Kind regards
John Handley
Director
John Handley Associates Ltd
Chartered Town Planning Consultants
1 St Colme Street
Edinburgh
EH3 6AA
Tel: 0131 220 8253
Mobile: 07826 870806
Email: john.handley@johnhandley.co.uk
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Strategic Development Plan Review
Main Issues Report Consultation
12th March - 21st May 2018
The Aberdeen City and Shire Strategic Development Planning Authority are currently
reviewing the Strategic Development Plan for the area. Our Development Plan
Scheme outlines a timetable for the review of the Plan, and also identifies where
there are opportunities to participate. It is available to view at:
http://www.aberdeencityandshire-sdpa.gov.uk/DevelopmentPlan/DevelopmentPlanSchemes.aspx

The Main Issues Report is the first formal stage in the review process – it describes
and invites discussion on options for future policies, as well as employment and
housing land targets for the next Plan. No settled view on the content of the next
Strategic Development Plan has yet been reached, making the Main Issues Report
the key stage for public consultation. Giving us your views will help to shape the
future strategy for development and the policies by which future planning
applications are determined.
You can view a copy of the Main Issues Report on our website at:
http://www.aberdeencityandshiresdpa.gov.uk/CurrentWork/CurrentConsultations.aspx
Copies are also available to view at all Council Offices and Libraries within the
Strategic Development Plan Area.
A series of accompanying documents, including an Interim Environmental Report,
Monitoring Statement, Housing Needs and Demand Assessment and Interim
Cumulative Transport Appraisal can also be viewed on our website (by following the
above link).

How to Respond
The Main Issues Report contains a series of issues and questions on which we
would like to hear your views. Please use this form to respond to these, or any other
issues raised by the Main Issues Report or any other accompanying documents.
Consultation Responses must be received by 12pm on Monday 21st May 2018
You can make your views heard in a number of ways:


By Post - please return a completed version of this form to:
Aberdeen City and Shire Strategic Development Planning Authority, Woodhill
House, Westburn Road, Aberdeen, AB16 5GB



By Email - please return a completed version of this form to:
team@aberdeencityandshire-sdpa.gov.uk
If you choose to fill out our online Word form, please be aware that you must
download the form and save any changes before submission.

Letters and emails which do not make use of this form will also be accepted,
however please make sure include your name, address, telephone number and
email address (if applicable), as well as the details of anyone you are representing, if
you would like us to be able to contact you with any queries on your submission.
Using your Personal Information
Information you supply to the Strategic Development Planning Authority (SDPA) by
responding to this consultation will be used to prepare the next Strategic
Development Plan for the area. The SDPA will not share the personal information
provided in response to this consultation with other parties or organisations. The
SDPA will not disclose any contact information about you to any organisation or
person unless it is authorised or required to do so by law.
The SDPA Officers may use your contact details to contact you about the comments
you have made. Your name and organisation may be published alongside your
comments but contact details will not be made public. If you chose not to provide a
name or contact details, your comments will still be valid but we will not be able to
contact you in the future.
For further information on how your information is used, how the SDPA maintain the
security of your information, and your rights to access information the SDPA holds
about you, please contact: Claire McArthur, Acting Team Leader, Strategic
Development Planning Authority, Woodhill House, Westburn Road, Aberdeen, AB16
5GB.

Your Views
Please use a separate box for each issue/question you wish to respond to. If you wish to
continue on a separate sheet, please attach to the paper copy or email.

Main Issue / Question Number:

Main Issue 3/ Question 3

Main Issue 3 – Aberdeen Western Peripheral Route
Q3 – Do you agree with the Preferred Option that the new plan should protect the
junctions of the Aberdeen Western Peripheral Route from inappropriate speculative
development?

As set out in the attached covering letter, Standard Life Assurance fully
supports Main Issue 3 - Preferred Option and agrees that the new SDP should
be clear about the need to avoid high footfall-generating uses near the junctions
of the Aberdeen Western Peripheral Route’s to protect them from inappropriate
speculative development. Particularly in the context of the continued
safeguarding of important retail centres.
Standard Life Assurance is very strongly against the prospect of inappropriate
speculative development at the junctions of the AWPR and would urge the
Strategic Development Authority to resist any new out-of-town retail
development, particularly within the Aberdeen Green Belt, which should instead
be directed to the existing retail centres.
This approach is crucial to safeguard and ensure the continued vitality and
viability of Aberdeen’s exiting retail centres which are already facing significant
challenges due to changes in consumer spending and the well-documented
pressures being faced by a growing number of well-known retailers.
Other Comments
Whilst not the subject of a specific MIR question, we would also request that the
replacement SDP confirms its support and provides appropriate strategic policy
protection for the existing retail centres that are found throughout the SDP Area.
Continued/

This should include recognition of the Beach Boulevard Retail Park and Bridge
of Don Retail Park in Aberdeen and their important role in the area’s Network of
Centres.
Further details on these important retail centres are set out in the attached letter
of representation prepared on behalf of Standard Life Assurance Limited.
01 May 2018

JOHN HANDLEY ASSOCIATES LTD
Chartered Town Planning Consultants
1 St Colme Street
Edinburgh
EH3 6AA
t: 0131 220 8253
e: john.handley@johnhandley.co.uk
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JOHN HANDLEY ASSOCIATES LTD
Chartered Town Planning Consultants
1 St Colme Street
Edinburgh

Aberdeen City and Shire
Strategic Development Planning Authority
Woodhill House
Westburn Road
Aberdeen
AB16 5GB

EH3 6AA
t: 0131 220 8253
e: john.handley@johnhandley.co.uk

Dear Sirs,
Aberdeen City and Shire Strategic Development Plan Review
Main Issues Report – Questionnaire
Submission on behalf of Standard Life Assurance Limited in respect of The Beach Boulevard
Retail Park and The Bridge of Don Retail Park, Aberdeen
MIR Question 3 – Aberdeen Western Peripheral Route

We refer to your recent emails and your invitation to submit comments on the Aberdeen City and
Shire Strategic Development Plan Review MIR Consultation by 21 May 2018.
On behalf of our client Standard Life Assurance Limited, the owners and managers of the Beach
Boulevard Retail Park at Links Road and the Bridge of Don Retail Park at Denmore Road, Aberdeen,
we welcome the opportunity to provide comments at this key stage in the preparation of the
replacement Strategic Development Plan, and enclose a completed Questionnaire with our contact
details and summary of our comments. This submission follows on from our client’s submissions
during the preparation of the current Aberdeen City and Shire Strategic Development Plan.
Whilst we have reviewed the full Main Issues Report and related consultation documents, and are
aware of the separate issues and consultation questions being posed by the SDP Authority at this
initial stage, this submission is essentially restricted to matters relating to Main Issue 3 – Aberdeen
Western Peripheral Route, and Question 3 of the Main Issues Report Questionnaire.
Question 3 of the MIR asks “Do you agree with the Preferred Option that the new plan should protect
the junctions of the Aberdeen Western Peripheral Route from inappropriate speculative
development?”
Standard Life Assurance Limited fully agrees with the Preferred Option set out in the MIR that the
next SDP should be clear about the need to avoid high footfall-generating uses near the Aberdeen
Western Peripheral Route’s junctions in order to avoid inappropriate speculative development. We
would also suggest that this should in particular, avoid development which involves out-of-centre
retailing uses. The Strategic Development Plan Review should continue to protect existing retail
centres and resist pressure for development at AWPR junctions, particularly where these are within
the Aberdeen Greenbelt.
Whilst not the subject of a specific MIR question, we would also request that the replacement SDP
confirms its support and provides appropriate strategic policy protection for the existing retail centres
that are found throughout the SDP Area.
Contd./
John Handley Associates Ltd is a private limited company registered in Scotland No. SC413392. Registered Office: 7-11 Melville Street, Edinburgh, EH3 7PE

This should include recognition of the Beach Boulevard Retail Park and Bridge of Don Retail Park in
Aberdeen and their important role in the SDP area’s Network of Centres.
To assist your consideration of this matter, we have provided below an overview of Standard Life
Assurance Limited and their interests at the Beach Boulevard and Bridge of Don Retail Parks and
have explained their important role in the region’s retail hierarchy.
Whilst we have completed the attached Questionnaire, we would request that the comments set out
below are accepted as our full submission on the MIR Consultation.
Standard Life Assurance Limited
Standard Life Assurance Limited has significant property interests in Aberdeen, and is the owner and
manager of both the Beach Boulevard Retail Park at Links Road, and the Bridge of Don Retail Park at
Denmore Road. Both of which are established and protected retail destinations which play an
important role in the City’s retail hierarchy.
Both the Beach Boulevard and the Bridge of Don Retail Parks have been owned, developed and
managed by Standard Life Assurance for over 15 years. As such, Standard Life Assurance has a
significant investment in Aberdeen’s retail sector, which in turns helps to secure and retain a large
number of jobs in the City. Standard Life Assurance is therefore a major, long-term investor in
Aberdeen’s retail sector.
The Beach Boulevard Retail Park
The Beach Boulevard Retail Park was constructed in the early 2000’s and is a well-established, wellused retail development in an edge-of-city-centre location. It is a modern, purpose-built retail park
which provides a range of retail and leisure units centred around a large car parking area.
The retail park provides almost 250,000 sqft (22,644 sqm) of modern retail floorspace in 11 large
floorplate retail units. It is anchored by a major food superstore with two other food retailers, eight
general comparison retailers, and a health and fitness centre.
The goods range in the retail park is not restricted and it benefits from an open class 1 retail use. In
terms of the current mix of retail goods, it currently comprises: 50% convenience goods, 33% mixed
comparison goods and 17% bulky comparison goods.
Since its opening, the retail park has been well-let, and has been occupied by a wide range of
retailers. The current occupiers include: a large ASDA superstore, an Aldi foodstore, Iceland frozen
food store, and a range of general comparison retail units, including: Home Bargains, Dunelm Mill,
Pagazzi Lightning, Smyths, Poundworld and Pets at Home. The retail park also benefits from on-site
leisure facilities at the DW Sports Gym in unit 2, which provides a health and fitness centre and
swimming pool.
The Beach Boulevard Retail Park is accessible by walking, cycling and public transport and has a bus
stop and shelter within the park. This bus route links the retail park with Footdee and the Beach Area
with the City Centre. This bus link was initially funded by Standard Life to ensure enhanced public
transport accessibility between Links Road and the adjacent residential areas and city centre, but is
now self-financing.
In addition to its accessibility to the city centre, the Beach Boulevard Retail Park is located directly
opposite the Queen’s Link Leisure Park which contains a wide range of commercial leisure,
entertainment and restaurant facilities. It also benefits from its proximity to Aberdeen Beach; existing
residential areas; hotels and conference facilities; and a range of recreation and cultural facilities in
the wider area.
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The Beach Boulevard Retail Park is therefore a highly accessible, well located retail centre which
benefits from an open Class 1 retail consent.
The Aberdeen City and Aberdeenshire Retail Study 2013 identified the Beach Boulevard Retail Park
as a key retail centre serving the City. The Retail Study acknowledged that it is the third largest retail
location in Aberdeen outwith the City Centre, and has an estimated turnover of around £75M per
annum (Table 4.2). It also noted that the turnover of the retail park had increased by 150% in real
terms since 2004 (paragraph 4.32) and there is a wide choice of retail goods on sale (paragraph
4.29).
In terms of the shopper/household survey information, the Retail Study advised that the Retail Park
performs well, with “above average levels of satisfaction for food shopping and average satisfaction
for comparison goods. It also notes high levels of satisfaction for ease of access to the centre, with
overall above average levels of satisfaction for Boulevard Retail Park as an attractive place to shop”
(paragraph 4.29).
The Beach Boulevard Retail Park is therefore a highly accessible, well-located retail centre which
contains a wide range of retail units, and a mix of convenience and comparison shopping and leisure
uses. It scored highly in the survey of shoppers, and is seen as a high quality retail location. In
addition to its accessibility to the city centre, the Beach Boulevard Retail Park is located directly
opposite the Queen’s Link Leisure Park which provides further commercial leisure, entertainment and
restaurant facilities. The retail park also benefits from its proximity to Aberdeen Beach; existing
residential areas; hotels and conference facilities; and a range of recreation and cultural facilities in
the wider Beach Area.
The important role of the Beach Boulevard Retail Park as a key part of Aberdeen’s Network of Retail
Centres is acknowledged in the currently adopted Aberdeen Local Development Plan and it is
identified as a Commercial Centre under Policy NC6.
Standard Life Assurance supports the continued identification and safeguarding of this important retail
centre in the current Local Development Plan and would request that the Strategic Development Plan
continues to acknowledge and protect the existing retail centres in Aberdeen and protects land at the
junctions of the AWPR from inappropriate speculative development, including large scale retail
development.
Bridge of Don Retail Park
The retail units at Denmore Road, Bridge of Don were originally constructed in the 1980’s and have
been adapted and extended over time to meet modern retailer and customer requirements. The
Retail Park at Bridge of Don has recently been refurbished and rebranded to allow occupation by a
range of new tenants.
These refurbishment works have included significant improvements to the external appearance of the
retail units; improvements to the car parking and landscaping for the retail park; the introduction of a
new Costa Coffee drive-thru unit; and a rebranding exercise which has included new signage and
other branding opportunities to reflect the change of name to the “Bridge of Don Retail Park”. The
Bridge of Don Retail Park is now a well-established and well-used retail development in an out-ofcentre location.
Standard Life’s recent investment in the Bridge of Don Retail Park is therefore significant. It is now a
well-established Commercial Centre, and is currently occupied by two separate retail units totalling
almost 7,500 sqm. The northern unit extends to 3,753 sqm and is subdivided into four individual retail
units. The southern unit extends to a total of 3,724 sqm and is currently occupied by B&Q as a DIY
store.
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Whilst the Bridge of Don Retail Park currently comprises predominately bulky comparison goods,
none of the units have any goods restriction and all benefit from an open class 1 retail use. This was
confirmed through the granting of two Certificates of Lawfulness of Existing Use in 2009 which
establish that the entire site has unrestricted Class 1 retail use.
The more recent refurbishment of the existing retail terrace, addition of a mezzanine within one of the
retail units, and the erection of a drive-thru coffee pod on an area of surface car parking at the eastern
end of the central car park has increased the range of services on offer at Bridge of Don. The Retail
Park now includes Home Bargains, Marks and Spencer Foodhall, Pets at Home and Pets for Vets.
Costa Coffee has recently opened a new drive-thru unit and it operates as a coffee shop.
Whilst it is currently located on the northern edge of the City, it is well located in terms of existing
public transport and is well placed in terms of the Bridge of Don/Grandholme strategic growth area.
More specifically, it is centrally located within the Dubford and Murcar Masterplan Zone where
significant new housing and employment areas have been allocated.
The Aberdeen City and Aberdeenshire Retail Study 2013 identified the Bridge of Don Retail Park
(then known as “Denmore Road Retail Park”) as a key retail development opportunity. The Retail
Study acknowledged that there are a small number of locations in the study area that have significant
concentrations of retail activity and this includes the various retail units along Denmore Road
(paragraph 1.2.)
The recent refurbishment of the retail units at Bridge of Don demonstrates Standard Life’s continuing
commitment to on-going investment in the Aberdeen retail sector. By taking forward the development
opportunity at Bridge of Don, the retail park now includes a wider range of services within an
established retail location.
The important role of the Bridge of Don Retail Park as a key part of Aberdeen’s Network of Retail
Centres is also acknowledged in the currently adopted Aberdeen Local Development Plan and it is
identified as a Commercial Centre under Policy NC6.
Standard Life Assurance supports the continued identification and safeguarding of this important retail
centre in the current Local Development Plan and would request that the Strategic Development Plan
continues to acknowledge and protect the existing retail centres in Aberdeen and protects land at the
junctions of the AWPR from inappropriate speculative development, including large scale retail
development.
Response to MIR Question 3 – “Do you agree with the Preferred Option that the new plan
should protect the junctions of the Aberdeen Western Peripheral Route from inappropriate
speculative development?”
In response to MIR Question 3 – Aberdeen Western Peripheral Route, Standard Life Assurance fully
supports the Preferred Option that the new plan should protect the junctions of the AWPR from
inappropriate speculative development. Particularly in the context of the continued safeguarding of
important retail centres such as the Beach Boulevard Retail Park at Links Road and the Bridge of Don
Retail Park at Denmore Road.
Standard Life Assurance is very strongly against the prospect of inappropriate speculative
development at the junctions of the AWPR and would urge the Strategic Development Authority to
resist any new out-of-town retail development, which should instead be directed to the existing retail
centres.
This approach is crucial to safeguard and ensure the continued vitality and viability of the region’s
exiting retail centres which are facing significant challenges due to changes in consumer spending
and the well-documented pressures being faced by a growing number of well-known retailers.
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Conclusions
Standard Life Assurance Limited continues to have significant property interest in Aberdeen, and is a
major, long-term investor in Aberdeen’s retail sector.
For these reasons, Standard Life Assurance urges the Authority in preparing its review of the
Strategic Development Plan to safeguard existing retail centres and resist pressure for out-of-town
retail parks, particularly within the Aberdeen Green Belt and at the junctions of the Aberdeen Western
Peripheral Route.
Whilst not the subject of a specific MIR question, we would also request that the replacement SDP
confirms its support and provides appropriate strategic policy protection for the existing retail centres
that are found throughout the SDP Area.
This should include recognition of the Beach Boulevard Retail Park and Bridge of Don Retail Park in
Aberdeen and their important role in the SDP area’s Network of Centres.
Summary
We trust these comments will be of interest and assistance, and will be afforded due consideration in
the preparation of the Proposed Strategic Development Plan.
We would be grateful if you would acknowledge safe receipt of this submission, and include us as a
consultee in the ongoing SDP review process.
We would also welcome the opportunity to discuss these points with you in further detail should this
be required.
Yours faithfully

John Handley
Director
John Handley Associates Ltd
On behalf of Standard Life Assurance Limited
Enc:

Completed MIR Consultation Form

cc:

Standard Life Assurance Limited – Aberdeen City & Shire SDP MIR Consultation – Letter of Representation – 01.05.18

Page 5 of 5

