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RESIDENTIAL USE
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IT IS CONSIDERED THE SITE WOULD BE SUITABLE FOR APPROXIMATELY FOUR 

DETACHED DWELLINGS IN LINE WITH THE SCALE AND DENSITY OF EXISTING 

ADJACENT PROPERTIES 

N / A

X



X

N / A

THE DEVELOPMENT WOULD INTEGRATE INTO THE LANDSCAPE THROUGH ITS SITING 

BESIDE AN EXISTING GROUPING OF RESIDENTIAL PROPERTIES AND AMONGST A 

MATURE WOODLAND SETTING.  THE SCALE AND DESIGN OF PROPERTIES WOULD 

TAKE ACCOUNT OF THE ADJACENT CHARACTER

X

THE PROPOSED DEVELOPMENT SITE WOULD BE LOCATED ADJACENT TO AN 

EXISTING GROUPING OF AROUND 15 DWELLINGS, WITH GOOD LINKAGES TO THE 

SURROUNDING TOWNS, PRIMARY SCHOOL AND PUBLIC TRANSPORT



X

THE COMMUNITY BENEFITS THAT WOULD ARISE FROM THE PROPOSAL WOULD BE 

THE PROVISION OF CHOICE FOR RESIDENTIAL DEVELOPMENT FOR THOSE SEEKING 

TO RESIDE IN A RURAL LOCATION WHICH MAY ALSO OFFER OPPORTUNITIES FOR 

HOME WORKING.  THE PROPOSAL WOULD ALSO HELP TO SUSTAIN BOTH THE 

PRIMARY AND SECONDARY SCHOOLS WHICH ARE BOTH EXPECTED TO SUFFER FROM 

A FALLING SCHOOL ROLL.
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1.0 INTRODUCTION 

 

1.1 An initial development bid was submitted on behalf of Balgrannach Properties Limited 

on 11 February 2008, a copy of which is attached.  Accordingly this revised 

submission takes account of the requirements highlighted by Aberdeenshire Council 

following their letter dated 4 September 2008.  The landholding which extends to 

approximately 2 acres, is located just off the B979 Stonehaven to Milltimber road.  

This land is identified in Figure 1 below. 

 

Figure 1: Site Location Plan  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.2 The land, which is located 6 miles north of Stonehaven, is also 7 miles to the south 

west of Portlethen, and approximately 12 miles south of Aberdeen.  Netherley is 

served by a public transport service which operates 6 days a week. 

 

1.3 Within the extant Local Plan, the land is identified as falling within the countryside of 

the Kincardine and Mearns area of Aberdeenshire.   

 

1.4 The site lies within an area identified for ‘Local growth and Diversification” in the Draft 

Structure Plan.   

 

 

NETHERLEY HOUSE 

B979 
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2.0 DESCRIPTION OF THE SITE 

 

2.1 The site, of approximately 0.8 hectares, is predominantly scrub land at present located 

to the east of the existing grouping of buildings around Netherley House.  At present 

the grouping is not identified as being a settlement within the Adopted Aberdeenshire 

Local Plan, although it is considered to meet the criteria defining rural service centres 

within Chapter 8 of the Local Plan given that it comprises approximately 15 houses 

and would provide opportunities for development which would meet with development 

plan policies.   

 

2.2 In terms of the topography, site levels are between approximately 130 and 145 metres 

AOD.  The land rises gradually to the west towards the Gardners Cottage, while land 

falls away to the east towards the B979 which is at approximately 125 metres AOD.  

The Burn of Monquich flows eastwards along the southern edge of the identified land.  

The land is also characterised by being adjacent to a sizeable mature woodland, 

which obscures views of the existing dwellings from the B979.  These trees appear to 

be up to 15-20 metres in height.  An aerial photograph is shown at Figure 2 below. 

 

Figure 2: Aerial Photograph 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.3 In terms of the existing buildings on site, Netherley House, which has been split into 

three dwellings, is Category B-listed.  The majority of the remaining properties are 

more modern detached properties, although a mews development of 3 units has taken 

place to the west of the house more recently.  The bridge over the Burn of Monquich 

is Category C(s) listed.  
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2.4 As part of the AWPR proposals, a ‘Fast-link’ road from Stonehaven would link in to the 

the AWPR to the south of the River Dee at Milltimber.  This road would lie 

approximately 2 kilometres to the east of Netherley House, albeit it may result in a 

decrease in the amount of traffic using the existing B979.  The alignment of this 

section of road is shown on Figure 3 below. 

 

Figure 3: Proposed Alignment of AWPR fast link from Stonehaven 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.5 In terms of accessibility to public transportation, Service 103 which operates between 

Aberdeen, Netherley, Stonehaven and Laurencekirk; operates six days a week.  It is 

available at the junction of the access road with the B979, which is approximately 425 

metres from the identified land.    

 

 

3.0 PROPOSALS 

 

3.1 The opportunity to accommodate housing within the existing countryside without 

having detriment to the existing character or visual amenity is diminishing.  In light of 

the strategy of the emerging structure plan, the topography, and the site 

characteristics, it is considered that the identified land is physically capable of 

development as shall be outlined below. 
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3.2 A modest residential development of approximately four dwellings could be 

accommodated towards the east of the existing grouping thus allowing the setting of 

the Category B listed Netherley House to be retained.  This could be achieved through 

allowing adequate distance between any proposed development, and the slight 

change in levels which would not interfere with any of the main views of the Listed 

Building.  Furthermore, this development could help fund an upgrade to the existing 

access road through the implementation of passing places, which would help the free 

flow of traffic as well as access for refuse and emergency vehicles. 

 

3.3 In terms of accessibility, the site is well connected to the north towards Maryculter and 

Peterculter, as well as to the south to Stonehaven via the B979.  Existing linkages to 

Portlethen shall be maintained after the completion of the Aberdeen Western 

Peripheral Route (AWPR) via an underpass to the east of Cookney.  Accordingly, 

Netherley is considered to be well located in respect of several of the main service 

centres within the Kincardine and Mearns area, as well as being within commuting 

distance of Aberdeen City. 

 

3.4 The site also provides the opportunity to create a well defined and defensible 

boundary utilising the existing topography and physical landscape/setting.  The site 

would also allow the creation of enhanced landscaped buffers to ensure that the visual 

impact of development would be negligible. 

 

4.0 SCOTTISH PLANNING POLICY 

 

4.1 Scottish Planning Policy 1 (The Planning System) indicates that the purpose of the 

planning system is to “guide the future development and use of land in cities, towns 

and rural areas in the long term public interest.  The aim is to ensure that development 

and changes in land use occur in suitable locations and are sustainable” (Paragraph 

4).  Paragraph 7 highlights that “Planning decisions should favour the most 

sustainable option, promoting development that safeguards and enhances the long-

term needs of the economy, society and the environment”.  Local Plans must identify 

effective opportunities for development and encourage investment in an area, with the 

aim to “exert a positive influence over land use decisions”.  They should also “be 

responsive to local needs and promote change in the wider community interest” 

(Paragraph 37). 

 

4.2 Scottish Planning Policy 3 (Planning for Homes – Revised 2008) identifies that 

housing is an important factor in sustainable economic growth.  Paragraph 5 states 

that the Scottish Government is committed to the goal of raising the rate of 

housebuilding to 35,000 new houses a year by the middle of the next decade.  
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Accordingly “the allocation of an appropriate supply of land for housing is one of the 

key factors in ensuring continued opportunities for housebuilding and influencing the 

delivery of housing” (Paragraph 9).   

 

4.3 SPP3 also outlines that successful developments can be achieved through 

appropriate location, as well as links to transport networks and other settlements.  

Paragraph 16 outlines the key objectives as including: the use of the planning system 

to facilitate the construction of well designed, good quality housing in sustainable 

locations; and, allocation of a generous supply of land to meet identified housing 

requirements across all tenures. The creation of high quality places, which support the 

development of sustainable communities.   

 

4.4 Local authorities must ensure that sufficient land is available to meet the housing 

requirement for each housing market area in full through local development plans.  

The requirement for local authorities to prepare a sustainable settlement strategy must 

include the following considerations: the efficient use of land and buildings; 

accessibility by a range of transport options to jobs and services; co-ordination of 

housing land provision with improvements in infrastructure; and, the protection and 

enhancement of landscapes (Paragraph 56).  SPP3 also highlights that in some areas 

stand alone settlements may contribute towards meeting housing requirements as 

part of a long term strategy where: it forms part of the strategy for promoting rural 

development and renewal; it could assist in reducing pressure on areas of attractive 

countryside; it can be readily served by public transport; and, it will not result in 

significant environmental disbenefits.   

 

4.5 In respect of affordable housing, paragraph 94 states that “the benchmark figure is 

that each site should contribute 25% of the total number of housing units as affordable 

housing”.  This is reiterated within PAN 74 (Affordable Housing) where reference is 

also made to the requirement for the percentage contribution of affordable housing on 

private housing sites having to be justified as part of a housing needs assessment 

(Paragraph 31). 

 

4.6 Scottish Planning Policy 15 (Planning for Rural Development) states that planning’s 

role is to “enable and help create opportunities for development in sustainable 

locations wherever appropriate e.g. where infrastructure capacity and good access 

exist, or can be provided at reasonable cost, or to meet justifiable social and economic 

objectives” (Paragraph 9).    

 

4.7 Scottish Planning Policy 17 (Planning for Transport) states that in respect of rural 

areas “Most additional housing, employment, retail, leisure and other services should 
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be located where there is access from an existing road or footpath to a rail station or 

bus route, and there is proximity to local services ideally within walking distance” 

(Paragraph 11). 

 

5.0 DRAFT STRUCTURE PLAN 

 

5.1 The spatial strategy of the Draft Structure Plan promotes development in places that 

meets the needs of business and, at the same time, are sustainable.  It also provides 

flexibility to meet the needs of local communities.   In areas of ‘Local Growth and 

Diversification’, levels of growth in individual settlements should relate to local needs, 

although the scale of this growth will vary from place to place.  While it acknowledges 

that there will continue to be pressure for housing in the countryside, it states that in 

line with Scottish Planning Policy, new housing should be focused in, or as an 

extension to, existing settlements.  Furthermore, there is an identified need for 

diversification and growth in the economy in this area to meet local needs, with tourist-

related developments having a role to play. 

 

5.2 One of the objectives of the Draft Structure Plan is to increase the population of the 

City Region by 9% to 480,000 by 2030, and to build at least 2,500 new homes each 

year by 2014 (and 3,000 per year by 2020).  The Draft Structure Plan also advocates 

the creation of sustainable mixed communities to make sure that development meets 

the needs of the whole community and makes the area a more attractive place for 

residents and businesses to move to.   

 

5.3 In terms of proposed housing, the following allowances are made for ‘Local Growth’ 

areas in the Aberdeen Housing Market Area across Aberdeenshire: 2007 – 2016: 

1,700 units; 2017 – 2023: 1,500 units; and, 2024 – 2030: 1,500 units. 

 

6.0 SERVICES 

 

6.1 In respect of drainage, the Glendye Water Treatment Works has sufficient capacity to 

service any development.  Waste Water would be dealt with by means of 

appropriately sited septic tanks.  Reference to SEPA’s Flood Risk Map highlights that 

the site is located outwith any area known to flood. 

 

6.2 In respect of education, the 2006 Based School Roll Forecasts indicates that the roll 

at Lairhillock Primary (which opened in Easter 2007) has a capacity of 120 pupils, 

while the roll is expected to decrease in the period between 2008 to 2016, from 91 to 

67 respectively therefore being at 56% capacity.  Meanwhile, Mackie Academy is 

shown to have a capacity of 1145 pupils.  The forecast by the council is shown to 
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decrease from 1234 in 2007 to 1018 in 2016.  This trend renders the Academy under 

capacity (only 89%) in years to come.   

 

7.0 JUSTIFICATION 

 

7.1 Given the strategy of the emerging Structure Plan, consideration should be given to 

identifying the properties around Netherley House as a settlement, and furthermore it 

could also help to justify modest growth through the provision of new residential 

properties.  The Adopted Local Plan states that a ‘Rural Service Centre’ includes 

villages of a very compact grouping of at least 6 houses and some viable services, 

which may provide opportunities to absorb small-scale local development needs.  

Accordingly, given the potential to provide further development opportunities, perhaps 

with home-working elements, it is considered that the land adjacent to Netherley 

House has potential to accommodate additional sustainable growth.  As such the 

development of the site for residential development would help sustain the existing 

schools.  Furthermore, it should be noted that the identified land at Netherley is 

located only 0.9 miles from the existing Primary School, therefore given the broad 

catchment area, would be located in close proximity to an existing service.  This would 

also be in accordance with the objectives of Scottish Planning Policies 1, 3 and 15 in 

that it would direct development to a sustainable location which would encourage 

investment in a rural area thus meeting local needs. 

 

7.2 There would be no adverse environmental impact on the surrounding area from the 

identification of this land for a residential development. The boundaries of the land are 

well defined and development of the site would prevent the need for development in 

more exposed areas, where the landscape cannot accommodate development without 

harming its character, which would meet with the aim of SPP3 to reduce pressure for 

development on attractive areas of the countryside. 

 

7.3 The proximity of Netherley to Aberdeen and some of the surrounding towns makes it 

an ideal location to absorb some of the requirements of the Draft Structure Plan for 

local growth and diversification.  This would also be in accordance with the principles 

of the Scottish Planning Policies above which aim to be responsive to local needs and 

promote change in the wider community interest.  As highlighted above, the land is 

already served by a bus service which connects the existing dwellings to Aberdeen, 

Stonehaven and Laurencekirk, therefore ensuring that the land is connected by public 

transportation to the wider area.  This service is available within a short walking 

distance of the identified land. 
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8.0 CONCLUSIONS AND RECOMMENDATION 

 

8.1 The bid land is a sustainable site located immediately adjacent to an existing grouping 

of approximately 15 dwellings, and is within an area identified for local growth and 

diversification within the Draft Structure Plan.  The site can be accessed easily and 

has access to public transportation services on the B979.  The location amongst 

existing properties, a mature woodland setting and the topography would ensure that 

a modest development can be accommodated into the landscape without harming its 

character, or that of the adjacent listed building. 

 

8.2 Further to this, Netherley House and its surrounding properties are conveniently 

located within commuting distance of Aberdeen, Stonehaven and Portlethen.  The 

provision of a modest housing development would accommodate some of the land 

requirements anticipated for the area, and help to provide development at a variety of 

locations through the use of a rural site, with good linkages onto the transportation 

network.  This would meet the objectives of Scottish Planning Policy.  In addition, the 

expansion of an existing grouping which is considered to meet the criteria for a ‘Rural 

Service Centre’ would contribute towards the Draft Structure Plan strategy for local 

growth and diversification in the countryside areas of Aberdeenshire.  Furthermore, 

the proposal would also contribute to sustaining the local primary and secondary 

schools. 

 

8.3 It is therefore considered that this site should be identified in the Aberdeenshire Local 

Development Plan for a residential development, and that Netherley/Netherley House 

should be identified as a settlement thereafter. 
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Appendix A: Initial Development Bid Dated 11 February 2008 
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Appendix B: Location Plan 
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