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1.

INTRODUCTION

1.1

Purpose

1.1.1 The purpose of this document is to present relevant background information to
help with the strategic planning process, and to provide a shared base of
information for all those who take part in drawing up the next strategic landuse plan. This report gives us a valuable way of assessing where we are and
where we have come from across a wide range of issues. The information in it
forms the basis from which we can prepare policies and proposals.
1.1.2 As a result the focus will be on presenting potentially relevant information
rather than analysing or drawing conclusions from it.
1.1.3 This document sits alongside an issues report, which we published for
consultation at the same time.
1.1.4 We will publish an annex to this report separately. This identifies the
requirements placed on structure plans by Scottish planning policies (SPPs),
national planning policy guidelines (NPPGs) and planning advice notes
(PANs).
1.2

Background

1.2.1 Under section 4 of part II of the Town and Country Planning (Scotland) Act
1997, each planning authority must review the matters which may be expected
to affect how their area develops in the future. Planning authorities have the
power to carry out a survey to consider:
•

the main physical and economic characteristics;

•

the size, make-up and distribution of population, communications,
transport systems and traffic; and

•

any other issues which they feel may affect planning in the area.

The aim of this survey is to highlight any change.
1.2.2 By law, we have to produce a ‘Report of survey’. We must send this to
Scottish Ministers when a structure plan is sent for approval. However, advice
from the Scottish Executive suggests that it should also be available with any
consultative draft and the finalised plans.
1.2.3 While producing a finalised plan may be some time away, we have prepared
this report at a very early stage. This is so the two councils can use it to
prepare the plan, and the public and other groups with an interest can be
involved in the plan throughout the preparation process. We will amend this
report and update it when the finalised plan is produced.
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2

POPULATION, HOUSEHOLDS AND WHERE THEY LIVE

2.1

Introduction

2.1.1 A number of trends can significantly influence the future development of the
area. High on this list are changes in:
•

the number of people living in the area;

•

the number of people in different age groups;

•

the number and size of households; and

•

where people choose to live.

2.1.2 This chapter considers each of these issues in more depth and provides some
background for the chapters which follow.
2.1.3 The size of the Scottish population has been a political issue over recent
years. Gradually it has reduced to a low level of just over 5 million. However,
since 2003 this trend has started to reverse, with small population increases.
The number of people of working age (including significant numbers from
eastern Europe) moving into Scotland has had a significant effect, along with
an increase in the birth rate. Among the Government’s plans to tackle the
population issue at the national level has been the ‘Fresh Talent’ initiative.
2.1.4 Fewer children and young people and a greater percentage of elderly people
will mean a shift in the balance between what education is provided and the
health and care provided.
2.1.5 The number and size of households depends on a range of social and
economic factors as well as changes in the population. Even with the
population not really growing or reducing greatly, around 15,000 new
households are expected every year. This growth varies across Scotland, with
some areas experiencing a drop in the number of households.
2.1.6 Although the National Planning Framework recognises the trend towards
smaller households, it accepts that it does not necessarily mean that there will
be an increase in demand for smaller homes.
2.2

Population
Population estimates and past trends

2.2.1 The 2005 General Register Office for Scotland (GRO(S)) estimates put the
population of the area covered by the structure plan at 437,810. This is made
up of a population in Aberdeen City of 202,370 and 235,440 in Aberdeenshire.
2.2.2 The population of Aberdeenshire has been higher than that of Aberdeen City
since 1990. The population of Aberdeen City has fallen consistently since
1995 while the population of Aberdeenshire has continued to grow. The
population of the area covered by the structure plan has fallen since 1995.
2.2.3 Over the 10-year period (1995 to 2005) the population of Aberdeenshire grew
by over 4% (the fifth largest increase in Scotland), while that of Aberdeen City
fell by 8% (the second largest fall in Scotland), as shown in figure 2a below.
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Figure 2a – Population change in Scottish local authorities (1995 to 2005)
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Source: GRO(S) – Mid-2005 population estimates

Population forecasts
2.2.4 Aberdeen City and Aberdeenshire Council’s 2004 strategic forecasts suggest
the population of Aberdeen City will drop by 9,000 over the period 2001 to
2021, while the population of Aberdeenshire is expected to increase by just
over 2000. Because of this, we could see a general fall in population of 7000
in the area covered by the structure plan as shown in table 2a below.
Table 2a – Population forecasts (2001 to 2021)
Change
2001

2006

2011

2016

2021

(2001 to 2021)

City

211,910 205,427 205,569 205,085 202,636

-9,274

-4.4%

Shire

226,940 230,398 231,448 231,225 229,353

+2,413

+1.1%

Total

438,850 435,825 437,017 436,310 431,989

-6,861

-1.6%

Source: Aberdeen City and Aberdeenshire Councils – 2004 strategic forecasts

2.2.5 As a comparison, the GRO(S) 2004-based population projections show a
significant reduction in the population of Aberdeen City (-23%, or 49,000
people) but a faster rate of growth in Aberdeenshire (+10%, or 23,000 people).
This shows a fall in the population of the area covered by the structure plan of
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26,000 from 2001 to 2021. Both council forecasts and GRO(S) projections are
shown in figure 2b for the structure plan area.
Figure 2b – Population estimates, forecasts and projections
for the structure plan area (1981 to 2024)
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Source: Aberdeen City and Aberdeenshire Councils – 2004 strategic forecasts
GRO(S) – Population Projections Scotland (2004-Based)

Population structure
2.2.6 The population forecasts suggest significant changes in the age of the
population of the structure plan area over the next 20 years. Particularly
interesting is the expected reduction in the population under the age of 45 and
the significant increases forecast for those over the age of retirement (60 and
65), as shown in figure 2c below.
Figure 2c – Population change in structure plan area (2003 to 2021)
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Source: Aberdeen City and Aberdeenshire Councils – 2004 strategic forecasts
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2.3

Households
Household estimates and past trends

2.3.1 The 2005 GRO(S) household estimates put the number of households in
Aberdeen City at 99,269 and in Aberdeenshire at 97,401 (making a total of
196,670 for the area covered by the structure plan).
2.3.2 The number of households in both Aberdeen City and Aberdeenshire have
increased since 1991. However, the rate of growth in Aberdeenshire has been
faster than in Aberdeen City.
2.3.3 Aberdeenshire has been the second-fastest growing council area in Scotland
over the last 10 years. However, Aberdeen City has grown at a rate below the
Scottish average over this period, as shown in figure 2d below.
Figure 2d – Household growth in Scottish local authorities (1995 to 2005)
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Source: GRO(S) –Household estimates for Scotland, 2005

Household forecasts
2.3.4 Aberdeen City and Aberdeenshire Council’s 2004 strategic forecasts suggest
a continued growth in the number of households in both council areas over the
period to 2021, as shown in table 2b below.
Table 2b – Household forecasts (2001 to 2021)
Change
2001

2006

2011

2016

2021

(2001 to 2021)

City

96,944 100,360 103,590 106,190 107,610

+10,666

+11%

Shire

90,902

98,720 101,770 104,300

+13,398

+15%

187,846 196,010 202,310 207,960 211,910

+24,064

+13%

Total

95,650

Source: Aberdeen City and Aberdeenshire Councils – 2004 strategic forecasts

2.3.5 Compared to this, the GRO(S) 2004-based household projections show a 6%
fall (6,000) in households in Aberdeen City and 25% growth (23,000) in
7

households in Aberdeenshire. As a result, these projections show a growth of
9% for the area covered by the structure plan (17,000 households in total).
You will see our strategic forecasts and the GRO(S) projections for the current
structure plan area in figure 2e below.
Figure 2e – Household estimates, forecasts and projections
for the structure plan area (1981 to 2024)
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Source: Aberdeen City and Aberdeenshire Councils – 2004 strategic forecasts
GRO(S) – Household projections for Scotland (2004-based)

Household size
2.3.6 Average household size is larger in Aberdeenshire than in Aberdeen City,
although we expect both to fall in the period to 2021, as shown in table 2c
below.
Table 2c – Forecast household size (2003 to 2021)
2001

2006

2011

2016

2021

Aberdeen City

2.04

1.99

1.93

1.88

1.83

Aberdeenshire

2.41

2.38

2.32

2.24

2.17

Structure plan area

2.22

2.18

2.12

2.06

2.0

Source: Aberdeen City and Aberdeenshire Councils – 2004 strategic forecasts

2.3.7 The 2004-based GRO(S) household projections suggest a faster drop in
average household size, falling to 1.74 in Aberdeen City and 2.16 in
Aberdeenshire by 2021.
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How households are made up
2.3.8 The latest household forecasts, as shown in table 2d, show that the two
significant parts of the total increase in households forecast for the area
covered by the structure plan are:
•

a significant increase in single-person households; and

•

a significant drop in the number of households containing two or more
adults with children.

Table 2d – Forecast change in how households are made up in the
structure plan area (2003 to 2021)
Type of household

Forecast change (2003 to 2021)

One adult

23,710 more

Two or more adults

3,110 more

One adult with children

1,850 more

Two or more adults with children
Total

8,920 less
19,740 more

Source: Aberdeen City and Aberdeenshire Councils – 2004 strategic forecasts

2.4

Classifying urban and rural areas

2.4.1 The Scottish Executive published a revised urban-rural classification system in
August 2006. The aim was to classify different areas of Scotland based on the
size of any settlements and the time it took to travel to larger settlements from
these.
2.4.2 There are two classifications – one with six categories and one with eight.
Table 2e below presents the classification of Aberdeen City and
Aberdeenshire (percentage of total population) on the basis of the eight
categories. Figure 2f is a map of the area based on this classification.
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Table 2e – Scottish Executive classification of urban and rural areas
(using eight categories)
Aberdeen
Aberdeenshire
City

Category

Definition

1 Large
urban areas

Settlements of over 125,000
people.

2 Other
urban areas

Settlements of 10,000 to
125,000 people.

3 Accessible
small towns

93%

0

0

26.8%

Settlements of between 3000
and 10,000 people and within
30 minutes drive of a
settlement of 10,000 or more.

4.1%

8.6%

4 Remote
small towns

Settlements of between 3000
and 10,000 people and with a
drive time of between 30 and
60 minutes to a settlement of
10,000 or more.

0

11.3%

5 Very
remote small
towns

Settlements of between 3000
and 10,000 people and with a
drive time of over 60 minutes
to a settlement of 10,000 or
more.

0

0

6 Accessible
rural areas

Settlements of fewer than
3,000 people and within 30
minutes drive of a settlement
of 10,000 or more.

2.9%

37%

7 Remote
rural areas

Settlements of fewer than
3,000 people and with a drive
time of between 30 and 60
minutes to a settlement of
10,000 or more.

0

15%

8 Very
remote rural
areas

Settlements of fewer than
3,000 people and with a drive
time of over 60 minutes to a
settlement of 10,000 or more.

0

1.4%

Source: Scottish Executive Urban-Rural Classification 2005 - 2006
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Figure 2f – Classification of urban and rural areas in the north east

Source: Scottish Executive Urban-Rural Classification 2005-2006

2.4.3 Of the 187 settlements in Aberdeenshire identified in the Aberdeenshire Local
Plan, only 13 have a population of over 3000, while 150 (80%) have a
population of less than 1000. We can see this in figure 2g below.
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Figure 2g – Settlement structure in Aberdeenshire
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Source: Aberdeen City and Aberdeenshire Councils

2.4.4 Aberdeen, with a population of over 180,000, is more than 10 times the size of
the next largest settlement in the city region, Peterhead (17,891) and 17 times
the size of the next largest settlement in the Aberdeen housing market area,
Inverurie (11,060).
2.4.5 Figure 6b shows the distribution of settlements with a population of over 1000.
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3

ENVIRONMENT

3.1

Introduction

3.1.1 The environment of the north east is a significant asset and is recognised
internationally for its value. People’s awareness of the importance of
environmental issues has increased over the last 20 years with reviews such
as the Stern Report (‘The Economics of Climate Change’) having a high profile
nationally.
3.1.2 This chapter considers a range of environmental issues which may affect
developing the area in the future. These include both natural (birds, plants,
animals and landscapes) as well as built heritage (historic buildings and sites),
minerals, waste and topics related to sustainable development generally.
Sustainable development, however, can be found throughout the whole report
(topics such as development on brownfield sites, the use of different types of
transport and the economic base of the area).
3.2

Natural heritage sites

3.2.1 Natural heritage, or biodiversity (biological diversity) is made up of the
countryside and the natural environment, including plants and animals. It is
not restricted to specific areas, but includes both species and habitats in and
outside protected areas. Natural heritage can also be an important part of
cultural heritage, contributing to an area’s tourist industry. However, it can be
threatened or lost due to increasing development, pollution, forestry and
agriculture operations, and from the growing demands on natural resources.
So, it is important that natural resources are used wisely if development is to
be truly sustainable, otherwise habitats and species will be badly affected or
lost.
3.2.2 Legislation and guidance covering natural heritage takes a number of forms,
which we tackle in more detail below. However, the Nature Conservation
(Scotland) Act 2004 introduces a duty on all public organisations to protect the
natural environment when carrying out their work. The act recognises that
conservation is not just about protecting special sites but how conservation
can be included at the policy-making stage.
3.2.3 The Scottish Executive published ‛Scotland's Biodiversity: It's in Your Hands’
in 2004, which aims to protect biodiversity for the health, enjoyment and
wellbeing of the people of Scotland now and in the future. The strategy covers
the period up to 2030, and it represents Scotland's response to its obligations
under the ‘Convention on Biological Diversity’ (signed by the UK at the Rio
Earth Summit in 1992 to develop and put plans of action into practice to
protect and improve biodiversity) and to the UK Biodiversity Action Plan.
3.2.4 National Planning Policy Guideline 14 – Natural Heritage (1999) sets out
national planning policy in relation to Scotland's natural heritage. It explains,
as part of a wider framework for conservation and development, how we
should tackle natural heritage aims through the planning system.
3.2.5 Planning Advice Note 60 – Planning for Natural Heritage (2000) provides
advice on how development and the planning system can help protect,
improve and increase enjoyment and understanding of Scotland's natural
environment. It also provides examples of good practice from several case
studies in Scotland.
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3.2.6 Sites and species are identified for protection at the international, national and
local level, with many areas having more than one designation. Table 3a
below give us an overview of these designations in the north east.
Table 3a – International, national and local natural heritage designations

Ramsar sites

Area (in
hectares)

5

1,359

Special Areas of Conservation (SAC)

18

35,334

Special Protection Areas (SPA)

13

30,108

National

Number of
sites

Sites of Special Scientific Interest (SSSI)
National Scenic Areas (NSA)
National Nature Reserves (NNR)
National Parks

85
1
6
1

39,852
43,300
14,318
144,525

Local

International

Designation

Sites of Interest of Natural Science (SINS)
Local Nature Reserve
Scottish Wildlife Trust Reserves
RSPB Reserves
Areas of Landscape Significance
Ancient woodland
District Wildlife Sites

79
6
4
3
11
2,584
79

154

243,550
45,000

Source: SNH - Facts and Figures 2004 to 2005, Aberdeen City and Aberdeenshire Councils

International natural heritage designations
3.2.7 Scotland is rich in natural heritage and the north east supports some of
Scotland’s unique environments and species, including internationally
important wetlands and birds. Ramsar sites are areas of wetland of value to
birds which migrate into the area, protected by the Ramsar Convention in
1976. The European Union (EU) Habitats Directive (92/43/EEC) sets out the
background for designating Special Areas of Conservation (SACs). It sets out
the measures for protecting rare, vulnerable and endangered species and
habitats to favourable conservation status. Special Protect Areas (SPAs) are
designated under the Birds Directive (79/409/EEC) to protect the habitats of
rare or threatened bird species or those which migrate in from other countries.
SACs and SPAs make up a European network of sites called Natura 2000
areas. They are protecting the habitats and species in the EU that are
endangered, vulnerable, rare or which otherwise need special attention.
3.2.8 Apart from the River Dee SAC, which flows through both Aberdeenshire and
Aberdeen City, all of the international natural heritage designations in the north
east are in Aberdeenshire (see figure 3a). However, within Aberdeenshire,
many are in the Cairngorms National Park.
3.2.9 The River Dee and its tributaries are an SAC. The river catchment spreads
well beyond the designated area itself and covers a large part of the north
13

east. Development in this wider area could affect the SAC, not just
development taking place in the designated area itself.
Figure 3a – International natural heritage designations

National natural heritage designations
3.2.10 As well as international designations, Scottish National Heritage (SNH) have
also identified sites at a national level. Indeed, international designations are
often made up of sites identified for their importance at the national level.
3.2.11 As shown in figure 3b, most of these designations are in the southwest of
Aberdeenshire. However, there are a few Sites of Special Scientific Interest
(SSSIs) along the Formartine and Buchan coast. SSSIs are the most common
national natural heritage designation in the north east. These have been
chosen for their plants, animals, habitats, rocks or landforms, or a combination
of these. There are currently 85 sites, three of which are in Aberdeen City.
3.2.12 The National Parks (Scotland) Act 2000 was passed by the Scottish
Parliament to give powers to set up national parks in Scotland. The
Cairngorms National Park was set up (under a designation order) on
25 March 2003. It took up its full operational powers on 1 September 2003.
3.2.13 As a result of its designation, the National Park is now responsible for
preparing a local plan in that part of Aberdeenshire covered by the park, and
has powers to decide important planning applications within its area.. We
estimate that the population of that part of the National Park within
Aberdeenshire is 3550.
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Figure 3b – National natural heritage designations

Local natural heritage designations
3.2.14 Local natural heritage designations make up most of the natural heritage
designations in the north east. Sites of Interest to Natural Science (SINS) have
been identified as important. SINS are based on Environmentally Sensitive
Areas, which were identified by a panel of experts in the 1970s. This system is
now out of date and could usefully be reviewed to make sure it is fit for
purpose. Scottish Natural Heritage has recently published ‘Guidance on
Establishing and Managing Local Nature Conservation Site Systems in
Scotland’ (2006).
3.2.15 Ancient woodland sites are scattered across the north east. They are split into
two categories – ancient woodland and semi-natural woodland (woodland
which was planted a long time ago). Most of these sites are along the River
Dee.
3.2.16 In Aberdeenshire, there are 11 Areas of Landscape Significance (see figure
3c). They are all different sizes and stretch across significant areas, often
extending beyond administrative boundaries. In Aberdeen City Council’s
Landscape Strategy (part 1), seven areas have been identified as ‘primary
landscape elements’. These areas include the upland areas to the west of
Aberdeen, the coast, and the River Dee and Don valleys.
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Figure 3c – Local natural heritage designations

3.2.17 The area surrounding the built-up area of Aberdeen is designated ‘Green Belt’.
In a number of places this extends into Aberdeenshire. You can see how big
this area is in figure 3d. It extends about 17,000 hectares (based on the
adopted Aberdeenshire Local Plan (2006) and Finalised Aberdeen Local Plan
(2004)). The aim of the Green Belt is to maintain the identity of Aberdeen and
the communities within and around the city. It does this by defining their
physical boundaries clearly, avoiding undue coalescence and urban sprawl,
maintaining the landscape setting and providing countryside for recreational or
institutional purposes of various kinds.
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Figure 3d – The Aberdeen Green Belt

Biodiversity
3.2.18 In 2005 a panel of experts produced a ‘Scottish Biodiversity Iist’ to identify
plants, animals and habitats that are considered by the Scottish Ministers to
be of particular importance. The list met section 2 (4) of the Nature
Conservation (Scotland) Act 2004, which said that the Scottish Ministers must
publish a biodiversity list one year after the Scottish Biodiversity Strategy had
been published. Table 3b lists the total number of habitats and species given
on the Scottish Biodiversity List and those that we know exist in the north east.
Table 3b – Number of species and habitats in need of protection in
Scotland and the north east
Species
Habitats

Total number
45
178

Number found in north east Scotland
33
110

Source: Aberdeen City and Aberdeenshire Councils

3.2.19 The Scottish Biodiversity List also included a social survey, which asked
members of the public what animals, plants and habitats they thought were
important. The results are shown in table 3cbelow.
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Table 3c – Species and habitats identified in the ‘social’ list in Scotland
Number Top 10 animals

Top 10 plants

Top 10 habitats

Heather
Hills and mountains
Scots pine
Lochs
Bluebell and
Golden eagle
Woodland*
3
harebell
Dolphin, porpoise or whale Oak
Beaches*
4
Wild salmon
Thistle
Rivers and streams
5
Badger
Rowan
Parks and playing fields
6
Osprey
Scottish primrose Coast*
7
Otter*
Poppy
Gardens
8
Butterfly*
Ferns*
Farmland
9
Robin
Orchid
Open sea
10
*Listed in the ‘North East Scotland Local Biodiversity Action Plan’
1
2

Red deer or roe deer
Red squirrel*

Source: Scottish Biodiversity Forum and Aberdeenshire Council

3.2.20 The North East Local Biodiversity Action Plan (LBAP) is a partnership between
Aberdeen City, Aberdeenshire and Moray councils, which aims to produce, put
into practice and monitor action plans for a range of important habitats and
species throughout the north east of Scotland. There are 83 Scottish LBAP
priority-listed species in the north east, representing 44% of priority species in
the Scottish National Biodiversity Action Plan (NBAP). There are also 119
NBAP priority habitats in Scotland, of which 72 are found in the north east
(61%).

3.3

Built heritage designations

3.3.1 The listing process and all work to a listed building are currently controlled
under the Planning (Listed Buildings and Conservation Areas) (Scotland) Act
1997, with Historic Scotland having a significant role. However, controll over
development in conservation areas is the responsibility of planning authorities.
3.3.2 The most important archaeological features in the UK are known as scheduled
ancient monuments (SAMs) – a national designation given legal protection
under the Ancient Monuments and Archaeological Areas Act 1979.
3.3.3 You will find planning policy for the historic environment in NPPG 5 –
Archaeology and Planning (1994) and NPPG 18 – Planning and the Historic
Environment (1999).
3.3.4 PAN42: Archaeology – the Planning Process and Scheduled Monument
Procedures (1994) includes advice on handling archaeological matters in the
planning process and on the separate controls over scheduled monuments
under the Ancient Monuments and Archaeological Areas Act 1979.
3.3.5 Historic Scotland is preparing a new series of policy documents setting out
Scottish Ministers’ vision and policies for the historic environment. There are
three of these ‘Scottish Historic Environment Policies’ (SHEPs) at the moment.
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Listed buildings
3.3.6 The number of buildings listed in 2006 in the north east is shown in Table 3d
below. Although these figures relate to ‘listings’ rather than individual listed
buildings, we believe the number of listings containing more than one building
is small.
Table 3d – Listed buildings in the north east
Aberdeen
Aberdeenshire
Total

Category A
106
197

Category B
886
1,885

Category C(S)
457
1,603

Total
1449
3685

297

2,785

2,053

5134

Source: Aberdeen City Council (2006) and Aberdeenshire Council (2006)

3.3.7 Aberdeen City has seen the largest growth in the number of listed buildings
since 2000. In both local authorities, category-B listed buildings outnumber
category C(S) buildings. This shows the quality and history of the north east.
However, both areas fall below Scotland’s average of category-A listed
buildings, which is around 7.5%.
3.3.8 The ‘buildings at risk’ register, prepared by the Scottish Civic Trust (for Historic
Scotland), records those listed buildings (and unlisted buildings within
conservation areas) which are assessed as being at risk. This ‘risk’ covers a
wide range of possible issues (from fire damage or being open to weather
damage to suffering from structural problems or being left empty). The
buildings at risk will vary in the nature and scale of that risk.
3.3.9 Table 3e below shows the number of buildings on the register in both council
areas.
Table 3e – Number of buildings on the buildings at risk register

Aberdeen City
Aberdeenshire
Total

Number at
risk
(number
which are
listed)
12 (9)
124 (111)
136 (120)

Percentage
of listed
buildings on
the register

Number of
buildings
listed as
demolished

Number
currently being
restored

0.6%
3.0%
2.3%

2
7
9

1
6
7

Source: Scottish Civic Trust (2006)

3.3.10 Compared with other local authorities, Aberdeenshire has one of the highest
numbers of buildings on the buildings at risk register. Even so, relatively little
recent work has been carried out to investigate possible new candidates for
the register.
Conservation areas
3.3.11 Table 3f identifies the number of conservation areas in the north east in 2006.
These range from Union Street in Aberdeen’s City Centre to fishing and other
historic villages in Aberdeenshire.
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Table 3f – Conservation areas in the north east (2006)
Conservation areas

Outstanding conservation areas

Aberdeen City

11

5

Aberdeenshire
Total

36
47

15
20

Source: Aberdeen City and Aberdeenshire Councils

3.3.12 Aberdeen City Council are currently producing appraisals for all of their
conservation areas. These appraisals will identify the parts that contribute to
the character of each conservation area. The City Council have also produced
guidance on various issues affecting conservation areas, for example
replacement windows.
Archaeology
3.3.13 There are 524 scheduled ancient monuments (SAMs) and 19,573 sites
recorded on the sites and monuments record (SMRs) in the north east,
ranging in date from the mesolithic period (6000 to 8000 BC) to the 1960s AD.
3.3.14 Table 3g provides a breakdown of archaeological sites in the north east.
However, the number of archaeological remains listed in the Aberdeen City
and Aberdeenshire sites and monuments records grows every year.
Table 3g – Archaeological sites in the north east

Aberdeen City
Aberdeenshire
Total

Scheduled ancient
monuments
37
487
524

Archaeological remains listed on
the sites and monuments record
2,740
16,833
19,573

Source: Aberdeenshire Council’s Archaeology Service and Aberdeen City Council
Archaeological Unit

3.3.15 In recent years, no SAMs have been lost or partially destroyed, although the
weather and human activity continues to have a negative effect on many of
them. However, in one recent example a scheduled ancient monument was
taken off the list before development took place. Although the remains were
destroyed, as a result of the archaeological excavation which took place the
site provided a lot of information which would not have otherwise been
available.
3.3.16 However, records from Aberdeenshire Council’s Archaeology Service show
that 3670 sites on the SMR have been lost or partially destroyed, with a further
2301 surviving as documentary records only.
3.3.17 The main threats to archaeological sites are:
•

new developments;

•

vandalism;

•

agriculture (ploughing);

•

activities of utility companies (gas, electricity, water and so on);

•

wind farms;
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•

forestry developments (large and small);

•

rabbits; and

•

the coast being worn away.

Inventory of gardens and designed landscapes
3.3.18 There are currently 27 sites in the north east historic gardens and designed
landscapes inventory (put together by Scottish Natural Heritage and Historic
Scotland). Most of these are in Garioch and Marr (see figure 3e). They can be
valued for various reasons, such as settings to listed buildings, as works of art
or for their historic value.
Figure 3e – Where the gardens and designed landscapes can be found

Source: Aberdeen City and Aberdeenshire Councils

3.4

Minerals

3.4.1 Scottish Planning Policy (SPP) 4 – Planning for Minerals (2006) sets out the
policy context for all mining activities (not opencast coal which is tackled in
SPP16 (2005)). The policy outlines a number of considerations when mining
for minerals. It also says that planning authorities must provide opportunities
for mining to take place to meet society’s needs by identifying preferred areas
for that mining. We must also protect deposits of minerals from permanent
development if this would prevent them from being mined in the future.
Another major feature of the policy is the need to keep at least a 10-year
landbank of aggregates (sand and gravel) to serve the construction industry
for an appropriate local market.
3.4.2 You will find advice on the environmental effects from mining minerals in PAN
50 – Controlling the Environmental Effects of Surface Mineral Workings
(1996). It also provides the framework for detailed advice published in a series
of annexes to PAN 50 on particular aspects, for example, dust, noise and
traffic.
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3.4.3 Minerals are needed for many forms of development, for example housing,
industry, roads and engineering projects. Table 3h identifies 41 active mineral
workings in the north east, with the status of a further three unknown and six
current planning applications.
Table 3h – Number of quarries active in the north east
Active

Unknown

Aberdeen City
Banff and Buchan
Buchan
Formartine
Garioch
Kincardine and Mearns
Marr
Total

3
9
8
5
7
6
3
41

0
0
0
0
0
2
1
3

Aberdeenshire

Area

Current
planning
applications
0
0
1
1
0
2
2
6

Source: Aberdeen City Council and Aberdeenshire Council’s minerals database (2006)

3.4.4 In an attempt to see how much aggregate (sand and gravel) there is with
planning permission, and to work out the rate of supply and level of demand,
we carried out a minerals survey in 1999. However, with only half of the
questionnaires returned (which did not include some of the larger mining
companies) it was impossible to identify the north east’s current aggregate
landbank.
3.4.5 Even so, one major quarry operator in north Aberdeenshire gave us details in
2003 of aggregates (following their own survey in 1999), which estimated the
lifespan of their sand and gravel reserves (with planning permission) at more
than 80 years. However, we still do not have details of sand and gravel
landbanks in the Aberdeen area and hard rock landbanks covering all of the
north east.
3.4.6 The Scottish Executive has also tried to carry out its own mineral survey.
However, this has still not been published due to difficulties they have come
across in collecting information on commercial mineral supplies.
3.5

Waste

3.5.1 The Scottish Environment Protection Agency, among others, have promoted
the ‘waste hierarchy’ (reduce, re-use, recycle, recover, dispose) system over
recent years as the most appropriate way to think about waste. This is
emphasised in particular in the National Waste Strategy (1999).
3.5.2 You will find Scottish Executive policy and guidance on planning for managing
waste in NPPG10 – Planning and Waste Management (1996 – currently under
review) and PAN63 – Waste Management Planning (2002).
3.5.3 The National Planning Framework also provides an idea of requirements for
waste facilities and the Scottish Executive’s White Paper on planning reform,
‘Modernising the Planning System’ (2005), categorises waste-management
facilities as national or major developments.
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Targets for landfill
3.5.4 Municipal solid waste (MSW) is made up of household and other waste which
is controlled by local authorities. Biodegradable municipal waste (BMW) is that
part of MSW which will rot such as food or garden waste and paper and
cardboard. This is generally accepted to be 60% of MSW.
3.5.5 Under Article 5 of the EC Landfill Directive (1999/31/EC), the UK must:
• by 2010, reduce the amount of biodegradable municipal waste (BMW) sent
to landfill sites to 75%, by weight, of the 1995 levels;
•

by 2013, reduce the amount of BMW sent to landfill sites to 50%, by
weight, of the 1995 levels; and

•

by 2020, reduce the amount of BMW sent to landfill sites to 35%, by
weight, of the 1995 levels.

3.5.6 Both the UK Government and the Scottish Executive have prepared national
waste strategies and plans to set the background for trying to meet these
targets. We are putting these into practice at the local level using area waste
plans, with significant funding from the Scottish Executive.
3.5.7 The Scottish Executive has identified landfill allowances for local authorities in
Scotland under the Waste Emission and Trading Act 2003 and regulations to
help achieve the aims of the Landfill Directive. The allowances for Aberdeen
City and Aberdeenshire to 2010, 2013 and 2020 are shown in Table 3l below.
Table 3l – BMW landfill allowances for the north east (tonnes a year)
Aberdeen City
Aberdeenshire
Total

2005/2006
73,076
74,496
147,572

2009/2010
53,004
54,917
107,921

2012/2013
35,336
36,611
71,947

2019/2020
26,387
27,340
53,727

Source: Landfill Allowance Scheme Interim Guidance 23 May 2005

3.5.8 Table 3l provides a summary of the amount of MSW (and BMW) being created
and sent to landfill sites in the north east in 2005. You can use this to compare
performance and identify future needs.
Table 3j – Municipal solid waste and biological municipal waste created
and sent to landfill sites in the north east (tonnes a year), 2005
Aberdeen City
Aberdeenshire
Total

MSW arisings
136,413
154,874
291,287

MSW landfilled
113,888
131,504
245,392

BMW landfilled
70,773
83,222
153,995

Source: SEPA (Landfill Allowance Scheme Rolling Year Data)

3.5.9 When you compare table 3l and the final column of table 3j you can see that
Aberdeenshire Council went over their BMW landfill allowance (for 2005) by
12%, while Aberdeen City sent 3% less waste to landfill sites than their
allowance. However, both councils need to reduce this amount a great deal to
meet the targets for 2010, 2013 and 2020. By 2020 the 2005 figure of 153,995
tonnes a year needs to fall to just 53,272 tonnes a year – a reduction of over
100,000 tonnes a year (65%).
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3.5.10 As well as setting targets to reduce BMW sent to landfill sites, the EU Landfill
Directive bans the following from being sent to landfill sites.
•

Explosive waste

•

Oxidising waste

•

Corrosive waste

•

Flammable or highly flammable waste

•

Hospital waste and other clinical waste arising from medical or
veterinary establishments which are infectious

•

Used tyres

Targets for recycling and composting
3.5.11 As well as providing a commitment to meet the EU Landfill Directive targets,
the Scottish Ministers set out their municipal solid waste (MSW) recycling and
composting targets in the National Waste Plan (2003). This says:
• by 2006, 25% of MSW must be recycled or composted;
•

by 2008, 30% of MSW must be recycled or composted (introduced by the
last spending review); and

•

by 2020, 55% of MSW must be recycled or composted.

3.5.12 You will find recycling and composting rates for local authorities in Scotland in
table 3k. Against a target of 25% for 2006, the rate in Scotland in 2005 was
22.8% of MSW. Rates in Aberdeen City (16.5%) and Aberdeenshire (15.1%)
were significantly below the national average as well as the national target.
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Table 3k – Recycling rates in Scotland (2005)

Clackmannanshire
South Ayrshire
Angus
Stirling
Perth and Kinross
Fife
South Lanarkshire
East Renfrewshire
Dundee City
Moray
Falkirk
East Lothian
East Dunbartonshire
North Ayrshire
West Lothian

Percentage of MSW recycled or
composted
40.7
33.8
33.5
32.6
31.1
30.3
30.1
29.9
29.5
28.7
27.8
27.1
25.6
25.4
25.3

2006 target

25.0

East Ayrshire
Renfrewshire
Scotland
Argyll and Bute
Orkney Islands
City of Edinburgh
North Lanarkshire
Highland
Midlothian
Aberdeen City
Inverclyde
West Dunbartonshire
Aberdeenshire
Glasgow City
Shetland Islands
Scottish Borders
Eilean Siar
Dumfries and Galloway

24.6
23.4
22.8
22.5
22.2
20.4
19.3
18.5
18.3
16.5
16.3
16.1
15.1
14.8
13.0
12.7
10.7
10.1

Source: SEPA Landfill Allowance Scheme – Rolling Year Data

Current facilities for managing waste
3.5.13 Both the Landfill Directive and the National Waste Plan targets will have an
effect on developing facilities for managing waste in the north east.
3.5.14 Table 3l below presents a summary of current facilities in the north east.
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Table 3l – Facilities for managing waste in the north east (2005)
Mini recycling centres
Kerbside recycling
Waste transfer stations and
material recovery facilities
In-vessel compost plants
Energy from waste
Operational landfill sites
Civic amenity sites

Aberdeen City
27
75,000 households
2 (one xMRF, 13,000
tonnes a year)
0
0
1
4

Aberdeenshire
116
45,000
households
3
3 (25,000tpa)
0
3
14

Source: North East Scotland Area Waste Plan (2003) and RPS (2006) North of
Scotland Strategic Option Review Group: Strategic Outline Case

3.5.15 The North East Area Waste Plan has estimated that the area has enough
space for landfill until 2013. However, this includes dangerous-waste landfill
sites (under the Landfill Directive, these sites must be considered separately).
This might suggest that capacity is likely to be used up before 2013.
3.5.16 Aberdeen City have one landfill site licensed to take MSW at Hill of Tramaud.
However, we expect this to be full in just four years. A planning application for
an energy-from-waste plant in the city was refused planning permission
because it was thought it would have too negative an effect on the residents
and a later appeal by the developer was abandoned.
3.5.17 Aberdeenshire Council use their own landfill site at Banchory and privatesector landfills at Stoneyhill and Wester Hatton. Wester Hatton has been
classed as a dangerous-waste landfill site and cannot accept MSW.
Stoneyhill landfill is due to close in 2008 and, as they will be accepting waste
from Highland Council, we expect this to happen much sooner. Brandon Howe
closed in 2006, leaving only the Banchory site with significant capacity after
2008.
Managing waste in the future
3.5.18 In 1999 SEPA published the National Waste Strategy, which sets out what
planning authorities need to achieve to keep to the strategy (in other words, a
move towards preventing waste from being created and sustainable waste
management). The Scottish Executive is currently consulting on a draft SPP
on planning for waste.
3.5.19 The National Waste Strategy is put into practice through the National Waste
Plan and 11 area waste plans. Each waste strategy area had to produce an
area waste plan, which identified the ‘best practicable environmental option’
for managing waste in their area, as well as the type of facilities that they
would need to achieve this.
3.5.20 The North East Waste Strategy Area Group includes representatives from
Aberdeen City, Aberdeenshire and Moray Councils, Scottish Environment
Protection Agency, Scottish Enterprise Grampian and the waste industry. An
area waste plan was published in 2003 which identified five parts to a strategy
to meet relevant targets.
• Expanding mini-recycling centres (by 56% in Aberdeen City and 36% in
Aberdeenshire by 2010).
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•

Introducing kerbside recycling collections (100% coverage by 2020).

•

Providing a clean-materials recycling facility (which will take 43,000 tonnes
a year by 2020).

•

Providing composting facilities (which will take 182,000 tonnes a year by
2015).

•

Energy from waste (capacity of 110,000 tonnes a year by 2010).

3.5.21 The North of Scotland Strategic Options Review Group (NOSSOR) is currently
developing options to manage waste and looking for further funding to put the
final three targets into practice, including an energy-from-waste plant near
Aberdeen which can take around 150,000 tonnes a year. The aim is that this
project will be up and running by 2012.
3.6

Sustainable development and global footprint
Sustainable development

3.6.1 The principles of sustainable development are promoted in Scottish Planning
Policy 1 – The Planning System (2002), which says that the planning system
must combine economic competitiveness and social justice with environmental
quality and justice. SPP1 lists eight ways the planning system can encourage
sustainable development.
• Promoting regeneration and the full and appropriate use of land, buildings
and infrastructure;
•

Promoting the use of previously developed land and reducing as far as
possible greenfield development (development on land which hasn’t been
built on previously);

•

Protecting important historic and cultural assets;

•

Protecting and improving areas for recreation and natural heritage;

•

Supporting better access by foot, bicycle and public transport, as well as
by car;

•

Encouraging energy efficiency through the layout and design of the
development;

•

Considering the life cycle of the development from the beginning; and

•

encouraging sensible use of natural resources.

3.6.2 We consider many of these topics elsewhere in this report.
3.6.3 The SPP also says that development plan policies must:
• tackle sustainable development at a local level while reflecting national and
international goals; and
•

consider both the short-term and long-term consequences of these policies
from the start.

3.6.4 The Planning etc (Scotland) Act 2006 means planning authorities must
“exercise [their development plan functions] with the objective of contributing
to sustainable development”.
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Global footprint
3.6.5 Scotland’s Global Footprint Project is a three-year project (ending in June
2007), which will allow local authorities to measure and identify ways to
reduce their effect on the environment locally and worldwide.
3.6.6 Aberdeen City and Aberdeenshire Councils (along with North Lanarkshire)
were chosen from nine organisations to work with the World Wildlife Fund
(WWF) Scotland on this project which is partly funded by the Scottish
Executive. The footprint project measures the amount of natural resources
used by the residents of each local authority compared with what natural
resources are available in the world. This will allow us to decide how we can
make more sustainable use of resources so other nations and future
generations can use and enjoy them and species can thrive.
3.6.7 It has been estimated that, at current population levels, if everyone on the
planet used an equal share of the world’s resources and these were used at
levels which can be maintained, the maximum effect of the environment
(global footprint) would be 1.9GHa (global hectares) per person.
3.6.8 Table 3m below shows Aberdeen and Aberdeenshire’s estimated global
footprint in 2005.
Table 3m – Aberdeen and Aberdeenshire’s global footprint in 2005
Aberdeen City (Gha)

Aberdeenshire (Gha)

Food and drink

1.11

1.07

Energy

1.14

1.09

Land travel

0.74

0.81

Housing

0.17

0.13

Consumables

0.74

0.62

Services

0.22

0.20

Holiday activities

0.51

0.56

Investment

0.76

0.76

Government and other

0.40

0.40

5.80

5.65

Total global footprint

Source: Aberdeen City and Aberdeenshire councils (2006)

3.6.9 Estimates for the north east put Aberdeen City’s resource use at 5.8 global
hectares per person and Aberdeenshire’s at 5.65. In other words we would
need three planets to maintain the world’s population based on the current
level of resources used in the north east.
3.6.10 Aberdeen uses more resources per person than any other Scottish city and
has the largest ’footprint’ in Scotland.
3.6.11 The global footprint project uses policy scenario development to explore and
quantify a range of possible urban and regional futures. These may help to
inform the development plan and thereby help to reduce the north east’s
environmental impact.
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4

ECOMONY

4.1

Introduction

4.1.1 There are many factors that play a part in creating a prosperous city and
region, one that continues to attract new developments and adapts to
changes. In Aberdeen City and throughout the region there are many different
sectors. Rural Aberdeenshire specialises in mainly primary and manufacturing
industries, while Aberdeen City is largely focused on the energy industry and
on providing services.
4.1.2 Although the north east is largely prosperous, there is a wide gap in the
distribution of this wealth, with pockets of deprivation next to wealthy areas.
The high income levels many workers in Aberdeen receive are not always
matched by those in Aberdeenshire. The large size of the region and the thinly
spread population also mean that some areas are relatively isolated with few
services or opportunities for employment. Any changes that affect industries in
rural areas can have widespread knock-on effects. Aberdeen City offers more
opportunities across a greater number of sectors and is home to a number of
company headquarters as well as research and academic institutions.
4.2

Worldwide, european and national trends

4.2.1 Throughout the world, economies have seen increasing commodity (such as
oil, gas and so on) prices in recent years. The rapid industrialisation of Asian
countries has resulted in higher oil and steel prices in particular. Within the
European Union (EU) there are economic differences, with older EU members
generally slowing down as well while the economies of the newer member
states are forging ahead. Some of these countries have become bases for
manufacturing industries that have left the UK.
4.2.2 In terms of EU funding (from the European Regional Development Fund),
Aberdeen City was not covered by Objective 2 status, although parts of
Aberdeenshire were. However, Objective-2 status ended at the end of 2005.
Both Aberdeen City and Aberdeenshire Councils are eligible to apply for other
sources of EU funding.
4.2.3 There are a number of issues resulting from EU laws that affect both
Aberdeen and Aberdeenshire. The depletion of North Sea fish stocks
continues and measures put in place to tackle this problem have had, and will
continue to have, a major effect on the north east. A number of ports in
Aberdeenshire rely on fishing, particularly Fraserburgh and Peterhead. These
areas are directly affected by changes to fishing quotas. Further cuts to
quotas, without realistic alternatives for employment, will result in many
problems in these areas.
4.2.4 Similarly, the north east also has a large percentage of agricultural workers.
Changes to the Common Agricultural Policy (CAP) will affect farmers and their
incomes. However, we have yet to feel the effect of the latest CAP changes.
4.2.5 Another recent change has been the introduction of the Working Time
Directive (WTD), limiting the number of hours freight drivers are allowed to
drive. The effects of this have yet to be fully felt. However the number of
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drivers within this sector has been reducing and limiting working hours is likely
to make this situation worse, as fewer drivers will enter the industry. While the
whole UK haulage industry may be disadvantaged because of high petrol
prices and not enough access to markets, the WTD makes this situation worse
for companies based in the north east. This is due to the long driving times
involved in reaching European markets.
4.2.6 The UK economy is currently driven by the service sector, which continues to
grow. Changes in the number and age of people who live in the area, coupled
with low unemployment levels in the UK has led to a shortage of workers in a
number of sectors which may ultimately affect the economy over the longer
term if these trends continue.
4.2.7 A rise in the tax applied to oil as a response to rising oil prices in the UK has
created some uncertainty about future growth in this sector. However, high
levels of demand and political instability abroad has kept oil prices at high
levels and this tends to have a positive affect on the local economy.
4.3

Economic sectors, recent trends and forecasts
Economic sectors

4.3.1 Figure 4a below shows the number of people employed in each sector of the
economy in Aberdeen City and Aberdeenshire. You can see these figures in
table 4a on page 31, along with the levels for Scotland as a whole. This
information is based on where people work rather than where they live.
Figure 4a – Number of employees by employment sector in the north
east (2004)
60

Aberdeen City

Number ('000s)
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Aberdeenshire
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Other Services
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Agriculture,
forestry and
fishing

0

Source:
Scottish Executive, http://www.scotland.gov.uk/Resource/Doc/933/0023401.xls and
http://www.scotland.gov.uk/Resource/Doc/933/0023403.xls
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Table 4a – Employment sectors in the north east and Scotland (2004)
Aberdeen City

%

%

0.2%

4.7

5.8%

36 1.5%

Energy and water

16.6 10.5%

2.5

3.1%

37 1.6%

Manufacturing

11.8

7.5%

11 13.5%

236 10.1%

6.9

4.4%

6.6

8.1%

127 5.4%

20.2 24.7%

542 23.3%

Agriculture, forestry
and fishing

Construction

0.3

Scotland

Number of
employees
(thousands)

Sector

Number of
employees
(thousands)

Aberdeenshire

Retail, wholesale
and hotels

35.4 22.5%

Transport and
communications

10.6

Finance and
business
Other services
Total (000s)

6.7%

%

4.7%

127 5.4%

25.7 16.3%

8.6 10.5%

419 18.0%

50.2 31.9%

24.3 29.7%

806 34.6%

157.5

3.8

Number of
employees
(thousands)

81.7

2,331

Source: Scottish Executive, http://www.scotland.gov.uk/Resource/Doc/933/0023401.xls and
http://www.scotland.gov.uk/Resource/Doc/933/0023403.xls

4.3.2 The most significant differences to come out of this are that Aberdeenshire
relies significantly more on employment in primary industries (such as farming
and fishing) than Scotland as a whole. It also shows that Aberdeen City (and
to a lesser extent Aberdeenshire) heavily rely on jobs in the energy and water
sector and that both Aberdeen City and Aberdeenshire are under-represented
when compared to Scotland as a whole in terms of both ‘Finance and
business’ and ‘Other services’.
Recent trends and forecasts
4.3.3 Scottish trends tend to mirror those of the UK as a whole. Currently, the
economy is driven by the service and construction sectors, both of which are
performing well. While the economy of Scotland may be slowing, the north
east continues to stay fairly healthy.
Issues linked to the number and age of the population
4.3.4 We need to look at employment trends and forecasts against the background
of the wider changes forecast for the area. We discuss these in more detail in
section 2 at the start of this report. However, in terms of the effect on the
economy we can see as potentially significant trends an increasing average
age of the population, a reduction in the number of people of working age and
a continued fall in the population of Aberdeen. The actual challenges resulting
from these changes (as well as perceptions) will affect the north-east’s
economic future.
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Energy industries
4.3.5 We have also felt the rise in commodity prices in Scotland and this could
dampen new development as steel prices increase.
4.3.6 Figure 4b below shows that employment in the energy sector is forecast to fall
by 14,000 (36%) over the period to 2021 (from 39,000 to around 25,000). This
is a significant reduction which could have a major affect on the economy.
Figure 4b – Forecast employment in the energy industry (2003 to 2021)
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Source: North East Scotland Economic Research at www.neser.org.uk

Primary industries
4.3.7 Primary industries have continued to decline throughout Scotland, with rural
areas hardest hit. Employment in agriculture is steadily dropping, with
increasing numbers of people just being employed seasonally. This is in stark
contrast to the increase in land used for agricultural purposes within Scotland.
Between 2004 and 2005 there was a 12.8% rise in the number of livestock in
Scotland and a 2.9% increase in the amount of grassland.
4.3.8 The fishing industry is also currently undergoing mixed fortunes. Fishing
quotas have reduced the amount of white fish caught. Nevertheless, both the
tonnage and value of what is caught continues to increase, each rising by over
10% between 2003 and 2004. However, the number of vessels and
employees continue to fall. This may be as a result of efficiency gains within
the industry. Scotland still accounts for 30% of fishing employment in the UK,
with one-third of UK fish caught being brought ashore in the north east.
4.3.9 With forests planted in the second half of the 20th century now being ready to
produce timber, felling has increased in recent years. However, cheap imports
from Scandinavia and the Baltic States have kept prices low. Around 50% of
the total UK woodland is in Scotland, making this a significant resource in the
future.
4.3.10 Figure 4c shows the employment expected in the primary sector and suggests
a fall of some 900 (20%) by 2021.
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Figure 4c – Forecast employment in the primary sector (2003 to 2021)
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Source: North East Scotland Economic Research www.neser.org.uk

4.3.11 Manufacturing in Scotland continues to be under threat, especially the
electronics sector. Cheaper labour and production costs in new member
states of the EU and the Far East are continuing to be the main attraction for
companies who are moving work abroad. Manufacturing employment across
Scotland fell by 3% between 2003 and 2004, while this fall was only 1% in the
north east. This difference may be due to strong performance in the
engineering sector as a result of work in the oil industry and increasing
recruitment.
4.3.12 The construction industry is also doing well across Scotland and is expected
to see more people employed. However, in 2003, 67% of Scottish construction
companies have reported shortages in skills. This is being tackled through a
number of initiatives (such as recruitment campaigns and apprenticeships),
the results of which we have yet to see. We believe there will be a number of
large building projects in the coming years and these will show the true scale
of any shortage.
4.3.13 Figure 4d below suggests employment is expected to gradually fall over the
period to 2021 by about 2,000 (6%).
Figure 4d – Forecast employment in the manufacturing and construction
sectors (2003 and 2021)
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Source: North East Scotland Economic Research at www.neser.org.uk
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Services
4.3.14 The service sector is currently driving the national economy and is the fastest
growing sector in the UK. This is also reflected in Scotland. Retailing and
financial services are the fastest growing areas, with financial services
growing by 35.5% between 2000 and 2005. This is twice as fast as the same
sectors in the UK. It is proving difficult to recruit managers for these
businesses in Scotland.
4.3.15 Retailing, as elsewhere in Scotland, is becoming more concentrated in
convenience goods, with the grocery sector accounting for 75% of sales. The
trend across the UK and Scotland is to develop ever larger stores, although
the overall number of shops is actually falling. Buying over the internet is likely
to account for 8% of sales by 2010, changing the nature of retailing (to an
extent) as a result. We expect this form of selling to grow in the future.
4.3.16 There are a large number and wide range of retail locations in the structure
plan area, ranging from Aberdeen City Centre to isolated village shops. The
’Aberdeen and Aberdeenshire Retail Study’ (2004) gives us a useful overview
of shopping activity in the area and detailed information on a wide range of
related issues. Table 4b provides a summary for the main retail locations,
while figure 4e shows where retail floorspace is based across the city region.
Table 4b – Summary of principal retail locations
Location
Aberdeen City
City Centre
Berryden
Boulevard Retail Park
Cults
Danestone
Dyce
Garthdee
Kittybrewster
Mastrick
Middleton Park
Rosemount
Torry
Aberdeenshire
Aboyne
Alford
Banchory
Banff
Ellon
Fraserburgh

Number
of
units

Gross floor area
(square
metre)

Turnover (£
million)

845

248,967

£582.44

17
11
34
4
14
5
14
17
6
80
55

20,807
17,216
4,235
10,647
8,014
28,165
13,631
2,476
5,390
8,158
5,424

£102.24
£18.37
£4.66
£74.10
£43.92
£163.92
£28.04
£3.72
£25.51
£15.18
£9.79

24
30
61
89
67
152

3,534
4,088
7,404
13,146
10,776
26,141

£5.62
£5.76
£12.18
£20.37
£21.47
£44.50
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Huntly
Insch
Inverurie
Kemnay
Kintore
Macduff
Mintlaw
Oldmeldrum
Peterhead
Portlethen
Stonehaven
Turriff
Westhill

85
14
111
20
12
55
15
18
158
24
100
44
21

11,574
2,393
29,118
1,739
1,130
5,396
3,775
2,310
26,127
26,671
10,764
6,456
3,951

£13.26
£3.25
£76.92
£2.23
£1.39
£3.83
£4.36
£3.53
£33.74
£86.45
£11.93
£11.45
£13.13

Source: Aberdeen and Aberdeenshire Retail Study (2004)

Figure 4e – Where retail floorspace is found in Aberdeen and Aberdeenshire

Source: Aberdeen and Aberdeenshire Retail Study (2004)

4.3.17 Aberdeen City Centre was ranked 30th in the ‘Experian UK Retail Rankings’ in
2004, climbing nine places since 2003. Aberdeen is the third-placed Scottish
city, behind Glasgow (2nd) and Edinburgh (16th). There is an alternative retail
ranking in CACI’s ‘Retail Footprint 2005’ which places Aberdeen 27th in the UK
(up from 28th in 2004) with spending on ‘comparison goods’ (such as clothes
and household goods) of £725 million. However, it does note that because
Aberdeen is fairly isolated, it will affect growth – given limited opportunities to
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capture new shoppers. This is in spite of the significant developments in the
pipeline which will both increase the available floorspace as well as improve
shopping experiences generally. These include the Union Square
development on Guild Street, the redevelopment associated with the Bon
Accord Masterplan (Schoolhill – Broad Street area) and making parts of Union
Street a pedestrian area.
4.3.18 Retail activity in Aberdeenshire has been dominated in recent years by the
development of large foodstores by the major supermarkets. Significant
activity has also taken place in the discount-food-store sector, and in the
‘bulky goods’ sector.
Table 4c – Retail permissions in Aberdeenshire 2001 to 2006
Location
Banff, Canal Park
Banff, Highland Spring
Hotel
Fraserburgh , Gateway
Fraserburgh, Gateway
Fraserburgh, Gateway
Peterhead, Queens
Street
Peterhead, West Road
Peterhead, West Road
Peterhead, Gateway
Ellon
Inverurie, Uryside
Inverurie, Blackhall
Road
Westhill
Huntly, West Road
Huntly, Stephen Street
Stonehaven, Loop
Road
Stonehaven, East
Newtonleys
Stonehaven, East
Newtonleys

Proposal

Status
Waiting for a
Superstore
decision
Waiting for a
Superstore
decision
Superstore
Approved and
extension
trading
Bulky goods
Approved and
and discounter trading
Waiting for a
Bulky goods
decision
Superstore
Waiting for a
extension
decision
Superstore
Approved
extension
Superstore
Approved
Approved and
Bulky goods
trading
Superstore
Approved
Waiting for a
Bulky goods
decision
Approved and
Bulky goods
trading
Superstore
Approved
Approved and
Superstore
trading
Approved and
Superstore
Trading
Waiting for a
Superstore
decision
Waiting for a
Superstore
decision
Waiting for a
Superstore
decision

Floorspace
4,292m2
3,065m2
1,951m2
2,675m2
4,180m2
3,133m2
2,500m2
4,632m2
5,010m2
3,870m2

3,362m2
4,645m2
3,253m2
3,300m2
4,180m2
4,200m2
4,200m2

Source: Aberdeenshire Council
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4.3.19 Aberdeenshire Council monitor their town centres through ‘town-centre health
checks’. These record details of a range of issues including retailer
representation, yield, diversity of shops, and qualitative aspects of the area.
Scores can range from one (unhealthy) to five (healthy).
Table 4d – Aberdeenshire town-centre health checks
2003

2005

Stonehaven

3.0

2.9

Peterhead

2.9

2.8

Inverurie

3.5

3.6

Ellon

3.0

3.0

Banff

2.5

2.4

Fraserburgh

2.4

2.4

Turriff

2.9

2.8

Huntly

2.5

2.5

Banchory

3.5

3.2
Source: Aberdeenshire Council

4.3.20 In general there has been a slight fall in the economic health of town centres
over the period considered. However, the significance of these figures is in the
consistently low figures given to Fraserburgh, Banff and Huntly, especially in
the light of table 4d above.
4.3.21 Figure 4f below shows that the size of service-sector employment is expected
to be stable, rising by just 2,000 (2%) to 2021.
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Figure 4f – Forecast employment in the service sector (2003 and 2021)
Source: North East Scotland Economic Research at www.neser.org.uk

4.3.22 Tourism continues to be a growth sector, with increasing numbers of tourists
visiting the north east. A number of agencies have spent extra money to boost
numbers further and promote Scotland and the region. We expect recruitment
figures to increase over the coming years with the tourism sector playing an
increasingly important role in the Scottish economy.
4.3.23 Employment in the public sector continues to grow, with large increases
nationally in health, social work and education – reflecting a number of
37

Government initiatives. We believe that as the population changes (more
elderly people and fewer children), the importance of these agencies is likely
to change.
4.3.24 The Scottish Executive is committed to making a number of departments
move away from Edinburgh, as can be seen by the recent move of Scottish
Natural Heritage to Inverness. A number of cities, especially Glasgow, have
benefited from this scheme. Further moves are likely around Scotland.
4.4

Gross domestic product

4.4.1 Gross domestic product (GDP) is a measure of economic activity within a
particular area. However, it can only give an idea of broad trends. As figure 4g
below shows, GDP has been steadily rising since 1996 at a similar rate in
Aberdeen and Aberdeenshire. The north east economy has grown at a
marginally faster rate than the Scottish economy, increasing its contribution to
Scottish GDP from 10.9% to 11.3% between 1996 and 2004.
Figure 4g – Annual GDP growth for Aberdeen, Aberdeenshire and
Scotland (1996-2004)
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Source: Estimates of local economic output in Scotland 1998 - 2004, Mackay
Consultants

4.5

Unemployment and income levels

4.5.1 Unemployment levels in the UK (as measured by the number of people
claiming Job Seeker’s Allowance) are beginning to rise, now standing at 2.6%
(September 2006). This is the highest level for over two years. Unemployment
in Scotland now stands at 2.7%, ranging from 0.9% to 4.5% in Inverclyde.
Unemployment in Aberdeen City and Aberdeenshire has stayed consistently
low. Aberdeenshire (0.9%) is ranked as having the lowest unemployment rate
in Scotland, while Aberdeen City (1.5%) is ranked as having the 5th lowest.
4.5.2 In a report from the Mackay Consultants in 2006, concern was expressed that
unemployment levels in North East Scotland where too low (from an economic
viewpoint). This was because the low levels were seen as affecting the future
growth of the economy. Indeed, a number of sectors appeared to be
experiencing recruitment problems as well as the more specific skills
shortages in parts of the oil and gas sector. The arrival of workers from
countries in eastern Europe will have had some effect on this situation in
recent years.
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4.5.3 Figure 4h shows the unemployment picture over the past 10 years, with levels
in the north east consistently below those for Scotland and the UK as a whole.
Figure 4h – Unemployment (people claiming benefits) 1997 to 2006
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4.5.4 There are a number of sources of information which look at the issues of
income and earnings. Among these is the Annual Survey of Hours and
Earnings (ASHE). Data on income levels is derived from (ASHE).
4.5.5 The information below is based on the home of the employee rather than
where the employment is actually based. As a result, the fact that a large
number of residents in Aberdeenshire travel into Aberdeen for work affects the
figures.
4.5.6 Table 4e below presents earnings information for 2005. People living in
Aberdeen and Aberdeenshire earned well above the Scottish weekly average
wage of £396.20 before deductions (at £430 for Aberdeen and £416 for
Aberdeenshire). Those earnings in Aberdeen were also higher than the UK
average of £423.20.
Table 4e – Average earnings for Aberdeen City and Aberdeenshire (2005)
Average
gross weekly
earnings

Full-time

Part-time

Aberdeen City

£430.00

£542.00

£164.00

Aberdeenshire

£416.00

£518.00

£165.30

Scotland

£396.20

£480.80

£166.00

UK

£423.20

£517.00

£164.20

Source: North East Scotland Economic Review 2006

4.5.7 In both council areas, those in full-time work averaged earnings levels over the
Scottish and UK averages, while part-time workers earned comparable wages.
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4.5.8 When we analyse the information on the basis of workplace, the difference
between Aberdeen City and Aberdeenshire increases. Full-time earnings in
Aberdeen City (£569.70) are more than those in Aberdeenshire (£471.40) by
almost £100 a week.
4.5.9 On average, women in Scotland earn 81% of the level men earn, while the
figure for the UK is 77%. This sets a background for the figures in Aberdeen
City (68%) and Aberdeenshire (74%). As a result, the north east is well behind
Scotland and the UK in terms of equal pay for men and women. This is
possibly a reflection of the high earnings available in the male-dominated oil
industry.
4.6

Employment centres
Aberdeen City

4.6.1 Travel patterns for employment in Aberdeen City are concentrated around a
number of key areas. The city centre is not just a major destination for the
people who live in Aberdeen but also for those who live in the wider area of
Aberdeenshire. The large industrial areas at Dyce and Bridge of Don /
Denmore to the north, and Tullos / Altens to the south, are also major
employment centres.
4.6.2 Travel patterns in Aberdeen would suggest that people do travel across the
city for work. The roads that cross the city are the major routes and
well-known for being congested. However, this does not appear to prevent
people from travelling for work.
4.6.3 For large employment areas such as Dyce, a large percentage of the
workforce live in the surrounding suburb. There are smaller industrial estates
within Aberdeen that work in a similar way. The areas of Jesmond to the north
of Aberdeen and Sheddocksley to the west are two areas where there are no
employment sites.
Aberdeenshire
4.6.4 Aberdeen City is where a large percentage of people who live in
Aberdeenshire work. A significant number of people from many of the major
settlements travel to Aberdeen to work (see section 5.5 below). A large
number of people living in Aberdeenshire also travel to their local town for
work, or a town close to where they live. Very few people travel from the north
of Aberdeen to the south, or vice versa.
4.6.5 There are a number of other centres in Aberdeenshire that people travel to,
namely Westhill, Portlethen and Inverurie. All of these towns have large
employment areas. Only outlying towns such as Braemar have few people
travelling to them. Not only are these places isolated, but there is also little
employment there to draw people. However, large numbers of people do
travel from outlying towns of Aberdeenshire to the city.
4.7

Employment land

4.7.1 For the purposes of the current structure plan, we define employment land as
land for general industrial and business or office use, storage and distribution
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uses, business parks and specialist technology parks including research and
development.
4.7.2 Marketable land is broadly defined in SPP2 as land which meets business
needs, has a secure planning status (either zoned in the local plan or with
planning permission) and has either services (water, gas, electricity and so on)
already provided or will have within five years.
4.7.3 The current structure plan needs a supply of employment land which can be
maintained throughout the plan period. A seven-year supply of land at any one
time is normally enough for this. However, the Aberdeen Community Plan has
a higher target. The need for land in the future will be satisfied by taking
account of development trends over the past 10 years, in association with
other significant economic factors. These include assessing market trends and
reaching agreement with other people with a major interest in or experience of
the need for employment land. So, it is also essential that business and
industrial land is monitored each year to make sure we are aware of the
supply and demand for employment land.
4.7.4 Tables 4g and 4h show where and how much employment land is available in
Aberdeen and Aberdeenshire. This includes the amount of land which can be
marketed and land which is constrained (summarised in figure 4f). From the
information we can see that there are currently 593.7 hectares of employment
land in the north east, 40% of which is currently considered marketable. Only
40 hectares are considered marketable at the moment in Aberdeen City (just
17% of the total supply). The figures for Aberdeenshire show that 53% of the
land supply can be marketed.
4.7.5 There are a number of reasons why sites may be ‘constrained’ including:
•

who owns the land;

•

access problems (both physical and legal);

•

the shape or size of the proposed site;

•

funding difficulties;

•

lack of demand; or

•

restrictions in terms of the services which can be provided.

This does limit the amount of land available at any one time. These
‘constrained’ sites are included in the land supply because, over time, we can
overcome these restrictions and these sites can provide for future employment
land.
Table 4f – Summary of employment land supply (2006)
Total land
(hectares)

Marketable
(hectares)

Constrained
(hectares)

Aberdeen City

238.7

40.5

180.8

Aberdeenshire

395

211.1

183.9

Total

633.7

251.6

364.7

Source: Aberdeen City and Aberdeenshire Councils
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Table 4g – Employment land supply in Aberdeen City (2006)
Total land

Marketable
land

Constrained
land

Altens

3

3

0

Loirston

5.7

0

0

Moss-side and Cairnrobin

9.8

0

9.8

Peterseat, Altens

7.4

7.4

0

Peterseat Extension, Altens

5.7

5.7

0

Altens East and Doonies

13.4

9.4

4

Wellington Road

0

0

0

Greenferns, Northfield

8

0

8

Science and Energy Park,
Bridge of Don

8.1

0

0

Science and Technology Park,
Bridge of Don

3.6

0

0

Findlay Farm, Murcar

14

0

14

Berryhill, Murcar

42

0

42

Airport South West, Dyce

87

0

87

Dyce Drive

5.2

5.2

0

Kirkhill, Dyce

0.9

0.9

0

North Raiths, Dyce

3

3

0

Pitmedden Road East, Dyce

0.8

0.8

0

Raiths, Dyce

3.8

3.8

0

Stoneywood Technology Park

16

0

16

Wellheads West, Dyce

1.3

1.3

0

TOTAL

238.7

40.5

180.8

Note: All figures are net hectares
Source: Employment Land Audit 2006

4.7.6 Part of the explanation for the low quantity of marketable land in Aberdeen
City is the stage reached with the City Local Plan.
4.7.7 In Aberdeenshire, Peterhead and Portlethen have over 70 hectares of
employment land each. There are nine extra settlements with over 10
hectares (all main settlements identified in the current structure plan). Of the
Aberdeenshire total, 88% of the supply is in the main settlements.
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Table 4h – Employment land supply in Aberdeenshire (2006)
Total land

Marketable
land

Constrained
land

Aberchirder

1

1

0

Banff

2.8

1.4

1.4

Fraserburgh

15.7

4.9

10.8

Macduff

12.5

7.1

5.4

Longside

2.1

0

2.1

Mintlaw

2.2

2.2

0

Peterhead

72.2

56.2

16

Balmedie

4.4

4.4

0

Cuminestown

0.5

0

0.5

Ellon

17.9

17.9

0

Fyvie

0.2

0.2

0

Newburgh

4.6

0

4.6

Oldmeldrum

13.4

8.3

5.1

Pitmedden

1.9

1.4

0.5

Rothienorman

1.2

0

1.2

Tarves

1.7

0

1.7

Turriff

3.6

0.8

2.8

Belhevie

6.2

0

6.2

Street of Monteach

1.1

0

1.1

Blackburn

4.1

4.1

0

Insch

5

5

0

Inverurie

36.4

19.8

16.6

Kemnay

2.4

0

2.4

Kintore

15.3

11.2

4.1

Westhill

26

3

23

Sauchen

2.4

0

2.4

Millbank

3

3

0

Aboyne

5.6

0

5.6

Alford

2.9

0.9

2

Ballater

0.4

0.4

0

Banchory

12.4

12.4

0

Huntly

6.7

0

6.7

Tarland

1.3

1.3

0

Torphins

1.3

1.3

0

Rhynie

0.5

0.5

0

Lumsden

0.3

0.3

0
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Whitehouse

0.8

0.8

0

Kincardine O’Neil

0.5

0.5

0

Muir of Fowlis

0.3

0.3

0

Gourdon

2.4

2.4

0

Inverbervie

0.8

0.8

0

Laurencekirk

9.1

0.9

8.2

Newtonhill

7.4

7.4

0

Portlethen

71.2

17.7

53.5

Stonehaven

11.3

11.3

0

Total

395.0

211.1

183.9

Note: All figures are net hectares
Source: Employment Land Audit 2006

Trends in take-up of employment land
4.7.8 The take-up rate and location of employment land in the north east varies a
lot. Figure 4j below shows the take-up of employment land for the past 30
years. The high and low points over this period roughly correspond, probably
as a result of events in the oil industry or political incidents throughout the
world.
Figure 4j – Employment land take-up (1976-2005)
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Source: Employment Land Audit 2001 and 2006, and Grampian Regional Council Housing
and Industrial Schedules 1993

4.7.9 The overall trend for both Aberdeen City and Aberdeenshire is that take-up
rates of employment land are falling. This may be as a result of a wellestablished energy sector, but could also be as a result of companies
changing the way they manage their operations – they need smaller sites in
more key places.
4.7.10 Take-up of employment land in Aberdeenshire has nearly always been higher
than that of Aberdeen City and consistently so since the 1990s. This could be
as a result of employment sites within Aberdeen becoming fully developed,
without new opportunities coming forward. Because of this, larger sites are
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only available in a few places in Aberdeen City, namely at Dyce and to the
south of Aberdeen (where there is a very high cost due to where they are
based), or in the cheaper Aberdeenshire area.
4.7.11 You should also remember that there are no specific records of the
redevelopment of existing sites. Sites in the employment land audit are only
new sites and do not include redevelopment on sites which used to house
business units.
Technology parks
4.7.12 The current structure plan allows for specialist technology parks to be
extended and new ones built. Currently these parks only exist in Aberdeen,
with two in Bridge of Don and one planned for Stoneywood. The Finalised
Aberdeen Local Plan identifies possible extensions to these as well as a new
business park at Dyce, which is close to a proposed junction on the Aberdeen
Western Peripheral Route. Another business park is proposed at Hillside,
Portlethen.
4.7.13 The land set aside for these developments is included in the employment land
audit. However, as the developments are restricted to specialist uses, they are
not considered within the marketable land or constrained land columns.
Companies that are suitable for these sites would previously have used
employment land elsewhere, so providing specialist facilities means that there
are still sites available for normal employment uses.
4.7.14 Although take-up may be slower than that for employment land as a whole, we
need to take account of the specialist nature of these developments.
Specialist uses (in other words, protected land)
4.7.15 There are no protected areas in Aberdeen City for ‘specialist uses’. There are
two in Aberdeenshire, at St Fergus and North Collielaw to the north and west
of Peterhead. Both these sites are protected for oil and gas developments.
Offices
4.7.16 Office developments are considered to be town-centre uses and so should
keep to the sequential approach when choosing sites to base them in. Very
few offices are built in Aberdeenshire as stand-alone developments, but are
often built as part of other developments. New offices tend to be built in
Aberdeen. Many major office developments in Aberdeen have been based out
of centre such as Hill of Rubislaw and the city’s major industrial areas. In
many cases this is because oil companies and oil-service companies like to
combine their industrial, warehousing, open-storage and offices on one site. A
negative effect of allowing offices on industrial areas in the current situation of
high land prices has been to price class-5 (industrial) and class-6
(warehousing) uses out of the market. This is because they cannot compete
with higher-value class-4 (business or office) use.
Future supply and demand
4.7.17 The issue of future supply and demand is difficult to measure. By analysing
take-up rates, we can only gather some evidence. As shown in figure 4j
above, development rates across the north east have risen and fallen over the
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past 30 years. However, the overall trend has been a downward one. Wider
economic issues also affect take-up rates and in the north east this is strongly
linked with the oil industry – booms in oil correspond with booms in take-up.
So, if we only consider a 30-year take-up rate, it is of little value to us as more
recent trends can be affected by the large variations in the past. We need to
use common sense and take account of wider trends when identifying any
future figure.
4.7.18 As well as take-up rates falling, the nature of how businesses operate has also
changed over the past 30 years. Companies are increasingly getting others to
carry out some of their operations and often no longer need as large a site as
they did previously. The dominant industry, oil, is also fairly stable so it is
unlikely that there will be major increases in demand from this sector.
4.7.19 Table 4i below gives an idea of possible take-up of employment land based
on take-up over 25 years. We use 300 hectares over 25 years and 450
hectares over 25 years as two possible scenarios.
4.7.20 We will use the figures in the table below as the basis for discussion with the
private sector to reach an agreement for the period the strategic plan will
cover. This will mean that any figures resulting from using the table also take
account of local knowledge. As this information is based on development
rates, these have been affected by the Aberdeen City and Aberdeenshire
Local Plan processes which may have influenced the timing of development in
some areas. This will affect the figures and so you need to consider the effects
carefully.
Table 4i – Possible future employment land needs
Land
needed
Percentage assuming
300
of total
Land needed
development hectares assuming
Current
over
450 hectares structure New
(1996 –
figures
2005)
25years over 25years plan

Current supply
(marketable /
constrained
land)

Aberdeen

27%

81

121.5

40-75

23 - 34

40.5 / 180.8

Portlethen

20%

60

90

10-30

17 - 25

17.7 / 53.5

Banchory

1%

3

4.5

5-10

1-1

12.4 / 0

Westhill

8%

24

36

5-20

7 - 10

3 / 23

Ellon

3%

9

13.5

5-10

3-4

17.9 / 0

Stonehaven

0%

0

0

5-15

0-0

11.3 / 0

Inverurie

7%

21

31.5

10-30

6-9

36.4 / 20.7

Fraserburgh

3%

9

13.5

5-10

3-4

4.9 / 10.8

Peterhead

14%

42

63

5-20

12 - 18

52.6 / 16

Huntly

1%

3

4.5

5-10

1-1

0 / 6.7

Other

16%

48

72

TOTAL

100%

300

450

13 - 20

Source: Aberdeen City and Aberdeenshire Councils
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4.8

Deprivation and regeneration (improving local areas)
Scottish Index of Multiple Deprivation 2006

4.8.1 The Scottish Index of Multiple Deprivation (SIMD) is the Scottish Executive’s
official way of identifying small areas of multiple deprivation (areas
disadvantaged in relation to education, crime and access to jobs for example)
across Scotland. SIMD 2006 was published in October 2006 and updates the
version published in 2004.
4.8.2 The SIMD is based on ‘data zones,’ which allows users to compare
deprivation at a small area level across Scotland and to identify pockets of
deprivation that could be missed in analyses based on larger areas. There are
6,505 data zones in Scotland and 568 in north-east Scotland – 267 in
Aberdeen City and 301 in Aberdeenshire.
4.8.3 A total of 37 measures are used which range over seven categories. These
categories are:
•

current income;

•

employment;

•

health;

•

housing;

•

education, skills and training;

•

access to services; and

•

crime.

Deprivation scores are calculated for each of these and then combined to
produce an overall deprivation index for each data zone.
4.8.4 SIMD 2006 reveals a number of data zones in north east Scotland that are
among the most deprived in Scotland. Table 4j below shows the number of
north east data zones that were in the most deprived 5%, 10%, 15% and 20%
of all Scottish data zones.
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Table 4j – Multiple deprivation in north east Scotland

Aberdeen City
Data zones
Population
Percentage of
the total
population
Aberdeenshire
Data zones
Population
Percentage of
the total
population
NE Scotland
Data zones
Population
Percentage of
the total
population

5% most
deprived
data zones
in Scotland

10% most
deprived
data zones
in Scotland

15% most
deprived
data zones
in Scotland

20% most
deprived
data zones
in Scotland

9
5,797
2.8%

18
11,749
5.8%

27
18,027
8.9%

36
24,715
12.1%

2
1,629
0.7%

2
1,629
0.7%

6
4,353
1.9%

8
5,945
2.6%

11
7,426
1.7%

20
13,378
3.1%

33
22,380
5.1%

44
30,660
7.0%

The total population is based on the 2004 population estimate.
Source: Scottish Index of Multiple Deprivation (2006)

4.8.5 The Scottish Executive uses a 15% cut-off to define the areas with the highest
incidence of multiple deprivation in Scotland. By this measure, there are 33
deprived data zones in north east Scotland, with a total population of 22,380.
These data zones tend to be concentrated in certain areas. In Aberdeen City,
the data zones with the highest levels of deprivation are in the Woodside,
Tillydrone, Middlefield, Northfield, Cummings Park, Torry and Seaton
neighbourhoods. The most deprived data zones in Aberdeenshire are in
Fraserburgh and Peterhead.
Regeneration (improving local areas)
4.8.6 There are a number of plans for improvement under way in Fraserburgh,
Peterhead and six of the seven areas with the highest levels of deprivation
identified in the SIMD 2006 in Aberdeen City.
4.8.7 In 2003, the Aberdeen City Alliance paid a consortium including Tribal HCH,
Elder & Cannon Architects and Shared Intelligence to develop Aberdeen’s
Community Regeneration Strategy (2004). The strategy was developed after
taking account of Aberdeen’s Community Plan “aberdeenfutures” and is a
central part of the Alliance’s attempts to achieve the vision set down in the
community plan.
4.8.8 Aberdeen’s Community Regeneration Strategy has two purposes – to tackle
city-wide challenges (such as a population which is falling), while on the other
hand it has to tackle the differences between neighbourhoods in the city. The
aim of the strategy is to make Aberdeen a more inclusive city where all
residents have the chance to benefit from the opportunities the city offers. The
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strategy identifies priority neighbourhoods where there are the most
challenges and those at risk in the future.
4.8.9 One of the main outcomes of the strategy is six regeneration masterplans for
Cummings Park, Middlefield, Tillydrone, Torry, Woodside and Seaton. Each of
these priority communities has been working with consultants DTZ or HTA and
John Thompson & Partners over a number of months to develop master plans.
The draft master plans were shown to the local communities for their views in
July and August 2006. Once finalised, the master plans will act as the
framework for deciding on future public and private investment in each of the
six areas.
4.8.10 A number of actions are ongoing in Aberdeenshire but the most significant
programme is ‘Building Buchan - New Beginnings’. The project covers
communities from Peterhead to Portsoy and aims to tackle the economic
challenges facing coastal communities that once heavily depended on
traditional industries such as farming and fishing. Aberdeenshire Council,
Communities Scotland and Scottish Enterprise Grampian developed the
action plan, along with local businesses and communities. The project is
part-funded by the European Regional Development Fund through the East of
Scotland Objective 2 Programme 2000-2006.
4.8.11 The action plan focuses on four main themes:
•

creating new and diverse businesses;

•

making sure modern infrastructure is in place,

•

improving people’s skills; and

•

developing sustainable and energetic communities through
involvement, empowerment and regeneration activities.

Opportunities for building on previously used land (brownfield land)
4.8.12 A lot of brownfield land has been identified in both Aberdeen and
Aberdeenshire. A high-level study has found around 250 hectares in Aberdeen
and 125 hectares in Aberdeenshire that could be redeveloped over and above
current land allocations. These areas are of varying sizes, quality and location.
Some are suitable for alternative uses, including housing and employment.
4.8.13 National planning policy strongly encourages authorities to reuse empty and
derelict sites. There is a particular difficulty in Aberdeenshire in promoting the
reuse of previously developed sites as there are large areas available which
have never been built on before (greenfield land). Redevelopment of
brownfield sites in Aberdeen is taking place, although mainly for uses other
than employment.
4.8.14 Empty brownfield land (even where the last use was for employment
purposes) is not included in the audit carried out to find the amount of
available employment land. As these sites come forward, they can offer
considerable flexibility. Empty brownfield sites not previously set aside for
industrial use are unlikely to be redeveloped for industrial and business
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purposes, due to competing demands from other higher value or more
appropriate uses, especially housing.
4.8.15 Local plans usually want to keep established employment sites in employment
uses. However, some flexibility has to be shown for sites within mainly
residential areas and so on. We need to hear strong arguments if sites are not
to stay in an employment use. These sites sometimes offer the only
employment land which can be marketed successfully in an area.
4.8.16 As we have said elsewhere, Aberdeen City have recently begun preparing an
urban capacity study to identify how much brownfield land is likely to become
available for redevelopment.
4.9

Educational achievement

4.9.1 The level of educational achievement in the workforce is an important factor
which can influence future economic prosperity and how attractive the area is
for possible new investors.
4.9.2 Table 4k below shows the percentage of the population with specific levels of
qualifications in Aberdeen City, Aberdeenshire and Scotland as a whole.
Table 4k – Educational achievement in the north east and Scotland
Percentage of working-age population
Aberdeen City Aberdeenshire Scotland
NVQ Level 4 and above

34.1%

30.7%

30.6%

53.7%

51.7%

50.2%

71.1%

72.9%

67.8%

[Less than five standard grades
(Credit level) / GCSE’s (grades A-C)]

80.8%

84.1%

78.6%

Other qualifications
No qualifications

6.7%
12.5%

6.3%
9.6%

6.7%
14.7%

[HND, degree or higher degree]

NVQ Level 3 and above
[Two or more highers or advanced
highers or A-levels]

NVQ Level 2 and above
[Five or more standard grades (credit
level) / GCSEs (grades A to C)]

NVQ Level 1 and above

Source: Nomisweb (Local Authority Profiles, September 2006)

4.9.3 The percentage of the working-age population in the north east with NVQ level
qualifications is higher than the percentage for Scotland as a whole. However,
these percentages are still lower than that for other parts of Scotland.
4.9.4 Table 4l presents this information for the four structure plan areas which
centre on the cities which are likely to need to produce strategic development
plans.
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Table 4l – Educational achievement in the four city regions
NVQ
Level 4 +

NVQ
Level 3 +

NVQ
Level 2 +

NVQ
Level 1 +

Edinburgh and Lothians

37.0%

56.4%

72.0%

81.7%

Aberdeen and Aberdeenshire

32.3%

52.7%

72.0%

82.5%

Dundee and Angus

29.8%

49.6%

66.9%

77.5%

Glasgow and Clyde Valley

29.6%

47.8%

64.5%

75.0%

Source: Nomisweb (Local Authority Profiles, September 2006)

4.9.5 We can see that Aberdeen and Aberdeenshire fall some way behind the
Edinburgh and Lothians area in terms of qualifications at NVQ level 3 or
above.

51

5

TRANSPORT

5.1

Introduction

5.1.1 ‘Transport is one of our most vital public services, influencing our economy,
our communities, our environment, our health and our quality of life. It touches
all our lives – it connects people to jobs, family and friends, students to
learning, customers to services, businesses to suppliers, products to markets,
and Scotland to the world’ (Scotland’s Transport Future, Scottish Executive
2004).
5.1.2 Issues of transport and how land is used are always linked, with each having a
major influence on the other. This is particularly true for an area such as
Aberdeen City and Shire, where areas are spread out so there is a greater
need for transport. Even in the centre of the city, the ability to get around is
very important.
5.1.3 We need a good transport system for the economy to function efficiently, and
to help maintain businesses. Likewise transport links can be a significant
factor when businesses decide to move.
5.1.4 A good transport system is also necessary for communities to be effective so
the disadvantaged in society can access the services that they need at a
reasonable cost.
5.1.5 Finally, a good transport system affects the aim of achieving sustainable
development, as transport makes a significant contribution to carbon dioxide
produced and the weather changes which will result (climate change).
5.2

National, regional and local transport strategies
National transport policy and strategy

5.2.1 The National Transport Strategy was published in December 2006. The
Executive wants to base this 25-year strategy on five aims for transport. These
are to:
•

promote economic growth by building, enhancing managing and
maintaining transport services, infrastructure and networks to maximise
their efficiency;

•

promote social inclusion by connecting remote and disadvantaged
communities and increasing the accessibility of the transport network

•

protect our environment and improve health by building and investing in
public transport and other types of efficient and sustainable transport which
minimise emissions and consumption of resources and energy;

•

improve safety of journeys by reducing accidents and enhancing the
personal safety of pedestrians, drivers, passengers and staff; and

•

improve integration by making journey planning and ticketing easier and
work to ensure smooth connection between different forms of transport.

(National Transport Strategy, Scottish Executive 2006)
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5.2.2 Associated with these aims are a series of important goals for transport.
•

To help the economy grow.

•

To promote accessibility.

•

To promote choice and raise awareness of the need for change.

•

To promote modal shift.

•

To promote new technology and cleaner fuels.

•

To manage demand.

•

To reduce the need for travel.

•

To promote road safety.

5.2.3 The draft strategy emphasises the Scottish Executive’s desire for local
authorities to consider transport issues at the very earliest stage of the
decision-making process about where new developments are based. The
strategy re-emphasises that if travel is needed it should be made easy to get
to places on foot or by bike first of all. If not, public transport should be easily
accessible. This reflects a prioritised approach to integrating landuse and
transportation.
5.2.4 When taken together, the national, regional and local transport strategies will
represent a hierarchy of action in transport services to improve transport
across the whole of Scotland.
5.2.5 The National Planning Framework for Scotland identifies a number of trends
which affect the Planning system, particularly people heavily relying on cars
and the growing congestion and pollution. It identifies that “a key determinant
of Scotland’s environmental performance over the next 20 years will be the
extent to which it is possible to effect a shift to more sustainable modes of
transport and more sustainable patterns of transport and land use”. It identifies
that “the challenges in urban and inter-urban transport are to facilitate
economic growth by tackling congestion in the city regions, to complete the
missing links in the transport network, to encourage a switch to more
sustainable modes of transport, and to provide disadvantaged communities
with better access to economic opportunities”.
5.2.6 The National Planning Framework also highlights the importance of
transportation links down the east coast, and the opportunities to be had in
developing North Sea and Baltic connections. It specifically identifies the need
to improve access to Aberdeen Airport by public transport as an issue which is
nationally important.
Regional transport strategy
5.2.7 The Transport (Scotland) Act 2005 laid down conditions for local authorities to
produce regional strategies. The strategies must consider how transport in the
region needs to be developed to meet future needs, improve inter urban
transport efficiency, improve social and economic wellbeing, promote public
safety, promote social inclusion, promote transport integration and help
provide access to health services.
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5.2.8 The strategy must also prioritise transport-related developments and identify
how the strategy will be put into practice and monitored. NESTRANS is
drawing up the first regional transport strategy for the north east. Guidance
from the Executive suggests that these first regional transport strategies
should:
•

reflect the national spatial priorities identified in the National Planning
Framework (and, where relevant, the Regeneration Policy Statement);

•

support the policies set out in SPP17; and

•

be consistent with relevant current structure plans (and, depending on the
level of detail, with local plans).

5.2.9 Future regional transport strategies are likely to be drawn up once these
development planning changes have been made and after the second
National Planning Framework has been published. The first regional transport
strategies will be important in the first round of strategic and local development
plans and will help to provide information for the second National Planning
Framework. The RTS should provide a framework for the transport activities of
councils, health boards and others but not necessarily go into great detail on
those issues that will not be their responsibility. This is likely to be found in the
local transport strategies.
5.2.10 The draft RTS was published for public consultation in December 2006, and
will be sent to Scottish Ministers in March 2007.
Local transport strategies
5.2.11 Both Aberdeen City and Aberdeenshire Councils have produced local
transport strategies, and are in the process of reviewing them. Both existing
and new strategies support the ideas of the modern transport system.
5.2.12 The modern transport system (MTS) represents a package of transport
measures to improve the economy, accessibility and environment of the north
east and to be put into practice over the period until 2015. It includes, among
other things, proposals relating to:

5.3

•

the Aberdeen Western Peripheral Route;

•

trunk road improvements;

•

park-and-ride facilities, bus priority measures and other improvements to
public transport;

•

Aberdeen Crossrail and strategic rail and rail freight improvements; and

•

air and sea links, including access on the ground to the airport.

Modal share

5.3.1 The car is the main method of transport to work, and relying on this method is
greater in the north east than for Scotland as a whole. The percentage of
journeys travelling to work by car has risen steadily from 68% to 73% since
1999 to 2000, while the average for Scotland as a whole has stayed the same
at around 68%. Journeys to work by bus have fallen from 10% to 8% in the
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same period. The main reason for these changes can be put down to higher
levels of car use and lower levels of bus use for those living in Aberdeenshire.
Table 5a – Journey to work (modal share)
1999/2000

2003/2004

Aberdeen and
Aberdeenshire

All
Scotland

Aberdeen and
Aberdeenshire

All
Scotland

Car

68%

67%

73%

68%

Walking

14%

14%

13%

13%

Bus

10%

12%

8%

12%

Source: 2004 Scottish Household Survey

Table 5b – Journey to work trends by local authority area (modal share)
Aberdeen City

Aberdeenshire

1991

2001

1991

2001

56%

64%

64%

76%

Walking

14.3%

15.2%

15.4%

11.9%

Bus

21.5%

14.2%

6.7%

4.6%

Car

Source: 2001 Census

5.3.2 NESTRANS analysis of the 2004 Scottish household survey has identified that
twice as many employees from Aberdeen City live within five miles of their
place of work compared to Aberdeenshire. 70% of employees in
Aberdeenshire travel more than three miles to work.
5.3.3 It also shows that other journeys display a slightly different picture. The
journey to school is dominated by walking in Aberdeen City and the bus in
Aberdeenshire. The number of children who travel to school by car in
Aberdeen City is higher than the national average but is significantly below the
national average in Aberdeenshire.
5.3.4 Travel for supermarket shopping is mainly done by the private car with over
90% of all trips to supermarkets being made by private car. This figure
matches the national level.
5.3.5 The percentage of people who are walking as a means of transport (rather
than for leisure) has fallen significantly since 2001. The research by
NESTRANS identifies that a 5% drop suggests that more people are relying
on the car in the north east, while the figure stays the same nationally.
5.4

Accessibility

5.4.1 Over 90% of those living in Aberdeen City live within six minutes of a bus stop
and three-quarters are served by a half-hourly bus service, as shown in table
5c below. The comparable figures for Aberdeenshire are 73% living within six
minutes of a bus stop but only 9% having at least one bus every 26 minutes.
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Table 5c – Access to, and frequency of, bus services

Aberdeen City

Within six
minutes walk of
bus stop (%)
92

Have at least
one bus every
26 minutes (%)
77

Have at least an
hourly service
(%)
84

Aberdeenshire

73

9

50

Scotland

86

48

72
Source: NESTRANS

5.4.2 How accessible public transport is (measured by the number of people who
responded to the survey living within six minutes’ walk of a half-hourly bus
service) has stayed more or less the same since 1999-2000. Research carried
out when monitoring the Aberdeen and Aberdeenshire Structure Plan has
identified a trend of new housebuilding in places which do not have good
public-transport routes. This may be a product of timing, as new routes may
not have yet been developed to serve these areas. However, it could result
from not putting the NEST strategy fully into practice. This trend has been
identified as worrying within the NEST Economy and Transport monitoring
report (2005).
5.4.3 The north east currently has seven railway stations, as shown in table 5d
below (along with the population in 2001 living within 1.6 kilometres and 5
kilometres of these stations). In 2001, a total of 52.5% of the population of the
north east lived within 5km of a station.
Table 5d – Population within set distances of railway stations (2001)
Station
Huntly
Insch
Inverurie
Dyce (see below)
Aberdeen
Portlethen (see below)
Stonehaven
Total
Percentage of cityregion population

Population within 1.6km
4,521
1,645
8,603
5,732
39,696
7,175
9,912
77,284

Population within 5km
5,127
2,832
12,262
23,983
161,217
14,559
10,507
230,487

17.6%

52.5%

There is an element of overlap with Aberdeen (5km) but these have been included
with Aberdeen’s figures.
Source: Aberdeen City and Aberdeenshire Councils

5.4.4 Car ownership in the north east is about 10% higher than the national average
and is reported in the Scottish Household Survey 2003-2004 as 76%. This
represents an increase compared with the 2001 Census figure of 73.9% of
households having access to a car in the area. You will see details of this in
table 5e below.
56

Table 5e – Car ownership (2001)
Households
No car or van
At least one car or van

Aberdeen City
97,013
33.8%
66.2%

One car or van
Two cars or vans
Three or more cars or vans

45.5%
17.4%
3.3%

Aberdeenshire
90,736
17.9%
82.1%
44.9%
29.5%
7.8%

North East
187,749
26.1%
73.9%
45.2%
23.2%
5.5%

Source: 2001 Census

5.4.5 According to figures in the census analysed for NESTRANS, car availability is
lowest in the most deprived wards in the north east, and relatively low in the
larger towns of Aberdeenshire. In table 5e above you can see that the
percentage of households with two cars in Aberdeenshire is significantly
higher than the figure for Aberdeen City.
5.5

Travel to work

5.5.1 NESTRANS have analysed the 2001 Census for information on how people
travel to work in Aberdeen and Aberdeenshire. This has identified that
Aberdeenshire experiences a high level of people travelling out of the
local-authority area to work. 31,188 more people of working age who are in
employment travel out of Aberdeenshire to work than travel into
Aberdeenshire. And Aberdeen City experiences the second highest inflow,
with 48,171 people travelling into the city.
5.5.2 A total of 88% of people living in Aberdeen City who are working also work in
the city. The same figure for Aberdeenshire is 63%, with most of the other
37% working in Aberdeen. Research recently published by the Scottish
Executive suggests that most of these journeys are classed as long-distance
travel (over 15km).
5.5.3 Within Aberdeenshire, patterns of travel vary with a higher degree of selfcontainment in the settlements furthest from Aberdeen (such as Turriff,
Laurencekirk, Huntly, and Aboyne) and high levels of commuting in the
settlements closest to Aberdeen City (such as Westhill, Balmedie, Newmachar
and Potterton). Inverurie exhibits a high degree of self-containment (46.6%)
compared to other areas close to Aberdeen but has little effect on the travel
patterns within the Western corridor.
5.5.4 On the whole people who travel to Aberdeen City tend to travel within the
same area and don’t travel across the city for employment. Aberdeen City
centre has a significantly different pattern from other areas in that a smaller
number of city residents work there, as shown in table 5f below.
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Table 5f – Where workers live and where they travel to

Aberdeen City North

Aberdeen City Central

Aberdeen City South

North East Transport Corridor

North Transport Corridor

West Transport Corridor

Deeside Transport Corridor

South Transport Corridor

Origin

Aberdeen City Centre

18.5%

25.8%

22.2%

6.9%

2.8%

7.2%

1.7%

7.2%

Dyce

17.1%

10.5%

9.2%

9.4%

6.3%

9.6%

1.9%

4.4%

Altens or Tullos

15.3%

15.6%

33.7%

5.5%

2.2%

5.8%

2.4%

12.3%

Bridge of Don

45.1%

14.8%

10.6%

10.4%

4.2%

6.6%

1.3%

3.7%

Woodhill or
Forresterhill

22.1%

32.3%

17.2%

6.1%

3.7%

9.3%

1.8%

5.8%

Inverurie Corridor

3.8%

2.9%

2.3%

4.1%

12.6%

70.5%

0.5%

0.6%

4%

3.5%

7.4%

1.3%

0.6%

1.9%

1.4%

75.6%

Destination

Stonehaven Corridor

Note: The percentage shows the destination figures, in other words, of all those travelling to
Aberdeen City Centre,18.5% come from Aberdeen City North.
Source: 2001 Census

5.6

Traffic growth and congestion

5.6.1 Since 2001 there has been a 15% increase in private cars registered in the
north east. This is slightly greater than the increase to be seen across the
whole of Scotland. However, most of the increase was experienced in
Aberdeenshire, as shown in table 5g below.
Table 5g – Cars licensed by year
Year
Aberdeen City
Aberdeenshire
North East
Scotland

2001
79,500
101,800
181,300

2005
85,600
123,100
208,700

1,872,400

2,138,300

Change (2001 – 2005)
6,100
8%
21,300
21%
27,400
15%
265,900

14%

Source: Scottish Transport Statistics

5.6.2 Part of the explanation for these figures for Aberdeen City and Aberdeenshire
will lie with the much higher level of household growth in Aberdeenshire (see
table 2a and figure 2b), as well as the general increase in the percentage of
households who have access to a car.
5.6.3 Nationally, traffic on all major roads has increased by 63% since 1985. Traffic
on minor roads has increased by 17% since 1993 (MTT 2006). The Scottish
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Executive estimates road traffic each year and publishes the figures. This
shows an 8% increase in road traffic since 1999 across Scotland. Table 5h
below presents information for the north east, with road traffic in both
Aberdeen City and Aberdeenshire increasing by 12% to 13% over the 10-year
period, slightly lower than the growth rate for Scotland as a whole.
Table 5h – Road traffic (million vehicle kilometres, all roads)
1995
Aberdeen City
Aberdeenshire
North East
Scotland

2000

2005

Change (1995 – 2005)

1,213
2,382
3,595

1,319
2,466
3,785

1,357
2,697
4,054

144
315
459

12%
13%
13%

36,736

39,561

42,718

5,982

16%

Source: Scottish Transport Statistics

5.6.4 Despite these increases, there has not been an associated increase in the
traffic counts at the two places the Scottish Executive monitor. Indeed, figure
5a shows that, in the period studied, traffic volumes actually fell by 12% at
Bridge of Don.
Figure 5a – Average daily traffic flows at two sites
30,000

Average Daily Traffic Flows

25,000

20,000

15,000

10,000
Stonehaven
Bridge of Don

5,000

0
1999

2000

2001

2002

2003

2004

2005

2006

Source: Scottish Transport Statistics

5.6.5 The Aberdeen Western Peripheral Route (AWPR) has, among other things,
been promoted for a number of years as one part of a strategy to tackle the
issues of traffic growth and congestion in and around Aberdeen. The
Executive agreed to take the AWPR forward in 2003 and the Transport
Minister announced the preferred line of the AWPR in May 2006. A public
local inquiry is due to take place in late 2007.
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5.6.6 We see the possible benefits of this new road as being to:
•

tackle peak-time congestion;

•

improve air quality in Aberdeen City;

•

improve the accessibility of northern Aberdeenshire;

•

remove through-traffic from Aberdeen City; and

•

improve road safety.

5.6.7 The 46km route, shown in figure 5b below, is due to open in 2011 following a
two-year construction period. The route will mainly be a dual carriageway with
separate junctions.
Figure 5b – ‘Preferred line’ of the Aberdeen Western Peripheral Route

Source: NESTRANS
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5.7

Passenger transport
Walking and cycling

5.7.1 There is an extensive footpath network across the north east of Scotland. In
Aberdeen City, where there are more people living in a smaller area, there is a
lot more scope to use the network for short journeys. Across Aberdeenshire,
where settlements and services are more spread out, this is more difficult.
5.7.2 Cycle lanes in Aberdeenshire are mainly just in the main towns. On major
roads these tend to be shared spaces with bus lanes, as in Aberdeen.
Between Westhill and Aberdeen at Lang Stracht, there is a dedicated cycle
path that is not part of the main carriageway. At Kingswells this path goes
through Kingswells and joins Lang Stracht. Evidence seems to suggest that
cyclists do not find it convenient to go through Kingswells but continue on the
main road into Aberdeen instead.
5.7.3 Aberdeen City Council has published a leaflet outlining their cycling facilities,
including paths. Those already in operation are relatively limited and need
many new parts to join them up. The only substantial route runs along the
River Dee with a further route running next to it. Apart from a further large
section between Land Stracht and Westhill, the other parts of routes are short.
However, the leaflet does try to show how possible routes could join up this
network across Aberdeen City.
5.7.4 Despite these initiatives, cycling is still a not particularly popular method of
transport. In line with Scottish statistics, less than 1% of the population cycle
as a means of transport each week (2004 Scottish household survey)
Public transport - bus
5.7.5 Buses are the most commonly used form of public transport in both Aberdeen
and Aberdeenshire. They provide a vital service for people living in both urban
and rural areas.
5.7.6 While Aberdeen itself has good bus connections with London, Birmingham,
Manchester, Glasgow and Dundee no national bus services run beyond
Aberdeen. ’Stagecoach’ provide a service to Inverness.
5.7.7 The main bus station in Aberdeen is next to the railway station and forms part
of the area to be redeveloped as part of the ‘Union Square’ development
which will provide improved facilities for bus and train passengers. In
Aberdeenshire, 23 towns act as interchange points at which people can catch
buses to other destinations. A number of improvements are currently planned
in a number of areas.
5.7.8 First Group operate 18 routes within Aberdeen City while within Aberdeenshire
there are 134 services provided by many other service providers (some of
which start from or end in Aberdeen). We are currently carrying out trials to
see what demand there is for ‘demand responsive transport’ in more remote
parts of Aberdeenshire. Services on the whole run along transport corridors
with few ‘cross country’ routes.
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5.7.9 The 2005 bus passenger satisfaction survey, carried out for the Scottish
Executive, uses Grampian (Aberdeen City, Aberdeenshire and Moray) as its
smallest geographical area to analyse. Passengers in Grampian were the
least satisfied of any area in Scotland, scoring lowest against 11 of the 30
measures used. (However, satisfaction levels were not significantly greater in
either the Lothians or Strathclyde.) All areas of Scotland scored between 85%
and 90% for satisfaction overall. Satisfaction levels overall have not changed
significantly since 2002, although satisfaction with buses being on time and
reliable, and waiting times, have dropped. This is thought to be due to ongoing
congestion problems and roadworks on routes into Aberdeen City. However,
Grampian scored particularly well in terms of the satisfaction expressed with
the availability of information before people travel.
5.7.10 People’s view of convenience of public transport in Aberdeenshire is
significantly below that for Scotland as a whole (2004 Scottish Household
Survey, NESTRANS).
Public transport - rail
5.7.11 Rail links are crucial to the accessibility of the north east for passengers and
business. First ScotRail services connect Aberdeen with Edinburgh and
Glasgow every hour, and Inverness less frequently. A nightly Caledonian
Sleeper service and three direct GNER trains a day link Aberdeen and
London. Virgin operates a daily service from Aberdeen to Birmingham.
5.7.12 Table 5i below gives a clear idea of the level of service both within the north
east and beyond.
Table 5i – Rail journey times to certain destinations from Aberdeen
How long? (hours and
Direct services to and from
minutes)
Aberdeen
Minimum
Maximum
Huntly
0:51
0:55
10 / 10
Insch
0:36
0:39
10 / 10
Inverurie
0:23
0:26
15 / 14
Dyce
0:10
0:12
22 / 21
Aberdeen
Portlethen
0:11
0:15
6/6
Stonehaven 0:18
0:25
31 / 29
Minimum
Dundee
Inverness
Edinburgh
Glasgow

1:08
2:11
2:22
2:27

Lowest
number of
changes
0
0
0
0

Newcastle
Manchester
Birmingham
London
Bristol

4:00
5:50
6:33
7:07
8:37

0
1
0
0
1

Direct services to and from
Aberdeen
35 / 36
10 / 10
17 / 19
16 / 16
4/3
0
1/1
4 / 4 (1 / 1 = sleeper)
0

Source: http://www.nationalrail.co.uk (4 September 2006)
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5.7.13 Rail services are not very frequent and do not currently make a significant
contribution to travel. However, rail is an important link to and from the region.
North of Aberdeen the route is largely single-track to Inverness with few loops
on the system (so trains have limited opportunities to pass), making services
on this route fairly slow and not very competitive when compared to road
travel. South of Aberdeen, inter-city services are restricted to diesel trains as
the route to Edinburgh has not been electrified.
5.7.14 The 2004 Scottish household survey identifies that while 17% of those
surveyed nationally had travelled by train in the past month, only 9 % of
people living in Aberdeen City and 7% of people living in Aberdeenshire had
done so. Nationally, rail passenger numbers are at the highest level for more
than 40 years.
5.7.15 In 2004, 969,000 travellers used the rail system from Aberdeen to access
other parts of Scotland, with local trips to Dyce and other places in
Aberdeenshire accounting for 350,000 of these (36%). A comparable figure for
Aberdeenshire is only 300,000, but with 229,000 of these using the rail system
to travel to Aberdeen (76%). From the statistics it is not possible to say what
percentage of these then travelled on from Aberdeen station to other
destinations.
5.7.16 In 2004, Aberdeen Station was ranked the 6th busiest station in Scotland.
Stonehaven (ranked 73rd) and Dyce (ranked 87th) also featured in the top 100
for that year.
5.7.17 The ’Aberdeen Crossrail’ project
promoted by NESTRANS aims to
increase rail links between areas to
the north and south of Aberdeen. It is
hoped that an enhanced service will
provide transport to existing and new
stations at strategic places in
Aberdeen City, Kintore and Newtonhill.
Station and track improvements
(including creating passing ’loops’) will
allow the phased development of this
project to work alongside other
aspects of the modern transport
system proposals.

Figure 5c - ‘Crossrail’ proposal

5.7.18 In the medium-term, there could be a
half-hourly Inverurie to Aberdeen and
Stonehaven service using a
combination of improved Inverness to
Aberdeen services (extended to
Stonehaven) and extending the
existing trains from the south to
Inverurie. A new station would open at
Kintore. The longer-term aim is for a service every 15 minutes from Inverurie
to Aberdeen and Stonehaven, serving both existing and new stations north
and south of the city centre.
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5.7.19 A small step was taken in December 2006 when improvements were made to
the Inverurie to Aberdeen service. Currently, just one service in each direction
connects Inverurie to Stonehaven without a change in Aberdeen.
5.7.20 Frequency of rail services in the north east is lower than in Scotland as a
whole and currently rail only has a small share of regular regional travel. The
frequency we have identified is not enough to make rail services attractive for
more than just a few people.
5.7.21 Following an announcement by the Scottish Executive in December 2006,
work is going ahead to re-open a station at Laurencekirk, south of
Stonehaven, in late 2007 or early 2008; this station closed in 1967.
Public transport – sea
5.7.22 The north east has two harbours which can take passenger ferries. Aberdeen
has regular ferries to and from both Shetland (14 hours) and Orkney (6 hours),
as shown in Figure 5d.
Figure 5d - Ferry routes from the north east
Peterhead, while not having any
scheduled ferry services, does
welcome cruise ships
occasionally which have a
positive effect on the economy.
5.7.23 In addition, there are around 20
harbours used for fishing or
leisure purposes.
5.7.24 Seven harbours are owned by
Aberdeenshire Council, while
others are privately owned.
5.7.25 Recently, major work has
begun at the harbour in Banff to
transform it into a modern
serviced marina which can take
a range of vessels.
Public transport - air
5.7.26 Aberdeen airport has seen an upward rise in passenger numbers over recent
years with the 2006 summer season breaking all previous records. Passenger
numbers have increased by about 260,000 since 2001, reaching 2.9 million in
2005/2006 (see table 5j), an 8.4% increase each year. Helicopter traffic is
significant, although this varies a lot due to how the oil and gas industry is
doing. Helicopter passengers reached 430,000 in 2005/2006, 15% of total
passenger numbers (a 13% increase on 2004/2005).
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Table 5j – Locations travelled to from Aberdeen Airport (2005/2006)
Destination
Heathrow
Oil and gas rigs
Amsterdam
Gatwick
Luton
Other
Total

Passengers
(thousands)
663
430
240
217
159
1,159
2,868

Annual Change
6.6%
12.6%
4.3%
-9.6%
0.6%
14.3%
8.4%

Percentage
of traffic
23.1%
15.0%
8.4%
7.6%
5.5%
40.4%
100%

Source: www.BAA.com

5.7.27 In total, 76% of passengers from Aberdeen used domestic flights and more
than half of these were flying to London. Figure 5e below maps all current
destinations for scheduled and charter flights.
Figure 5e - Destinations served by Aberdeen airport

Source: BAA

5.7.28 Government forecasts suggest that, by 2030, the number of passengers using
Aberdeen Airport will have increased from 2.8 million to 4 or 5 million.
5.7.29 Table 5k below shows the most commonly travelled airlines and the number of
flights operated during the 2005/2006 period. As we can see, British Airways
carries 27% of all passengers on only 11% of all flights. Budget airlines do not
yet feature in this list - one significant reason is likely to be that 60% of
passengers are business passengers. However, budget airlines may become
more prominent in future if more destinations are added and passenger
numbers for tourism increase. It is interesting to note that British Airways only
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fly to places in the UK from Aberdeen. Except for a number of flights to the
Northern Isles, these flights only go to London Gatwick and Heathrow.
Table 5k – The most commonly travelled airlines from Aberdeen
(2005/2006)
Passengers
Air transport movements
Percentage
Percentage of
Thousands
of total
Thousands
total
785
26.7%
10.7
11.3%
British Airways
354
12.0%
7.6
8.0%
BMI British Midland
254
8.6%
2.2
2.3%
KLM
220
7.5%
15.8
16.7%
Eastern Airlines
204
6.9%
15.7
16.6%
Scotia Helicopters
1,129
38.3%
42.6
45.0%
Other
2,946
100.0%
94.6
100.0%
Total
Source: www.BAA.com

5.7.30 Until 2005, conditions on the planning permission for the airport restricted the
hours it could operate. This meant that flights could not be timetabled to land
or take off after 10.30pm, with delayed flights after 11pm being turned back to
Edinburgh. However, this condition has now been lifted, resulting in more
flexible timetabling and more certainty for both airlines and passengers.
5.7.31 A planning application was recently approved by Aberdeen City Council for an
extension to the runway. This will allow larger aircraft to use the airport. This is
part of a larger masterplan looking at developing the airport as a whole.
5.7.32 In 2000/2001, 94% of passengers arrived at the airport in a car (53% arrived
by private car, 37% arrived by taxi and 4% in a rental car) and just 4.5% used
public transport (more than half of which were chartered or courtesy buses).
Those arriving by train were very few. The airport has a surface-access
strategy which aims to increase the use of public transport and reduce car
journeys where only one person is travelling, among staff.
5.7.33 The railway station at Dyce which serves the airport is on the opposite side of
the runway to the terminal building. It is about two miles away and has no
connecting bus service, resulting in poor accessibility by train. As noted above
(Figure 4k), there is the potential for a new station to be developed to better
serve the airport.
Private car
5.7.34 The 2004 Scottish household survey (table 5l) identifies higher rates of car
use in both Aberdeen City and Aberdeenshire than for Scotland.
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Table 5l – Daily car usage

Aberdeenshire
Aberdeen City
North East

Percentage who drive
every day
55
45
50
42

Scotland

Source: Scottish Household Survey 2004

5.7.35 Trends on car usage are not definite but may suggest that car usage in the
north east is not reducing as it is doing across Scotland as a whole. The
Scottish Executive, in ‛Main Transport Trends’ (MTT) say that, in recent years
the percentage of people driving to work has increased, and the percentages
getting a lift or walking have actually reduced.
5.7.36 Table 5m below shows the estimated use of petrol and diesel by road
vehicles.
Table 5m – Petrol and diesel used by road vehicles (in thousand tonnes)
2002
Aberdeen City
Aberdeenshire
North East
Scotland

2003

2004

Change (2002 – 2004)

74.9
197.7
272.7

74.3
201.2
275.5

73.5
201.0
274.6

-1.4
3.3
1.9

-1.9%
1.7%
0.7%

3,271.8

3,325.0

3,363.0

91.2

2.8%

Source: Scottish Transport Statistics No. 24 (Table 6.11)

5.7.37 We can see that about 73% of fuel used in the north east takes place in
Aberdeenshire, where usage increased by 1.7% between 2002 and 2004.
Despite a 1.9% reduction in use in Aberdeen City, use across the north east
rose by 0.7%. This compares favourably with growth across Scotland of 2.8%.
5.7.38 Cars make up about 60% of total usage, with HGVs contributing 20% and light
goods vehicles a further 15%, while buses contributed 4%. Although the fuel
used by cars in Scotland stayed fairly stable between 2002 and 2004, there
has been a significant shift away from petrol (drop of 3.5%) towards diesel
(increase of 20%).
5.8

Freight

5.8.1 Freight is imported and exported from the region by road, rail, sea and air. In
2005 Grampian (Aberdeen, Aberdeenshire and Moray) exported 4.1 million
tonnes by road to the rest of the UK, but imported 5.3 million tonnes. This
means over 300,000 vehicle movements each year. And a further 15.2 million
tonnes of freight are moved by road within the Grampian region (500,000
vehicle movements). These figures do not include international road freight, of
which there is a significant volume, particularly from the fishing ports. (Source:
Scottish Transport Statistics)
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5.8.20 Aberdeen City is a central point on the road network and currently provides
two possible cross-city routes (Wellington Road – Market Street – Virginia
Street – King Street and Anderson Drive). Both of these are very busy at peak
times and have traffic lights and roundabouts so they are unattractive to HGV
drivers. The AWPR (see para 56 above) will provide greater certainty of travel
time and improve the accessibility of the main employment areas around the
city.
5.8.3 Rail freight movements within the region are based at the Commerce Street
and Guild Street freight yard. However, there are proposals for new freight
yards both to the north and south of the city at Raiths Farm and Wellington
Road. There are also improvements taking place to allow European standard
9’6’’ containers to get into the region.
5.8.4 Aberdeen Airport is used for fairly low volumes of cargo, and this volume has
fallen from over 6000 tonnes each year to 4200 tonnes in 2005.
5.8.5 Aberdeen and Peterhead ports account for only 4% of the total port traffic in
Scotland with both ports importing cargo. Peterhead operates at about onethird of the inputs of Aberdeen harbour. Aberdeen harbour is staying as busy
but Peterhead harbour is showing a reduction in trade, but with exceptionally
good years in 1998 and 1999 (see figure 5f below).
Figure 5f – Freight movements at Aberdeen and Peterhead harbours
(1994 to 2004)
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6

HOUSING

6.1

Introduction

6.1.1 Shelter is a basic human need. The Scottish Executive has said that all of
Scotland’s people should have access to good-quality, warm and affordable
housing.
6.1.2 The Scottish Executive published a Scottish housing policy statement in 2005
(’Homes for Scotland’s People’). Their vision was to make sure:
•

there is enough housing of the right type in the right place;

•

there are quality homes for those who rent;

•

there are opportunities for those who want to own their own homes;

•

help is given to those who need it and to avoid homelessness; and

•

we build strong, safe and attractive communities.

6.1.3 The policy statement makes it clear that the planning system has an important
role to play in achieving this vision. This is particularly the case of in terms of:
•

delivering enough housing land;

•

building communities which cater for everyone’s needs;

•

good-quality design; and

•

the provision of sustainable homes.

6.1.4 The Scottish Executive’s National Planning Framework (2004) also tackles
housing issues. It notes the changes taking place to the size and age of the
population with the results affecting the type and location of housing likely to
be needed. It stresses that there must be enough of all types of housing. It
also notes the importance of good-quality design and affordable housing to the
wider economy. Indeed, high house prices were identified as a factor which
could discourage new businesses setting up in Aberdeen. Aberdeenshire was
highlighted as an area expected to see above-average growth in households
over the next 20 to 30 years. Also noted is the importance of housing in
regeneration.
6.1.5 Under the Housing (Scotland) Act 2001, Councils must produce a local
housing strategy. Both Councils produced strategies in 2004. Since then,
Aberdeen City Council has published a revised strategy which takes account
of recently published information. These strategies focus mainly on existing
housing but also deal with new housing, particularly in relation to affordable
housing where targets are set for delivery.
6.2

Housing completed
New homes built in the structure plan area

6.2.1 New homes built in the structure plan area has averaged 2200 a year over the
past 10 years and has been relatively stable over this period. This followed a
period of instability between 1980 and the mid 1990s. Since 1996, the number
of houses completed has ranged between 2043 in 1998 and 2459 in 2004.
Completions at the housing market area (HMA) level have been more prone to
change over this period.
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6.2.2 You will see information for the period 1996 to 2005 in table 6a below, while
figure 6a shows completions in the structure-plan area over a longer period of
time (since 1981).
Table 6a – New homes built (1996 to 2005)
Structure plan area

Aberdeen housing
market area
1,497
1,659
1,565
1,740
1,565
1,505
1,606
1,910
1,909
1,727
1,668

2,261
2,280
2,043
2,379
2,069
2,098
2,099
2,289
2,459
2,174
2,215

1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
Average

Rural housing
market area
764
621
478
639
504
593
493
379
550
447
547

Source: Aberdeen City and Aberdeenshire Councils

Figure 6a – New homes built in the structure plan area (1981 to 2005)
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Source: Aberdeen City and Aberdeenshire Councils

Balance between the two housing market areas
6.2.3 The structure plan area is divided into two housing market areas (HMAs). The
Aberdeen HMA includes Aberdeen City and that part of Aberdeenshire closest
to the city (roughly a 30km radius of the city boundary). The rest of
Aberdeenshire is in the rural HMA (see figure 6b).
6.2.4 The percentage of homes built in the two HMAs has changed over the last 10
years, as shown in table 6b below. The general trend is for an increasing
percentage of homes to be built in the AHMA - the average over the past three
years being 80%. The trend since 1996 is shown in figure 6c below.
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Figure 6b – Aberdeen and the main settlements in Aberdeenshire

Table 6b – Percentage of new homes built in the two housing market
areas
Aberdeen housing
market area

Rural housing
market area

10-year average (1996 to 2005)

75%

25%

5-year average (2001 to 2005)

78%

22%

3-year average (2003 to 2005)

80%

20%

Source: Aberdeen City and Aberdeenshire Councils

Figure 6c – Percentage of new homes built in the Aberdeen housing
market area
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6.2.5 This shifting balance between the two HMAs is a result of a general rise in
completions since 1996 in the Aberdeen HMA and a fall in the Rural HMA.
Aberdeen housing market area
6.2.6 Over the past 10 years the modest rise in new homes built in the AHMA
shown in Table 6.a hides a changing distribution of new housing completed in
the area.
6.2.7 Figure 6d shows new homes built in the city falling by over 30% since 1996
(from about 1200 to around 800), while new housing completed in
Aberdeenshire has risen by 150% (from about 400 to around 1000). Indeed,
new housing in Aberdeen City has fallen from a peak of almost 1600 in 1993
to the current level of 800 in 2005 (a drop of 50%).
Figure 6d – New homes built in the Aberdeen housing market area by
council area (1996 to 2005)
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Source: Aberdeen City and Aberdeenshire Councils

6.2.8 The strategy of the current structure plan identifies Aberdeen and 19
settlements in Aberdeenshire as having a major role to play in meeting the
area’s development needs. These are shown in figure 6b. You will find
information on completion rates and available land for these main settlements
since 2000 in table 6c.
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[PEC1]
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Source: Aberdeen City and Aberdeenshire Council – 2006 Housing land audit and schedules

Note 2: The shaded settlements are those within the Rural HMA

Note 1: The figures for housing land presented here do not include small sites which we
have included in figure 6a.

Table 6c – Housing completed and land supply in Aberdeen and the main settlements in Aberdeenshire

Housebuilding rates
6.2.9 It is possible to assess the scale of housebuilding in different parts of the
structure plan area by comparing the number of homes built with the number
of existing households. Table 6d presents the results of this comparison.
Table 6d – Housebuilding rates in the structure plan area
Estimated
households
(2005)

Homes built
(2005)

New homes built
as percentage of
households

196,670

2,174

1.1%

Aberdeen City

99,269

776

0.8%

Aberdeenshire

97,401

1,398

1.4%

Aberdeen HMA

143,099

1,727

1.2%

Rural HMA

53,571

447

0.8%

Aberdeenshire (AHMA)

43,830

951

2.2%

Structure plan area

Source: Aberdeen City and Aberdeenshire Councils

6.2.10 We can see that rates in the Aberdeenshire part of the Aberdeen housing
market area (2.2%) are almost three times higher than the rates in Aberdeen
City or the Rural housing market area (both 0.8%).
6.2.11 It is possible to carry out this same comparison with other planning authorities
and structure plan areas in Scotland. You will see the results of this
comparison in table 6e below for each of the 17 structure plan areas in
Scotland. The figures used here for new housing completed are different from
those presented elsewhere due to how the information was collected.
6.2.12 Table 6d shows that completion rates are above the Scottish average,
although some way below the rate achieved in some areas during 2005.
6.2.13 To achieve a level of housebuilding at the same rate as for example, Falkirk,
would involve completing around 3150 homes a year in the structure plan
area. As we can see from figure 6a, this is a rate equivalent to the two
previous ‘oil-fuelled’ peaks in the mid-1980s and early 1990s, rates which did
not continue for any length of time.
6.2.14 On the other hand, building at the same rate as Dundee and Angus would
mean around 1400 new homes a year in the structure plan area.
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Table 6e – Housebuilding rates by structure plan area
Estimated
households
(2005)

Structure plan area
Falkirk
Moray
Stirling and Clackmannanshire
Orkney
Fife
Aberdeen City and Shire
Edinburgh and The Lothians
Western Isles
Perth and Kinross
Scotland
Scottish Borders
Glasgow and Clyde Valley
Argyll and Bute
Highland
Dumfries and Galloway
Shetland
Ayrshire
Dundee and Angus

65,879
37,484
58,568
8,790
155,890
196,670
354,212
11,486
61,613
2,267,869
49,534
777,729
40,769
94,941
66,465
9,376
162,090
116,372

New homes
New homes
built as a
built (2005) percentage of
households
1,045
1.6%
563
1.5%
794
1.4%
117
1.3%
1,975
1.3%
2,338
1.2%
4,141
1.2%
127
1.1%
679
1.1%
24,295
1.1%
527
1.1%
8,017
1.0%
368
0.9%
847
0.9%
564
0.8%
74
0.8%
1,278
0.8%
841
0.7%

Sources: Scottish Executive Housing Trends, GRO(S) Household Estimates 2005

6.3

Housing land supply

6.3.1 Both Councils jointly carry out a housing land audit each year according to the
guidance set out in Planning Advice Note 38 (PAN38). The audit aims to
measure how much land is available for housebuilding.
6.3.2 You will find a summary of the results of the 2006 audit in table 6f
Table 6f – Housing land supply (1 January 2006)
Effective
Established (5-year)
land supply land
supply

Effective
(post2010) land
supply

Constrained
land supply

Aberdeen City

2,530

1,682

0

848

Aberdeenshire (AHMA)

5,562

4,022

1,138

402

Aberdeen housing
market area

8,092

5,704

1,138

1,250

Rural housing market
area

6,873

3,161

630

3,082

Structure plan area

14,965

8,865

1,768

4,332

Source: Aberdeen City and Aberdeenshire Council – 2006 Housing land audit
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6.3.3 59% of the total land supply is identified as ‘effective’ (likely to be built) in the
period to 2010 in the structure plan area (70% of the total supply is effective in
the Aberdeen housing market area and 46% in the Rural housing market
area).
6.3.4 A significant quantity of land is not expected to be built on until after 2010 due
to phasing issues or the capacity of the builder. We can assume that this land
will come forward for development in the years to come. There is also land
which is constrained by issues such as infrastructure availability, ownership or
which suffers from a lack of demand. This ‘constrained’ supply is particularly
significant in the Rural HMA.
6.3.5 These figures include all land identified in the structure plan in Aberdeenshire
for the period up to 2010. However, in the Aberdeen City local plan, land
identified for housing has still to enter the audit (enough for about 3000 homes
on brownfield sites and 1000 on greenfield sites).
6.3.6 Table 6c presents this information (not including sites of less than five units)
for Aberdeen City and the 19 major settlements in Aberdeenshire.
6.4

Brownfield land

6.4.1 Scottish Executive policy shows how important it is we re-use previously
developed land. It identifies this as a major way the planning system can
contribute to sustainable development.
6.4.2 The 2006 housing land audit identified the percentage of the established land
supply on greenfield and brownfield sites - see table 6f below.
Table 6f Established land supply on greenfield and brownfield sites
Greenfield

Brownfield

Aberdeen City

15%

85%

Aberdeenshire (AHMA)

90%

10%

Aberdeen HMA

66%

34%

Rural HMA

89%

11%

Structure plan area

77%

23%

Source: Aberdeen City and Aberdeenshire Councils – 2006 Housing land audit

6.4.3 These figures broadly reflect the percentage of homes built on brownfield and
greenfield sites, although they tend to underestimate the contribution of
brownfield sites. The reason for this is that brownfield sites only enter the audit
when planning permission has been granted. Brownfield sites have accounted
for about 90% of housing completed in Aberdeen City over recent years, with
the comparable figure for the Aberdeen housing market area nearing 50%.
6.4.4 Aberdeen City Council updated their 2002 brownfield urban capacity study in
2004, identifying land which could be used to build around 2800 homes. The
City Council are currently preparing a new study to update the picture and this
will give us input for the structure plan, the results of which will be available in
the first half of 2007.
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6.5

Affordability
House prices

6.5.1 There are a number of indexes measuring changes in house prices. Recent
research by Halifax Bank of Scotland (HBoS) has analysed the period 1996 to
2006 and table 6h shows the percentage change in average house price for
29 of the 32 Scottish councils. (The three island authorities are not shown.)
6.5.2 The research found that price rises across the UK ranged from 268% in
Cornwall to 103% in Aberdeenshire.
6.5.3 Although price rises in Aberdeen City and Aberdeenshire over the last 10
years have been fairly low, they have still doubled in both areas. More
significant growth took place in the second half of the period, following a
period of modest growth in the late 1990s.
6.5.4 We can see that prices in Aberdeen City and Aberdeenshire started from a
relatively high point in 1996 (ranked 7th Aberdeen City and 4th for
Aberdeenshire), whereas prices in 2006 were a bit more affordable (ranked
13th and 11th) when compared to other areas.
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Table 6h – House prices in Scottish local authorities (1996 to 2006)

East Lothian
Midlothian
Highland
East Renfrewshire
Glasgow City
Edinburgh, City of
Stirling
West Lothian
South Lanarkshire
South Ayrshire
North Ayrshire
Perth and Kinross
Dumfries and Galloway
Angus
North Lanarkshire
Moray
Fife
West Dunbartonshire
East Ayrshire
Scottish Borders
East Dunbartonshire
Clackmannanshire
Inverclyde
Falkirk
Aberdeen City
Argyll and Bute
Renfrewshire
Dundee City
Aberdeenshire

1996
Average price
63,598
62,218
54,745
74,886
50,429
70,471
66,528
62,877
52,833
58,406
46,061
64,842
52,220
54,669
49,808
52,719
53,683
51,061
47,065
66,887
83,246
51,479
53,506
53,732
65,518
61,641
56,835
51,084
69,598

2006
Average price
178,051
168,396
141,411
192,075
128,555
179,494
164,224
150,661
125,517
138,306
107,942
149,797
119,458
124,266
111,666
116,757
118,725
111,699
102,767
145,455
176,838
108,508
112,028
112,307
136,023
125,873
115,801
103,756
141,298

Percentage
change
180%
171%
158%
156%
155%
155%
147%
140%
138%
137%
134%
131%
129%
127%
124%
121%
121%
119%
118%
117%
112%
111%
109%
109%
108%
104%
104%
103%
103%

Source: HBoS Regional House Price Survey (14-4-2006)

Housing need
6.5.5 Aberdeen City Council and Aberdeenshire Council, with Communities
Scotland, carried out a housing needs assessment in 2004. This identified a
high level of need for affordable housing in both council areas.
6.5.6 The research involved analysing a variety of information and was carried out
by Fordham Research Ltd.
6.5.7 The report highlighted a need for new affordable housing of about 1500
homes each year in the structure plan area (1150 a year in the Aberdeen
housing market area and 350 a year in the Rural housing market area). These
figures represent a considerable percentage (about 70%) of the build rate in
the past.
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6.5.8 This evidence suggests that households may be taking on larger mortgages,
getting larger deposits, paying lower interest rates or receiving Housing
Benefit to help pay for their accommodation.
6.5.9 The research also shows that 67% would like to buy (or build) their next home,
but only 60% expect to be in a position to be able to achieve this, and a higher
percentage of households expect to rent their next home than would want.
6.5.10 However, the research also highlighted that a significant percentage (up to
64% in the AHMA and 54% in the RHMA) of housing need could be met if
Communities Scotland’s ’Homestake’ (shared equity) initiative were to be
applied to second-hand properties in the area.
6.6

Type of house, size and density

6.6.1 Scottish Planning Policy 3 (paragraphs 23 and 24) emphasises the need to
provide a choice of types and sizes of housing, providing for the needs of all
parts of the market in mixed communities.
6.6.2 A review of all developments of 20 or more homes which were granted full or
reserved planning permission during 2005 reveals a number of characteristics
in recent developments across the area. A total of four sites in Aberdeen City
and 15 in Aberdeenshire were assessed, totalling 1170 homes.
Type of housing
6.6.3 In terms of the type of housing, evidence (presented in table 6h below)
suggests that in 2005 both Aberdeen City and Aberdeenshire were producing
very different new homes. In Aberdeen City, 75% of planning permission
cases were for flats, while in Aberdeenshire 75% were for detached
properties. It is also clear that there has been a fairly small percentage of
semi-detached and particularly terraced homes being granted permission.
This is even more significant when it is taken into account that a large
percentage of the semi-detached homes built in Aberdeenshire were
developed as affordable housing by housing associations.
Table 6h – Type of housing (2005)
Detached

Semidetached

Terraced

Flats

Aberdeen City

8.4%

16.1%

0%

75.5%

Aberdeenshire

75.5%

24.5%

0%

0%

Source: Aberdeen City and Aberdeenshire Councils

Size of housing
6.6.4 In terms of the size of housing, differences between planning permissions in
Aberdeen City and Aberdeenshire are also clear. Table 6i shows that while
almost 70% of new homes receiving planning permission were for one- or twobedroom properties in Aberdeen City, almost 85% in Aberdeenshire were for
three- or four-bedroom homes (almost 50% were four- or five-bedroom
properties).
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Table 6i – House size by number of bedrooms (2005)
1

3

68.6%

Aberdeen City
Aberdeenshire

2

1.0%

4

5+

31.4%
7.6%

41.9%

0%

42.2%

7.3%

Source: Aberdeen City and Aberdeenshire Councils

Density of housing
6.6.5 In terms of density, for the 19 sites across Aberdeen and Aberdeenshire the
housing ranged from just nine properties per hectare to 147. Table 6j below
shows more detailed information on the densities delivered in the two council
areas. Density was measured on the basis of the number of homes delivered
divided by the total site area (in other words, gross density).
Table 6j – Density of housing in Aberdeen and Aberdeenshire (2005)
Aberdeen City

Aberdeenshire

Minimum density
(dwellings per hectare)

21

9

Maximum density
(dwellings per hectare)

147

38

Mean density
(dwellings per hectare)

43

16

Median density
(dwellings per hectare)

124

17

Average site size
(number of homes)

81

53

Average site size
(hectares)

1.9

3.3

Source: Aberdeen City and Aberdeenshire Councils
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