CRAIGIEBUCKLER AND SEAFIELD COMMUNITY COUNCIL
Planning Officer’s Report 04 December 2014

Planning Matters
Hazlehead Hotel and Country Club
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Application Number: P141131 Type: EIA Screening opinion request
Received Date: 04/07/2014

Date of expiry of period allowed for representations: 13/08/2014

Application Validation Date: 23/07/2014

Site Location: Hazlehead, Aberdeen Proposal: Hotel and country club with circa 250 bedrooms, spa,
swimming pool, function and conference facilities and restaurants including holiday chalets, equestrian centre and
country club house with associated car parking/alterations to access roads

Applicant: Carlton Rock Ltd

per Agent Agent: BMJ Architects

4 Albert Street

Aberdeen

AB25 1XQ

Case Officer: Not yet allocated

Telephone: 01224 523470

Application Number: P141026 Type: Planning Permission in Principle

Web Reference Number: 000093695-001

Received Date: 04/07/2014
Date of expiry of period allowed for representations: 14/08/2014
Application Validation Date: 24/07/2014

Site Location: Hayfield Riding Centre, Hazlehead Park Proposal: A proposed development of a hotel and
country club with circa 250 bedrooms, spa, swimming pool, function and conference facilities and restaurants including
holiday chalets, equestrian centre and country club house with associated car parking/ alterations to access roads.

Applicant: Mr Alan Massie

c/o Agent Agent: BMJ Architects
4 Albert Street

Aberdeen

AB25 1XQ

Departure Hearing Friday 14" November 2014

William Sell represented Craigiebuckler & Seafield Community Council at a pre-determination hearing on
14™ November. William gave a detailed, balanced presentation* when he addressed the Planning and
Development Management Committee. The presentation proactively accounted for all the known issues
that members of the public have expressed in relation to the proposed development as well as the merits
which can be attributed to it. Local residents’ concerns were highlighted, particularly increased traffic on
Hazledene Road. A decision will be taken by the full Council In December. If the plans are turned down then
the developer can refer it to Scottish Ministers. If the Council approves the application then detailed plans will
be submitted to gain full planning permission from ACC.

! See Appendix; pages 12-15
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Site of proposed hotel development, two fields adjacent to the unclassified road linking Hazledene road with
Countesswells Road and is currently closed to through traffic.
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Application Reference:
Local Authority Reference:
Proposal Description:
Application type:

82 Springfield Road
Aberdeen

Post code:

Application Status:

Date application received:
Date application Validated:

Date of expiry of period allowed for
representations:

Dandara Development

Diversion of Water Main

Work on the remaining houses in Zone H was delayed until a water main was diverted by Scottish Water to
the newly laid water pipe around the development, once completed the old water main running along the tree

141593

Proposed rear dormer extension and rear balcony

Detailed Planning Permission

AB15 7SB

Pending

20/10/2014

20/10/2014

04/12/2014

line of Zone H will be removed allowing construction of the remaining houses.

The water main was diverted by Scottish water using specialist contractors and there was a delay from
Scottish Water in starting work. This is a major water main supplying 16,000 properties to the west of
Aberdeen and the connection was be made live without any disruption to the water supply. Work finally
began on 2" October and the water main diversion completed on 6" November. The final drainage
connection from the outflow of the south retention pond was finally started on 25" November and completed

on 2" December.
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Because the water was not shut off during the operation, the water pressure could not be shut off or reduced
therefore it was necessary to use reinforced concrete to secure the pipes during the operation. Once the old
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metal water main was shut off the valve connecting to the new blue plastic water main (seen on the right
hand side of the photo below) was opened and then the old water main was capped and sealed.

Total on 20m?® of concrete used to secure water main

Initially it was thought it would take 2 weeks to divert the water main and complete the drainage from the
outlet of the retention ponds but it took several months due to complications.

Water main diversion completed 6-7th November, a pump (seen on top of photo) still over pumping water
from south retention pond to surface water drains.
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Over pumping water from South retention pond continued, problems with water leaking from the pump outlet
hose caused flooding of the adjacent footpath on several occasions.

Work starting on drainage connecting outlet from south retention pond to surface water drains. Drainage
work finally completed on 2" December and pump removed.
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After water main was diverted work started on remaining plots in Zone H running parallel to tree line.

Construction Traffic Access

The main access road off the new roundabout on Countesswells Road has now been opened. Once the
water main was diverted the access road was finally opened on 25" November. Construction traffic travelling
along Countesswells Avenue should now hopefully cease which will be welcome news to residents in the
Pinewood area.

The first house in Zone H houses was occupied in mid November with several other houses ready to be
occupied.
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The Dandara Planning Applications were considered at the Planning Development
Management Committee meeting on Thursday 28 November 2013.

All the zones were approved with additional conditions imposed for Zone A, with access off Hazledene Road
Zone A planning application 130994
Conditions imposed:

No development shall be undertaken within Zone A until a finalised scheme of works necessary to bring
Hazledene Road up to adoptable standard has been submitted to, and approved in writing by, the planning
authority.

No building in zone A shall be occupied until works for the upgrading of Hazledene Road have been
implemented in full.

Zone B & C planning application number 131044
Zone H, planning application number 130820
Zone D,E,F & G planning application 130155

Summary of Dandara Development Planning Applications

31055 Zones D,E, F & G registered 23/07/13

http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref=131055
Zone D 44 houses
Zone E 35 houses
Zone F 50 houses
Zone G 45 houses Total of 174 houses

131044 Zones B&C registered 23/07/13
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref=131044
Zone B 39 houses

Zone C 39 houses Total of 78 houses

130994 Zone A with acess to Hazledene Road registered 08/07/13
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref=130994

130820 Zone H with access to Countesswells Avenue registered 05/07/13
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref=130820

Zone A 50 houses, Zone B 39 houses, Zone C 39 houses, Zone D 44 houses

Zone E 35 houses, Zone F 50 houses, Zone G 45 houses and Zone H 48 houses

Total number of houses = 350 houses

131027 Pinewood Residential Development Approval of Conditions 2, 3, 6, 7, 9 and 10 of Planning
Application Ref A7/2178

http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref=131027

Landscape, Walling, Connectivity — Pinewood — Countesswells Road

131037 Traffic calming and speed limits etc. registered 22/07/2013 and representations to be in by
14/08/2013
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref=131037
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Countesswells Development
A planning application for the first 124 houses of the 3000 house development has been submitted

Residential development Comprising 124 units & Associated New and Upgraded Access Roads,
Landscaping & Ancillary Engineering Works

Block C1/C2

Kingshill Road

Countesswells

AB15 8QD

Consultation responses were received from Cults Bieldside and Milltimber Community Council and
Craigiebuckler and Seafield Community Council.

The Planning Development management Committee met on Thursday, 21 August 2014 and concerns were
expressed about whether local infrastructure can cope with the scale of the development and also the

increase in traffic that would be generated. a decision was taken that the planning application be deferred to
the full council on 8" of October. At the meeting the planning application was approved subject to 13
conditions.

Proposals have been put forward to significantly improve new road accesses into a residential-led mixed-use
development at Countesswells. It is intended that a planning application will be lodged in late 2014 for this
preferred access solution, following a period of community consultation which will now follow. This much-
improved access solution will deliver improved connectivity to the local network for all users, a north-south
route from the Kingswells junction through the site as an alternative to Kirk Brae (which would be retained
and downgraded) and an eastern access route off the Jessiefield junction that entirely avoids the Garden of
Remembrance at Hazlehead Cemetery.

At the full council meeting on 8" of October the planning application was approved subject to 13
conditions.

A Countesswells Development Liaison Group Meeting was held on 25th November at 7pm in the Cults
Hotel to provide an update on the proposals by Heron Property for new access roads into Countesswells.
Heron Property are proposing a new two access solution with full road access to Kingswells junction
(currently this is bus/cycle only access). Within 2 weeks two planning applications will be submitted, the
consortium’s original plan and the new Heron planning application.

The Heron Property planning application will realign the Jessiefield junction road so that it is diverted away
from the Garden of Remembrance at Aberdeen Crematorium, Hazlehead. The new plan will divert the road
by approximately 30m from the boundary of the Garden of Remembrance.
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A new planning application was recently received for an additional 107 houses:

Application
Number:

Web
Reference
Number:

Received
Date:

Application
Validation
Date:

Site
Location:

Applicant:

P141110 Type:

000095137-001

22/07/2014 Date of expiry of period
allowed for
representations:

31/07/2014

Countesswells, West of Proposal:
Hazlehead Park

Mr Raymond Edgar Agent:
Osprey House Mosscroft Avenue

Westhill Business Park

Aberdeen

AB32 6JQ

Case Officer:
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Detailed Planning Permission

21/08/2014

Residential development
comprising 107 units &
associated new and upgraded
access roads, landscaping &
ancillary engineering works.

Christopher Gray

6th Floor 24 Torphichen Street
Edinburgh

EH3 8JB

Not yet allocated


http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref=141110

Appendix

CRAIGIEBUCKLER AND SEAFIELD COMMUNITY COUNCIL

Application Number: P141026. Site Location: Hazledene Road (Land at), West of Former Dobbies
Garden Centre. Pre-determination Hearing on Friday 14 November 2014.

Address to the Planning and Development Management Committee

Convenor and Councillors. On behalf of our Community Council, | begin this address by referring
to Aberdeen City Council's Main Issues Report Consultation Document for the Aberdeen Local
Development Plan, 2016, page 11, “Issue 1: Greenfield Housing and Employment Allocations”.
Here the initial question reads: 'Do we need to add to the greenfield housing and /or employment
land supply by allocating more sites?”

The Council's preferred approach was to “carry over existing Local Development Plan allocations
and not to release further land from greenfield sites” because “ this approach would make the Local
Development Plan consistent with the Proposed Strategic Development Plan; these allocations
already provide a generous supply of housing and employment sites; continues to support the
development of brownfield sites and protects existing green belt and green spaces”.

We agreed with ACC's preferred approach which reasoned that :-

“Even with the advent of the WPR, increasing the supply of land for development would result in
exacerbating the traffic congestion on the City’s roads infrastructure.

The present allocations already provide a generous supply of housing and employment sites”.

At the time of the agreement, we did not know about the proposed development, but times have
changed. Although we are broadly supportive of the hotel, we do not want a precedent to be created
which would lead to further development on the city's green spaces.

If the council agree to grant the application we hope the following concerns of residents and our
Community council will be taken into account:-

The granting of this application would create a precedent for other developments on green fields.

During the construction phase, there will be a clearing of the area which will unavoidably reduce
wildlife habitat: healthy trees will be removed. There will be noise caused by, for example, drilling
for foundations and excavating the underground car park. We note that tree removal is stated to be
minimal and the intended mitigation of effects on wildlife habitat.

Construction traffic should not go down Hazledene road and we, as their Community Council, are
disappointed that the Council has directed the Applicant to use this residential street as the main
access to the site during and after construction. During construction there will be heavy plant and
machinery moving around the area on a roads infrastructure that is woefully unfit for this purpose.
At a previous meeting the Applicant had stated his preference for accessing the site from
Countesswells Road. We do not want the residents of Hazledene Road to be similarly disrupted by
the heavy lorries and other site traffic as are the residents of Countesswells Avenue because of a
neighbouring major building site. However we note that Countesswells is considered as a possible
access. We note the possibility of Groats Road being one way for traffic from the West ie A944. We
are concerned for the safety of the pupils of Hazlehead Academy.
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The proposals for managing the traffic generated by the Hotel are centred on Hazledene Road,
which has no right turn at its junction with Queens Road. This is a 250 bedroom hotel which, after it
is opened, will generate a lot of traffic movements, for example delivery vehicles; the private cars
of staff and guests; vehicles to empty and collect waste/laundry etc. The only occasion when the
hotel traffic will be compelled to leave via Countesswells Road will be during the staging of special
events when there are a lot of buses and other associated forms of transport. At other times, a barrier
will be in place to prevent access to and from Countesswells Road.

The currently proposed capacities of the developments will cause a significant increase in the traffic
going up and down Hazledene Road. ACC planners propose that Hazledene Road will provide the
main access to the building. Many more vehicles (probably 100s per day) will be going up and
down Hazledene Road

The road, which is currently quite heavily potholed, does not have the width to safely cope with a
car, parked at the kerb, being passed by cars travelling in opposite directions. More cars travelling
up and down the road will therefore mean greater congestion. We contend that, ultimately, ACC
will be forced to cut down trees and widen the road. | am concerned about the estimate of 60
vehicles arriving and 120 departing per hour on a Saturday at peak times.
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Because the road does not have the capacity to cope with the increase in traffic that will result from the
development, the safe conduct of road users and children who cross the road when going to and from
school from the Craigiebuckler area must be a concern for the Council.

In the event of the Hazledene /Queens road junction being busy, drivers may decide to divert along
Craigiebuckler Avenue or Woodburn Gardens to access Queens Road. More traffic will be generated
on Hazledene road after the proposed hotel will be opened. There are concerns that smaller roads will
carry more traffic while Hazledene Road appears to be the main access. Due to the normal traffic
congestion on Queens Road at peak times, drivers already divert on to neighbouring streets.

We hope that councillors will take cognisance of residents’ objections. It has been purported that there
are a low number of objections because people tend to think that councillors won't listen to them or
take their representations into account.

During our Community Council meetings, concerns have also been voiced about the site because there
may be a number of natural springs active on it. This could mean a disruption of water courses, similar
to that which has already occurred on a neighbouring site, where water that should have flowed away
in the ancient natural burns has been confined to the immediate area of its source because of soil
excavations, causing massive flooding of footpaths in the established residential area. If PPP is
granted, then it should be conditional upon a hydrological survey being undertaken to avoid any risk of
flooding the woodland pathways and the amenities of Hazlehead Park. | am not clear as to whether is
being made available prior to PPP being granted.

We are also concerned about the implications for the natural environment and ambiance of the park -
which is Scotland's only climate change park. There is a contradiction inherent in any consideration
about the construction of a 250 bedroom hotel (with all the associated traffic movements) in the
policies of a climate change park. The two concepts seem incompatible.

There is support for the development in principle. However, we are of the opinion that there may be a
heavy price to pay in terms of damage to the natural environment of the park as well as an increase in
traffic on a roads infrastructure that cannot even cope with the traffic of the present day.

The impact on the roads infrastructure cannot be underestimated!!! - even with the possibility of Groats
Road being made one way.

We are face with what we consider to be the dismal prospect of the demolition of the Marcliffe at
Pitfofodels for housing, leaving a gap in the sector of the hospitality industry that accommodates
important commercial and domestic events as well as catering for visiting celebrities. We contend that
it will be advantageous to the economy and prestige of the city if this vacuum is filled by the
construction of a new high quality luxury hotel and leisure centre to replace the establishment which
is about to close. However, it has also been claimed that the closure of the 4 star, 42 bedroom hotel,
with function facilities for 500, a limited spa, a lounge and bar, in no way should be seen as creating a
gap for a 250 room hotel, with function facilities for 1000, full leisure complex & Spa. Aberdeen is
well catered for, with all numbers catered for — AECC, Beach Ballroom, hotels, National Trust for
Scotland & private houses. The reported shortage of hotel rooms has been addressed by the
refurbishment of existing hotels and the building of new hotels: some completed , some in process and
some yet to commence building. There are also additional projects being mooted such as the E&M
building. It has been claimed that there is an over supply of existing leisure facilities (these claims are
being made by existing providers) with all parts of the city being provided for. Their sources of
revenue are less generic than would be those of the proposed development.

Nevertheless, in our opinion, the sites of the proposed developments, although not zoned in the Local
Development Plan for building construction, are well suited for this purpose because of the visual
appeal of their surroundings and their proximity to Hazlehead Park with its golf courses, bridal paths
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and gardens. However, it is not clear to us how tee-off times on the golf course will be arranged to
accommodate members of the golfing public.

The location of the proposed hotel is in a well screened site and therefore should have a minimal visual
impact on the surrounding area, but the access route is unacceptable to us. We also submit that the
width and surface condition of the unadopted section of Hazledene Road is wholly unsuitable for
heavy transport and the ease of flow of the predicted, highly frequent, two way traffic movements.

We are of the opinion that there is an economic advantage for the city if the hotel and associated
developments are completed, both in terms of employment provision and the resultant increase in
revenue for the businesses which supply and service Aberdeen’s hospitality industry. Furthermore we
speculate that this development could be regarded as an asset to tourism by “Visit Scotland”

In conclusion, the benefits that this proposed development could bring to the tourist economy of
Aberdeen are obvious because it would be a fabulous destination spot. It may raise the image of the
city from its association with the "Carbuncle"” award that has featured in a recent newspaper article.
The modern baronial architecture makes a refreshing change from the functional glass and concrete
buildings that already exist in Aberdeen or are proposed for the city centre. We speculate that the
Hotel and Leisure complex will enhance the park because links to it will be central to its success as a
business. However, we realise that we have to be careful what we wish for because the infrastructure
linking the proposed site of the development to the park is tenuous at best and much construction work
will be required to achieve the objective of making the hotel integral to the existing amenities of
Hazlehead Park. Wildlife habitat will, in our opinion, be reduced in the process. Although the hotel
and leisure complex may, by the very nature of such a large development, adversely affect the natural
ambiance of Hazlehead Park and radically change the neighbouring built and natural environments that
are so familiar to us, the myriad of functions — hotel, country club, conference centre, golf club,
equestrian centre — may also have the potential to benefit the social and economic life of the whole
city, which is the bigger picture. The counter argument, again on a macro scale, is that the city does not
need more rooms nor additional function facilities or a leisure complex. What is required is investment
in the golf courses & equestrian facilities.

The Applicant has consulted extensively with our Community Council and has established good
relations with our members. The objective of this address has been to provide a balanced presentation
which proactively accounts for all the known issues that members of the public have expressed in
relation to the proposed development as well as the merits which can be attributed to it.
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