Making it Real – Banchory in the 21st Century
Public Consultation Outcomes Affecting the Banchory Development Plan

Introduction

Some 500 people contributed 1500 comments to Phase 1 of the consultation on Banchory’s future organised by Banchory & District Initiative Limited and Banchory Community Council over the period September 2008 to December 2009. The Phase 1 consultation culminated in a Town Forum meeting on 12 March 2009 hosted by Banchory Community Council. The three Ward 16 Councillors attended the meeting. 

The Town Forum (comprising some 50 people representing 14 Banchory-wide organisations) was brought together to determine the issues considered the most important for the Banchory community to feed into Aberdeenshire Council ahead of the publication of its Major Issues Report and consultation with communities in May 2009. Proposals from land developers and the outcome of Major Issues Report consultations will shape the Banchory Development Plan to be issued later in 2009.
Prior to the Town Forum meeting an analysis of the 1500 phase 1 comments had been made and formed the basis of the discussion.  This comment analysis is attached as Appendix 1. The Town Forum was asked to identify and discuss the most important issues captured in the analysis that needed to be brought to Aberdeenshire Council’s attention in relation to the Major Issues Report. This paper sets out the results of those discussions.
Town Forum Discussion
Presentations were made to the Forum concerning Community Planning in Aberdeenshire and how Making it Real and the Town Forum fitted into the formal community planning structure. The Forum was then split into five groups to review the analysis, determine the major issues and discuss the points needing to be brought out concerning each one. Each group presented its findings to the Forum and these findings have been captured on a spread sheet and synthesised in this report (which also draws on the comment analysis in Appendix 1). No priority has been assigned to any one of these issues in relation to the other issues identified.
The major issues emerging from the Forum in relation to the Banchory Development Plan were, in alphabetic order:
· Banchory Academy

· Housing & Green Spaces

· Relief Road

· Tesco

· Tourism/Business

· Town Centre (including Bellfield and KGV Parks)

The matters arising from the issues that affect the Banchory Development Plan are summarised in brief below followed by the more detailed capture of the comments included in the analysis and arising from the Town Forum discussions.
· Banchory Academy – need for new or refurbished academy and community centre. Stated to require 10 hectares for campus that includes school, community facilities and outdoor playing fields. Needs to be accessible to the majority of the community. The only option offered by developers is considered unsuitable as it is on the edge of town in an environmentally sensitive wetland area which could entail problematic engineering works.

· Housing and Green Spaces – majority opinion is that the housing should be of low density in keeping with the traditional layout of Banchory. Cul-de-sacs and high enclosed fencing are not characteristic of the area. Housing should be open to intermediate green spaces. Cycle and footpath access to all areas and linked to the town centre is essential. There is a need for more affordable and rented housing for all sectors of the population but particularly young families and the elderly. Comment and map mark-up indicated that housing development north of Raemoir Garden Centre and in areas such as Sunset Seat should not occur while there was some comment that development to the west around Glen o' Dee would restore balance to the town. A large majority want to see south of the river remain green. 

· Relief Road – important to maintain a route for a future relief road to the north. 

· Tourism/Business – opinion is that Banchory requires further business development to reduce the level of commuting and CO2 footprint.. A number of sites for commercial development should be offered that would create competition and would offer more affordable options. Tourism businesses should be encouraged.
· Town Centre – strong desire to maintain the traditional town centre characteristics. Consideration of extending the conservation area to the east and south of the High Street to protect the traditional architecture. Green spaces in the town centre parks should be improved but protected from development other than required for supporting amenities. Consider Bellfield car park and Recreation Grounds as an entity for development. Sites for car parking close to the town centre required.
Banchory Academy

There is a strongly held view that the Academy is inadequate for today’s needs and should be upgraded by rebuilding just as soon as possible. These inadequacies include, inter alia, the inability to bring all the school together in one place, separation of sports fields from the school, inadequate science laboratories, an inadequate swimming pool, lack of social spaces etc etc. There is a substantial community view that, if at all possible, any new school should remain close to the centre of the town and suggestions have been made by the public that the Academy could be redeveloped on the existing site by rebuilding the primary school elsewhere. However, it has been estimated by members of the Academy Parents Council that some 10 hectares could be required to provide a modern facility compared to less than 5 hectares available on the current site, even with the area occupied by the Primary School. 
There is a realisation that Banchory Academy is not at the top of Aberdeenshire Council’s school renewal priorities and there could be a debate about the scope of and area needed for a new Academy. None-the-less, it is considered essential by the community that an adequate area of land for a new Academy is reserved in the Banchory Development Plan pending any decision on the scope, size and timing of the facility. Besides the strong community wish to maintain the school close to the town centre, there is also a desire, wherever it is located, that it be surrounded by housing and that bussing/car transport to school is minimised. The present site nominated in Bancon’s future development proposals is considered too far from the town and housing centres and on an environmentally sensitive site (wetlands) that could pose engineering problems. Possible locations mentioned by the community included Arbedie and Corsee.
Housing and Green Spaces
Disappointment was expressed concerning the layout and design of new housing development at Hill of Banchory with comment that the development faced inwards on itself not outward as part of the town and that housing densities were too high for the rural nature of Banchory and for the size of house provided. Additionally, the many cul-de-sacs meant that people in the development would see little of each other and house design was not compatible with old Banchory.  
There was particular criticism that few, if any, facilities such as shops, play parks, post boxes, cash machines etc have been provided to service the new developments and that the developer had not completed its design brief on which planning permission was granted. There is a public desire to ensure that such facilities are put in place before any further housing development takes place in north Banchory and future development must be implemented in parallel with the provision of adequate community facilities. 
The continuing loss of forest and green space to housing development is of considerable community concern and it is believed that there should be an audit of existing green areas to determine which should be preserved for the community. While there were views expressed that Banchory should cease to grow, the general view was that growth remained inevitable. However, it was forcefully expressed that future development in north Banchory and elsewhere should be sympathetic to the environment and broken by green spaces. The eastward bias in housing had unbalanced the town and selective development around the Glen o’ Dee Hospital was suggested. Walking paths and cycle tracks that fit into the current network must be provided with all new development.
A very strong opinion emerged that there should not be any major housing development south of the River Dee as it would impact Banchory’s visual environment and change the nature of Banchory and its relationship to Scolty Woodland Park and Scolty Hill. The opinion was expressed that the area should be a green zone. A minority view considered that development would provide balance to the town, moving the town centre back towards the High Street but that any development that does take place must take account of the impact on Banchory & district’s visual and physical environment.
A considerable requirement for affordable and social housing was noted so that young adults could remain in Banchory and the workers in tourist and other local businesses could live locally. There is also believed to be a considerable demand for affordable rental and purchasable flats for the elderly. 
Relief Road

There is large concern over the amount of traffic already coming through Banchory from the east and the west and its impact on High Street accessibility and shopping and it is expected that the amount of traffic through Banchory will continue to increase over the years as a result of the increasing population to the east of Banchory envisaged in the Aberdeen/Shire Structure Plan.

There is a need for reservation of land for a relief road route to the north of Banchory in the present Banchory and Inchmarlo Development Plans even if practical consideration of such a road is some time away. If land is not reserved now then there will be little or no chance of such a road in the future and Banchory community will have to live with (and curse) the consequences.

Tesco
It is realised that the Tesco supermarket proposal is already seeking planning permission and there is general support for the store. However, while there was 87% support for the store in comments received, some 50% of those who supported it stated that the proposed location at the corner of the A93 and the Hill of Banchory East Road was not acceptable. The comments indicated strong concern over Banchory’s identity if the first thing seen at the eastern town boundary was the Tesco store, the obtrusiveness of store signage, impact on main road traffic, light pollution, inappropriateness of store location in proximity to proposed ecological developments. The general view of objectors was that the store should be located towards the Business Centre – “tucked away as in Inverurie”. 

Tourism/Business

While there was a small minority of dissenting voices, the general community view was that increased business for the town was a necessity for a vibrant community. 

There is a general view that small business creation in Banchory should be encouraged and that commuting should not be the only answer to employment for the town’s residents. The Banchory Business Centre is seen as a successful way to generate new businesses in Banchory and the creation of a second business centre was supported. However, it is realised that land for business growth had to be made available if emerging businesses were not to go elsewhere. 

It was acknowledged that tourism and small retail businesses are important to the town's economy. The shortage of an adequate workforce to service tourism and the retail trade was of concern and the lack of affordable housing in the town was considered to be the main reason for this shortage.

It was the community’s view that there was a lack of hotel accommodation to service all aspects of the tourist trade and additional appropriate hotel accommodation would be supported.

The town centre needed to be made more attractive for visitors and the adequacy of car parking in general and coach parking in particular was seen as a hindrance to tourism.
The tourist office was believed by all to be in the wrong location and not open during the winter months. A location for the Tourist Office must be found on the main road through the town.
Formation of a local and Deeside tourist organisation was seen as important to develop this aspect of the economy. 

Town Centre (including Bellfield and KGV Parks)

From the comments made, the value placed by the community on its town centre is inestimable. It is clear that the community considers the Town Centre to include the High Street, Bridge Street, Dee Street to the bridge, Station Road to the eastern limit of Bellfield Park, Bellfield and KGV Parks and the Recreation Grounds to the west of Dee Street. There is an implied view from the comments that the Town Centre needs to be considered as a whole rather than in a piece-meal fashion as the implications of improvement or development of one aspect of the town centre affects the whole.
A very strong desire to retain the Bellfield/KGV green spaces was evidenced. They are seen as a major aspect of the town's identity and its attraction as a place to live and a place to visit. 

There was a significant majority in favour of improving Bellfield Park facilities (trees, flowers, seating, paths, children's play equipment, picnic areas). Notwithstanding the above, there was overwhelming 97%  support in posted comments for the KGV pavilion concept at the proposed location. There was concern expressed at how the development might affect the Banchory Show and where the bonfire and fireworks could go as the proposed site was on the existing bonfire location and these issues require resolution. 
There was a strong majority opinion that town centre parking needed improvement through design, provision and time management. There is a wish to improve Bellfield car park by removing existing central buildings (“an eyesore”) or by redevelopment in line with Prince's Foundation suggestions. The younger members of the community, especially, commented that the hours of opening of the Bellfield car park public toilets required extending, especially on Fridays and weekends, and the opinion was expressed that they needed improvement both for locals and visitors. Views were expressed that the recreation grounds could be redeveloped in conjunction with a wider view of the Bellfield area.

The large majority of comments wished to retain an improved Health Centre in the centre of town near to existing pharmacies and not to affect many people’s travel abilities by moving it from the centre. 
Removal of taxi parking on the High Street was noted as releasing shopping parking spaces. There was a plea for disabled parking on the High Street. Restricting traffic and making the High Street a pedestrian precinct was a popular concept that it is realised could only be effected by provision of a relief road. There was a continuing wish by some for a safe crossing at the west end of High Street. 

There is a strong opinion that the High Street is a major town asset and the town's central focus and that it needed to be supported and enhanced. Concern was expressed at the very recent proposals concerning the current Bellfield Retirement Home; their impact on the openness of views to the park, the general architecture and the shop concept viability given current closed retail outlets.
There is a general view that the town needed substantially to enhance its flower displays, especially in the Town Centre. (It is noted that BDI’s “Bonnie Banchory” project is addressing this issue.)
Additional Item - Proposed Park & Ride
Although no written notes were made on the subject at the Town Forum meeting, the matter of the proposed Park & Ride was discussed by several Town Forum groups. The matter figured prominently in the public consultation and the Community Council considers the matter to be of importance in respect to the Banchory Development Plan. Given the above, comment has been included here taken solely from the public consultation comment analysis that forms Appendix 1 to this note. 

68% of comment was against Aberdeenshire Council’s Park & Ride proposal. Views expressed were that a Park & Ride could not be economic, would not be able to serve job locations and would be as large a failure as Kingswells. The proposed location at the east end of town was considered an eyesore in the making. The Ellon example used by Council was not considered viable as Ellon had three roads entering the town with one out to Aberdeen while Banchory essentially had two roads entering the town (from the south and west) and three going to Aberdeen. It is believed that Aberdeenshire Council needs to explain its proposals in much more detail to the community so that a much greater understanding of the perceived benefits to the community can be gained.
