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Introduction 
Oban Airport Business Park represents a unique opportunity to  

create an employment hub in a fantastic land unique location over-

looking the Firth of Lorn.  

The site is located approximately 6 miles from Oban which has a full 

range of amenities and services on offer served by the  A85 Trunk 

road, rail and ferry terminal connecting to a number of islands. 

The site is owned by the Council and extends to approx. 3.5Ha. De-

pending on how the site is developed a Major Planning Application 

process may be required 

 

Oban  
Airport 
Business 
Park  
 

This document addresses some of the issues that  

development of the site will need to address. 

Diagram 1 : 

Site Plan 
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Planning Policy 
Detail—The Local Development Plan 

(LDP) plays a major role in determin-

ing the likelihood of a particular devel-

opment proposal successfully being 

delivered on the ground.  

The LDP is the ‘primary determining 

consideration’ for all planning appli-

cations. Given this fact, it is important 

to examine the LDP policies that apply 

to the Oban Airport Business Park site. 

These policies have a location based 

element which is shown in Diagram 2 : 

Local Development Plan - Zonal Poli-

cies.  The LDP also has policies that 

relate to specific development types 

such as industrial development and 

these apply across the entire Argyll 

and Bute area. This document explains the impact of these policies on particular development types. 

Locational Zones 

Area For Action (AFA) : AFAs were included in the LDP in order that particular ‘aims / actions’ were car-

ried out. The Airport area is designated as AFA  5/6 (area outlined in purple on map detailed in diagram 

4). AFA 5/6’s stated aims can be summarised as being to :- 

1. Develop new air services focused on Oban, potentially servicing the wider north-west coast and 
fragile islands, 

2. Safeguard development options in the vicinity of Oban Airport, 

3. Take on board the various issues considered as part of the Oban Airport study process, 

4. Consider all the potential uses of the Oban Airport interface including use of land/water for non-
airport purposes (e.g. off-shore oil exploration and renewable energy). 

It is important to note that if development proposals are being brought forward utilising the AFA as justifi-

cation for their acceptability in terms of planning policy, then these proposals should be expected to fur-

ther the function and development of services at the airport. This can be directly through tangible devel-

opments such as aircraft hanger facilities or through enabling development such as business and industry, 

which the profit element is used to finance other tangible developments at the airport.  

Potential Development Areas (PDAs) : PDAs were included within the LDP to identify areas of ground as 

being suitable for a particular development type, for example housing or industrial development. These 

PDAs  often have identifiable constraints to their development which will need to be overcome prior to 

development being permitted. They all require a masterplan approach (which can vary in complexity de-

pending on the scale and development proposals being put forward). 

Diagram 2 : 

Local Development Plan - 

Zonal Policies 

P 
L 
A 
N 
N 
I 
N 
G 
 

 P 
O 
L 
I 
C 
Y 



 

5 

Settlement Zone : The Settlement Zone has been designated, as the name suggests on areas that have 

been already  developed as settlements (areas coloured pink in the map detailed in diagram 4). Within 

the Settlement Zone there is a general presumption  in favour of all forms of development.  

General LDP policies 

Business and Industry 

LDP Planning policy SG LDP BUS 2 : Business and Industry Proposals in the Countryside Development 

Management Zones applies to all business and Industry development proposals located within the Coun-

tryside Zone. This policy states that within the Countryside Zone  proposals for the development of new, 

or extensions to existing business and industrial enterprises (Use Classes 4, 5, 6 and 7) in the Countryside 

Development Management Zones will only be permitted where: 

(A) The development is of a form, location and scale, consistent with policy LDP DM 1.  

Policy LDP DM 1 : Development within the Development Management Zones 

Encouragement shall be given to sustainable forms of development as follows:- 

Within the Countryside Zone up to small scale on appropriate infill, rounding off and redevelopment sites 

and changes of use of existing buildings. In exceptional cases development in the open countryside up to 

and including large scale may be supported on appropriate sites if this accords with an Area Capacity Eval-

uation (ACE). There is a presumption against development that seeks to extend an existing settlement into 

the Countryside Zone. 

Of particular note: Development proposals must also take account of SG LDP ENV 14  (which relates to 

impact on the landscape) and comply with Schedule B1 and Schedule B3 

Or (B) Proposals are for small scale development in the countryside zone, where the applicant can 

demonstrate a clear operational need for a specific location within these zones. 

Schedule B1 : Business and Industry scales of development: 

Large-scale – buildings exceeding 600m2 footprint, gross site area exceeding 2 hectares. 

Medium scale – buildings between 200m2 and 600m2 footprint, gross site area between 0.5 hectares and 

2 hectares. 

Small scale – buildings not exceeding 200m2 footprint, gross site area not exceeding 0.5 hectares. 

Schedule B3 : Preferred locations for business and industry in the countryside 

• Potential Development Areas (PDAs) designated for business and/or industry (subject to resolution of 

identified constraints) 

- All scales of business and industry development, subject to the constraints of and appropriate capacity 

within the specific 

sites. 

• Other locations in the countryside 

- Small scale business and industry development on infill, rounding-off and redevelopment sites in the 

countryside zone and rural opportunity areas; these to be non-residential locations** in the case of in-
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dustry.  

**locations where residential use does not predominate – this includes mixed use areas.  

Hierarchy of policies 

Within LDP Written Statement Chapter 2 : The Settlement and Spatial Strategy, paragraph 2.6.3 states  

“it should be noted that where specific proposals such as Allocations, PDAs or Areas for Action are defined 

these would override the general stance towards development for a particular development management 

zone. “  

What this means that if a development proposal is brought forward that fully fulfils the aims of a PDA des-

ignation or an AFA designation, then it will be considered in relation to this policy rather than the develop-

ment management zone which lies underneath it (for example : settlement zone or countryside zone). 

Protection of amenity of occupiers of existing residential property 

There is existing residential property immediately adjacent to the site in several locations (see Diagram  3).  

The LDP contains policy aimed at ensuring that the amenity of the occupiers of existing residential proper-

ty is not adversely impacted upon by new developments being introduced into an area.  A land use that 

would adversely impact upon residential amenity is known in planning terms as a ‘bad neighbour’.  

LDP policy SG LDP BAD 1 – 

Bad Neighbour Develop-

ment states that proposals 

for developments classed 

as “Bad Neighbour” Devel-

opments will, in particular, 

only be permitted where : 

(A) There are no unac-

ceptable adverse effects 

on the amenity of neigh-

bouring residents; and 

(B) The proposal includes 

appropriate measures to 

reduce the impact on 

amenity (i.e. noise, light, 

smells). 

Diagram 3 : Noise Sensitive Properties 

A 

B 
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Summary—In terms of Planning Policy as contained in the Local Development Plan (LDP). 

The site is in part designated as PDA 5/71 and lies within  AFA 5/6 . The site also contains 

areas of both Settlement Zone (corresponding to the PDA boundary) and Countryside Zone 

(within the AFA part of the site. As is detailed below, the PDA designation retains primacy. 

As is detailed within the Action Plan element of the LDP, PDA 5/71 is specifically designated 

for ‘business and industry development related to complimenting the adjacent  airport fa-

cility’. The site is in close proximity to two houses at present which are protected from 

noise nuisance by policy LDP BAD 1. 

Diagram 4 : Local Development 

Plan extract for site 
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Vehicular Access 
The vehicular access to the site is the main ac-

cess into the Airport . Should large vehicles 

such as HGVs be desired to be able to enter the 

site, then this may involve some reconfiguring 

of the bus stop / roundabout and car park are-

as. Swept Path Analysis of this junction would 

require to be undertaken to establish if such 

measures are necessary, but this work would 

only be needed should a requirement of such 

vehicles using the site being identified. Should 

Swept Path Analysis find alterations are re-

quired , then it is likely these will include the 

removal of the roundabout and the relocation 

of the bus stop so vehicles would be able to use 

the full width of the existing surfaced area. 

Should this relocation of the bus stop be re-

quired, then it would seem desirable for the 

new bus stop to be located within the existing 

car park as close to the terminal as possible, 

and for buses to use the car park area and ser-

vice road  for turning. This reconfiguration may 

involve the loss  of some of the existing car 

parking spaces, which could be replaced by  ex-

tending the car park to the east of the service 

road. 

At present, traffic approaching from both the 

north and the south on the A828 has no ad-

vance warning of the airport access, and this 

leads to sudden braking which is a road safety 

hazard. There is also no sense of occasion ap-

proaching or entering the airport site and the 

junction would greatly benefit from advance 

signage that both warns of the junctions ap-

proach and also enhances the image and po-

tential of the airport itself and the adjacent de-

velopment opportunities. In addition, the small 

roundabout outside the terminal building could 

also benefit from  improvement , possibly 

through the installation of signage / artwork.  

A 

B 

  Key 

  A & B  Advanced Warning Signs required 

  C  Improved Entrance Feature / Welcome Signage 

  D  Possible removal of existing bus stop lay-by if additional space required 

  within carriageway for large vehicle movement (ie for HGVs to navigate the 

  roundabout) 

  E   Possible removal of roundabout to allow large vehicles   

  (HGVs) to navigate junction—swept path analysis required 

  E  Improved Entrance Feature / Welcome Signage 

  F  Possible re-configuration of carpark to allow for relocation of bus stop out

  side terminal building and through route / turning of busses 

  G  Possible expansion area for car-parking 

E 

C 

D 

F G 

Diagram 5 : Vehicular Access 
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Services 
The site is served by a road constructed in 2015 and pavement meeting adoptable standards.  

The available services are present in the vicinity of the nearby airport terminal building approx. 

60 metres distant at its closest point rising to 200 metres in the centre portion of the site. 

Ducting has been installed as part of the new access road to allow for ease of installation of wa-

ter, power and telecoms.  

There is no sewerage provision capable of supporting significant development levels in the vicin-

ity of the site. The nearest sewerage system is that at the airport terminal building and this is 

understood to be incapable of supporting significant levels of development. The nearest public 

sewerage system capable of supporting significant levels of development is located within the 

Lora View housing scheme (marked A on diagram 6). It would depend on projected sewerage 

load as to exactly what form, scale and location any connection to the public system would take 

(which will only be known once a particular development proposal is put forward, for example, 

office development with 20 staff versus warehouse with 1 staff member). The likely furthest 

point for a connection onto the public mains system is the pumping station adjacent to the far 

southern end of the airport 

runway, some 600 metres 

distant (marked B on diagram 

6). Due to site levels and gra-

dients it is likely to involve 

pumping from the develop-

ment site to the existing 

pumping station.  

The alternative might be to 

design a stand alone systems 

that utilises land within the 

airport complex (but it should 

be stressed that utilising the 

existing public system is al-

ways the preferred first op-

tion for consideration).  

 

 

Diagram 6 : Sewerage Provision 

A 

B 
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Right of Access 
There is an existing Right of Access for vehicles across the site as shown  in Diagram 7 be-

low. This  right of access is for the existing hanger and fuel storage facility locate to the 

south of the site. It may be possible to vary the exact route that this right of access takes 

across the site should this be advantageous and  to a particular development layout.  

 

Diagram  7 : Right of Access 

  Existing route of Right 

  of Access 



 

11 

Land Contamination. 
The site is a former sand and gravel quarry that is disused and has 

been filled in over the years since quarrying operations ceased. It is 

currently unknown as to the nature of the fill material. Accordingly a 

Phase 1 Contaminated Land Survey will be commissioned by Argyll 

and Bute Council and will be undertaken by suitably qualified con-

sultants. This consultants report will be made available to any inter-

ested parties intending to offer but strictly for information only. The 

Council will not and does not warrant the content of the survey and 

parties will be required to satisfy themselves in regard to the extent 

of contamination. 
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Airport Height Constraints  
Oban Airport is subject to Civil Aviation Authority (CAA) regulations and as such all new de-

velopment would be subject to Safeguarding calculations undertaken in consultation with 

the Airport. In particular,  no development should be allowed that is a bird attractor at the 

business park.  

The permitted height of new developments within the locus of airports is regulated by the 

CAA. These regulations restrict the height of new development to particular levels when 

measured against Average Mean Sea Level (AMSL) and create ‘air contours’ under which 

new developments must remain. Diagram 8 shows the impact of these air contour height 

restrictions on the site.  

The far western edge of the site lies at approximately the position of the 10 meters AMSL air 

contour and these air contours rise eastwards across the site, culminating at the 50 metre 

AMSL air contours on the eastern border of the site. It should be noted though that the 

eastern portion of the site comprises of a steep embankment and is not considered devel-

opable without substantial earthworks, which effectively limits the site to the 40 metre 

AMSL air contour.  

Ground levels currently vary across the site, but it is envisioned that with earth moving / lev-

elling, a finished level of between 8 and 12 metres could be achieved (and this must be sub-

tracted from the AMSL to give a potential max. dev. height) then the height of possible de-

velopment ranges between 0 metres maximum in the west and 30 metres in the east. This is 

a hindrance to the development of the western parts of the site that limits options.  

Diagram 8  Height Restrictions 
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Summary  Checklist 
 

This document flags up many issues that need to be consid-

ered  in any development  plan. So please ensure you con-

sider and address the following  in your design / proposal :- 

1. How your development fits with existing Planning Policy. 

In particular, how  you would assess the impact that 

your development would have on adjacent noise sensi-

tive properties and subsequently what measures you 

would introduce  to ensure that any impact was brought 

within acceptable levels. 

2. Does the existing vehicular access allow for the type and 

number of vehicular  movements you would need and 

what amendments / arrangements would you need to 

put in place  (if any). 

3. How would you ensure that the whole site is adequately 

serviced to permit the development you propose. 

4. How you would address any land contamination issues 

(if any are detailed in the Contaminated Land Survey be-

ing undertaken by the Council).  

5. How you would design and locate buildings within the 

site to comply with the CAA height restrictions that ap-

ply to the site. 

Note. Development proposals may require a formal Master-

plan to be produced by the developer of the site at Planning 

stage and due to the size of the site a Major Planning appli-

cation process may be triggered. 
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