5.

LRB 462 – Notice of Review Against Full Planning Permission for Erection of
Dwellinghouse at Loch Meaup, Mos of Rothmasie, Meikle Wartle, Inverurie, AB51
5DE – Reference: APP/2018/2880.
(ii)

Supporting Documents as submitted by the Planning Service.
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Infrastructure Services

REPORT OF HANDLING
Application Reference: APP/2018/2880
Proposal: Erection of Dwellinghouse
Address: Loch Meaup, Moss of Rothmaise, Meikle Wartle, Inverurie,
Aberdeenshire, AB51 5DE

1.

Description of proposal
This application seeks full planning permission for the erection of a
dwellinghouse at a site at Loch Meaup, Moss of Rothiemasie, Meikle Wartle.
The site is located approximately 200m south of the A920 between Colpy and
Drum of Wartle and to the west of an unclassified road between the A920 and
North Rayne. The application site is located approximately 4km north west of
Meikle Wartle. Three large ponds have been formed within the wider site
along with a small wetland area. Outwith the pond areas the site is
characterised by woodland and rough grazing. Two small timber sheds are
located on site to serve the private fishery. A small steel portal frame shed is
located directly opposite the site and is utilised for agricultural purposes. The
extent of land under the ownership of the applicant includes the ponds,
woodland and grazing areas, all to the south of the A920.
The proposed site is currently an area of managed grassland and semi
mature woodland, located directly to the west of the public road and opposite
the existing agricultural shed.
It is proposed to erect a single storey dwelling that would be positioned in the
centre of the plot with the main elevation facing in a north easterly direction. A
double garage would be adjoined to the east elevation. The proposal is a
symmetrical design with a feature gable and bay window. The material
finishes would consist of natural slate roof, white render, upvc windows and
upvc rainwater goods.
The proposal would be served by a public water supply and the surface and
foul water would be dealt with by a private drainage system. Some new
landscaping is proposed around the proposed dwelling. A new access would
be created off the existing private access track.

2.

Relevant Planning History
APP/2018/2772 - Full Planning Permission - Change of Use to Commercial
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Fishery with Recreational Facilities and Associated Infrastructure - Application
Withdrawn 28.02.2019
APP/2017/1479 - Prior Notification - Erection of General Purpose Agricultural
Store - Prior Approval Not Required 03.07.2017
APP/2017/1027 - Prior Notification - Erection of Agricultural/Forestry Store Planning Permission Required 12.05.2017
APP/2015/3123 - Full Planning Permission - Change of Use of Existing
Private Wildlife/Nature Conservation Area/Fishery Site with Caravan to
Residential Use – Refused 04.03.2016
APP/2012/2920 - Full Planning Permission - Formation of 2 no. Ponds –
Approved 18.12.2012
Pre application advice was provided by the Planning Service in regard to both
the commercial fishery proposal and the residential dwelling. The basis of this
advice was based on the need for an essential worker in association with the
fishery. It was considered that there was no justification for an essential
worker at this site, as the associated enterprise could not be considered as a
primary industry. Consequently the Planning Service advised that the
development of a residential dwelling would be unacceptable in principle and
contrary to the Aberdeenshire Local Development Plan 2017.
3.

Supporting Information
Design Statement – Applicant – not dated.
Further information was submitted by the applicant to further justify a
dwellinghouse in this location.
Ground Assessment and Drainage Recommendation Report – S.A. McGregor
– December 2018

4.

Variations & Amendments
No variations submitted.

5.

Representations
No valid representations have been received.

6.

Consultations
Business Services (Developer Obligations) has confirmed that Rayne
North Primary and Gordon Schools are currently operating within capacity,
therefore the proposed development does not engage the Developer
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Obligations and Affordable Housing policies or associated supplementary
planning guidance of the Aberdeenshire Local Development Plan 2017. No
contributions are therefore required.
Infrastructure Services (Environmental Health) objects to the original
proposal to connect to a private water supply, as no information has been
summited to assess the quantity and quality of the supply.
Infrastructure Services (Environment – Natural Heritage) has confirmed
that the site is currently recorded as woodland on the FCS 2017 Inventory of
woodland and trees and confirmed that based on the Control of Woodland
Removal policy does not support loss of woodland. It is recommended that
FCS is consulted and that further information is submitted by the applicant on
the status of the site.
The proposal should be considered under Policy PR1 – Protecting Important
Resources and as a minimum suitable offsite compensatory planting would be
required for loss of woodland. A Tree survey to meet BS 5837:2012 may also
be required to establish whether trees can be retained on site or not.
Infrastructure Services (Flood Risk and Coast Protection) has no
comment to make regarding flood risk for the site. No comment is provided on
the proposed drainage arrangements for the site.
Infrastructure Services (Roads Development) objects to the proposal and
has requested further information in regard to visibility splays, bin uplift store
and access on the public road. It is also suggested that the driveway should
be moved westwards so that it is further away from the junction with the
U59S.
7.

Relevant Policies
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
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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.
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.
From the 29 March 2019, the Strategic Development Plan 2014 went beyond
its five-year review period. In light of this, for proposals which are regionally or
strategically significant, or give rise to cross boundary issues between
Aberdeen City and Aberdeenshire, the presumption in favour of development
that contributes to sustainable development will be a significant material
consideration in line with Scottish Planning Policy 2014.
The Aberdeenshire Local Development Plan 2017 will continue to be the
primary document against which applications are considered. The Proposed
Aberdeen City & Shire SDP 2020 may also be a material consideration.
Aberdeenshire Local Development Plan 2017
Policy R1: Special rural areas
Policy R2: Housing and employment development elsewhere in the
countryside
Policy P1: Layout, siting and design
Policy PR1 Protecting important resources
Policy RD1: Providing suitable services
Policy RD2: Developers’ obligations
8.

Other Material Considerations
An Equalities Impact Assessment is not required because the proposed
development is not considered to give rise to any differential impacts on those
with protected characteristics.
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9.

Implications and Risk
Not applicable.

10.

Directions by Scottish Ministers
None.

11.

Discussion
The main planning issues to be considered in this application are the principle
of development, the likely impact of the development on the character and
amenity of neighbouring land uses, impact on trees and land and whether it
can be satisfactorily serviced both in terms of drainage and access.
Principle
The site is located outwith a defined settlement boundary, therefore it would
equate to development in the countryside. Therefore the principle of the
development should be considered under Policy R1 Special rural areas and
Policy R2: Housing and employment development elsewhere in the
countryside.
The Planning Service supports new dwellinghouses in the countryside if the
proposal meets one of the criteria as detailed in the aforementioned policies.
These criteria include;
•
•
•

be appropriate in the greenbelt (see Policy R1: Special rural areas); or
involve the refurbishment or replacement, on the same site, of an existing
house or disused building; or
involve remediation of redundant brownfield land opportunities.

Further options for development may include small scale growth of an
identified settlement, a single home for the retirement succession of a viable
farm holding or a small scale addition to an existing cluster or group of at least
five houses.
It is worth noting that a tandem application was submitted, as detailed above,
to develop the wider site into a commercial enterprise, however this has now
been withdrawn. The original concept was that the dwellinghouse was
required to support the business, both for operational reasons and security.
Therefore the proposed dwelling must be considered on its own merits and
not in association with any commercial enterprise. As previously mentioned
the development of a commercial fishery on this site may still not warrant a
residential dwelling due to the fact that this would not be considered a primary
industry.
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As stated above, the Planning Service supported a new agricultural shed
directly opposite the proposed house site, under the prior notification route.
While it was acknowledged that the business had an agricultural holding
number and therefore qualified as a farm holding, it is clear that this is not a
full time enterprise and would not warrant a dwelling to support this side of the
business. It is noted in the supporting information that there are a small
number of sheep on the farm, however these are considered as ‘pet’ sheep,
rather than a commercial enterprise. No further information has been
submitted to quantify any farming activity on the site.
For completeness it is worth noting that the site is not within 200m of an
identified settlement or does not form part of an existing cluster.
Overall, it has not been demonstrated that the development of a residential
dwelling on this site would meet any of the criteria contained within the above
policy. Therefore in this case the principle of the development cannot be
supported and is contrary to Policy R2: Housing and employment
development elsewhere in the countryside.
In terms of assessment against the Strategic Development Plan, due to the
small scale of this proposal the proposed development is not considered to be
strategic or regionally significant, or require consideration of cross-boundary
issues and, therefore, does not require detailed consideration against the
SDP.
Environment
Policy PR1 Protecting important resources aims, among other things, to
protect individual and groups of trees. The policy states ‘Development
resulting in the loss of, or serious damage to, trees and woodlands of
significant ecological, recreational, historical, landscape or shelter value will
not normally be permitted’.
The development of a dwelling on this site will inevitably lead to some tree
loss although this has not been quantified through a tree survey. The
applicant has provided information that demonstrates that significant tree
planting has been undertaken across the wider site, however the loss of any
trees should be fully considered and compensatory planting should be
undertaken if required. While it is acknowledged that any tree loss is
disappointing, in this particular case it may be possible to provide
compensatory tree planting across the wider site, however this has not been
clearly demonstrated at the current time. Furthermore no information has
been submitted to demonstrate that any existing trees within the development
area would be protected during any construction operation. Overall, while it is
acknowledged that there may be scope for some tree loss and compensatory
planting, this has not been demonstrated and therefore does not comply with
the above policy.
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At this stage the Planning Service has not consulted Scottish Forestry, as the
principle of the development cannot be supported.
Policy PR1 further states;
Prime agricultural land, as defined as classes 1, 2 and 3.1 of the Soil Survey
for Scotland, Land Capability for Agriculture series, should not normally be
developed unless it is allocated in the local development plan. The policy
does allow for the possibility of small-scale development proposals that are
directly linked to a rural business as possibly being permissible where they
are located on prime agricultural land.
It is noted that the site is situated on an area of land that is designated as
prime agricultural land. The applicant refutes this claim, however no
supporting evidence has been submitted to disproven this fact. It is
acknowledged that the area of prime agricultural land covers a significant area
of woodland, however there is a clear policy position that this type of land
should not normally be developed on. The proposed development does meet
any of the criteria as stated under the above policy, therefore it is contrary to
this policy.
Layout, Siting and Design
Aberdeenshire Local Development Plan 2017 Policy P1 aims to improve the
standard of layout, siting and design of new developments in Aberdeenshire
to achieve the highest standards of urban and rural design.
The design, proportions of the building and fenestration pattern all reflect a
modern design approach, however this exhibits a suburban aesthetic and
does not reflect the rural situation of the site. Some amendments to the
design would be required to ensure the dwelling is appropriate for the
situation, this may include more traditional rural features or contemporary
design elements. It is noted that some traditional materials are proposed for
the dwelling including a natural slate roof and white render finish.
The positioning of the dwelling in the centre of the plot would allow sufficient
private garden ground. It is proposed to install a new post and wire fencing to
demarcate the northern boundary. There are a number of semi mature trees
already surrounding the site therefore the dwelling would be screened from
the wider area, furthermore some additional tree planting is indicated on the
site plan. However a public road (U59S) is in very close proximity to the site
and the proposed dwelling could be seen when travelling along this road.
Thus a more appropriate design for the dwelling would be required to ensure
it meets the policy requirements.
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Overall, the proposal fails to demonstrate that the dwellinghouse design is
appropriate for the site, as such it is considered that this proposal conflicts
with Policy P1 Layout, siting and design.
Technical
In terms of access, it is proposed to use an existing track and form a new
driveway off this. Further information has been requested by Roads
Development to ensure the site can be accessed in a safe manner and it is
suggested that the driveway is moved further away from the existing junction
onto the U59S. It is envisaged that these issues could be addressed, however
at the current time it has not been demonstrated that can be delivered and the
consultee objects.
In terms of water supply, the applicant originally proposed to connect to a
private water supply, however this changed during the assessment of the
application and it is proposed to now connect to the public water supply. This
amended proposal would alleviate the Environmental Health concern.
Foul water drainage would be a septic tank with discharge to land via a
soakaway and the drainage information submitted demonstrates that the site
can effectively be served by a satisfactory foul drainage system. Surface
water would feed directly into the existing ponds.
Conclusion
In conclusion, it is considered that the proposed development does not
comply with Policy R1: Special rural areas and Policy R2: Housing and
employment development elsewhere in the countryside as the proposed
development fails to comply with any of the relevant criteria for a new
dwellinghouse in the countryside. In addition, no investigation has been
undertaken on the quality of the land, which is identified as prime quality and
the impact on existing trees on the site has not been demonstrated through a
tree survey.
Furthermore, the Planning Service has concerns about some aspects of the
proposed design in this rural setting and it has not be conclusively proven that
the site can be accessed in a safe manner. The recommendation therefore is
to refuse full planning permission.
12.

Recommendation
REFUSE for the following reasons:

01.

The proposal fails to meet any of the criteria for a new residential dwelling in
the countryside and therefore fails to comply with Policy R1 Special rural
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areas or R2 Housing and Employment Development Elsewhere in the
Countryside of the Aberdeenshire Local Development Plan 2017.
02.

The applicant has failed to demonstrate that the proposed development would
not result in the detrimental loss of a valuable woodland and there are no
economic or social benefits which would outweigh this, contrary to Policy PR1
Protecting important resources of the Aberdeenshire Local Development Plan
2017.

03.

The applicant has failed to demonstrate that the proposed development would
not result in the loss of prime agricultural land and there are no economic or
social benefits which would outweigh this, contrary to Policy PR1 Protecting
important resources of the Aberdeenshire Local Development Plan 2017.

04.

The proposed development would have an adverse visual impact on the rural
character of the area due to its design, and therefore does not accord with
Policy P1 Layout, siting and design of the Aberdeenshire Local Development
Plan 2017

05.

The proposal fails to demonstrate that it can be accessed in a safe manner
and therefore fails to comply with Policy RD1 Providing suitable services of
the Aberdeenshire Local Development Plan 2017.

13.

Process of Determination
The application was the subject of consultation with Local Members under the
Council’s Scheme of Delegation.

14.

Planning Obligations
No
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6 person septic tank
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DESIGN STATEMENT
PROPOSED DWELLING HOUSE & GARAGE AT LOCH MEAUP, MOSS OF ROTHMAISE,
POTTS OF RAYNE
ABERDEENSHIRE, AB51 5DE
APP/2018/2880

Above: Aerial view google maps 2018

Settlement
The proposed site lies approximately 8 miles to the NW of Oldmeldrum and is approximately 11
miles from Inverurie and 12 miles from Huntly.

99

Site Location
The proposed site lies adjacent to the West side Potts of Rayne Road which intersects the 2 parcels of land
owned by the applicant.

Site Details
The site extends to approximately 1 Acres and is currently used as private land.
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Photo
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Proposal
The applicant intends to build a 4-bedroom dwelling with an attached garage, which is appropriate for its
location on the site and will be used as a family home.
Access
The site will be accessed from the Potts of Rayne road via an existing access track, which will lead to the
driveway, turning and parking area to the front of the dwelling and adjacent garage.
Design
The dwelling has been designed to provide the required accommodation on one floor, as a bungalow,
with integral double garage
Consideration has been given to gable widths, roof pitches and window proportions to be in keeping with
properties in the countryside.

Material Selection
The proposed house construction is to be timber frame construction with materials to limit heat loss and
give low running costs. The materials for the proposed dwelling have been chosen to reflect the modern
and traditional materials found in the area.
Site
Garden areas will be formed to the front, side and rear of the site and will be enclosed with post + wire /
stock proof fences.
Drainage
Please refer to the Certificate contained within the Ground Assessment and Drainage Report for the
proposed foul water disposal (appended to the application).
The foul drainage will be discharged through a septic tank to a soakaway.
Surface water will be piped through to the small pond opposite the house site.
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Services
The site is serviced by electricity and telecoms, water will be through private well.
Building Regulations & Environment
With all new builds compliance with the current building regulations is essential and the dwelling has been
designed to comply with the minimum Building Regulations in terms of space and activity requirements
while also performing to the minimum standards in respect of heat loss, energy efficiency and
sustainability.
The following may be incorporated:
• High efficiency oil fired boiler
• Stand-alone wood burning stove for secondary heating
The dwelling will be fully assessed at the building warrant stage and a SAP calculation with supporting EPC
will be produced to meet the necessary regulations.
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From:
To:
Cc:
Subject:
Date:

Adam S. Sime
Planning Online
Developer Obligations
APP/2018/2880
14 February 2019 09:31:22

Planning Application Ref: APP/2018/2880
Description: Full Planning Permission for Erection of Dwellinghouse, Loch Meaup Moss Of
Rothmaise Meikle Wartle Inverurie
Rayne North Primary and Gordon Schools are currently operating within capacity. The proposed
development does not engage the Developer Obligations and Affordable Housing policies or
associated supplementary planning guidance of the Aberdeenshire Local Development Plan
2017. Therefore, in this instance, no contributions are required.
Regards
Adam Sime | Senior Developer Obligations Officer |
Legal and Governance | Business Services | Aberdeenshire Council | Banchory Town Hall | 1
Kinneskie Lane | Banchory | AB31 5NA
Tel: 01467 539495
email: adam.sime@aberdeenshire.gov.uk
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DM
Officer

MW

Date

08/03/2019
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APP/2018/2880

Application
Number
Loch Meaup,
Moss of
Rothmaise

Address
Woodland

Issue

The proposal should be considered under the policy above and
as a minimum suitable offsite compensatory planting would be
required for loss of woodland, if the application is to proceed. A
Tree survey to meet BS 5837:2012 may also be required to
establish whether trees can be retained on site or not.
However the first action is to establish whether there is current
FCS grant funding for woodland at this site.

PR1 Protecting Important Resources (Trees)
This site is currently recorded as woodland on the FCS 2017
Inventory of woodland and trees. Please note the policy, based
on the Control of Woodland Removal policy does not support
loss of woodland.
Please consult FCS on this applications and request further
information from the applicant on current status of the site.

Action

2019 Development Management / Environment Surgeries

EW

Environment
Officer

Infrastructure Services

PLANNING CONSULTATION
RECOMMENDATION:

Objection

APPLICATION REF:
CASE OFFICER:
PROPOSAL:

APP/2018/2880
Not available
Full planning permission for erection of
dwellinghouse
Loch Meaup, Moss of Rothmaise, Meikle Wartle,
Inverurie, AB51 5DE
Mr Doug Bolton
N/A
13/02/2019

LOCATION:
APPLICANT:
AGENT:
DATE RECEIVED BY EH:

Please find the following observations:
1.0 Water Supply
The Applicant has indicated that the above proposal is to connect to a private water supply –
borehole. However, no details of the quality or the quantity of the supply have been
submitted.
In terms of quality, bacteriological and chemical water samples will require to be taken by
Aberdeenshire Council, with the cost borne to the applicant. Please contact Aberdeenshire
Councils Private Water Supplies team on 01467 539539 to arrange for the samples to be
taken.
In relation to the quantity of the supply, if a borehole is to be used, a copy of the drillers’
certificate should be submitted to the Environmental Health Service in addition to details of
the other users of the supply.
Therefore, The Environmental Health Service would object to this proposal on the grounds
of:
1.

Adequacy and quality of the water supply – the proposal is to use a private water
supply and there is insufficient information on its quality or the available quantity and
the effect this proposal may have on the other users of the supply.

Fiona Chapman
Environmental Health Officer
Date:

15 February 2019

Please note that the above observations do not include consideration of
contaminated land issues. The Scientific Officer, (Infrastructure Services)
Environmental Health will report separately to the Planning Officer on such matters.

If you have difficulty reading this document please contact
Fiona Chapman on 01467-530626

123

From:
To:
Cc:
Subject:
Date:

David Gander
Planning Online
Matthew Watt
FOR CONSIDERATION : APP/2018/2880
22 February 2019 11:36:31

To: Planning
F.A.O. Matthew Watt
Ref: APP/2018/2880

Proposal: Erection of Dwellinghouse
Address: Loch Meaup Moss Of Rothmaise Meikle Wartle Inverurie

We refer to your email dated 13/2/2019 concerning the above. Having studied the
proposals, we have the following comments:

1. We have no comment regarding flood risk for this site.
2. In line with our agreed protocol for providing advice to the planning service unless we
are aware of likely drainage issues or specifically requested to do so, we do not
comment on drainage arrangements for single dwellings.

Regards
David Gander
Engineer
Flood Risk and Coast Protection
Aberdeenshire Council
Carlton House, Arduthie Road
Stonehaven
AB39 2QP
Tel: 01467 225348
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