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1.

Reason for Report

1.1

The Committee is able to consider and take a decision on this item in terms of
Section B.9.1 of Part 2A List of Committee Powers and Section C.3.1i of Part
2C Planning Delegations of the Scheme of Governance as the application is
recommended for refusal but at least two Local Ward Members in the Ward in
which the development is proposed, have requested that the application be
referred to the Area Committee.



Cllr Anne Stirling – Cohesive group policy requires further discussion
Cllr Sandy Duncan – Supporting information provided by the applicant
requires further consideration.

1.2

The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this report and had no comments to
make and are satisfied that the report complies with the Scheme of
Governance and relevant legislation.

2.

Background and Proposal

2.1

This application seeks planning permission in principle for a dwellinghouse on
land adjacent to Beech Lodge, Turriff. The site is currently a flat grass field.
The area has a rural character but there are 3 properties to the immediate
north of the proposed plot.

2.2

The proposed site area measures approximately 4600 square metres and the
access into the site adjoins the public road to the west. Parking and turning
areas have also been shown on the submitted plan. The site is currently
bound by post and wire fencing on the north and eastern boundaries. Rural
farmland surrounds the site with 3 residential properties within close proximity
which are located to the north of the site. The site plan is attached to this
report as Appendix 1.

2.3

The site, situated within the Rural Housing Market Area of the Aberdeenshire
Local Development Plan 2017 is located 3 miles south of Turriff.

2.4

The applicant proposes connecting to the public water supply. A new septic
tank, foul and surface water soakaways are proposed to service the dwelling.
A border is proposed around the plot with significant tree planting and a play
area, sensory garden, nature garden and vegetable patch is also shown on
the submitted plan. An indicative house layout has been shown to the centre
of the plot and a proposed stable building to the north of the plot.

2.5

Previous planning history on this site includes;



APP/2015/0012 - Planning Permission in Principle for Erection of
Dwellinghouse. Refused on 10 March, 2015.
APP/2013/3984 – Planning Permission in Principle for Erection of
Dwellinghouse. Refused on 28 February, 2014. This application was
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appealed to the Local Review Body who upheld the decision and
refused planning permission.
APP/2011/4295 – Planning Permission in Principle for Erection of 1
No. Dwellinghouse and Garage and Change of Use from Agricultural
Ground to Residential. Refused on 20 February, 2012.

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations

4.1

Business Services (Developer Obligations) has stated that the local
schools are operating within capacity and the proposal does not engage DO
and affordable housing policies or associated supplementary guidance from
the Aberdeenshire Local Development Plan 2017. Consequently no
contributions are required in this instance.

4.2

Infrastructure Services (Roads Development) has no objections to the
proposals subject to conditions being met.

4.3

Scottish Water has no objections to the proposals.

5.

Relevant Planning Policies

5.1

Scottish Planning Policy
The aim of the Scottish Planning Policies is to ensure that development and
changes in land use occur in suitable locations and are sustainable. The
planning system must also provide protection from inappropriate
development. Its primary objectives are:




to set the land use framework for promoting sustainable economic
development;
to encourage and support regeneration; and
to maintain and enhance the quality of the natural heritage and built
environment.

Development and conservation are not mutually exclusive objectives; the aim
is to resolve conflicts between the objectives set out above and to manage
change. Planning policies and decisions should not prevent or inhibit
development unless there are sound reasons for doing so. The planning
system guides the future development and use of land in cities, towns and
rural areas in the long term public interest. The goal is a prosperous and
socially just Scotland with a strong economy, homes, jobs and a good living
environment for everyone.
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5.2

Aberdeen City and Shire Strategic Development Plan 2014
The purpose of this Plan is to set a clear direction for the future development
of the North East. It promotes a spatial strategy. All parts of the Strategic
Development Plan area will fall within either a strategic growth area or a local
growth and diversification area. Some areas are also identified as
regeneration priority areas. There are also general objectives identified. In
summary, these cover promoting economic growth, promoting sustainable
economic development which will reduce carbon dioxide production, adapt to
the effects of climate change and limit the amount of non-renewable
resources used, encouraging population growth, maintaining and improving
the region’s built, natural and cultural assets, promoting sustainable
communities and improving accessibility in developments.

5.3

Aberdeenshire Local Development Plan 2017
Policy R2 Housing and employment development elsewhere in the
countryside
Policy P1 Layout, siting and design
Policy P4 Hazardous and potentially polluting developments & contaminated
land
Policy E2 Landscape
Policy C1 Using resources in buildings
Policy RD1 Providing suitable services
Policy RD2 Developer’s obligations

5.4

Other Material Considerations
None

6.

Discussion

6.1

The main issues to be considered are the principle of development and
whether a dwellinghouse can be accommodated on site without detriment to
the amenity of the neighbouring houses.
Principle of Development

6.2

The applicants currently reside at Beech Lodge which is located immediately
northwest of the application site. The land adjacent to Beech Lodge has been
the subject of 3 planning applications in the past, all of which have been
refused.

6.3

The most recent application on the current site (APP/2015/0012) was for
planning permission in principle for a single house which was assessed under
the Aberdeenshire Local Development Plan 2012 and was refused when
assessed under the cohesive groupings policy.
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6.4

In 2011 the applicants submitted an application on the current application site
for outline planning permission (APP/2011/4295) to erect a dwellinghouse,
which was submitted for consideration as an addition to an existing cohesive
group. The application was assessed and determined under the now
superseded Aberdeenshire Local Plan 2006 (ALP) and was refused planning
permission on the grounds that the existing group of 3 dwellings close to the
application site did not represent a cohesive group and the proposal did not
comply with planning policy at that time.

6.5

A similar application (APP/2013/3984) was submitted for planning permission
in principle on the site immediately south of Beech Lodge. This application
was assessed under the Aberdeenshire Local Development Plan 2012 and
was refused planning permission in 2013 as the proposal did not qualify or
contribute towards an extension of an existing cohesive group. This decision
was appealed and the Local Review Body upheld the appointed officers’
decision and refused planning permission.

6.6

It is noted that there is no evidence of the site ever having been previously
developed. No labour justification has been submitted to support the need to
accommodate a worker in a primary industry. The site does not qualify as an
organic growth contribution given its remote location from any qualifying
settlement. The proposal would also not be permissible within the greenbelt or
other special rural areas.

6.7

This application seeks approval under the similar policy from the 2017 Local
Development Plan as indicated within the submitted justification statement
(Appendix 2). Policy R2 Housing and employment development elsewhere in
the countryside allows, within the Rural Housing Market Area, an additional
dwellinghouse to an existing group of at least 5 dwellinghouses. As was the
case in previous applications on this site, there are only 3 dwellinghouses
within reasonable proximity to the site which could be considered connected
enough to be a grouping. At present Roseacre, Beech Lodge and Leanin Tree
are cohesively linked. These 3 properties are spatially close to one another
and have similar sized curtilages. Approximately 256 metres to the east is
Alvidale and beyond this Fairview and Upper Old Mill Croft. The separation
alone is too great for these 6 properties to be considered a group. The
presence of high trees to the south boundary of the road, and the bends in the
road also visually obscure one grouping from the other which further weakens
any sense of the 6 properties being cohesively linked.

6.8

Although the size of the proposed plot is in keeping with other properties in
the area the fundamental principle of development is not justifiable under
Policy R2.
Justification statement

6.9

The justification statement refers to the requirements of the applicants to
provide more space for their family and also with consideration that they foster
a number of children, some of whom could have special needs and
requirements. However, this application proposal is for erection of a
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conventional dwellinghouse rather than a home for people with special needs,
which would be assessed under different planning policy. Therefore, these
personal circumstances have no material weight in determination of this
application. Furthermore, since the agent/applicants have not specified any
protected characteristics associated with the proposed development, the
Planning Services deems that an Equality Impact Assessment is not required
in this instance.
6.10

Moreover, it is evident that a clear and realisable alternative does exist
through the extension of the existing home at Beech Lodge in order to provide
extra space to meet the applicants’ requirement. Beech Lodge is a large site
equating to 0.22ha with sizeable garden grounds. It is the opinion of the
Planning Service that extending the existing property is something that should
be explored more fully. An annex built within the grounds of Beech Lodge
would also be a more reasonable option. It is also possible to accommodate a
sensory garden within the curtilage of the existing house. It may also be
possible to extend the curtilage of Beech Lodge to accommodate additional
garden space, if required.
Suitability of plot in terms of layout, siting and design

6.11

Notwithstanding the above, the site is large enough to accommodate a
dwellinghouse without detriment to the amenity of any neighbouring
dwellinghouses and with sufficient provision of private garden space. As the
application is for planning permission in principle only, further design details
would be included and assessed at any subsequent Matters Specified in
Conditions (MSC) stage application. A house in this location would not have a
significant effect on the wider landscape character.
Access and servicing

6.12

Access, turning areas and parking spaces have been displayed on the
submitted plan. Roads Development were consulted and have no objections
to the proposals.

6.13

Surface water and foul water drainage certification has been submitted and
shown on the submitted plans. These arrangements are considered
acceptable. It is proposed to connect to the public water mains which is also
considered acceptable.

6.14

Other issues
In terms of Developer Contributions, Business Services (Developer
Obligations) have confirmed that no contributions would be required.

6.15

Conclusion
There is no existing cohesive group of at least 5 dwellinghouses near the
proposed plot. As such, the proposal is not compliant with Policy R2. The
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principle of the development is not acceptable and the proposal is therefore
recommended for refusal.
7.

Area Implications

7.1

In the specific circumstances of this application there is no direct connection
with the currently specified objectives and identified actions of the Local
Community Plan.

8.

Implications and Risk

8.1

An equality impact assessment is not required because the development is
not considered to give rise to any differential impact on any of the protected
characteristics.

8.2

There are no staffing and financial implications.

8.3

There are no risks identified in respect of this matter in terms of the Corporate
and Directorate Risk Registers as the Committee is considering the
application as the planning authority in a quasi-judicial role and must
determine the application on its own merits in accordance with the
Development Plan unless material considerations justify a departure.

9.

Sustainability Implications

9.1

No separate consideration of the current proposal’s degree of sustainability is
required as the concept is implicit to and wholly integral with the planning
process against the policies of which it has been measured.

10.

Departures, Notifications and Referrals

10.1

Strategic Development Plan Departures
None

10.2

Local Development Plan Departures
Policy R2 Housing and employment development elsewhere in the
countryside

10.3

The application is a Departure from the valid Local Plan. The application has
been advertised. Any representations received have been circulated as part
of the agenda and taken into account in recommending a decision. The
period for receiving representations has expired.

10.4

The application does not fall within any of the categories contained in the
Schedule of the Town and Country Planning (Notification of Applications)
(Scotland) Direction 2009 and the application is not required to be notified to
the Scottish Ministers prior to determination.
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10.5

The application would not have to be referred to Infrastructure Services
Committee in the event of the Area Committee wishing to grant permission for
the application.

11.

Recommendation

11.1

REFUSE for the following reason:-

01.

The proposal is not compliant with Policy R2 Housing and employment
development elsewhere in the countryside from the Aberdeenshire Local
Development Plan 2017 as the plot is not located within reasonable proximity
to a minimum of at least 5 existing dwellinghouses which are considered to
be a connected cluster. In addition the proposal fails to comply with any
other criteria of this Policy.

Stephen Archer
Director of Infrastructure Services
Author of Report: John Todd
Report Date: 20 September 2017
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