CRAIGIEBUCKLER AND SEAFIELD COMMUNITY COUNCIL
Planning Officer’'s Report 06 June 2017

Planning Matters
Dandara Development
Dandara have submitted a planning application for a 3-storey 81 bed care home in Zone A across from Hazledene Manor

with a new access road onto Hazledene Road

A public meeting in Hazlehead Academy was held on Tuesday 23rd May. We are keen to hear your views, concerning this
proposed development, and shall welcome your attendance.

The written representation concerning this planning application, which we will submit to Aberdeen City Council, will
include the opinions expressed at the meeting. Please come along and have your say.

Reference 170525/DPP

Application Received Tue 09 May 2017

Application Validated Thu 11 May 2017

Address Zone A (site Between) Countesswells Road/Hazledene Road Aberdeen
Froposal Erection of care home and 4 dwellings

Status Awaiting decision

Appeal Status Unknown

Appeal Decision Mot Available

Application Type Detailed Flanning Permission

Expected Decision Level Mot Available

Case Officer Gavin Evans

Community Council Craigiebuckler And Seafield

Ward Hazlehead/Ashley/Queens Cross

District Reference Mot Available

Applicant Name Dandara

Applicant Address 16 Beech Manor Stoneywood Aberdeen UK AB21 947
Environmental Assessment Requested Mo

Application Received Date Tue 09 May 2017

Application Validated Date Thu 11 May 2017

Expiry Date Wed 07 Jun 2017

Determination Deadline Maon 10 Jul 2017
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The proposal is for the development of a Care Home with 81 bed spaces Including: a
The Care Home would be approximately 5010sgm in size. In addition to this, 4
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Figure 4: Site Layout
The Care Home element of the development has been designed to front Hazledene
Road with the 4 dwellings fronting onto the main access road Into Zone A itself. Access
to the Care Home is taken directly from Hazledene Road.

The Care Home delivers 81 ensulte bedrooms. Other facilities 1o be delivered for its
residents Include: residents lounges, quite lounges, a Mbrary, cinema and gym. A
nurses station i also provided as well as areas for staff members. Residents will all
have particular needs which is addressed buy the design of the bullding; which aims to
create a famillar environment to reduce the effects of these symptoms and provide a
safe, domestic style place which residents can call *home”.

The Care Home will be 3 stories In height. It has been positionad to sit away from the
road with access via a drive 1aken from Hazledene Road. The site of the Care Home
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Is itz slightly lower than the surrounding houses, tucked behind mature trees that ling
Hazeddene Road, it sits happily within the residential area. This change in level
between the Care Home and the howses 1o the s.outh also has the added advantage of
prowviding ressdents with & secure and private garden ares bo the south.

Withan the Care Home ground floor bedrooms will have direct access to semi prvate
external seating areas with the wpper floor bedrooms. having large opening windows
oweriooking either the landscaped SUDS facdity. mature frees and grounds to the north
or the landscaped prvate gardens to the south. Secure gardens are also dellversd for
resident's enjoyment. Thess areas have been designed with the residents. in mind and
are sensory. A putting green = also aveilable for resident's enjoyment.

Car parking for the Care Home i3 provided b the front of the buliding. b iotal 28 car
parking epaces are provided including: 2 dizabded spaces, one Bmousine space and
one Doctor space. In addition 1o this, space ks provided for an ambulance. A oading
bay iz also provided. 10 cycle spaces and 2 moforcycle spaces are provided.

The Care Home will be privately managed. it is anticipated that the Care Homie would
employ up to 100 people.

The layout of housing i the remainder of Zone A has been amended to enable the
dedivery of the Care Home. The total number of dwellings 1o be deliverad by this zone
will mot alter. An Mon Material 'Waration for the remainder of Zone A will be submitted
in due course.

Az discussed above, 4 dwellings are alzo proposed. 3 Yew (4 bedroom]) and 1 Cedar
(5 bedroom) house types are proposed (22 Figures 57 below). This is in keeping with
thie nesw dwellings delivered elsewhere in the wider Hazledens site. Car parking for the
dwellings s in curtilage.
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Planning History

A Flanning Erief was, prepared and agreed by the Planning Committes in February
2004 regarding potential residential devedopment of the combined Finewood and
Hazledene sites.

Residential development on this site was approved under outline application reference
ABMOS30 In August 2010, The site subject of this application formed part of an
applcation for Matters Specified in Conditions for Zone A, Applcation Ref Mo P130004
which was approved in December 2013, Within Zone A 50 detached dwellings wers

approved.

The site was identified in the Aberdeen Local Development Flan 2012 as site reference
OPS2 for the development of 150 dwellings having been camed foreward from the

Aberdesn Local Flan 2008 where it was also dentified for 150 homes.
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JUSTIFICATION

Sections 25 and 37 (2) of the Town and Couniry Planning (Scotland) Act 1887 requires
that planning decisions are made in accordance with the Development Plan unless
matednial considerations indicate otherwize. The praposal. for the development of 8 Care
Home and 4 dwelings, & considered to be compliant with both local and national
planning polcles and as such, should be approved.

The site ls dentified in the Aberdeen Local Development Flan as lying within residential
area H1. In eddition to this, the site currently bensfits from both outline consent for
residential development a5 well having a MSC application approved for development.
It iz therefore evident that the principle of residential development on the site has long
besn establshed.

Az discussed above, proposals for development in earess identified on the proposals
map &5 H1 will be supported where they:

. do not constiute over development;

. does not have an unacceptable impact on the character and amenity of the
Surrounding aes;

. daes not resal in the loss of valuable and valued aress of open space. Open
space iz defined in the Aberdeen Open Space Audi 2010; and

. complies with Supplementany Guldance.

Whilst the site benefits from a8 MSC consent for residential dwelings this cument
application s for the development of 4 dwelings and a8 Care Home. However, the
addition of & Care Home I8 not considered to b of detdment to the sites development
and Is considered fo b= a8 complementary use. The dwellings proposed face onto the
main access and are in kesping with the style of dwellings defivered elsswhers in Zone
A, The site of the Care Home & in an area where dwellings were previously planned
and &8 such no amendy space will b= lost in (ks defivery. Due to the topography of this
pari of the sie the Care Home will sit kower than the neighbouring residential dwellings.
The Care Home will it harmaoniously with the nesghbouring dwellings. | s clear that
the proposal does not constiute over development norwould it detract from the amenity
that the adjacent dwelings would engoy.  As such, It is considered that the proposal

complies with LOP palicy H1.

LDF policy D1 Architechure and Placemaking, proposed Flan Policy 01 Ouality
Flacemaking by Design and 5PF require proposals for new development to be
designed with due consbderation for is context and make a positive contribution to its
satting. It iz contended that the proposal is fully compliant with this policy. As discussed



Dandara Planning Application Public Meeting

A public meeting was held on Tuesday 23 May to discuss the planning application and get the views and concerns of
local residents.

CRAIGIEBUCKLER AND SEAFIELD COMMUNITY COUNCIL
Web: http//e-voice.org.uk/craigseacc

Email: craigseacc@hotmail.co.uk

You can follow us on Facebook ﬂ

Public Meeting held at Hazlehead Academy Tuesday 234 May 2017
12 local residents, 6 community councillors and Councillor Martin Greig

Dandara have submitted a planning application for a 3-storey 81 bed care home in ne A across from Hazledene
Manor with a new access road onto Hazledene Road.

Notes from meeting:

e Additional access road onto Hazledene Road on corner — Trees — how many to be felled are they
protected? Dandara state in design statement
“The Home addresses Hazeldene Road but sits discretely beyond existing mature trees that line Hazelde
ne Road with the entrance at the end of this row of trees. The Care

Home sits low within the site. Sufficiently high enough above the northern SUDS it is still

lower than the surrounding houses. The roof profile is internationally kept low. Resulting in a three storey
building that is no higher than the surrounding two storey houses that have pitched roofs.”

e Drainage problems- right next to SUDS(Retention pond) increase in silt into burn which then flows in
Walker Dam causing further silting problems previously seen.

¢ Whole water management system needs to be reviewed — SUDS ponds not completed are they fit for
purpose? Have SEPA been properly consulted?

e Parking problems on Hazledene road- only 28 parking spaces with 100 staff — Problems with overspill
parking on Hazledene Road — staff and visitors or staff could park on Craigiebuckler avenue? Hazledene
Road is a narrow road causing access problems for emergency vehicles, ambulance and refuse vehicles
with parked cars on the road. Example of inadequate parking provision at Rosewell care home on corner
of Kingsgate and Summerhill Road.

Dandara state that “Car parking for the Care Home is provided to the front of the building. In total 28 carparking
spaces are provided including: 2 disabled spaces, one limousine space and one Doctor space. In addition to this,
space is provided for an ambulance. A loading

bay is also provided. 10 cycle spaces and 2 motorcycle spaces are provided.”

e Speeding on Hazledene Road and increased traffic volumes



No right turn onto Queens Road, traffic turn left and up to roundabout on Queens Road — need traffic
survey at peak times and monitor traffic volumes& flow on Queens Road roundabout.

Traffic will go down Woodburn Place and Woodburn Avenue to avoid speed bumps.

Will Countesswells Road be opened up and connected to private road causing further increased traffic
along Hazledene Road?

Height — 3 storey building — Dandara state that “The roof profile is internationally kept low. Resulting in a
three storey building that is no higher than the surrounding two storey houses that have pitched roofs.”
But the height of a 3 storey rectangular block less visually appealing than pitched roof of a house.
Sewage connection? Will the care home be connected onto Hazledene Road are the sewers able to cope
with increased capacity of a 81 bed care home?

Council owned verge — to create access will Dandara pay for breaking through verge?

No public consultation unlike retirement village planning application — yet another change to original
plans.

Hazledene Road is owned by the City Council but is a private road — How will road be maintained?

Visual Impact — 3 storey rectangular block — not visually appealing - visible from Hazlehead Park and will
not blend in/ fit well into surrounding landscape and existing housing in the area.

Could the access be using existing access road onto Hazledene Road? Or access road from care home
onto Countesswells Road roundabout?

If Dandara remove 1 of the houses on the planning application then the access road could be the existing
access road on Hazledene Manor?

Care home — ambulance access route should avoid speed bumps, currently on Hazledene Road.

Bus service for staff not good in the evenings, which would encourage staff to use cars.

Noise concern during construction, quote example of issues with Dandara working outside set times and
large vehicles causing disturbance to local residents. Where would construction traffic come from — -
Along Hazledene Road or via Countesswells Road access?

Is the sufficient medical cover in the area — with a 81 bed care home would put pressure on the local GP
surgery Great Western Road surgery

It would be very useful for local residents to make a representation to Aberdeen City Council concerning the
planning application. Closing Date for representations is 10" June 2017.

Comments should relate only to '‘planning matters' - these being the only matters that can be taken into account
by the City Council when determining an application, examples of which are found below:

A
A

Views of statutory and other consultees;
Government Policy and Guidance;

Local Policy and Guidance;

S T T

Planning site history;

Impact on amenity;

Impact on access, parking or road safety;
Design;

Compatibility with other uses in the area;

Affect on a Listed Building or Conservation Area;
Affect on Tree Preservation Order;

Precedent.



The planning application and associated documents can be viewed by typing the following link into your
browser:-

https://publicaccess.aberdeencity.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=OPPOHBBZKPJ00

Representations may be made by emailing the following address:

pi@aberdeencity.gov.uk

or by writing to:

Development Management

Planning and Sustainable Development
Aberdeen City Council

Business Hub 4

Marischal College

Broad Street

Aberdeen

AB10 1AB

Phone: 01224 523470


https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=OPP0HBBZKPJ00
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=OPP0HBBZKPJ00
mailto:pi@aberdeencity.gov.uk

Community Council Representation

CRAIGIEBUCKLER AND SEAFIELD COMMUNITY COUNCIL

Mr Gavin Evans craigseacc/d hotmail co uk
Sentor Planning Officer

Development Management

Planning and Sustamable Development

Aberdeen City Council

Busmess Hub 4

Manschal College

Aberdeen AB10 1AB

Dear Mr Evans

Reference 170525- Planning Application by Dandara to erect a 3-storev, 51 bed care
home in Fone A, PinewoodHazledene, across from Hazledene Manor; with a new
access road on to Hazledene Road.

We ohject to the above referenced planming applicabion for the following reasons:-

Planning site history- The site of the residential development lies between Countesswells
and Hazledene Foads. It has a number of natural spnngs, which have provided the
groundwater of a number of mbutary watercourses, which unite to form major streams, such
as the bumn that flows from Hazlehead, through to Walker Dam.

This extensive area of land has long been associate with flooding. The first flooding event
mvolving properties was in the winter of 1960 when (the then new) houses bordenng the
East boundary of the site had their gardens flooded.

Donald C. Stewart, the developer who wlt the homes in Craigiebuckler and Burmieboozle
did not extend bulding operations into the present day planning site because he considered
that 1ts high water table and constantly wet condition rendered it unswtable to support
housing development. We consider hum fo be comrect in that assessment because the recent
development of the Pmewood area of this site has shown that, the diversion of this large
stream, has coincided with a dramatic reduction m its volume of flowing water. This has
meant reductions in the water levels of certain ponds; which because of thewr locations along
1ts once vigorous easterly flow; has now meant these ponds are silted up and are now
redundant.

Therefore 1t 15 our contention that the excavations to create an extensive footprnt of this
proposed care home, will result in the siling of the Walker Dam, the mflow of which, at one
point in 1ts course, passes within less than 3 meters from the North boundary of Zone A



"The Walker Dam 13 listed by Aberdeen City Council, as a local namire conservation site (Aberdeen City
“Local nature Conservation Sites™, Page 44). “Walker Dam and Rubislaw Link™

This 15 a charming mixture of landscaped areas and semi-natural habitats. The main feature is the large
pond with a small bum and areas of wetland. The site shows a succession of habitat fom open water to
marsh and willow scrub and it contains a varied range of wetland plants for such a small urban site.
There are areas of broadleaved woodland; neutral and improved area’s of grass.

There is a footpath which runs through the site, making it one of Aberdezen’s more accessible areas of
open water. It lies within a residential area of the City and 1s an important recreational and educatonal
TESOurce.

Itis very conceming, that the planmng application documents do not seem to include the involvement of
SEPA in the management of the ground water courses during the development of the site. We have been
informed that the north retention pond (SUDS) is in poor condition and seems unfit for its intended
purpose as a flood prevention measure.

We believe that granting planning consent would be instrumental in causing the destuction of this
popular local nature conservation site.

Design- In the document, “Supporting Statement for the Development of a Care Home and 4 Dwellings
at Zone A Hazledene™ Page 11, the Applicant quotes, “The aim is to achieve the right development in
the right place™.

Clearly this proposed care home is disproportionately large. compared to the planned housing to the
West and North. If itis allowed to be built, its height and extensive form will have an overbearing
effect when viewed from numbers 1, 9, and 10 Hazledene Manor.

Similarly its height and close proximity will cause it to have an adverse visual impact on the residents
of numbers 29, 30, 31 and 32 Monymusk Terrace. Therefore we do not believe that its construction
will have the outcome of achieving “the right development in the right place’.



Desizn contmued - Hazlehead Park is situated mn close proximity to the North of Zone A The Park,
which was opened in 1920, had been the former estate of Hazlehead House.. It has two football
pitchesplaying fields.

The three storey rectangular block of the proposed care home will be visible fom Hazlehead Park and
will not blend in with the the surrounding landscape.

Viewed from the playing fields, such a3 massive soucture will be visually unappealing and will dewact
from the ambience of the rural satting of the Park.

Proposed Access to Hazledens Road -

We begin this section of our representation by quoting Aberdeen Local Development Plan, NE 5, “Trees
and Woodlands™ ditto

“There is a presumption against all activities and development that would result in the loss or damage 0
trees and woodlands that contmbute significantly to namre, conservation, landscape, character or local
amenity”.

In order to form the access road, from the proposed care home on to Hazledene Road, land will have to
be excavated. including the publicly owned verge between Hazledsne Road and Zone A.

There is a row of magnificent mature beech trees close to the intended access road. The canopy of the
nearest ree almost overhangs the saction of the verge, which would be excavated to facilitate access to
Hazledene Road The position of the trees in relation to the access road are shown on the extract from
the site plan, below.

Although it may not be the Applicant’s intention to fell or damage any of the trees, we
contend that damage to the roots of the nearest tree, duning the excavation and
construction of the foundations of the access road, will be unavoidable.

See source: Hellis Tree Consultants (Living with Trees).

“Tree roots extend radially m every direction to a distance at Jeast equal to the height of the tree and
grow predominantly near the soil surface. However all trees can develop a deep root system if soil
conditons allow™ .

Excavation and compression of the soil is likely to damage the root system of the tree nearest to the
proposed access road.



Parking and Traffic- The Applicant informes us that 28 parking spaces will be provided for the proposad
£1 bedroom care home, which will employ spproximataly 100 staff. Even ifwe assume that 3 pumber of
emplovess and visitors will use green and sustainable means of travel to arrive at the care home, common
sense tells us that the parking provision will be woefully inadequnate fior such a large establishment.

Most visitors and employees will have to park their vehicles in the nearby streets of Hazlewood,
Bumisboozle | Craigiebuckler, Woodbum and Hazledens That will prove to be unacceptable to the
residents of those streats.

Al care homes, withoul excepion, have the potsntial to generate vehicular waffic, day and might
throughout the entire vear. Care homes have to be operational, day and night, to meat the (sometimes)
complex needs of their residents. The hundred staff members of the proposed care home will work
according to a shift rota which covers 24 hoors. The 81 residsnts will have visitors every day of the week
and sometmes, inthe event of illness, during the night. The home may be visited by medical
professionals, day and night Vehicles associated with catering and laundry will also access the home.

The proposed access i3 from Hazledene Foad, which is a residsntial street. We contend that the nojse and
dizmption assecizted with consmction Taffic will cause dismrirance and adversely affect the guality of
life of its residents.

For the reasons stated in paragraph 3, above, there will e no improvernent in the raffic sieation affer the
proposed care home is it

We see no indication in the planning application to inform us that the Developer is prepared to contribwate
to any alterations to the roads infrastucture, which may be required to increase its capacity to cope with
the demands placed on it by the axira twaffic.

The Cueens Foad Springfield Road junction is already over its capacity during peak timmes, with long
quenes of raffic waiting to negotiate if fom all directions:- South East from Queens Foad { two lanes to
enable traffic to tam rght on to Springfisld Boad); Morth West on Cluesns Boad to access Hazlshead
Fooundabout and from Springfield Foad to access Queens Foad.

At present, forning right is not permitted to maffic accessing Cuesns Foad from Hazledens Foad.
Therefore this additional waffic will have to turm left at that junction, then tom right at Hazlehead
Fioundabout and tske the 4th exit to access (eens Foad. This will add 1o the traffic congestion at
Hazlehead romndabout, which was desizmed to cope with the affic volomes of the 1060 and 70s.
Therafore it 15 unsuifable for the exira taffic movements generated by the propesed development

The lecal medical practce is at capacity. If the care home is penmitted to be built, this stmation will
worsen. Allowing such a development would prove that 3 shared sense of purpose is lacking between the
Councillors who are members of the Flanning Comrnitiee and those who attend the meetings of the
Health and Social Care Parmership,

Yours sincarely,
Willizm Sell,
SecTetary,

Pp Aileen Brown,
Chair



Planning Applications as per weekly planning list May 2017:

Reference 170599/TCA

Application Received Thu 25 May 2017

Application Validated Wed 31 May 2017

Address 8 Macaulay Drive Aberdeen AB15 8FL

Proposal Works to protected trees: T1-T7 - Beech - trim extended branches, lower & upper limbs, extending to property boundry and

towards house and over lawn - maintain trees within property and shape trees

T8 - Scots Pine - tfrim large limbs extending toward public path to edoe of property - keep balance ofthe large tree
T9-T10- Small Beech - minor trim of limbs extending over lawns - maintain

T11 - Lime - minor trim of limbs extending over the boundry of the property - maintain balance offree

Status Awaiting decision
Appeal Status LInknown
Appeal Decision Not Available
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Feference
Application Received

Application Validated

170628/DFFP
Wed 31 May 2017
Wed 31 May 2017

Address 47 Viewfield Road Aberdeen AB15 TXP

Proposal Erection of 1.5 storey extension to gable and extension to front and rear dormers
Status Awaiting decision

Appeal Status Unknown

Appeal Decision Mot Available

Application Type Detailed Planning Permission
Expected Decision Level Mot Available

Case Oficer Sheila Robertzon

Community Council Craigiebuckler And Seafield

Ward Hazlehead/ashley/Queens Cross
District Reference Mot Available

Applicant Mame Mr Trevor Dennis

Applicant Address 47 Viewfield Road Aberdeen AB15 TXP
Environmental Assessment Requested Mo

Application Received Date
Application Validated Date
Expiry Date

Determination Deadline

Wed 31 May 2017
Wed 31 May 2017
Thu 22 Jun 2017
Sun 30 Jul 2017

PROPOSED ALTERATIONS
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Extemnal Finishes
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Existing South Elevation (1:100)
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