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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.8.1 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.
•
•
•

1.2

Cllr Cassie -To further examine the reasons given for refusal when
compared with the policies stated.
Cllr Findlater- To consider further the policy issues in this case.
Cllr Partridge - To further discuss the reasons for refusal in this application.

The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this and their comments are incorporated
within the report and are satisfied that the report complies with the Scheme of
Governance and relevant legislation.

2.

Background and Proposal

2.1

This application seeks Full Planning Permission for the erection of a
dwellinghouse upon vacant agricultural land found in a countryside location
approximately 1.9km south west of the settlement of Sandhaven. A location
plan is attached as Appendix 1.

2.2

The 2.05-hectare site has an upwards slope rising from south to north. Access
to the site is gained via a private access which connects to the A98
Fraserburgh to Banff road some 500 metres to the south. The site is
immediately surrounded on all sides by further agricultural land with a
grouping of existing dwellings found further to the east. Site and block plans
are attached as Appendices 2 and 3.

2.3

The two-storey dwelling is to contain five bedrooms, and a double integral
garage and to be sited in the centre of the proposed application site. The
principal elevation is to face south west towards the parking and driveway
area which leads westwards to connect to the existing road network.
Elevational details & floorplans of the house are attached as Appendices 4
and 5.

2.4

Drainage infrastructure consisting of private foul and surface water
soakaways are to be installed to the west of the dwelling whilst an area of tree
planting is proposed along the northern boundary. Post and wire fencing are
to be provided as the main form of boundary treatment. The dwellinghouse is
to be served by the public water supply network.
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2.5

Relevant Planning History:
On site:
APP/2016/2831 – Planning Permission in Principle for Erection of
Dwellinghouse Refused – 13/12/2016
APP/2017/1277- Planning Permission in Principle Erection of Dwellinghouse Refused 14/07/2017
Related application:
APP/2019/1265- Planning Permission in Principle for Erection of
Dwellinghouse- Approved – 19/09/2019

2.6

Supporting Information:
•
•

Design Statement by Colaren Farms- September 2019
Drainage Report by Grampian Geotechnical – October 2016

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations

4.1

Business Services (Developer Obligations) confirm that the proposal does
not engage developer contributions, and as such no contribution is required.
Therefore, the proposal is deemed to comply with Policy RD2 Developers
obligations.

4.2

Infrastructure Services (Flood Risk and Coastal Protection) have no
comment to make on this application.

4.3

Infrastructure Services (Roads Development) do not object to this
application subject to conditions.

4.4

Scottish Water confirm there is sufficient capacity within the local water
supply network to adequately accommodate the proposed development.

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:
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• 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.
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.
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.

5.3

Aberdeenshire Local Development Plan 2017
Policy R2: Housing and employment development elsewhere in the
countryside
Policy P1: Layout, siting and design
Policy E2: Landscape
Policy C1: Using resources in buildings
Policy RD1: Providing suitable services
Policy RD2: Developers’ obligations
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5.4

Other Material Considerations
None

6.

Discussion

6.1

This application seeks Full Planning Permission for the erection of a
dwellinghouse upon a vacant agricultural site, found in a countryside location
beyond the confines of a defined settlement. Therefore, the key planning
issues to consider are the principle of development, the layout, siting and
design of the proposal, access and servicing in addition to any other
applicable matters.
Principle of Development

6.2

Due to the site being located out with the defined boundary of a settlement as
identified within the Local Development Plan, Policy R2 Housing and
employment development elsewhere in the countryside is to be applied as the
main policy consideration to determine if this application is acceptable in
principle.

6.3

Generally this policy aims to provide a more sustainable development pattern
that balances the need to travel, ensures universal access to public services
and protects the countryside from sporadic rural development whilst meeting
the need for new housing in the countryside. More specifically the policy
supports new housing in the Rural Housing Market Area part of the
countryside if it meets one of the criteria outlined below:
1. Development permissible under green belt policy;
2. Refurbishment or replacement of an existing or disused building, or a
previously developed site which is now redundant;
3. Organic growth of a settlement identified in Appendix 4;
4. A new dwelling in relation to a retiring farming succession; or
5. An appropriate addition to a cohesive group of at least five houses.

6.4

Having considered the application against the above criteria it is the opinion of
the Planning Service that the proposed application does not comply with such
criteria and therefore cannot be supported in principle.

6.5

As part of the design statement submitted in support of the application the
applicants suggest that the site acts as a suitable addition to a cohesive group
of five houses found to the east (consisting of Torlundy House, Headroom
Steading, Headroom House, Max Headroom and Broomhill Lodge).

6.6

However, upon undertaking a site visit and examining relevant maps, the
Planning Service is of the view that the site is physically detached from this
group of houses and therefore does not comply with policy.
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6.7

This view is also taken as part of the consideration of previous application in
principle (reference: APP/2016/2831), also for a single dwelling upon this site,
where the case officer commented:
“Whilst the applicant intends that the dwellinghouse be considered as part of a
cohesive group, alongside the five properties to the east; Headroom Steading,
Headroom House, Max Headroom, Torlundy House and Broomhill Lodge, the
proposed dwellinghouse appears to stand apart from this ‘group’ of houses as
it utilises a completely different access route and is situated within an
agricultural field which bears little connection to the dwellinghouses to the
east. A dwellinghouse on this site cannot be considered to comply with the
cohesive group criterion.”

6.8

Since the 2016 application was refused the only change in circumstances has
been the approval of APP/2019/1265 for a single dwellinghouse to the north
of Max Headroom to the north east of this grouping in September of this year.

6.9

Despite this more recent application being recommended for refusal, its
subsequent approval by Area Committee now has the added consequence of
the permitted increase in growth for this group under the terms of Policy R2
(an additional 20% within any plan period, i.e. an additional single house
beyond the five units existing) now been exceeded. Therefore, even in the
event the application currently under consideration could be accepted as a
suitable addition to the grouping from a physical and layout perspective, it
would still form a departure to the related policy on the grounds of exceeding
the permitted growth limit within the current plan period.

6.10

Ultimately the development does not comply with Policy R2: Housing and
employment development elsewhere in the countryside and therefore cannot
be supported in principle.
Layout, Siting and Design

6.11 The proposed dwelling is of a substantial mass and scale, occupying a
floorspace of approximately 266 metres squared, set over two storeys,
containing 5 bedrooms and an integral double garage. The ridge height of the
dwelling at its highest point stands 8.9 metres tall when measured from
ground level.
6.12 The principal (south west facing) elevation stands a total of 22 metres wide
and is set out in a stepped manner with a bay window feature protruding
furthest forward with further vestibule and garage building lines recessed
further back. Granite blockwork is to be applied as a basecourse and for the
vestibule and garage sections upon the principal elevation, with the dwelling
otherwise finished in a white render with grey concrete roof tiles.
6.13 Overall the proposed design, which predominantly adopts suburban design
principles by means of overall mass, design features and materials, creates an
overly grandiose building which is completely out of character in the context of
the immediately surrounding area and landscape, with the application site also
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being excessive in size for the purposes of accommodating a single
dwellinghouse.
6.14 The local topography combined with mass and scale of the dwelling will also
make this structure a very prominent feature in the local landscape, especially
when viewed form the A98 to the south.
6.15 Overall the proposed dwelling would be grossly out of keeping with the
immediately surrounding area in terms of its external appearance, scale and
design and on the basis of the above, the application also cannot be
supported under the terms of Policy P1 Layout, siting and design.
Therefore, the application also fails to comply with the requirements of both
Policy P1: Layout, siting and design and Policy E2: Landscape.
Access & Servicing
6.16

Infrastructure Services (Roads Development) have considered the proposal
and confirm they do not object to this application in terms of visibility splays at
the point of connection with the public road nor the level of parking to be
provided within the site. The consultee has requested that in the event of
approval appropriate conditions be attached to secure the necessary
infrastructure to ensure the required infrastructure is delivered to ensure that
the site can be accessed in a safe and efficient manner.

6.17

Scottish Water confirm there is sufficient capacity within the local water supply
network to adequately accommodate the proposed development whilst the
application includes a percolation test certificate to confirm that existing
ground conditions are suitable for the installation of both a septic tank to
soakaway system to provide private foul drainage and separate surface water
soakaway drainage for runoff water respectively.

6.18

Therefore the application complies with Policy RD1: Providing suitable
services.
Other Matters

6.19 Business Services (Developer Obligations) confirm that the proposal does not
engage developer contributions, and as such no contribution is required.
Therefore, the proposal is deemed to comply with Policy RD2 Developers
obligations.
6.20 Having been consulted on this application, Infrastructure Services (Flood Risk
and Coastal Protection) have no comment to make on this application.
Therefore, the application does not contravene Policy C4: Flooding.
6.21

In the event of approval, a condition shall be applied to secure an energy
statement for the proposed dwelling which demonstrates compliance with
applicable building standards regulations regarding energy efficiency prior to
works commencing on site which will secure compliance with Policy C1 Using
resources in buildings.
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Conclusion
6.22

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.

6.23

Having considered this application against the relevant policies of the adopted
local development plan as noted above, it is deemed that the proposal does
not fully comply with all such policies and 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 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.

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
Policy P1: Layout, siting and design
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Policy E2: Landscape
10.3

The application is a Departure from the valid Local Development Plan and has
been advertised as such. 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.

10.5

The proposed development is in the opinion of the Head of Planning and
Environment Service in significant conflict with Policy R2: Housing and
employment development elsewhere in the countryside of the Aberdeenshire
Local Development Plan 2017 and if the Committee is minded to approve
then the application will have to be referred to Infrastructure Services
Committee.

11.

Recommendation

11.1 REFUSE for the following reasons: 01.

The application does not comply with Policy R2: Housing and employment
development elsewhere in the countryside of the Aberdeenshire Local
Development Plan 2017 as the proposed development does not constitute a
suitable addition to a cohesive group of at least five houses, and does not
accord with any other policy criteria within Policy R2.

02.

The application does not comply with Policy P1: Layout, siting and design or
Policy E2: Landscape of the Aberdeenshire Local Development Plan 2017 as
the proposed dwelling would be grossly out of keeping with the immediately
surrounding landscape in terms of its mass, scale and external materials.

Stephen Archer
Director of Infrastructure Services
Author of Report: Stuart Newlands
Report Date: 07 November 2019
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APPENDiX 1
Location Plan
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APPENDIX 2
Site Plan
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APPENDIX 3
Block Plan Site Sections & Site Plan
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APPENDIX 4
Proposed Elevations
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APPENDIX 5
Proposed Floor Plans

