrs Katherine Richards
Address: Crannog Cottage Lochton of Leys Banchory AB31 5 QB

Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:This area of semi natural ancient woodland should be conserved not felled for housing
Scotland only has 4 % cover of native woodlands ( including Caledonian Pinewoods ) a very small
proportion of this < 1% will be lowland mixed deciduous woodland . Scotland is the most heavily
deforested country in Europe . The European average is 37 % ! The wood is also a carbon sink so
felling will contribute to climate change . Also the rough field next to the woodland is a wildlife
habitat and should have a Botanical survey completed in the summer to look for important species
.
Kath Richards
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Application Number: APP/2020/2149
Address: Land To North And West Of Squirrel Lodge Upper Lochton Banchory
Proposal: Residential Development
Case Officer: Louise Smith

Name: Harriet Sellens
Address: Woodlea Upper Lochton Banchory AB314ES

Commenter Type: Community Council
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:The road situation must be addressed prior to anymore building at Upper Lochton
I sit looking at 2 newly built unsold houses is there really any need for more?
Over the past 20 years Banchory has been a continual building site!
Please no more - we have enough houses.
Our wild life has gone - we used to have squirrels, bats flying about even the rabbits have gone!
The above is my reasons for OBJECTING to further building in the Upper Lochton area.

Item 9A
Page 36
APPENDIX 1

EQUALITY IMPACT ASSESSMENT
Stage 1: Title and aims of the activity (“activity” is an umbrella term covering policies,
procedures, guidance and decisions).
Service

Planning and Environment Services

Section

Planning

Title of the activity etc.

Planning Application APP/2020/2149 – Residential Development
Proposal
The application seeks planning permission in principle for a residential
development on land to the north and west of Squirrel Lodge, Upper
Lochton, Banchory.
Planning Service Opinion

Aims of the activity
The Planning Service does not object to the proposal, as it is
considered to be in compliance with the relevant policies contained
within the Aberdeenshire Local Development Plan 2017 specifically
Policy P3 Infill and householder developments within settlements
(Including home and work proposals and Policy RD1 Providing suitable
services.

Author(s) & Title(s)

Louise Smith

St

Stage 2: List the evidence that has been used in this assessment.
Internal data
(customer satisfaction
surveys; equality
monitoring data;
customer complaints).

N/A
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Internal consultation
with staff and other
services affected.

N/A

External consultation
(partner organisations,
community groups,
and councils.

N/A

External data (census,
available statistics).

N/A

Other (general
information as
appropriate).

N/A

Stage 3: Evidence Gaps.
Are there any gaps in
the information you
currently hold?

N/A

Stage 4: Measures to fill the evidence gaps.
What measures will be
taken to fill the
information gaps
before the activity is
implemented? These
should be included in
the action plan at the
back of this form.

Measures:

Timescale:

N/A

N/A
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Stage 5: Are there potential impacts on protected groups? Please complete for each protected
group by inserting “yes” in the applicable box/boxes below.
Positive

Negative

Neutral

Age – Younger

Yes

Age – Older

Yes

Disability

Yes

Race – (includes
Gypsy Travellers)

Yes

Religion or Belief

Yes

Gender – male/female

Yes

Pregnancy and
maternity

Yes

Sexual orientation –
(includes Lesbian/
Gay/Bisexual)

Yes

Gender reassignment –
(includes Transgender)

Yes

Marriage and Civil
Partnership

Yes

Unknown

Stage 6: What are the positive and negative impacts?

Impacts.

Please detail the
potential positive
and/or negative
impacts on those with
protected
characteristics you
have highlighted
above. Detail the
impacts and describe
those affected.

Positive
(describe the impact for each of
the protected characteristics
affected)

Negative
(describe the impact for each of
the protected characteristics
affected)
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Stage 7: Have any of the affected groups been consulted?
If yes, please give
details of how this was
done and what the
results were. If no,
None.
how have you ensured
that you can make an
informed decision
about mitigating
steps?
Stage 8: What mitigating steps will be taken to remove or reduce negative impacts?
These
should be
included in
any action
plan at the
back of this
form.

Mitigating Steps

Timescale

N/A

N/A

N/A

N/A

N/A.

N/A

Stage 9: What steps can be taken to promote good relations between various groups?

These should be
included in the action
plan.

N/A

Stage 10: How does the policy/activity create opportunities for advancing equality of
opportunity?

N/A

Stage 11: What equality monitoring arrangements will be put in place?
These should be
included in any action
plan (for example
customer satisfaction
questionnaires).

N/A
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Stage 12: What is the outcome of the Assessment?
1

No negative impacts have been identified –please explain.

If approved, the proposal will result in a slight increase in traffic locally due to
an addition 5 dwellings. However, there will be formal footpath provision to
take users off the road and provide a safe route.
If refused, the traffic would remain the same, however, no footpath
connection would be formed on this section of road. The status quo would
remain.
2
Please complete
the appropriate
box/boxes

Negative Impacts have been identified, these can be mitigated please explain.
* Please fill in Stage 13 if this option is chosen.

There would be increased traffic caused by 5 additional dwellings utilising the
access road. This can be mitigated by the construction of a footpath which
will allow pedestrians off the road and is therefore not considered a negative
impact.
3

The activity will have negative impacts which cannot be
mitigated fully – please explain.
* Please fill in Stage 13 if this option is chosen

N/A

* Stage 13: Set out the justification that the activity can and should go ahead despite the
negative impact.
The development will result in a slight increase of traffic locally due to 5 houses proposed but
within the development (and as required by Roads Development) there will be formal footpath
provision to take users off the road and provide a safe place to access. Subsequently, on
balance the proposal is a change which will result in a neutral impact.
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Stage 14: Sign off and authorisation.
1) Service and
Team

Infrastructure Services - Planning

2) Title of
Policy/Activity

Planning Application – APP/2020/2149

Sign off and authorisation.

Name:
3) Authors: We
have
completed the
equality
impact
assessment
for this
policy/activity.

Louise Smith

Name:

Neil Mair

Position: Planner

Position: Senior Planner

Date:

Date:

07/05/2021

07/05/2021

Signature: Louise Smith

Signature: NM

Name:

Name:

Position:

Position:

Date:

Date:

Signature:

Signature:

4) Consultation
with Service
Manager

Name:
Date:

5) Authorisation
by Director or
Head of
Service

Name:
Paul Macari
Position: Head of Service
Date:
7th May 2021

Name:
Position:
Date:

6) If the EIA relates to a matter that has to go before a Committee,
Committee report author sends the Committee Report and this
form, and any supporting assessment documents, to the Officers
responsible for monitoring and the Committee Officer of the
relevant Committee. e.g. Social Work and Housing Committee.

N/A

7) EIA author sends a copy of the finalised form to: eia@abdnshire

Date:
10/05/2021

(Equalities team to complete)
Has the completed form been published on the website?

YES/NO

Date:

