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1. INTRODUCTION 
1.1 Site Location 
Pitmedden is a rural village in the parish of Udny, between Oldmeldrum and 
Ellon on the A920, approximately 18 miles north west of Aberdeen.  It is a 
settlement within the Formartine area of Aberdeenshire and accessed from the 
B999 which leads to the A90.   

There was minimal development in Pitmedden in 1870, with built development 
concentrated along the main roads through the village, which are now the B999 
and B9000.  The site was surrounded by agricultural fields with the village 
located approximately 100 m to the south west.  100m to the south east lay a 
rifle range, with Allathan Quarry 400m to the south east.   

Some additional development was visible in 1959 to the north of the village and 
it wasn’t until 1980 that larger scale development was undertaken to the west of 
the B999.  By that time, the quarry was disused.   

Pitmedden House located to the north west is a 17th-century house, remodelled 
in 1853 and in 1954, was a property of the Setons, then the Bannermans in the 
17th century, then the Keiths. Pitmedden Gardens, a National Trust for Scotland 
property is a popular tourist attraction and is located close to the settlement.  
It is one of the most spectacular and distinctive gardens in Scotland, which is a 
recreation of the spectacular "Great Garden" that was first set up in 1675 by Sir 
Alexander Seton to accompany Pitmedden House. IPitmedden House and 
Garden were passed to the National Trust for Scotland in 1952 by its then 
owner, Major James Keith.   

The current population of Pitmedden is 1424.  The village has grown and 
benefits from a range of services including a primary school, health centre, 
playing fields, church, village hall, hotel, local shops and a public house.  A full 
range of facilities and their location are shown in Figure 16.    

 

 

 

 

 

 

 

Figure 3: Pitmedden 1980 

Figure 2: Pitmedden 1870 

Figure 4: Aerial Pitmedden (present day) 

Figure 1: Location Plan 
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 1.2 Site Description 
The Masterplan Area (Figure 5) is situated to the east of Pitmedden and is 
currently used as agricultural land.  It extends to approximately 4.63 hectares 
(11.44 acres) and slopes from south west to north east from a high point at 
the boundary with existing developments towards the burn.  

The site is bounded to the north by Bonnyton Road leading to Bonnyton 
Farm.  The Bronie Burn forms the south east boundary of the site and flows 
from south to north east.  A second burn forms the north east boundary, 
flowing north west to south east, joining the Bronie Burn at the east.   

To the south lies Riverside Cottage and Burnbank Cottage and residential 
properties accessed from Cowieson Crescent.  To the west lies residential 
properties accessed from Croftland and Breckview and an electrical 
substation lies alongside the western boundary.   

The surrounding residential development comprises a mix of one, 1.5 and 2 
storey properties.   They are rendered white, with pink brick detailing. The 
density of this area is around 17 dwellings per hectare.  An area to the south 
east is vegetated by ivy and deciduous trees.  Trees are located along the 
burn and within the gardens of properties to the south and north.    

Overhead cables cross the centre of the site east to west and north to south 
east.  Overhead cables are also found off site crossing Bonnyton Road to the 
north. 

 

 

Figure 5: Masterplan Area 

1.3  Site Ownership and Control 
The Masterplan area is in the sole ownership of the landowner and under 
option to Kirkwood Homes Ltd.   
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1.4 Vision 
This Masterplan requirement is highlighted in the Local Development Plan 
settlement statement for Pitmedden and Milldale.  It considers the 
development of the site in more detail and the aim is to ensure that 
development is designed to the highest standard, taking account of specific 
opportunities and constraints in the area, as well as other factors.   

It will provide a vision for the development of the site, analysis and appraisal 
of the wider area, details of design and layout and procedural requirements.  
It will be used to inform future planning applications for the site.  

The Masterplan sets out how roads, drainage infrastructure and open space 
will be provided to create a high quality, well planned context for residential 
development, comprising up to 64 dwellings to be constructed over the next 
few years.   

The Masterplan will achieve the following: 

A high quality expansion of Pitmedden (section 5) 

The safeguarding and enhancement of the Bronie Burn which will 
integrate with the residential environment, while enhancing biodiversity 
on the site (section 5.1) 

Creation of meaningful open spaces which will link areas of housing on 
the site (section 5.1) 

Delivery of a range of house types, including affordable housing that 
will meet a variety of housing needs and market demands (section  
5.3) 

Integration of the site with the  wider community, providing links from 
the site to the wider area (section 5.2) 

Provision of safe access to and from the site (section 5.2) 

 

 

 

1.5 Land Uses 
The Masterplan for the site proposes the following mix of land uses: 

Housing  - 2.12 ha (46%) 

Affordable Housing  - 25% of the housing allocation 

Open Space -  1.86ha (41%) 

Drainage  -  0.14 ha (3%) 

Roads and Footpaths - 0.47 ha (10%) 

 

1.6 Masterplanning Process 
This Masterplan has been written in accordance with the Scottish 
Government Planning Advice Note 3/2010: Masterplanning, together with the 
Council’s Local Development Plan, Planning Advice 7/2012 Masterplanning 
Supplementary Guidance and further Planning Advice as detailed in Section 
2. 

The aim of the Masterplan process is to ensure that the community of 
Pitmedden are genuinely engaged in the planning process.  The design of the 
site has evolved through the consultation process, which initially began when 
the site was promoted through the Local Development Plan process in 2008. 

A Proposal of Application Notice was submitted on 14 November 2017 for the  
masterplan site.  This included one public consultation event and  
Aberdeenshire Council confirmed on 11 December 2017 that the consultation 
proposed was acceptable.   

A Major Application meeting was held with Aberdeenshire Council on 23rd 
November 2017 which discussed the requirements of the site and the 
Masterplan document.   

Consultation on the Masterplan and planning application has been ongoing 
and further details are provided in the Consultation section.  This has included 
the local community, Local Councillors and local groups. 

Opportunities for stakeholder involvement will continue throughout the 
planning application process.  It is important that the local community are 
confident that they have helped shape their local environment and continued 
public involvement will achieve that.   
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2. CONTEXT 
 This Masterplan interprets guidance from a wide variety of sources. 

2.1 Scottish Planning Policy (SPP) 
Scottish Planning Policy is Scotland’s national land use policy statement and 
provides high level development guidance.  Designing Streets (March 2010) 
and Designing Places (June 2010) also provides specific policy in relation to 
place making.   

2.2 Aberdeen City and Shire Strategic Development Plan 
The Aberdeen City and Shire Strategic Development Plan was approved by 
Scottish Ministers in March 2014.  In terms of that Plan, Pitmedden is located 
within the Local Growth and Diversification Area of the Aberdeen Housing 
Market Area.  The plan identifies a requirement for 1,350 houses in the period 
2017-2026 and a further 1,350 houses in the period 2027-2035.   

 

2.3 Aberdeen City and Shire Strategic Development  Plan 
Review 
The Strategic Development Plan is currently under review and consultation 
on the Main Issues Report ended on 21st May 2018.  This may lead onto the 
new Strategic Development Plan for Aberdeen City and Shire.  It may also be 
part of the supporting evidence for a new National Planning Framework for 
Scotland.   

The Main Issues Report proposed to retain the current strategy which would 
mean that Pitmedden remains in a Local Growth and Diversification Area.   

2.4 Aberdeenshire Local Development Plan 
The Masterplan area was promoted through the Local Development Plan 
process and has now been identified in the adopted Aberdeenshire Local 
Development Plan (2017) as site OP2 for 64 homes and public open space. 
The LDP identifies the requirement for a Masterplan for the site as well as two 
vehicular access points including the reinstatement of the junction between 
the B999 and Ingleside. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 6: Aberdeen City and Shire Strategic Development Plan extract Figure 7: Aberdeenshire Local Development Plan extract 

2.5 Supplementary Guidance 
Aberdeenshire Council have produced a range of Supplementary Guidance as 
part of their Local Development Plan.  The Masterplan will consider the following 
guidance: 

1: Affordable Housing  

7: Developer Obligations 

8: Aberdeenshire Forestry and Woodland Strategy 

 

2.6 Planning Advice 
As well as Supplementary Guidance, this Masterplan will consider Planning 
Advice prepared by Aberdeenshire Council, including: 

1/2018 SP=EED (Successful Engagement = Effective Engagement and 
Delivery 

1/2017 Pipeline and Hazardous Development Consultation Zones 

1/2015 Protected Species Surveys 

4/2015 Biodiversity and Development 

5/2015 Opportunities for Biodiversity Enhancement  

6/2015 Baseline Ecological Survey 

9/2015 Buffer Strips 

10/2015 Outdoor Access and Development 

11/2015 Trees and Development 

13/2015 Landscape Design Guidance  

7/2012 Masterplanning  

8/2012 Settlement Character 

Aberdeenshire Parks and Open Space Strategy 
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3. SITE ANALYSIS AND APPRAISAL 
Introduction 
A range of analysis has been carried out during the Masterplanning process. 
The development of the site and layout, which is considered in Section 5 is 
informed by this analysis. 

3.1 Climate 

The mesoclimate of the area can be summarised as follows: 

Mild summer and low winter temperatures. 

Relatively dry climate. 

Prevailing wind is from the south west. 

Good average hours of sunshine. 

Opportunities for passive solar gain from south facing properties. 

3.2 Local Landscape Characteristics 
Aberdeenshire Council’s Landscape Character Assessment (1998), identifies 
Pitmedden in the Formartine Lowlands area which comprise of gently rolling 
farmland and is distinguished by a patchwork of mixed agriculture and scattered 
woodland and by their numerous towns and villages, linked by a network of 
main roads and lanes.  Woodland is scarce and that which occurs is often 
associated with estates policies.  

The current land use of the Masterplan area is agricultural land with very few 
physical features or landscape character.  There is little tree cover other than 
along field boundaries.   

The site is contained in the landscape by existing development comprising 
residential properties to the west and south.  The Burn contains the site to the 
south east and east and north east, with Bonnyton Road containing the site to 
the north.  Any development would not be visible from any major viewpoints to 
the west and south due to existing development in Pitmedden.  Although visible 
from the east, any development would be seen in the context of existing 
residential development.  There would therefore be minimal impact on the local 
landscape.     

  
View B—North East Facing 

21

25 

Figure 8: Site Analysis 

View A—North Facing View C— South East Facing 
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3.3 Topography  
This area of Aberdeenshire, the Formartine Lowlands, is characterised by 
gently rolling farmland.  A topographical survey has been undertaken for the 
site and an extract is shown in Figure 9.   

This shows a high point (64.832 AOD) to the south west corner of the site 
falling to a low point (49.450 AOD) adjacent to the burn in the south east 
corner.  The green area to the south east is populated with trees.   

In developing the Masterplan for the site, the following approach has been 
adopted: 

Minimise the need for cut and fill by working with the opportunities 
presented by the contours 

Enhance the character of the development by retaining the shape of 
the landform 

Maximise solar gain by focusing on south facing land 

 

 

 

 

 

 

Figure 9: Topographical Survey  
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3.4 Ecology 
The site is currently in agricultural use with the land classified for arable/
horticulture use, as demonstrated by Figure 10. 

Within the Masterplan area, there is an area covering 600 square metres to the 
south east vegetated by ivy and deciduous trees.  There are also trees located 
along the burn and within gardens of properties to the south and north.   

 

 

Figure 10: Land Classification Map 

There are no records of protected species on the site as contained within 
Planning Advice 1/2015—Protected Species Surveys however, lapwing, 
curlew, barn Owl and Merlin were recorded off site to the south east as 
shown in the NESBReC data identified in Figure 11.  There are no buildings 
on site that would contain bats.   

Aberdeenshire Council’s Environment Planner advised that there is potential 
for otter and water vole to use the Bronie Burn on the south east boundary, 
however, open space provides a very good buffer and should be retained so 
these species are not affected.  If development were to extend up to the 
boundary of the burn, that section of burn should be surveyed to establish 
whether or not otters and water vole are present and what licenses may be 
required.  The landscape layout in s. 5.1 confirms that this land has been 
retained as a buffer zone.   

Figure 11: Designated Species Map 

Existing Open Space in Pitmedden 
The Aberdeenshire Open Space Audit (Figure 12) highlights that Pitmedden is 
served by a range of open space, with over a quarter of the total being provided 
by Pitmedden Village Park, located within the village and providing a range of 
facilities.  The village us well provided with play areas which are well used.   

Section 5.1 considers a hierarchy of open space within the new development to 
complement the existing network. 

Figure 12: Open Space Audit 
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3.5 History and Archaeology 
The B999 is the main throughfare of the village and as a result, this is where the 
village has grown from.  The main services in the village are clustered around 
the B999 and the B900, including the school and playing fields, shop and church 
with village hall.   

The first houses along this road were stone cottages and the Pitmedden Former 
Free Church is Category B Listed.  A number of properties are also listed within 
the Aberdeenshire Sites and Monuments record, including St Ninians Chapel, 
and Pitmedden Smithy. The village has grown around these buildings with more 
modern buildings and houses appearing.   

Pitmedden House, Garden and Estate lie to the west of the Masterplan area as 
shown in Figure 13 and contain a range of Category A, B and C listings.  
Pitmedden Estate was acquired by James Seton in 1603 and it was his second 
son, Alexander and his wife Margaret lauder who created the garden in 1675.  
The garden was recognised as one of the best laid out gardens in the north of 
Scotland (c.1800). 

In 1818 the house was badly damaged by fire and in 1860 Sir William Coote 
Seton demolished the remains of the house and built the present one.  The 
original garden fell into decay in the 19th Century and was used as a kitchen 
garden when the National Trust for Scotland acquired the property.  Between 
1952-61 the NTS recreated the formal gardens and other restoration continued 
until 1978. 

Pitmedden Great Garden, the walls, artefacts and pavilions are all Category A 
listed.  Pitmedden House is Category B Listed and the associated farmhouse, 
stable, shed, steading and bothy are Category C Listed.  The grounds of 
Pitmedden House are also contained within the Garden and Designed 
Landscape designation.   

There are no listed buildings or Scheduled Ancient Monuments within the 
Masterplan area.  However, there is evidence of a former quarry contained in 
Canmore’s Historic Environment Record.   

There are also no known archaeological remains within the masterplan area.  
However, there is potential for unknown archaeological remains to survive there.  
As such, a 7-10% archaeological evaluation of the development site will be 
required prior to construction works being undertaken.  Aberdeenshire Council’s 
Archaeology department have confirmed that this mitigation requirement can be 
dealt with via condition applied to the decision notice should the Planning 
Application be minded for approval.   

 

Figure 13: Pitmedden House and Garden   

 Historic Environment 

 Listed Building 

Garden and Designed Landscape 

Site 
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3.6 Drainage and Water Supply 
Flood Risk 

There are a number of watercourses in the vicinity of the site.  The Bronie 
Burns forms the south east boundary of the site and flows from south to north 
east.  A second burn forms the north eastern boundary, flowing north west to 
south east, joining the Bronie Burn at the east of the masterplan site.   

SEPA’s Indicative River and Coastal Flood Risk Map shows an area of flood 
risk along the line of the burns to the north east and south west and this will be 
taken into consideration in the layout of the site.   

Flood Risk to the site, including risk from the minor tributaries and other 
potential sources of flooding, including run-off from adjoining land, will be 
addressed in a Level 2 Flood Risk Assessment to be submitted with any 
planning application.  Flooding issues associated with the Bronie Burn was 
also highlighted during the public consultation process and the Flood Risk 
Assessment and any mitigation proposed will be provided.   

The development provides the opportunity to enhance the existing 
watercourses and fully incorporate them within the development layout as part 
of the network of Sustainable Urban Drainage System (SUDs) and core public 
spaces and re-naturalise them for the benefit of biodiversity.   

Areas of open space will be provided as buffers to the watercourses which will 
address the risk of flooding to new development.  This will also provide 
recreational and biodiversity opportunities which will benefit the local 
community.  This is in line with the Council’s Planning Advice 9/2015: Buffer 
Strips Guidance. 

Drainage 

Surface soils comprise brown cobbly, gravelly, sandy clay.  A ground 
investigation will include infiltration tests for ground porosity and a Drainage 
Impact Assessment will consider these conditions and provide drainage 
solutions for the site.   

As a greenfield site, there is currently no existing water infrastructure (Figure 
14) within the Masterplan area, however a sewer traverses the site north west 
to south east heading towards the Waste Water Treatment works as shown in 
Figure 15. 

As part of any planning application for development on the site, Drainage and 
Water Impact Assessments will be carried out in order to assess the existing 
capacity within the local networks and proposed connection points.  These 
assessments will feed into the detailed design of a drainage network for the 
site and identify requirements for potential off-site infrastructure upgrades.   

 

Figure 14: Water Plan Figure 15: Waste Water Plan  
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3.7 Services and Linkages 
Existing services  

Pitmedden benefits from a range of facilities including the  following: 

Health centre (1) 

Primary School (2) 

Playgroup (3) 

Village Hall (3) 

Church (4) 

Shop (5) 

Playing Fields (6) 

Hotel (7) 

Garage (8) 

Public House (9)  

Bowling Club (10) 

Tennis Club (11) 

Formartine Football Club (12) 

Pitmedden Gardens (13) 

 

The location of those closest to the Masterplan area are plotted in Figure 16. 
The Masterplan area will link to these via the existing network of footpaths in the 
area.  New linkages will be considered as part of the Masterplan process and 
are identified in Section 5.2. 

 

 

 

Figure 16: Nodes of Interest 
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Figure ?: Existing Infrastructure 

Public Transport  
Pitmedden is served by the 291 and 49 bus service between Aberdeen and 
Methlick, operated by Stagecoach, providing access from Pitmedden to: 

Tarves 

Udny 

Belhelvie 

Potterton  

Ellon 

Whiterashes 

Oldmeldrum 

Inverurie 

Aberdeen 

Bus stops are located along the B900 at Bronie Crescent and the B999 at Laurel 
Terrace and Bonnyton Road. It is proposed that a footpath through the site will 
link the Masterplan area with the public transport provision in Pitmedden. 

Core Paths 
There are no core paths crossing the Masterplan site, or any records of any 
rights of way, on or adjacent the site.  Figure 17 below identifies the location of 
core paths in the area.  These are concentrated to the east and west of Pitmed-
den.  Linkages will be provided from the site to the network of on road links 
which will connect to existing routes, 

Figure 17: Core Paths Plan 
 Figure 22: Existing Infrastructure  

Cycle Networks 
Pitmedden  forms part of a cycle route and is designated by SUSTRANS as 
the ‘Pitmedden to Udny Station via Formartine and Buchan Way’ which is a 
safe path suitable for cyclists of all abilities. The route is mostly level having 
been built on the bed of the former Formartine and Buchan Railway.  The 
start of this route lies approximately 150 metres to the west of the masterplan 
area and is shown in Figure 18 below.    

Figure 18: Cycle Route through Pitmedden 

Vehicular Access 

The Aberdeenshire Local Development Plan advises that two vehicu-
lar access points should be provided. This will include the reinstate-
ment of the junction between the B999 and Ingleside, and its reconfig-
uration to allow for the continued safe and convenient use of the pri-
mary school car park. Bonnyton Road requires improvements to pro-
vide an additional active travel connection between the site and vil-
lage. 

The following requirements have been identified by Aberdeenshire 
Council: 

Transport Statement 

RCC 

Street Engineering Review, Quality Audit, SUDs design detailing 
options considered and possible wayleaves 

Internal road layout should be designed in a way that through 
speeds are no more than 20mph.  Some form of traffic calming 
is required to achieve this. 

Parking in line with ACC standards.  Driveway schedules re-
quired. 

Connectivity to neighbouring developments   
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3.8 Constraints and Opportunities 
The following potential constraints are identified  

Contaminated land—Aberdeenshire Council advised that part of the site 
has historically been subject to quarrying and likely infill, the location of a 
sewage treatment works and a rifle range.  Any of these activities may 
have resulted in the contamination of the site and will require suitable 
investigation.  At the minimum a stage 1 geo-environmental investigation 
will be required to be submitted with the planning application.  It will 
identify the need or otherwise for further physical investigation, which in 
turn, will address any located contamination via a remediation strategy.  
This will be required before planning permission is given. 

 A Geo Environmental Desk Study has been prepared which identifies 
 made ground from the former sewage treatment plant and quarry.  The 
 depth and composition is not known at this stage and ground investigation 
 works will be undertaken at the planning application stage.  The south of 
 the site is also at risk from radon and radon protection measures will be 
 provided on properties affected.   

Watercourses—The site lies adjacent to the Bronie Burn and a Flood 
Risk Assessment will be submitted with the planning application.  This is 
not considered to be a constraint on development, but provides an 
opportunity to incorporate buffer strips into the design and layout of the 
site to create attractive features which will contribute to a high quality 
residential development.   

Underground sewer – A sewer traverses the site north west to south 
east.  This will either require to be diverted or a 6m wayleave to be taken 
into account in any layout for the site.   This is identified in Figure 19.   

Road infrastructure— The Local Development Plan requires two points 
of access to the site, including reinstatement of the junction between the 
B999 and Ingleside.  Various options have been explored during the 
Masterplan process and this is considered in detail in section 5.2.   

Overhead cables—Figure 19 identifies the location of overhead cables 
crossing the site.  This is not an impediment to development and can be 
buried or re-routed as part of any development.   

Pipeline consultation zone—The south eastern section of the site is 
contained within the pipeline consultation zone contained in Planning 
Advice 1/2017: Pipeline and Hazardous Development Consultation Zones 
as demonstrated in Figure 20. This does not prevent development, as 
residential development has taken place in the same consultation zone.  
Consultation with the Health and Safety Executive will take place prior to 
Aberdeenshire Council determining any planning application and this 
zone will influence the layout of the site.  It is proposed that this land will 
be kept free of development and this designation is not an impediment to 
development.  

Figure 19: Constraints Map Figure 20: Pipeline Consultation Zone 
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4. COMMUNITY ENGAGEMENT 
An essential element of the preparation of the Masterplan for the site is public 
consultation.  Details were provided in the Proposal of Application Notice 
(PoAN) which was submitted to Aberdeenshire Council on 14 November 2017.   

Due to public consultation having already been carried out for the site during the 
Local Development Plan process, one public event was proposed.  
Aberdeenshire Council approved the PoAN on 11 December 2017. 

Throughout the design process, the project team has been committed to 
involving members of the public, the Community Council and Udny Community 
Trust.  This has been important in shaping the proposals for the site. 

Consultation has been carried out following best practice guidelines contained in 
Planning Advice Note 3/2010: Community Engagement, Circular 3/2013 
Development Management Procedures as well as the Council’s Planning Advice 
1/2018 SP=EED (Successful Engagement = Effective Engagement and Delivery 

The following public consultation has taken place in relation to the site: 

Contact with:  Udny Community Council  

      Ythan Community Council 

       Udny Community Trust 

                                  Local Ward Members 

                                  Formartine Area Manager 

24 January 2018—First Public Exhibition event 

15 March 2018—Udny Community Council 

18 April 2018—Second (additional) Public Consultation event 

4.1 First Public Consultation Event 
A public consultation event was held at the Linsmohr Hotel between 3pm and 
8pm on Wednesday 24th January 2017 to seek the views of the public in 
relation to the Masterplan and planning application. Prior to that, a preview 
event was held between 2pm and 3pm and the Community Council, local ward 
members, Formartine Area Manager and Aberdeenshire Council’s Roads 
Department were invited to attend.   

An article appeared in the Pitmedden News on 10th January 2018 and an 
advert was placed in the Ellon Advertiser on 12th January 2018.  Advertising 
and display material the first exhibition is contained in Appendix 1.   

Exhibition invites were also sent to Udny Community Council, Ythan Community 
Council, Udny Community Trust, Mid Formartine and Ellon & District 
Councillors, the Area Manager for Formartine as well as Aberdeenshire 
Council’s Roads Department.  Posters were displayed in the Linsmohr Hotel, 
the Co-op, the three village noticeboards and additional posters were also sent 
to the medical practice, primary school and Craft Bar.       

At the event, representatives from Kirkwood Homes and members of the 
design team were in attendance to provide information and discuss issues 
with the local community.  Arrows were displayed to guide people to the 
event and feedback form were available to collect the views of those in 
attendance.  A dedicated email address was also set up to collect comments 
after the event 

Approximately 58 people attended the first event, including members of the 
Community Council, Local Councillors representatives from the Community 
Trust and members of the public.  E-mail addresses were obtained from 
attendees and a link to the consultation boards were provided to them.   A 
total of 11 responses were returned at the event and a further 11 after the 
event.  These highlighted the following issues: 

Issue Response Action 
Access 
We are concerned about 
road access next to the Co-
op  
Traffic implications near bus 
stop and school  
Serious access issues to 
site. 
oppose the access positions  
congestion in the car park, 
shop, main road and on 
Ingleside  
By opening the junction at 
Ingleside, the traffic will 
increase exponentially on 
the route that many children 
walk on to school.   
Opening Ingleside would 
have knock on effect for 
deliveries and parking for 
shop which is already an 
issue. 
Access/egress proposal at 
Ingleside creates likelihood 
of increase of pedestrian/
vehicular incidents.   
Two access points from 
B999 into this part of 
Pitmedden not acceptable 
for current number of 
houses so will be woefully 
insufficient should this 
development go ahead.   

Given the amount of 
comments related to the 
access proposals, some 
alternative options have been 
discussed with 
Aberdeenshire Council and a 
second public consultation 
event on 18th April 2018 was 
arranged 
This considered a number of 
options which were refined to 
a signalised or non-
signalised junction.  
However, further 
investigations determined 
that signalised junctions 
would result in the loss of 
spaces in the car park.  
Additional options are 
discussed on p.29-31 some 
of which have no impact on 
the car park/community land.  
These options have been 
through a Road Safety Audit 
and at least one of the 
options can be delivered in 
early course.   
A Transport Assessment will 
be submitted with the 
planning application for the 
site.   

  
 
 
 
 
 
 
 
 
 
s. 5.2 
P 23-31 

 

 

 

Issue Response Action 
Make second access via 
Bonnyton Farm Road  
We only support this 
provided there is no vehicle 
access or exit from or to 
Bonnyton Road.  
the new proposed 
development should have its 
own access points, this 
could be via Bonnyton Road 
or via a new link road off the 
B999 at the South of the 
village around the back of 
Allathen Park.   

In relation to Bonnyton Road, 
the Local Development Plan  
requires improvements to 
provide an additional active 
travel connection between the 
site and village.  
It is not possible to upgrade 
the entire length of Bonnyton 
Road and there is no visibility 
onto the B999, as a result, it 
could only be used for 
pedestrian and cycle access. 

  

 

 

 

S. 5.2 
P 24 

A survey or review of the 
current traffic through the 
village to be carried out prior 
to further development.  
Breckview access proposal 
has potential to increase 
vehicular traffic through 
Breckview/Edmondside and 
Croftland.   
Already capacity routes with 
high use at peak times.   
Breckview is not fit for 
volume of cars that would 
use the road due to parking 
on street.  
Too much additional traffic 
coming through an estate 
where there is already traffic 
calming measures in place.  
Potential of Breckview 
becoming ‘preferred route’ 
should Ingleside be adopted 
as main access/egress.   
why would they pass your 
secondary access to use 
your proposed access. 
concerns regarding the 
increase in traffic that would 
enter the current housing 
estate off the B999 via 
Croftland  

Further investigations have 
been carried out which 
conclude that there are no 
capacity issues with 
Breckview, Edmondside and 
Croftland. 
 
A Transport Assessment will 
be submitted with the 
planning application any will 
provide details of any 
mitigation measures to 
prevent any additional impact 
on the local road network 
 
 
 
 
 
 
 
 
 
 
 

  

 

 

 

 

S. 5.2 
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 Issue Response Action 

Car park at entrance not 
wide enough as it stands 
and already causes 
disruption without opening 
an additional junction  
Proposed car park entrance 
shall effectively reduce 
parking volume in an already 
constrained capacity.   

   
 

 

Construction traffic    

Hard to see how contractor 
access would be possible.   
3 years of construction 
noise/mess and disruption 
potentially straight past my 
frontnoise or mess pollution 
to our existing houses and 
vehicles.   
 

A construction 
management plan will be 
submitted with the planning 
application.  This will 
ensure that disruption is 
kept to a minimum 
throughout the build period.   

 
 
 
s.  6.3 

Energy Efficiency    
High-quality, energy efficient 
houses.  Please ensure you 
supply this.  District heating, 
particularly for the ‘low cost 
housing’ is something we 
would like considered.  

Kirkwood Homes are 
continually developing their 
house range due to market 
feedback and to improve 
energy efficiency.  The 
company employs two 
accredited domestic energy 
assessors with a further 
two employees currently in 
training.  This in-house 
knowledge allows the 
company to review various 
new technologies for each 
development, whether it be 
district heating, air source 
units or photovoltaic 
panels, ensuring the right 
technology is chosen for 
the site in question.   

 
 
 
 
 
 
 
s. 5.4 

Housing Numbers    
I do not feel the village can 
cope with the number of 
houses.   
It would crowd Pitmedden  

This site was progressed 
through the Local 
Development Plan and the 
number of units were 
identified based on the size 
of the site and the number 
of units considered 
appropriate for the village 
and size of the site.   

 
 
 
s. 2.4 

Issue Response Action 
A housing estate (new) is 
currently being built on the 
outskirts of Pitmedden with 
very little interest  

This site is also included in 
the Local Development Plan 
and is under construction. 

 
s. 2.4 
 

Sewage   
Sewage?   
 
More housing will impact 
further on drainage  

A Drainage Impact 
Assessment will be carried 
out and submitted with the 
planning application.  Scottish 
Water have a duty to provide 
capacity for allocated sites 
and those with planning 
permission and improvements 
will be made to the WWTW 
and WTW as appropriate.   
SUDs design has been 
amended and in turn the 
layout to reflect this.  This 
includes the removal of 3 
houses beside the SUDs to 
ensure a larger area is 
available for drainage of the 
site.   

 
 
 
 
 
 
 
s. 5.5 

Flooding    
The development will make 
the already bad flooding 
even worse  
The area would be more 
prone to flooding  

A Flood Risk Assessment is 
currently being carried out 
and will be submitted with the 
application going forward.  
Any mitigation required will be 
provided to ensure that the 
area will not make flooding in 
and around the site any 
worse.   
The constraints plan  
indicates the line of flooding 
and the layout (Fig 32) keeps 
development free of this area   

 
 
 
  
 
 
 
 
 
s. 3.8 

School Capacity    
School full already  
 

The 2016 school roll forecasts 
identified that the school was 
operating at 65 % of capacity 
in 2017, with this due to fall to 
61% of capacity by 2022.  
The updated 2017 School 
Roll Forecasts include the 
anticipated pupils from the 
site and the capacity 
increases to 69% in 2017 and 
75% of capacity by 2022.  
The school therefore has 
capacity for the housing 
proposed on the site and no 
developer contribuitions were 
requested 

 
 
 
 
 
 
 
s. 6.2 

Issue Response Action 

Safety      
Crossing for children to park 
and school not been 
considered  
Relocation of pedestrian 
crossing required.   
At present the zebra 
crossing is already quite a 
hazardous crossing.  
Likely to impact use by 
pedestrian crossing from car 
park to shop (opposite 
Ingleside) which is a current 
issue which would be 
exacerbated by further 
distancing crossing.   

A proposed Puffin crossing 
creates a more appropriate 
and safe crossing for children 
and would remove the 
hazardous zebra crossing from 
this road.   
Access options presented in s 
5.3 propose the relocation of 
the crossing to a more 
appropriate location 

 
 
 
 
 
 
s. 5.2 
p30 

co-op delivery lorry, double 
parking outside the shop, 
hugely obstructs a clear 
vision when crossing  

A Puffin crossing will improve 
safety.  The roads options 
proposes that the existing 
layby is removed to ensure 
visibility is not restricted.    

 
S. 5.2 
p30 

Car Park/Community Park    
I count at least 8 car parking 
spaces will be lost, 5 in front 
of the shop and 3 in the car 
park, this is removing a 
facility that is heavily used, 
and is of great benefit to the 
community  
Could the car park be made 
larger along with the car 
park entrance works.   
The new carpark entrance 
will require some of the 
cherry trees to be cut down, 
these are an iconic feature 
of the village, especially in 
spring when in bloom, 
removing some of these 
trees will have a detrimental 
impact on the visual aspect 
of the village  
Creates need to relocate 
current park entrance with 
likelihood to impact football 
pitch to north side of path.  
Community park permission  
 

The alternative access 
proposals being considered 
could negate the need for any 
car park/community park land 
requirements.   
 
Permission would therefore not 
be required and the car park 
and football pitches would 
remain unchanged.   
 
The cherry trees would 
therefore also be unaffected.   
 
Further discussions will take 
place with Aberdeenshire 
Council during the planning 
application process. 

 
p 24-31 
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 Issue Response Action 

Would also have concerns 
that any development in the 
proposed location would 
encroach upon my privacy 
given the lounge is at the 
back of my property 
overlooking my garden.  I 
would obviously be opposed 
to having windows overlook 
my property and directly into 
the rooms at the rear of my 
house.   

In terms of privacy, the 
layout has been amended 
to provide a landscape 
buffer between back 
gardens.  This will increase 
the distance between 
properties and ensure 
privacy is maintained.   

  
 
 
s. 5.1 

 

Issue Response Action 

Meldrum Academy is 
already running over 
capacity so where will 
secondary pupils be 
educated.  
 
Aberdeenshire Council are 
already unable to recruit 
teachers therefore is this 
feasible?  

It is acknowledged that 
Meldrum Academy is over 
capacity and developer 
contributions towards 
secondary education would be 
required to mitigate any impact 
from development.   
The issue of teacher 
recruitment is an issue across 
the City region and is not an 
issue that the development of 
this site has to address.     

 

 

 

s. 6.2 

 

Amenities      

 
Lack of facilities for young 
children at present without 
the addition of more 
children.   
Playgroup is already too 
small for children.  
GP surgery is already busy 
without the additional 
housing  
A new village hall was 
supposed to be built by the 
developer.  However, this 
has never happened, and in 
my opinion makes a 
mockery of planning consent 
conditions.   
More thought in how to 
improve the local amenities 
as part of this proposed 
development.  

It is suggested that the 
addition of more houses and 
therefore more children in the 
village could sustain and 
therefore encourage additional 
facilities for young children.  
The site will make provision for 
play equipment to increase the 
facilities for children in the 
village.   
In relation to the GP surgery, 
developer contributions would 
be made towards healthcare if 
required.  This would be 
determined during the planning 
application for the site.   
A play area will be included as 
part of the open space 
proposals.  There will also be 
large areas of open space 
which will benefit the 
development and wider 
population of Pitmedden.   

  
 
 
s. 5.3 
Fig. 38 

 

Other    
My son is severe autistic 
and will not be able to cope 
with the disruption outside 
his garden. 
 
 
House depreciation  

Construction traffic will be kept 
away from existing properties 
as much as possible to 
minimise the impact on 
existing residents.   
 
This will hopefully ensure that 
construction has no impact on 
any house prices.   
 

 

  

4.2 Second Public Consultation Event 
Due to the volume of feedback on the access proposals, the developer ar-
ranged a second public consultation event to display some access arrange-
ment options for the site as well as update the local community on other 
changes which had been made as a result of further investigations and con-
sultation responses.   

It was held at the Linsmohr Hotel between 3pm and 7pm on Wednesday 18th 
April 2018.  Prior to that and with a similar format to the first event, a preview 
was held between 2pm and 3pm and the Community Council, local ward 
members, Formartine Area Manager and Aberdeenshire Council’s Roads 
Department were invited to attend.   

An advert was placed in the Ellon Advertiser on 6th April 2018 and posters 
were displayed in the Linsmohr Hotel and three village noticeboards.  Posters 
were also sent to the Medical Practice and Primary School.  An email invite 
was sent to all attendees from the first event to keep them updated.  Advertis-
ing and display material for the second exhibition is contained in Appendix 2.   

At the event, representatives Kirkwood Homes and members of the design 
team were in attendance to provide information and discuss issues with the lo-
cal community.  Again, a feedback form was available to collect the views of 
those in attendance.  Approximately 34 people attended the follow up event, 
including members of the Community Council and Local Councillors.  A total of 
12 responses were returned highlighting the following issues: 

Issue Response Action 
Traffic 
Another housing development 
the fifth since we moved to the 
village in 1990, will see 
another large increase in 
vehicular commuting traffic on 
a B road.  
General increase in traffic and 
new junction next to school/
shop.  As a parent to two 
small children, one being of 
primary age, I am concerned 
and feel this is not in the best 
interests of the community.   
The current road infrastructure 
already struggling with 
inadequate parking beside 
Pitmedden School, Pitmedden 
Hall and the Sunflower 
Garden Chinese and the 
Pitmedden Co-Op. All of these 
facilities are used by locals 
and those from surrounding 
areas.  It is particularly busy 
during rush hour and in 
evenings when all are in use 
for community events such as 
Brownies, Football, Keep Fit 
Classes etc. 
The area around the Co-op 
and Tarves Road car park 
gets very busy - the car park 
entrance is narrow and access 
is restricted with cars having 
to give way.  Tailbacks are 
common. 
My concern with the increase 
in traffic to the village caused 
by a new development on the 
proposed scale is that this 
area could not cope with the 
volume of residential traffic 
increase 

A Transport Assessment will 
be submitted with the 
planning application which 
calculates the increase in 
traffic and any measures to 
be provided to mitigate any 
impact from the proposed 
houses. 
 
Access options have been 
thoroughly investigated and 
further details are provided in 
section 5.2.   
 

 

 

S. 5.2 
 
 
 
 
S.5.2 
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Issue Response Action 
The majority of home owners in 
Pitmedden have at least two 
cars - so an additional 128 cars 
on the road, leaving and 
returning to the village at the 
same time.  Long delays for 
commuters. 
The increase in traffic through 
our estate is unacceptable. 64 
houses may bring a minimum of 
120 cars passing daily past our 
homes. 
Traffic on B999 is already very 
heavy at peak period. 
Main access into proposed 
development will be through 
Ingleside.  This road isn’t built 
for heavy traffic.  65 houses will 
generate at least 100 cars. 
Access from Ingleside onto 
B999 will create a serious 
bottleneck even with proposed 
new traffic lights/roundabout.  
 
 

 

As above 

 

As above 

Has anyone actually monitored 
and analysed this junction 
throughout a typical continuous 
7 days to see how congested it 
can be with transport and 
people?  

The junction has been 
monitored as part of the 
Transport Assessment 
which will be submitted 
with the application.  

  p. 32 

Access 
The two proposed B999 & 
Ingleside Junction Proposals 
have omitted: Requirement for 
a 20mph section on the B999 
passing the park / shop /
school / church / surgery; 
proposed parking location for 
the weekly visit of the Mobile 
Post Office. (Currently it parks 
in the closed end of Ingleside); 
parking restrictions ie Double 
Yellow lines outside the Village 
Hall (opposite the School)     

The requirement for a 
20mph speed limit has 
been discussed with 
Aberdeenshire Council, 
and further details are 
provided in s.5.2  
Discussions are 
ongoing in relation to 
the Ingleside junction 
Any double yellow lines 
outside of the village 
hall would fall under the 
remit of Aberdeenshire 
Council.   

 

 

 

S.5.2 
P.24-31 

Issue Response Action 

My main objection is to 
the points of access to 
the new development for 
the following reasons -  
The road at Ingleside was 
blocked off many years 
ago at least 15 due to 
safety concerns as the 
road is so close to the 
only shop and primary 
school in the village - 
opening this road would 
be dangerous and not 
feasible due to the layby 
at the front of the shop 
being the delivery point of 
the shop.  When the artic 
is parked in front of the 
shop it blocks off the view 
of traffic on main road. 
Concern over the junction 
right outside a very busy 
shop and school.  This is 
a very busy location at 
school time and in the 
evening given that it's the 
best shop for those within 
and travelling through 
Pitmedden onwards to 
Tarves, etc. 
To open the road at 
Ingleside as proposed by 
the developer and to 
move the school access 
further along would be 
incredibly dangerous and 
would not solve the 
current issues.  A fatality 
waiting to happen. 

The access options have 
been discussed in detail with 
Aberdeenshire Council to 
determine the best solution 
for this site.   
Further discussions will take 
place during the planning 
application process.   
 

 

p. 24—31 

The 2nd proposed 
entrance to the 
development through 
Breckview is a joke the 
road has not been 
constructed for any large 
volume of traffic - parking 
is a nightmare with a lot 
of residents parking on 
the street/pavement - 
there are a lot of young 
children who live on the 
street. 

The Transport Assessment 
concludes that the existing 
road has capacity for the 
level of houses proposed on 
the site.   
 
 
 
 
 
 

  
p. 32 
 

 

Issue Response Action 

The proposed access 
route is through an 
established, quiet 
residential street and is 
adding danger, noise and 
disruption to existing 
residents  

A Construction Management Plan 
will be submitted with the planning 
application which aims to minimise 
disruption through the construction 
period.  

s. 6.3 

Kirkwood Homes could 
access this proposed new 
development by 
constructing a new road 
before entering the village 
- this is probably not an 
option they wish to avoid 
due to cost!!!!!  

This has been considered through 
the masterplan process, however, 
this is unfeasible as it is outwith 
the ownership of the developer.  
The land required is also not 
identified for development, 
therefore at the current time it is 
unfeasible to deliver this.  In the 
future, there may be a possibility of 
this being delivered, however, at 
the current time, the developer 
needs to work with the current 
infrastructure availability.   

 

I was disappointed to see 
no real change to the 
plans that were presented 
the first time, proposed 
access is still in the worst 
place possible, no 
position for the pedestrian 
crossing that will need to 
be moved to achieve the 
access to the school car 
park if the road to 
Ingleside is re-opened  

The proposals focussed on the 
access and the options discussed 
with Aberdeenshire Council to 
deliver this site.   
However, the layout of the site has 
also been amended to improve the 
open space to the south, increase 
the distance between houses 
along the boundary and change 
the layout to suit the topography of 
the site.   
Discussions are ongoing with 
Aberdeenshire Council in relation 
to the location of the pedestrian 
crossing and Ingleside access. 

 
p. 24-31 
 
s. 5.3 

Incorporating the junction 
using the community 
owned Pitmedden Park 
has doubt on the thought 
process carried out by 
Kirkwood in the operation 
of the junction at all 
points during the day.  
This park is owned by the 
community, not 
Aberdeenshire Council.  

Issues in relation to the car park 
junction was raised at the previous 
consultation event and has been 
incorporated to improve the safety 
of road users and pedestrians. 
Alternative access proposals could 
negate the need to use the car 
park/community owned land.   

 
 
p. 24-31 
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Issue Response Action 
Suggest opening up 
Bonnyton Farm road itself 
as the 2nd entrance.  

This was discussed with 
Aberdeenshire Council but is 
unfeasible due to the visibility 
from that road onto the B999.   

s 5.2 
p. 24 

Like other local residents 
I also had concerns over 
the planned secondary 
access coming out beside 
the local shop, primary 
school, car park and 
pedestrian crossing. But 
the suggested changes to 
the junction, and possible 
introduction of traffic 
lights controlled crossing, 
could solve local traffic 
issues.  

Noted and welcomed.    

the proposed roundabout 
is going to cause chaos 
at an already very busy 
part of the village due to 
the shop  

The option to deliver a 
roundabout has not been 
decided and discussions are 
still ongoing with 
Aberdeenshire Council.  
Potential options are 
discussed in the masterplan. 

 

 

p. 24-31 

Safety 
Road safety concerns 
due to an increase in 
traffic to the village and 
due to the proposed 
location for access to the 
development. 
The entrance to the new 
scheme will generate 
more traffic which will 
significantly increase the 
risk to the safety of 
children attending the 
school. 
Even with traffic lights, 
this will not solve the 
parking issue given that 
the visibility splay will 
likely remove all car 
parking outside the shop, 
meaning there is higher 
risk of people being 
injured crossing the road.  

The option to deliver traffic 
lights has not been confirmed 
and discussions are ongoing 
with Aberdeenshire Council.  
Options are discussed in the 
masterplan and the solution 
taken forward will improve 
safety at this location.     

 

p. 24-31 

Issue Response Action 
The access route at 
Ingleside was closed as it 
was not safe.  Why would 
you open it up again? 
With the substantial 
increase in traffic past 
Pitmedden School the 
danger to children and 
other pedestrians will 
increase. 
Parked cars on the main 
road (often on both sides) 
restrict visibility for cars 
coming up or down the 
hill, allowing nowhere to 
pull over.  On one 
occasion I witnessed a 
vehicle mount the kerb 
outside the school to 
pass an oncoming car, 
when pulling out past 
parked cars. 
Pedestrians and school 
children regularly cross 
outside the Co-Op and at 
the zebra crossing yards 
away. On many 
occasions drivers will fail 
to stop at the crossing 
and will fail to observe the 
speed limit of here.  
Increased traffic will lead 
to frustration, lack of 
concentration and 
accidents.  Indeed a 
small boy was knocked 
down by a car in this area 
only a few years ago. 
Pitmedden School has no 
crossing patroller on the 
either the Tarves or 
Oldmeldrum Roads and 
the access to the Nursery 
is at the junction of both 
roads, again there are 
parked cars causing 
issues and both roads are 
on the bus route, causing 
tailbacks. 
 

  

 

Issue Response Action 
Construction works and 
traffic so close to the 
school will increase the 
risk to the safety of the 
children attending the 
school 

  

School capacity 
THE SCHOOL IS 
ALREADY AT CAPACITY 
AND CANNOT DEAL 
WITH INCREASED 
NUMBERS WHICH WILL 
HAVE A MASSIVE 
NEGATIVE EFFECT ON 
THE EDUCATION OF 
OUR CHILDREN!!!!! 
The school would not 
cope with the increase in 
numbers.   
Currently large classes in 
Pitmedden School and 
Pitmedden nursery, with 
little room for new intake.  
New development of 
family homes in 2018 by 
Claymore will further 
increase school roll. 
Pitmedden School is 
already running a high 
roll.  
How could the school be 
extended again to fit the 
needs of an expanded 
village?  

The 2016 school roll forecasts 
identified that the school was 
operating at 65% of capacity in 
2017, with this due to fall to 61% of 
capacity by 2022.  The updated 
2017 School Roll Forecasts 
include the anticipated pupils from 
the site and the capacity increases 
to 69% in 2017 and 75% of 
capacity by 2022.  The school 
therefore has capacity for the 
housing proposed on the site and 
no developer contributions have 
been requested/ 

 
 
 
s. 6.2 

No forecast for the 
expected extra pupils for 
the local primary school.  

This is calculated by 
Aberdeenshire Council and has 
been taken into account in the 
2017 based School Roll Forecasts.   

 

Shortage of teaching staff 
in Aberdeenshire, in 
particular special needs 
teachers.  Parents being 
asked to assist in 
classrooms on a regular 
basis.  

The issue of teacher recruitment is 
an issue across the City region 
and is not an issue that the 
development of this site has to 
address.     

 

Secondary education - 
Meldrum & Ellon 
Academies will have their 
own high intake with 
similar housing 
developments in those 
areas.  

It is acknowledged that Meldrum 
Academy is over capacity and 
developer contributions towards 
secondary education would be 
required to mitigate any impact 
from development. 
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Issue Response Action 
Construction 
I am basically in favour of 
the development, but not 
when it will harm existing 
village structure and cause 
untold issues during and 
after construction.  
I live at the head of 
Croftland which is the 
existing entrance to this 
estate. I am concerned at 
the increase in construction 
traffic going past my front 
door whilst the estate is 
under construction- noise, 
danger to my child, damage 
to the existing roads are just 
some of my worries.  
The construction traffic 
associated with the build.  
Our roads are currently in a 
poor state due to a large 
number of HGVs using the 
village as a route from Ellon 
to Aberdeen.  
My youngest son is severely 
affected by autism.  He will 
not cope with the noise and 
the disruption outside his 
garden fence.  He requires 
privacy.  At present he is 
happy and safe and happy 
to play outside.  This would 
make this impossible for him 
to be in his garden.   

Construction traffic through 
the existing estate will be 
minimised where possible and 
an alternative access for 
construction traffic is being 
investigated.   
 
A construction management 
plan will be submitted with the 
planning application.  This will 
ensure that disruption is kept 
to a minimum throughout the 
build period.   

 

 

s. 6.3 

Amenities/Services 
What plans does the 
development have to assist 
in increasing amenities in 
the village to cope with the 
increased capacity of 
residents? Schooling, Public 
Hall, Community Centre, 
Shop, Parking, Speed 
Limits, Public Parking 
Facilities, Speed Bumps/
Sleeping Policemen, Bus 
Routes, Parks, 
Amendments/Additions to 
Existing Amenities for all 
residents? 

A list of developer 
contributions which would go 
towards improving amenities 
in the village will be discussed 
and agreed with 
Aberdeenshire Council as part 
of the planning application 

 

 

s. 6.2 

Issue Response Action 
What is Kirkwood assisting the 
people of Pitmedden with, 
apart from new houses?  Are 
they providing assistance to 
improve the lacking amenities, 
such as a new village hall, 
fixing and improving the 
current Pitmedden Park?  As 
this is a significant amount of 
houses, this should be 
included within your proposal. 
The village has already lost 
the following services: Post 
Office/Mobile bank/Pharmacy 
and one Doctor. 
I am also interested in what 
the village had to gain from the 
development, especially with 
another one currently under 
construction at the opposite 
end of the village.   
2 year long waiting list for 
Pitmedden Out of School Club 
with no possibility of 
Aberdeenshire Council 
offering additional services.  
Lack of afterschool activities.  
 

  

Doctors surgery - It can be 
quite difficult to get an 
appointment as it without this 
service being stretched to 
meet demand new residents 
will create. 
the increase in residents - we 
are already having new homes 
built in the village- i would like 
to point out that it's already a 3
-4 week wait for a routine GP 
appointment at current 
demand levels. Adding 64 
families will mean medical 
care will become impossible.  

Similar to other services in 
the village, any 
contributions towards 
healthcare will be 
determined by 
Aberdeenshire Council 
during the planning 
application process and will 
require to be paid by the 
developer.    

 

 

 

s. 6.2 

Sewage 
What plans does the 
developer have for updating or 
upgrading the local sewage 
facility to accommodate an 
entire new housing scheme?  
 

A Drainage Impact 
Assessment will be carried 
out and submitted with the 
planning application.   
 
 

 

 

s 5.5 

Issue Response Action 
It is also my 
understanding that the 
current sewerage in the 
village would not cope 
with the proposed 
number of new houses 
and there is no planning 
gain for the community. 
No capacity forecast for 
the sewage works  

There is currently some capacity in 
the network for the development.  
Scottish Water also have a duty to 
provide capacity for all allocated 
sites and those with planning 
permission.  Discussions are 
ongoing with Scottish Water in 
relation to improvements and 
upgrades to the WWTW and 
WTW. 
SUDs design has been 
investigated and the layout has 
been reflected to reflect this.  This 
includes the removal of 3 houses 
beside the SUDs to ensure a 
larger area is available for 
drainage of the site.   

 

Other 
I would support the 
amended proposals for 
this site, as shown at the 
consultation event held 
on April 18 at the 
Linsmhor Hotel in 
Pitmedden.  The previous 
scheme, with three new 
homes to go up on the 
south edge of the 
development, I had 
intended to object to.  
That initial layout would 
have had an overbearing 
impact on Old Seaton 
Village - the oldest part of 
the village - and my 
property, by being too 
prominent on the skyline.  
The new proposal fits into 
the topography of the 
area far better. It also 
provides a sizeable and 
scenic public open space 
in an area already 
popular with dog walkers 
- and due to the steep 
slope the most southerly 
part traditionally popular 
with village kids for 
sledging in winter!  
Repositioning the 
proposed houses also 
gives new homes' 
residents a much 
improved outlook, facing  

Noted and welcomed.   
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Issue Response Action 
down onto open countryside and 
the Bronie Burn below.  The 
planned paths network is a good 
idea too with the setting beside 
the local stream.  

  

Will the developer actually listen 
to local residents or just go ahead 
and build with a reckless 
disregard for how much of a 
negative impact this will have on 
the community and its future all in 
the name of profit?  

The developer has 
held two public 
consultation events 
and where possible 
has made changes to 
the layout to reflect 
concerns.   
Issues in relation to 
access have been 
discussed in detail 
with Aberdeenshire 
Council and mitigation 
measures are being 
determined as the 
process progresses.  
The aim of this is to 
improve access and 
safety around the 
junction with Ingleside 
and the B999.   

s. 4 
 
 
 
 
 
 
 
s.5.2 

Will we receive feedback on our 
views or will we only receive a 
generic 'thank you for your 
comments' automated reply?  

The comments to the 
public consultation 
event have been 
collated in the 
Masterplan and PAC 
Report and are 
available to view by 
the public in response 
to their comments.    

 

14 new Claymore Homes being 
built 2018, 64 proposed homes by 
Kirkwood, proposed additional 
Claymore homes at other side of 
the village.  There will be little 
green space left and the 
character of the village will be 
compromised.  
Whilst some development is 
welcome the scale of the proposal 
is too large for an Aberdeenshire 
village.  It would appear little 
thought has been given to the 
residents who wish to enjoy a 
village life, where their children 
can play safely and who moved 
from Aberdeen city to enjoy the 
peace and small community feel 
which exists here. 

The site was included 
in the Local 
Development Plan by 
the Reporter to that 
process, as a need for 
additional houses was 
identified.  The 
numbers were based 
on the size of the 
village and was 
reduced from 80 units 
to 64 units.   
   
 

 

 

s. 2.4 

Issue Response Action 

Pitmedden is a village that 
can barely support the 
current residency levels - 
we moved here for the 
village feel. If we wanted to 
live in a town, we'd have 
bought a house in Ellon or 
inverurie. 
There is no need for 64 
new homes in the village.   
Bad move for this friendly 
village.   

The existing use of the site 
is agricultural and therefore 
has never formally been 
used as open space.  The 
site provides 40% public 
open space, which provides 
accessible, usable space for 
the residents of Pitmedden 
to make use of.  

 

 

 

s. 5.1 

There has been mention of 
monies from the developer 
for improvements to 
amenities such as the 
village hall.  This was 
promised by Kirkwood 
Homes in 2003 when 
Breckview and 
Edmondside were 
developed - this has yet to 
be seen.  I am therefore 
sceptical about promises 
offered by such developers 
in an attempt to sway 
residents away from 
objecting to this 
development.  

The developer is obliged to 
pay developer contributions, 
which is then spent by 
Aberdeenshire Council 
depending on the needs of 
the village. 
 
The contributions in relation 
to Breckview were paid to 
Aberdeenshire Council and 
used to upgrade the existing 
hall.      

 

 

 

 

s. 6.2 

Current houses in the 
village are not selling.   

The development will 
provide a range of house 
types and sizes and offers 
something new to the area, 
in addition to the existing 
housing stock.   

 

4.3 Udny Community Council 
From the outset and throughout the consultation, developers have sought to 
engage with Udny Community Council, inviting them to the consultation 
events and attending their Community Council meetings 

Udny Community Council were first contacted on 14 November 2017, 
introducing the proposals via the Proposal of Application Notice and again on 
9th January 2018 inviting them to attend the first consultation event.   

Members of the project team attended a meeting of the Community Council 
and gave a brief presentation on 15 March 2018, updating them of the plans 
and inviting them to attend the second exhibition.  A subsequent email 
invitation was sent on the 2nd April 2018 inviting them to the second event.   

The Community Council were generally supportive of development but 
wished to see more detail on the access options and that community views 
were taken into account in finalising the proposals.   
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5. DEVELOPMENT OF SITE AND LAYOUT 
Introduction 
The Masterplan outlines the planning and design principles that should be followed 
in any planning application.  The aim is to guide the development to meet the vision 
for the site as identified on page 5.  It will do this by considering the analysis 
(Section 3) to produce a Masterplan for the site.   

5.1  Landscaping and Open Space 
An indicative open space strategy is shown in Figure 21, covering 41% of the site.  
Recreational space is a fundamental requirement of the Masterplan and will be 
designed to ensure ease of public access, linking the site with the wider area and 
meeting guidance contained in Planning Advice 5/2015.  A hierarchy of open space 
is proposed in line with the Council’s Parks and Open Space Strategy. This 
includes: 

Structural planting along the watercourse to provide a green corridor and link 
around the site. This will support and encourage active lifestyles and  provide a 
buffer to the burn. It complies with the requirements of Planning Advice 9/2015: 
Buffer Strips, providing 6 metres on either side of the burn.   

A significant area of open space to the south will act as a further buffer, protecting 
any otter and water vole which may be present. It will encourage habitat creation 
and contribute to meeting Local Biodiversity Action Plan targets. It will provide an 
appropriate area for SUDs, incorporate and enhance the existing area of 
vegetation and be kept free of development in relation to the pipeline consultation 
zone. An indicative area for Community Food Growing is identified as required by 
the Parks and Open Space Strategy and also a play area, with a range of natural  
features to increase amenities in the village (as requested by the local 
community).  This will encourage children to play together, promoting inclusion 
and active lifestyles. Hard landscaping from the shared surfaces will be extended 
into the open space to create a defined entrance feature to this space.   

A smaller, more central area of open space is also proposed to improve access to 
open space. House types have been revised and remixed to ensure overlooking 
and interaction with these open spaces.  Interaction is enhanced further by the 
inclusion of a central footpath running east—west through the site.    

An area of planting behind the existing houses at Croftland and Breckview  will 
improve privacy and increase the distance between properties.  It will also 
improve the setting of the development, provide shelter and attract birds, 
mammals and insects. 

These areas will become principal open spaces and link with the hierarchy of 
open space in the wider area.  Planting will use native trees, shrubs and 
hedgerows and nectar rich species where appropriate, resulting in a net 
improvement in biodiversity, in line with Planning Advice 4/2015: Biodiversity and 
Development.   

The maintenance of these areas will be agreed with Aberdeenshire Council 
during the planning application process.  Responsibility will be passed to 
residents through a factoring arrangement in conformity with Planning Advice 
11/2015: Trees and Development.   

 

 Figure 21: Landscaping and Open Space 
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5.2 Connectivity 
Integration of the Masterplan area with the wider village is important to its 
success and has been planned as an integral part of the development.  The site 
will be fully connected with the surrounding area via existing footpaths, 
pavements, public transport networks and roads, ensuring that all non-
motorised users are catered for in conformity with Planning Advice 10/2015: 
Outdoor Access and Development.    

Walkability 
The site lies behind existing residential development.  At its furthest, it sits 
approximately 325m from the B999 along Bonnyton Road and approximately 
365m from the B999 along Ingleside.  Figure 22 demonstrates the accessibility 
of the site, which is considered to be well related to the village in terms of 
walkability.  The site is accessible to existing facilities in Pitmedden, in 
particular the local shop, primary school, playing fields, village hall and public 
transport routes which all within 400m.  The bowling/tennis club and health 
centre are the furthest amenities at 700m and 800m respectively, but are still 
considered to be within walking distance at 10 minute walking time.   

Pedestrians and Cyclists 
Ensuring a high level of accessibility to pedestrians and cyclists has been a key 
consideration for the Masterplan.  It seeks to ensure high quality connections 
directly onto the existing path network from the boundary of the site and 
connects to existing footpath provision to the west at two points where Ingleside 
and Breckview meet the site, providing access to the B999.  From this, access 
to foot and cycle paths within the areas of open space can be obtained both 
north and south of the site, with connections also added between housing to 
improve flow.  Pedestrian/cycle access will therefore be maintained around the 
site and within the areas of open space.  This will encourage use of walking and 
cycling given the  short distances to local facilities, and provide opportunities for 
sustainable travel behaviour.   

Core Paths 
Figure 17 on page 13 demonstrates that there are no core paths through the 
Masterplan site.  There are no records of any rights of way on or adjacent the 
site.  There are existing paths in the vicinity to the north, west and south of 
Pitmedden, as well as a suggested cycle route through Pitmedden.  The 
proposed network of paths within the site will link to the network of on road 
paths leading to existing core paths ensuring the site is accessible in the 
context of the wider area.   

Public Transport Connections 
Details of existing public transport connections are provided in Section 3.7.  
Public Transport would not require to be routed through the site, given the 
proximity of existing bus stops along the B999 within 400m of the Masterplan 
site.  Again, the proposed network of paths within the site will link to the network 
of on road paths which will provide links to public transport services, ensuring 
the site is fully accessible by non-motorised users.   

 

 

Figure 22: Connectivity Plan 
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Vehicular Access 
The Aberdeenshire Local Development Plan requires two vehicular access 
points should to be provided to the site. This was to include the reinstatement of 
the junction between the B999 and Ingleside, and its reconfiguration to allow for 
the continued safe and convenient use of the primary school car park.  

This option was shown at the first public consultation event and shown in Figure 
23.  It proposed blocking up the existing school car park and forming a new 
access to improve access to public open space and remove the crossroads 
situation at the junction with the B999.  Ingleside would be opened to provide a 
secondary access.   

However, feedback from the first public consultation event found that the 
reconfiguration proposals was generally not supported by the local community. 
As a result of this, the developer considered a range of access options 
demonstrated in Figure 23 to 28.   

The use of Bonnyton Road was given consideration, however, this option is not 
possible given the poor visibility at the B999 junction.  Access over the burn to 
the south has also been considered and this is potentially a long term access 
option for the site.  Issues in relation to land ownership and land zoning would 
require to be overcome before any access option to the south could be 
implemented.   

 

 

OPTION 1 (Figure 24) 

Open up Ingleside  

Hatching and double yellow lines at junction to ensure visibility is 
maintained at junction 

Consider full time 20mph section on the B999 passing the park, shop and 
playing fields.   

 

 

 

 

Figure 23: Original Access Proposal 

 

 

Figure 24: Option 1 
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OPTION 2 (Figure 25)  

Open up Ingleside 

Install hatching and double yellow lines at junction to ensure visibility is 
maintained at the junction 

Consider full time 20mph section on B999 passing park, shop and school 

Emergency access only between Croftland and Ingleside 

Ingleside/B999 junction used by residents of Ingleside, Cowieson 
Crescent and southern section of proposed development 

Croftland/B999 junction used by residents of Croftland, Breckview, 
Edmondside and norther section of proposed development 

 

 

 

 

 

 

 

OPTION 3 (Figure 26) 

Open up Ingleside 

Install hatching and double yellow lines at junction to ensure visibility is 
maintained at the junction 

Consider full time 20mph section on B999 passing park, shop and school 

Emergency access only between Croftland and Ingleside 

Emergency access only between Breckview and proposed development 

Ingleside / B999 junction used by residents of Ingleside, Cowieson 
Crescent and the proposed development 

Croftland / B999 junction used by residents of Croftland, Breckview and 
Edmondside.   

 

 

 

 

 

  

Figure 25: Option 2 

 

 

Figure 26: Option 3 
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OPTION 4 (Figure 27)  

Open up Ingleside 

Install hatching and double yellow lines at junction to ensure visibility is 
maintained at the junction 

Consider full time 20mph section on B999 passing park, shop and school 

Emergency access only between Croftland and Ingleside 

One way only from Ingleside to proposed development.  All traffic exiting 
development would use Croftland / B999 junction 

Ingleside / B999 junction used by residents of Ingleside and Cowieson 
Crescent.  Entry only for proposed development 

Croftland / B999 junction used by residents of Croftland, Breckview and 
Edmondside.  Entry and exit for proposed development 

 

 

 

 

 

 

 

 

OPTION 5 (Figure 28) 

Open up Ingleside junction as entry only from B999 

Install hatching and double yellow lines at junction to ensure visibility is 
maintained at the junction 

Consider full time 20mph section on B999 passing park, shop and school 

No exit from Ingleside.  Entry only from B999.  All vehicles exit from 
Croftland / B999 junction 

 

 

 

 

 

 

 

Figure 27: Option 4 

 

 

Figure 28: Option 5 
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OPTION 6 (Figure 29)  

Traffic Signals at Ingleside / B999 junction  

Consider full time 20mph section on B999 passing park, shop and school 

Parking / Loading Bay may require to be removed if junction were to be 
signalised 

Possible visibility constraint (Ingleside House) due to where signal stop 
line on Ingleside would need to be.  Stop line required to be set back for 
traffic signals to incorporate crossing provision and to allow right turn 
manoeuvres 

Would provide signalised pedestrian crossing which could replace existing 
zebra crossing and alleviate the concerns of the local residents in relation 
to safety.   

These options were discussed with Aberdeenshire Council, with Option 6 
favoured.  This was further refined to provide two possible options: 

Signalised Junction (Figure 30) 

This would provide a fully controlled junction for vehicles and pedestrians 
resulting in reduced speeds on the approaches and through the junction.  
Pedestrian phases would be incorporated into the signal design to ensure safe 
crossing of all arms of the junction to the benefit of the whole community.  This 
would allow for the removal of the existing zebra crossing and provide a 
significant betterment for pedestrians crossing the B999 to the north and south 
of the Ingleside junction.   

The car park exit would also be signal controlled ensuring safe egress to the 
B999.  Vehicle stop lines would be set back on the B999 and Ingleside to ensure 
that large vehicle movements, such as refuse collection can be safely 
undertaken.  The existing layby to the front of the Co-op would be retained as a 
loading/unloading bay only with new kerbing provided to ensure that any vehicle 
using the bay does not restrict visibility from the Ingleside arm of the junction.  A 
Stage1/2 Road Safety Audit will be submitted with any planning application to 
demonstrate that the loading bay can be utilised safely. 

Un-signalised Junction (Figure 31) 

This option would include a domed mini-roundabout on the B999 with sufficient 
deflection  to ensure that vehicles reduce speeds on all approaches.  As part of 
this proposal, the existing zebra crossing could be replaced with a controlled 
crossing, eg. a puffin crossing.  Additional zebra crossings would be provided on 
the B999 to the south of the Ingleside junction and on Ingleside itself.  An 
enhanced dropped kerb crossing would be provided across the car park 
entrance.  With the combination of reduced traffic speeds on the B999 and new 
and upgraded pedestrian crossings, this option would provide a significant 
betterment for pedestrians crossing the B999.  Again, the existing layby to the 
front of the Co-op would be retained as a loading/unloading bay only with new 
kerbing provided to ensure that aby vehicles using the bay does not restrict 
visibility from Ingleside.  

 

 

Figure 29: Option 6 
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Figure 30: Indicative Signalised Junction  Figure 31: Indicative Un-signalised Junction  
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Further Investigations 

The Masterplan was considered at the Formartine Area Committee on 30 
October 2018.  It was deferred so that further consideration could be given to 
the second point of access at Ingleside to demonstrate that it can be delivered.  
Since then, a further 4 options have been considered as detailed below: 

Option 1 — The re-opening of Ingleside and the installation of a signalised 
cross roads with full pedestrian crossing facilities and 5.5m wide access into the 
Tarves Road car park (Figure 32)  

 

 

Option 2 — The re-opening of Ingleside and the installation of a signalised 
cross roads with full pedestrian crossing facilities and 7.5m wide access into 
the Tarves Road car park (Figure 33) 

The signalised junction options are not viable due to the loss of 3-4 car park-
ing spaces that would be required to achieve the required junction geometry 
to allow vehicles to enter and exit the car park.  Land ownership constraints, 
the legality of using this land to deliver a private housing site and impact on 
the local community all impact on the viability of these options.   

Figure 32: Additional Option 1 Figure 33: Additional Option 2 

These option would also be a departure from Roads Design Standards as the 
intervisibility from the Ingelside Stop Line is constrained by properties on the 
B999 and there is no guarantee that these options can be delivered.    
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Figure 34: Additional Option 3  

Figure 35: Additional Option 4  

Option 3 — Shown in Figure 34, proposes the re-opening of Ingleside with the 
removal of the shop service/parking bay to provide the required visibility at the 
junction and the installation of a Puffin Crossing to replace the existing zebra 
crossing.  The crossing would be moved opposite the shop to improve safety 
and provide a safe crossing between the car park and the shop.  Deliveries can 
still take place on the B999 outwith any parking restriction areas around the 
junction and pedestrian crossing, with smaller delivery vehicles utilising the car 
park or Ingleside. There would be no loss of spaces within the car park.  This 
option has been assessed via a Stage 1 Safety Audit with no road safety issues 
identified.  It complies with Roads Standards and can be delivered in early 
course.  

Option 4 — Shown in Figure 35, this is similar to option 3, with the addition of a 
raised table cross roads at Ingleside and a raised table at the B999/Croftland 
junction, some 110m to the north of Ingleside.  This option also proposes an 
interactive speed sign in advance of the Croftlands junction and a 20mph zone 
covering the area of the B999 passing the park, shop and school as shown in 
Figure 36.  Again, there would be no impact on the car park and it is has been 
assessed by the Road Safety Audit with no road safety problems identified.   

Option 4 is the preferred option as it provides additional measures to reduce 
vehicle speeds along the B999 which was a concern raised during the consulta-
tion process.  Discussions have taken place with Aberdeenshire Council’s 
Roads Standards Group and they consider that raised tables are not appropriate 
on A and B Class Roads.  However, it is argued that this option could be provid-
ed as a pilot scheme.  Such schemes have been implemented elsewhere out-
with the Aberdeenshire in order to improve safety for residents, particularly chil-
dren.  A traffic calming scheme was previously introduced in Oldmeldrum on the 
A920 although it is understood that this has since been de-classified to a C 
Class Route to allow the 20mph to be implemented.  In any case, if the Aber-
deenshire Roads Standards Group decided it didn’t work, the raised tables 
could be removed to leave Option 3, which is technically compliant with Roads 
Standards and capable of delivery.   

These option demonstrate that the developer has given thorough consideration 
to the provision on a second point of access to the site.  Although further discus-
sions are required with Aberdeenshire Council during the application process, a 
safe access can be delivered through the provision of one of these options.   
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Figure 36: Potential 20mph zone 
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 Road and Street Layout  
The road and street layout has been carefully considered and responds to the 
topography of the site.   On receipt of the topographical survey, it was clear that 
the original indicative layout would not be feasible due to site levels and a 
revised  layout was prepared and presented at a second consultation event.  
Further details of the changes made in response to this are provided on page 
34.  In summary, the layout responds to the levels of the site and minimises cut 
and fill, thereby enhancing the development by retaining the shape of the 
landform.  

A hierarchy of streets will be provided as indicatively demonstrated in Figure 37. 
This will include a Core Road coming from the existing residential road to the 
west.  From the Core Road run two Housing Roads, each with a footway, ending 
in a shared courtyard surface, which will provide dual function for turning and 
pedestrian use, linking both visually and physically into the open space and 
footpath network. An additional 5m wide link road connects the two 
hammerheads.  This has been discussed with the Roads Service and Planning 
Officers and is an acceptable solution for the site.  To maintain an informal link 
on the site, a private footway runs around the site providing a network for 
pedestrian and cycle access, encouraging active lifestyles, with a focus on 
creating a sense of place and accessibility by non-motorised means.     

The site is therefore well connected and permeable with the wider area by all 
modes.  The layout accords with Designing Streets and Roads Construction 
Guidance.  A Street Engineering Review (SER) will be carried out on the 
finalised layout, which will examine the overall function of the street and ensure 
that the needs of all users are met.  A Transport Assessment (TA) will also be 
submitted during the planning application process which will examine the 
capacity of the existing road network and identify the infrastructure requirements 
and any mitigation measures required.  

Car Parking 

Car parking will be provided in accordance with appropriate Aberdeenshire 
Council parking standards.  This requires 2 spaces per dwelling (3 or less 
bedrooms), 3 spaces per dwelling (4 or more bedrooms). Garages of less than 
6mx3m will not count as a parking space and provision will require to be made 
for visitor parking in any pockets of high density development.   

Servicing  

Lighting will be provided along the network of roads within the site and roads will 
be designed to incorporate service access, bin lorries, fire engines and 
maintenance vehicles.  Full details will be provided within a  Street Engineering 
Review to be submitted with any planning application(s) for the site.   

 

Figure 37: Road Layout 
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5.3  Land Use 
The open space and roads hierarchy have been developed to create an 
indicative Masterplan site layout as shown in Figure 35.  The Masterplan area 
provides approximately 2.1 hectares (46% of the site) of mixed density housing.  
This will include up to 64 dwellings and will respect built and natural features 
within the site and around it to create a distinctive, high quality environment.   

The internal road layout follows the site contours with shared surfaces 
considered to be an appropriate solution in response to the topography of the 
site.  To provide additional permeability, centrally located connections provide 
links between the road network and footpaths around the site.  The final details 
will be confirmed through the planning application process.  

25% affordable housing  will be provided.  Supplementary Guidance 1: 
Affordable Housing states that the specific contribution required by the 
development will be assessed at the time of the application or pre-application 
enquiry, having regard to housing information for Pitmedden, as agreed with the 
housing authority and to the market and site circumstances. In all but 
exceptional cases, the contribution will be in the form of serviced land within the 
development site, to which public subsidy can be applied or in the form of 
houses on the development site that are affordable without subsidy. 

Developer obligations have assessed the site and have indicated that they 
would be looking to secure serviceable, accessible land for social rent which can 
accommodate a mix of  4 x1 bed; 4 x 2 bed; 7 x 3 bed and 1 x 4 bed properties.  
The exact details of the tenure, mix and delivery mechanism is to be agreed 
through the planning application process in consultation with Aberdeenshire 
Council’s Planning Gain department, housing and the relevant Housing 
Associations.   

Open space accounts for 41% of the site and this is concentrated to the 
south.  A further two areas, one to the north and another more centrally located, 
provides open space outlooks to a number of properties.  Smaller areas of open 
space are distributed throughout the site, allowing for pockets of planting to 
break up the road network. Strategic landscaping along the burn and the 
boundaries of the site ensure the site is well screened from neighbouring 
properties.  A pedestrian/cycle route links the eastern landscaping strip to the 
areas of open space to the north and south.  An indicative area for play 
equipment and Community Food Growing is identified in line with the Parks and 
Open Space Strategy.  Special consideration has been given to the houses 
adjacent to the open spaces.  This has resulted in the creation of new 
housetypes which provide a public front to the open space rather than turning 
away from it, thereby creating natural surveillance, definition and a sense of 
place to the development.   

A comprehensive drainage system will be provided across the site and will be 
given prominence within open spaces and street design.  They will be designed 
to maximise their aesthetic and ecological value.  Further details are provided in 
Section 5.5. 

   
Figure 38: Indicative Masterplan Layout 
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1. Road layout amended to fit contours 
of the site. Development has been 
stepped down the slope with roads 
and services across it which is the 
most efficient and cost effective solu-
tion. 

2. Traffic calming measures introduced 

3. Shared surfaces extended into the 
park area to strengthen linkage and 
create a defined entrance.  The 
shared courtyard spaces will be 
linked and the final details will be de-
termined through the planning appli-
cation process.   

4. Linkage is improved by an additional 
route through the centre of the site.  

5. Open space in centre retained to pro-
vide range of open space provision. 

6. Amended house types adjacent to 
open space and linkages to provide 
better overlooking and interaction. 

7. Play area added after consultation 
with community. 

8. Food growing area added to comply 
with Council Strategy. 

9. SUDs enlarged after detailed consid-
eration of the requirements of the site 

10.Removed 3 houses to south on re-
ceipt of comments from Policy and 
Natural Heritage.  General consen-
sus was this was preferred by local 
community. 

11.Landscaping strip added to west to 
provide buffer strip and protect priva-
cy of existing houses. 

12.Increased area either side of foot-
way between plots 25 and 26 to pro-
tect potential future access to north 
east. 

 

Figure 39: Original Layout Figure 40: Final Layout 
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Figure 41 : Cross sections and boundary treatments 
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5.4 Built Form 
Figure 35 on page 31 shows an indicative layout for the Masterplan area, 
identifying housing plots set in a network of open spaces and the pedestrian and 
vehicular routes through the site.    

The concept is focused on the design of a new neighbourhood which seeks to 
create a sense of place, encompassing a number of aspects, most notably: 

Local distinctiveness 

Visual quality; and 

Potential to encourage social activity. 

This will be achieved by the considering the following: 

Climate/orientation 

Landscaping along the southern boundary will protect housing from 
prevailing south westerly winds.  Where possible, properties will have 
habitable rooms facing south to maximise passive solar gain.   

Design code/urban design 
The Masterplan area will create a high quality residential environment which 
responds to the site contours and site characteristics, including the burns to the 
east and south.  Links will be provided from the site to neighbouring areas to 
create a well connected residential environment. 

The design offers a clear hierarchy of shared surface spaces, streets, paths and 
public green spaces which will assist in reducing vehicle speeds within the site 
and create a more pedestrian friendly development.  The significant area of 
open space to the south will act as focal point to the development and provide 
opportunities to encourage active lifestyles.   

Housing will provide the opportunity to live in an affordable, low energy, well 
landscaped neighbourhood.   

Details of street furniture, surfacing and signage will be agreed at the planning 
application stage as discussions are ongoing with Aberdeenshire Council  in this 
respect.   

Play equipment was considered important through the consultation process and 
this will be provided in one of the areas of open space.   

Scale, massing, materials 
Housing will range in floorspace from 43 square metres to 191 square metres, 
offering a variety of accommodation and styles, in keeping with the surrounding 
area. 

The Masterplan site will utilise a palette of materials and colours which reflect 
the colour and texture of the existing village.  Indicative colours and materials 
are considered in Figure 39. Planning applications will require to be supported 
by a Design Statement explaining the design and use of materials, finishes and 
colours.   

 

Figure 42: Indicative  colours, materials and boundary treatments 
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The following should be considered; 

Use a small range of compatible materials rather than a wide ranging mix 
of materials, textures and colours; 

Synthetic stone should resemble the local stone and the use of render 
and harling should compliment the colours of the area; 

Concrete roof tiles should resemble slate found in the area and black 
downpipes and guttering should be used. 

Height, density and housing mix 
The site lies within a Local Growth and Diversification Area in the Strategic 
Aberdeen City and Shire Strategic Development Plan.  It provides no guidance 
on appropriate densities, however, the Aberdeenshire Local Development Plan 
considers a development of 64 houses is appropriate.   

This provides a general density of 14 dwellings per hectare which is slightly less 
than the surrounding area at approximately 17 dwellings per hectare. 

The Masterplan area will deliver a range of house types, suitable to Pitmedden.  
It is envisaged that a variety of styles will be adopted including 1, 1 1/2 and 2 
storey dwellings.  These will range from 1—4 bedroom detached, semi 
detached, terraced and flatted properties located on a range of plot sizes across 
the site.  The site will accommodate 25% affordable housing, therefore meeting 
a variety of housing needs.  Indicative house types  and boundary treatments 
are identified in Figure 40. 

Figure 43: Indicative House Types 

Adaptability 

The Masterplan area allows for flexibility and adaptability in that the low den-
sity houses are built in generous plots which will allow for future expansion/
renovation of the properties that will be beneficial to all potential residents. 

Security 

The Masterplan area aims to provide a safe and pleasant neighbourhood 
that encourages public interaction.   

The footpath network around the site will link with existing public footpaths in 
the area, providing a safe route for children within the development walking 
to Pitmedden Primary School. 

The design and layout of the buildings will meet current standards of sustain-
ability promoted by Aberdeenshire Council as required by Building Regula-
tions.  The implementation of carbon reducing technologies will be discussed 
with the Council at the planning application stage, should they be required.   

Sustainability  

The developers widely promote the “fabric first” approach which looks at how 
the careful use of materials, design and construction of the houses can reduce 
energy consumption.  This is achieved by improving the airtightness and ther-
mal efficiency of the building envelope which can then be supplemented in the 
future, where necessary, with proven and efficient renewable technologies.  
Their clear objective is to build high quality houses that will last.  Houses that 
are easy to use and comfortable to live in whilst delivering excellent energy per-
formance in the process. 

The developer is continually developing their house range due to market feed-
back to improve energy efficiency.  The company employs two accredited do-
mestic energy assessors with a further 2 in training.  This in house knowledge 
allows the company to review various new technologies for each development 
site ensuring the right technology is chosen for the particular location. 

Further details will be submitted with the planning application.   
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5.5  Infrastructure 
A comprehensive drainage system will be provided across the Masterplan 
area, improving water quality and managing the flow of water from the site.  
The aim of the drainage strategy is to create a visible and legible system 
which reveals the process to residents, allowing them to understand the 
function of these elements.   

To achieve this, drainage features have been given prominence within open 
space and the street design.  Given the prominence of these, it is therefore 
essential that the elements of the drainage system are designed to maximise 
their aesthetic and ecological value, creating sustainable elements that are 
fully integrated within other urban design features within the development.   

Foul Drainage 

New foul sewers will be provided to serve the development and will be 
located within roads and areas of open ground where necessary.  Sewers will 
be designed and installed in accordance with “Sewers for Scotland, Second 
Edition, November 2007”, published by WRc plc.   

Proposed foul sewers will connect to the existing public drainage system 
serving Pitmedden and each plot will discharge to the new sewer via a single 
disconnecting chamber located within its own curtilage.  Upgrades are 
required to the Waste Water Treatment works, the details of which will be 
agreed during the planning application process. 

Surface Water 

The development provides the opportunity to enhance existing watercourses 
and fully incorporate them within the development layout linked by open 
space to areas of Sustainable Urban Drainage (SUDs).  There will be a full 
range of solutions to help manage and control site drainage which will 
include: 

Prevention—reducing the amount of runoff by minimising impermeable 
surfaces etc 

Source Control – rain water harvesting, permeable paving etc 

Site Control—swales, detention basins, overland conveyance etc, and 

Regional Control—basins, wetlands, ponds etc 

In accordance with the requirements of Scottish Planning Policy (SPP) and to 
meet guidance of CIRIA 697—the SUDs Manual, a Surface Water 
Management Strategy has been prepared.   

It is proposed to attenuate all future surface water development run-off, so 
that existing greenfield run-off rates are not exceeded.  In more detailed 
design and approvals a discharge rate in litres/second/hectare will be agreed 
with Aberdeenshire Council, as the rate at which surface water can be 
discharged to existing watercourses in and around the site extents.   

Figure 38 identifies SUDs to the south of the site, however, the final location 
will be determined through the Drainage Impact Assessment which will be 
submitted with the planning application for the site and will ensure adequate 
separation from existing watercourses. 

Attenuation and treatment, up to two levels, will be required, which could be 
provided by a combination of detention basins, ponds and conveyance 
swales.  Linear’ SUDs will be created in the form of filter trenches and cellular 
storage units running adjacent to, but separated from, the burn.     

Figure 44: Indicative SUDs Location 

All the SUDs features will be designed as integral parts of the core open 
space network in accordance with the Design Principles of Core Spaces.   

The ponds and soakaways will improve the setting of the development, create 
habitat for amphibians, birds and wetland plants in line with Planning Advice 
5/2015: Opportunities for Biodiversity Enhancement.   



 

 

 39 

6. PROCEDURAL REQUIREMENTS 
6.1 Phasing 
A Phasing Plan will be prepared and submitted with the planning application for 
the site.  The exact infrastructure requirements to deliver each phase will be 
determined through the Transport Assessment, Drainage Impact Assessment 
and through discussions with Aberdeenshire Council’s planning gain 
department.   

However, it is anticipated that SUDs and drainage will be provided across the 
site at the start of development.  Development will then commence from the 
principal access point with a show home provided at that location.  Infrastructure 
delivery and off site traffic works will be delivered prior to occupation and a 
continuous build process will be carried out based on sales and demand.  The 
delivery of affordable housing will be discussed with Aberdeenshire Council and 
the relevant provider.   

A Delivery Statement will be submitted with Planning Application(s) for the site 
providing further details of how the proposed development and supporting 
infrastructure will be delivered and when.   

6.2 Developer Contributions 
Aberdeenshire Council identified the infrastructure requirements for the 
Masterplan site during the Local Development Plan process.  This includes: 

Drainage and Water 

A water impact assessment will be required for development to mitigate impact 
on Raitshill Pitmedden Service Reservoir 

Community Facilities 

All residential development may be required to contribute towards facilities that 
serve the community in Pitmedden and Milldale or towards facilities in the wider 
catchment area at Oldmeldrum. These may be identified in the Community Plan 
or relevant Community Action Plan. 

Sports and Recreation  

All residential development may be required to contribute to indoor and outdoor 
sports and learning facilities in Pitmedden and Milldale or towards facilities in the 
wider catchment area at Oldmeldrum. These may be identified in the 
Community Plan or relevant Community Action Plan.  

Health 

All residential development must contribute towards the extension or 
reconfiguration of Haddo Medical Group to allow additional capacity.   

During the major application meeting with Aberdeenshire Council, the following 
was requested 

 

 

 

Affordable Housing 

16 affordable housing units were requested, based on the 64 unit allocation.  
The Affordable Housing service have indicated that they would be looking to 
secure serviceable accessible land for social rent which can accommodate an 
indicative mix of 4 x 1 bed units, 4 x 2 bed units, 7 x 3 bed units and 1 x 4 bed 
units.  Further discussions will be held with the Affordable Housing service 
during the application process.   

Waste and Recycling  

Aberdeenshire Council have also requested a contribution to waste and recy-
cling and again, this will be discussed through the application process.   

6.3 Management arrangements 
The responsibility for on-going management arrangement for communal are-
as, such as landscaping and play areas will be discussed with Aberdeenshire 
Council as part of the planning application process.  It is likely that responsi-
bility will be passed to residents through a factoring arrangement.   

It is anticipated that SUDs measures will be of a standard and type suitable 
for adoption by either Aberdeenshire Council or Scottish Water.  Appropriate 
management and maintenance of the SUDs will be essential to the success 
of the SUDs components as an effective and attractive element of the devel-
opment. 

A Construction Management Plan will be submitted with the planning applica-
tion and will provide further details of construction traffic, access and timings, 
to minimise the impact on the local residents.   

 

6.4 Further Information 
For further information, please contact: 

Infrastructure Services 
Woodhill House 
Westburn Road 
Aberdeen 
AB16 5GB  

This Masterplan has been prepared in consultation with Aberdeenshire Council 
by: 
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APPENDIX 1 
Press Advert  Newspaper Articles Poster 
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Exhibition 1 Boards 
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Feedback Form 
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APPENDIX 2 
Newspaper Advert Press Articles Poster 
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Exhibition 2 Boards 
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Feedback Form 


