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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.3.1f of Part
2C Planning Delegations of the Scheme of Governance as there is an
unresolved objection from a consultee.

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

Full planning permission is sought for the construction of three dwellings on
land to the north of Strathmore House on the northern edge of Oyne. The site
lies directly to the east of the unclassified public road that serves the A96 to
B9002. Although the site lies directly to the north of the settlement there is a
rural feel to the area with agricultural land and mature tree belts and forestry
within the locality.

2.2

Westhall Castle, an A-listed building is located to the northeast of the site,
although at 600m from the proposed site and with intervening screening from
mature trees it is not visible. The application site is part of an agricultural field
which is currently served by an access off the main public road at the northwest corner of the site. The land within the site slopes from north to south and
eventually continues down to the Gadie Burn. An existing dwelling is located
to the southwest of the site although a mature Beech hedge provides
screening from the proposed site. There are mature tree belts on the western
and northern boundary of the site. These provide significant screening from
the road and the area to the north of the site.

2.3

It is proposed to construct three detached four bedroomed dwellings on the
site. The dwellings face the public road and are set back from the public road
by circa. 41m. The main roof ridges of the houses run parallel to the road. The
dwellings would be served by utilising the existing field access and installing
an access road to the front of the houses parallel to the public road. Each
dwelling would take access off this access road with individual driveways and
sufficient space for three off road car parking spaces being included in the
layout. Access would be retained to the rest of the agricultural field by a track
on the northern edge of the site. A 2m wide footpath is proposed at the
southern end of access road to provide a pedestrian link to the public road.
The dwellings would connect to the public mains water supply and the foul
drainage for each plot would be by an individual treatment plant and partial
soakaway discharging into the Gadie Burn. A SUDS basin is also provided to
the south of the houses. A 1.1m high post and wire fence is proposed around
the site and along the boundaries between individual homes.
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2.4

Relevant Planning History
APP/2022/1605

Condition 1 (a) Layout and Siting, (b) External
Appearance and Finishing Materials, (c) Levels Survey
and Site Sections, (d) Footpath Design and Specification
of Planning Permission in Principle Reference
APP/2017/0753 Erection of 3 Dwellinghouses
Approved September 2022

APP/2022/1615

Erection of 3 Dwellinghouses Without Compliance with
Condition 2 (Visibility Splays) of Planning Permission in
Principle Reference APP/2017/0753
Approved September 2022

APP/2017/0753

Planning permission in principle for the erection of 3 No.
dwellinghouses
Approved October 2017

APP/2016/0929

Planning permission in principle for the erection 3 No.
dwellinghouses
Refused June 2016

2.5

It should be noted that where a planning permission (including planning
permission in principle) was due to lapse between the period of 7 April 2020
to 30 September 2022 the Coronavirus (Scotland) Act 2020 increases the
‘extended period’ i.e. the period for implementation until 31 March 2023.
Application APP/2017/0753 therefore remains extant.

2.6

Supporting Information
Design Statement (Oakbank Homes Ltd) March 2022
Provides an overview of the development, highlights considerations and
discusses building format, material selection and technical considerations.
Foul Water Drainage Certificate and SUDS Design Report (S A McGregor)
March 2022
Provides an overview of the site assessment, ground conditions and
groundwater observations, SUDS and surface water disposal and detention
basin design and location.
Soil Survey & Justification Statement (Inverurie Farm Consultancy Ltd)
September 2022
Provides an overview of the fields most recent use having been cut for silage
this summer and is described as low quality permanent pasture consisting
mainly of weed grasses and the soil belongs to the Insch series.
Tree Survey Report (McConnachie Land & Forestry Services) June 2022
Details the results of the tree survey, an arboricultural impact assessment and
tree protection plan for construction works.

3.

Representations

3.1

No valid letters of representation have been received.
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4.

Consultations

4.1

Business Services (Developer Obligations) has advised that contributions
have been previously secured via a Section 69 payment relating to planning
approval APP/2017/0753 and no additional contribution is required.

4.2

Environment and Infrastructure Services (Contaminated Land) has
advised of no objection to the proposal having received further information
regarding previous land uses.

4.3

Environment and Sustainability – Natural Heritage has raised no objection
to the proposal having received the Tree Survey and details of proposed tree
protection measures.

4.4

Environment and Infrastructure Services (Flood Risk and Coastal
Protection) has raised no objection to the proposal.

4.5

Environment and Infrastructure Services (Roads Development) has
raised no objection and recommends standard conditions with respect to
visibility splays, refuse stance, turning area etc.

4.6

Bennachie Community Council has objected to the proposal on the
following grounds, i) road safety, ii) impact on designed landscapes and wider
landscape character, iii) natural environment and iv) loss of prime agricultural
land. Please refer to Appendix 1.

4.7

Scottish Water has raised no objection.

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 2020
The Strategic Development Plan (SDP) was approved on 12 August 2020.
The purpose of this Plan is to set a clear direction for the future development
of the City Region. It sets the strategic framework for investment in jobs,
homes and infrastructure over the next 20 years. 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.
The Aberdeenshire Local Development Plan 2017 will continue to be the
primary document against which applications are considered. The Aberdeen
City & Shire SDP 2020 as approved forms part of the Development Plan.

5.3

Aberdeenshire Local Development Plan 2017
Policy R2 Housing and employment development elsewhere in the
countryside
Policy P1 Layout, siting and design
Policy C1 Using resources in buildings
Policy RD1 Providing suitable services
Policy RD2 Developers’ obligations
Policy HE2 Protecting historic and cultural areas
Policy E2 Landscape
Policy PR1 Protecting important resources

5.4

Proposed Aberdeenshire Local Development Plan 2020
Aberdeenshire Council on 5 March 2020 resolved to agree the Proposed
Aberdeenshire Local Development Plan (LDP) 2020 as the “settled view of
the Council” on what the final adopted content of the LDP 2022 should be.
The Proposed LDP 2020 is a material consideration in the determination of
planning applications. The Planning Authority must therefore assess what
weight it should have in the context of this particular application. The
Reporter’s report of Examination of the Proposed LDP 2020 has now been
published (24 June 2022). Notwithstanding, there is currently no authority to
use the Proposed Local Development plan as a substitute for the Local
Development Plan 2017. The weight that can be given to the phrase “settled
view of the Council” can only be interpreted in the context of the publication of
the Proposed Local Development Plan 2020 (March 2020). Even with the
certainty associated with the Reporters’ Report it still remains only a material
consideration in determining planning applications. However, consideration
will be given on a case by case basis where the weight of the Reporter’s
Report should be given overwhelming significant weight when it is most
advantageous to the applicant’s proposals. SPP Paragraph 34 is of
associated relevance.
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The Scheme of Governance reserves determination of planning policy to Full
Council for resolution. As such until the Proposed Local Development Plan
2020 has been formally adopted by Full Council (as LDP 2022) can this be
considered as the Council’s “settled view”.
It should be borne in mind that the LDP has been written to be implemented
as a whole and not the selective use of agreeable parts.
On the 18 April with reference to the legislation the LDP 2017 becomes
technically ‘out of date’. Notwithstanding the Aberdeenshire LDP 2017
remains the primary document against which planning applications should be
determined until such time as a new LDP for the area is adopted. Currently
Scottish Planning Policy (SPP) deals with this circumstance at Paragraphs 32
to 34. The policies of the LDP 2017 are reflective of the policy position within
SPP. Both SPP and the National Planning Framework 3 are confirmed as
significant influences on the content of the plan, as confirmed within Section 2
– ‘Influences of the Plan’. In summary, when a development plan is more
than five years old the presumption in favour of sustainable development is a
significant material consideration, this must be balanced against any adverse
impacts of the proposed development which would significantly and
demonstrably outweigh the benefits. All of these matters however are already
embedded within the policies of the Local Development Plan 2017 and
deemed robust in their consideration.
5.5

Other Material Considerations
The planning history as noted above is a significant material consideration.

6.

Discussion

6.1

Paragraph 33 of Scottish Planning Policy (SPP) states that where a
development plan is more than five years old, the presumption in favour of
development that contributes to sustainable development will be a significant
material consideration. This must be balanced against any adverse impacts of
the proposed development which would significantly and demonstrably
outweigh the benefits.

6.2

In the determination of this application the key considerations are the principle
of development, layout, siting and design, relationship with the wider
landscape and natural environment, site servicing and protection of natural
resources.
Principle of development

6.3

The key policy consideration is Policy R2 Housing and employment
development elsewhere in the countryside. This policy allows for the small
scale growth of settlements by the addition of groups of no more than three
houses within 200m of an identified settlement boundary. Settlements that are
considered appropriate for such growth are identified in Appendix 4 of the
Local Development Plan and this includes Oyne. Based on the size of Oyne it
has an allowance of 10 new dwellings within this Local Development Plan
period. Within the plan period (from April 2017) the following consents have
been issued that are relevant to this assessment.
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APP/2017/1480 – Site adjacent to Benview
Erection of dwellinghouse and Part Change of Use of Land from Class 5 to
Domestic (Class 9) – Approved August 2017
This consent is still extant by virtue of the Coronavirus (Scotland) Act 2020.
APP/2019/0293- Land to the west of Berryhill View
Erection of 3 dwellinghouses (Renewal of Planning Permission in Principle
APP/2015/3521) – Approved July 2019
APP/2020/1010 – Site adjacent to Ryehill
Approval of matters specified in conditions (PPiP APP/2017/1005) for the
erection of 3 dwellinghouses – Approved August 2020
6.4

These planning approvals therefore equate to seven dwellings having already
been granted planning permission during the plan period. There remains
capacity for a further three houses. There are no other pending applications
for Oyne at the present time that are being assessed under the organic
growth policy. The southern boundary of the application site adjoins the
northernmost boundary of Oyne settlement and therefore the principle of
erecting three dwellings in the specified location would comply with the
requirements set out in paragraph 3 of Policy R2 Housing and employment
development elsewhere in the countryside and would complete the organic
growth allowance for Oyne in the current plan period. This would preclude
support for any additional development under this policy criteria.
Siting, design and layout

6.5

Policy P1 Layout, siting and design is applicable to the determination of this
application. Policy P1 emphasises the importance of good design in
developments and aims to ensure that the new development integrates well
with its surroundings and does not have an adverse impact on the character
and amenity of the surrounding area. Policy R2 also states that siting and
design of any new development will be a primary consideration.

6.6

As detailed at paragraph 2.3 the layout and siting results in three dwellings
that have their principal elevations facing to the west to the public road. An
access track is taken from the existing field access at the northern end of the
site and this runs parallel to the public road along the site’s western boundary.
Each house has its own driveway and integral garage with sufficient space for
three off road parking spaces. Each house is set back from the public road by
circa. 42m and is 24m from the proposed access track. There are generous
separation distance between the houses within the development. The side
elevations of plot nos. 1 and 2 are 13.3m apart and plot nos. 2 and 3 being
15.3m apart. The windows to the interfacing elevations serve non habitable
rooms and accordingly there are no issues of overlooking or privacy within the
development. It is also important to note that the nearest residential property
to the application site is Strathmore House to the south. Plot no. 3 is over 38m
from the northern elevation of Strathmore House which is well screened with
mature boundary planting. This layout will not result in a loss of established
amenity to the occupants of Strathmore House and accordingly this
relationship is considered to be acceptable.
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6.7

A 1.1m post and wire fence is proposed along the shared boundaries between
the houses. Private rear gardens are sited to the east of the houses and are
between 420 sqm. and 544 sqm in area which would meet the amenity needs
of future residents of properties of this size. A SUDS basin is proposed to the
south of plot 3 at the site’s lowest part. In addition, a 2m wide footpath is
included at the southernmost part of the internal access track which provides
a pedestrian link to the public road. The layout does take a linear form
following the line of the public road, albeit set back from the road by the line of
mature trees to the western boundary. There are a number of dwellings to the
south of the site that are sited in a linear form albeit they are not as regular as
that proposed at the application site. It is also noted that the planning
permission in principle (APP/2017/0753) took a similar form in terms of the
layout. Councillors should note that a Section 42 application (APP/2022/1615)
and a matters specified application (APP/2022/1605) have recently been
approved. Having regard to the spatial characteristics of the area and the
planning history the proposed layout is acceptable and complies with the aims
of policies P1 and R2.

6.8

With respect to the design of the dwellings these take a ‘H’ shape floorplan
with a central vestibule and hallway feature linking the two ‘wings’. There are
modest differences between the three dwellings but essentially the dwellings
present two gables to the east and west facing elevations with a central ridge
running north to south. Each dwelling has an integral garage. The houses
have a maximum ridge height of 7.4m. The eaves height above the garages is
3.4m and there is bedroom accommodation in the roofspace above this. To
the southern side of each house the eaves height is slightly higher at 4.5m.
Across the three dwellings the roof will be finished with a slate/mock slate
material. The walls will be finished in a buff drydash roughcast with anthracite
grey UPVC windows. The house designs are simple in form taking a
contemporary approach. Given the location outwith the settlement there are
no real design cues at this point. The design solution is acceptable and will be
in accordance with Policy P1 which seeks a good design approach on all new
development sites.
Natural Environment

6.9

Policy PR1 Protecting important resources aims amongst other things, to
protect important trees and woodlands. As noted in the site description the
site’s western boundary comprises of a mature tree belt of mainly beech with
some larch, lime and oak. The trees have a height of around 25m. A Tree
Survey has been submitted in support of the application and notes that the
trees are either category C or U and of low quality. The trees do provide a
notable natural feature in the area. The houses are located over 30m from the
tree canopies and they will not be impacted upon by the development. It is
noted that the proposed access road is also outwith the root protection area.
The proposed footpath at the southern end of the site would be constructed
using a no dig cellular confinement method so as to ensure no damage to the
root plates of the nearest trees. The Planning Service is satisfied that the
development will not have an adverse impact on the adjacent tree belt.
Furthermore, the recommendations in the Tree Survey with respect to tree
protection measures and future management will ensure their retention and
future health. Suitable conditions are recommended to ensure implementation
of these protection measures during construction. The development therefore
complies with policy PR1.
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Historic Environment
6.10

Policy HE1 Protecting historic buildings, sites and monuments states that we
will protect all listed buildings, archaeological sites and scheduled
monuments. It is noted that Westhall Castle, a category A listed building is
sited 600m to the northeast of the application site. Given the distance and
extensive mature landscape features there will be no discernible impact on
the setting of this listed building and in this respect the proposal is acceptable.

6.11

The representation from the Community Council objects on the grounds that
the application site is near two designed landscapes, Petmathen on the
opposite side of the B9002 and Westhall to the northwest. Policy HE2
Protecting historic and cultural areas states that development on or outwith a
designed landscape will only be permitted if the proposal would not have an
adverse impact that compromises the objectives of the designation or the
overall integrity, character and setting of the designated area. The sites the
Community Council refers to are the remains of designed landscapes and are
not allocated as designed landscapes by Historic Environment Scotland.
Nevertheless, the Planning Service recognises the surrounding historic
environment and it is the view of the Planning Service that the development,
by reason of the separation distances and intervening boundary treatments
will not have an adverse impact on the surrounding historic features and
landscape.
Landscape

6.12

In the determination of this application regard should be had to Policy E2
Landscape which states that we will refuse development that causes
unacceptable effects through its scale, location or design on key natural
landscape elements, historic features or the composition or quality of the
landscape character. The Community Council has raised landscape impact in
its representation. The site is located within Area 12 - Central Wooded
Estates as detailed in the former SNH (now NatureScot) South and Central
Aberdeenshire Landscape Character Assessment. This document describes
the landscape attributes across various parts of Aberdeenshire. Whilst the
Planning Service recognises the landscape value and features in and around
Oyne, the siting and relatively modest scale of the three houses as proposed
will not have an adverse impact on the wider landscape value of the area.
Cognisance is also given to the planning history in this assessment which has
already established the principle of this development. The development
complies with policy E2.
Prime Agricultural Land

6.13

Policy PR1 Protecting important resources states that we will not support
developments that have a negative effect on important environmental
resources and this includes prime agricultural land. The site is on land that is
identified as category 3.1. In reviewing the planning history relating to the
extant planning permission in principle (APP/2017/0753) it is noted that the
issue of prime agricultural land was omitted from the officer’s assessment.
This issue is raised in the Community Council’s representation. In support of
this application and for completeness a Soil Survey has now been submitted.
The Survey provides an overview of the of the field’s most recent use having
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been cut for silage this summer and is low quality permanent pasture
consisting mainly of weed grasses and it is noted that the soil belongs to the
Insch series. The Survey goes on to state that from a general arable
standpoint, ‘…the field is in in poor shape, being too small to accommodate
modern equipment, too infertile, and surrounded by trees. Similarly, it is an
unappealing site for livestock due to the lack of good fencing, no approved
watering and considerable fly strike risks beneath the trees.’ The Survey also
identifies that the site is permanently shaded from the west, and north by
dense mature trees and this would reduce productive capacity. Taking into
account these factors the report concludes that, ‘The soil at this site should be
identified as LCA Class 3.2(s) for agriculture with the principal limitations
being stone content and droughtiness. However, the agricultural capability at
this precise locus is constrained more by microclimate than soil, which is
again nowhere better than 3.2 and therefore this site is not regarded as prime
Agricultural Land (whose definition is restricted to Classes 1, 2 and 3.1).
Having regard to the Soil Survey and its site-specific findings the Planning
Service is content that the development will not result in the loss of prime
agricultural land and the requirements of policy PR1 have been met.
Technical considerations
6.14

Policy RD1 Providing suitable services is applicable to the determination of
this application and states that access to new development should be well
related to existing developments and be close to existing public transport
services where available. The site is located adjacent to the existing
settlement boundary of Oyne which is served by regular bus services. The
proposal will make use of an existing field access directly off the unclassified
public road with the proposed arrangements being acceptable. In common
with the earlier planning permission in principle, the application layout
continues to provide the pedestrian link at the southern end of the site to the
public road. While it is noted that this route does not continue all the way into
the settlement it is acknowledged that the provision of a full pedestrian route
is not possible due to physical constraints. The development proposed is
small scale and therefore will generate a small amount of travel movements
and in this respect the proposal is considered to be acceptable. It is also
noted that this was the view taken in assessing the earlier planning
application APP/2017/0753.

6.15

In terms of site servicing, the proposal will connect to the public water network
with foul and surface water dealt with through private drainage systems. The
foul water will be disposed of through individual treatment tanks to partial
soakaways before discharging into the Gadie Burn. In common with the
earlier planning application, it has been confirmed that all land required for the
installation of the drainage infrastructure is within the ownership of the
applicant and accordingly the drainage system can be implemented and
maintained. Surface water will discharge into the proposed SUDS basin to the
south of the plot 3 which will eventually discharge to the Gadie Burn.
Developer obligations

6.16

Policy RD2 requires that contributions be sought towards the provision of
necessary infrastructure. It is noted in the consultation response from the
Developer Obligations Team that payments have been received in
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conjunction with the earlier approval. Accordingly, no additional contribution is
required and the development accords with Policy RD2.
Conclusion
6.17

The matters raised in the representations have thus been addressed in this
report and no further consideration of them is required.

6.18

The policies contained in the Local Development Plan 2017 remain compliant
with the principles of sustainable development as guided by the SPP and
therefore provide an appropriate basis for the determination of this
application.

6.19

The development would result in the construction of three houses on land to
the north of Oyne. The principle of this development is supported by Policy R2
which permits the small scale growth of settlements such as Oyne up to a
maximum of 10 new homes under the plan period which the development
would not exceed. The planning history is also a material consideration in the
determination of this application as this has established the principle of
development and should be given weight in the determination of this
application. The Planning Service acknowledges that no consideration was
given to the issue of prime agricultural land in the determination of the earlier
planning permission in principle (APP/2017/0753) which is unfortunate. For
completeness a Soil Survey has now been submitted to assist with the
determination of this application and the Planning Service is content that the
site specific characteristics will not result in the loss of prime agricultural land.

6.20

The Planning Service is of the view that the proposed siting, layout and
design of the three houses is also appropriate and will not have any adverse
impact on the natural environment or surrounding landscape features. The
site can be safely accessed and suitably serviced. The development complies
with the relevant policies of the Local Development Plan and it is therefore
recommended that planning permission be approved subject to appropriate
conditions.

6.21

In assessing the proposed development against the wider policies of SPP and
the LDP 2017 and any other material considerations, there were no adverse
impacts which would significantly and demonstrably outweigh the benefits of
the proposal.

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 integrated impact assessment is not required because the granting or
refusing of the application will not have a differential impact on the protected
characteristics of the applicant or any third parties.

8.2

There are no staffing and financial implications.
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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.

8.4

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.

9.

Departures, Notifications and Referrals

9.1

Strategic Development Plan Departures
None.

9.2

Local Development Plan Departures
None.

9.3

The application is not a Departure from the Local Development Plan or
Strategic Development Plan and no departure procedures apply.

9.4

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.

9.5

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.

10.

Recommendation

10.1

GRANT Full Planning Permission subject to the following conditions:01.

Prior to commencement of development, a lay-by measuring 8.0m x
2.5m with 45 degree splays shall be formed at the frontage of the site
and the proposed vehicular access is to be taken via this. Details of this
arrangement shall be submitted for the written approval of the Planning
Authority and the works shall be carried out in accordance with the
approved details thereafter.
Reason: To ensure the provision of a means of access and turning
space to an adequate standard in the interests of road safety.

02.

No works in connection with the development hereby approved shall
commence unless details of the refuse bin uplift store area have been
submitted to and approved in writing by the planning authority. The
area shall be constructed behind any visibility splay and shall be
designed so as to be accessible for refuse bin uplift and to prevent
empty bins from being wind-blown. No dwellinghouse shall be occupied
unless the refuse bin uplift store area has been provided and surfaced
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in accordance with the approved details. Once provided, the refuse bin
uplift store area shall thereafter be permanently retained as such.
Reason: To ensure the provision of an appropriate means of servicing
in the interests of road safety.
03.

The dwellinghouses hereby approved shall not be occupied unless the
existing 30mph speed limit is extended out to cover the new access as
detailed on drawing number 100-05 Rev B. A Traffic Order will be
required for the speed limit extension. The developer must cover all
costs associated with extending the speed limit.
Reason: In the interests of road safety.

04.

The development hereby approved shall not be occupied unless the
footpath has been provided in its entirety as shown on the approved
plans. Once provided, the footpath shall thereafter be permanently
retained as such.
Reason: To ensure access for pedestrians to the settlement.

05.

Prior to the occupancy of each dwellinghouse hereby approved the
required 3 off street parking spaces per dwellinghouse shall be fully
provided within the curtilage of each dwellinghouse and surfaced in
hardstanding materials and thereafter retained for the lifetime of the
development. For the avoidance of doubt the maximum gradient of the
first 5m of the new access must not exceed 1:20 and the first 5m of the
access (measured from edge of road) shall be fully paved.
Reason: In the interests of highway safety.

06.

No development in connection with the permission hereby granted shall
commence and the access hereby approved shall not be brought into
use unless visibility of 59 metres in both directions along the channel
line of the public road has been provided from a point 2.4 metres
measured at right angles from the existing edge of the carriageway
surface along the centre line of the approved access with no permanent
obstruction within the visibility splay above 900mm as measured from
the adjacent carriageway in accordance with the Council's Standards
for Road Construction Consent and Adoption.
Reason: To enable drivers of vehicles using the access to have a clear
view of other road users and pedestrians in the interests of road safety.

07.

Prior to the occupancy of the dwellings hereby approved a suitable
vehicle turning area, measuring not less than 7.6m x 7.6m must be
formed within the site to enable all vehicle movements onto or from the
public road to be carried out in a forward gear.
Reason: To ensure the provision and retention of a suitable vehicle
turning area to an adequate standard in the interests of road safety.
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08.

The dwellinghouses hereby approved shall not be occupied unless the
proposed foul and surface water drainage systems have been provided
in accordance with the approved plans and the SUDS Design Report
supplied by S A Mcgregor. The foul and surface water drainage
systems shall be permanently retained thereafter in accordance with
the approved maintenance scheme.
Reason: In order to ensure that adequate drainage facilities are
provided, and retained, in the interests of the amenity of the area.

09.

The proposed development shall be connected to the public water
supply as indicated in the submitted application and shall not be
connected to a private water supply without the separate express grant
of planning permission by the planning authority.
Reason: To ensure the long term sustainability of the development and
the safety and welfare of the occupants and visitors to the site.

10.

No works in connection with the development hereby approved shall
commence unless a scheme of hard and soft landscaping works has
been submitted to and approved in writing by the planning authority.
Details of the scheme shall include:
a) Existing landscape features and vegetation to be retained
b) Existing and proposed finished levels.
c) The location of new trees, shrubs, hedges, grassed areas and
any water features.
d) A schedule of planting to comprise species, plant sizes and
proposed numbers and density.
e) The location, design and materials of all hard landscaping works
including walls, fences and gates.
f) An indication of existing trees, shrubs and hedges to be
removed.
g) A programme for the implementation, completion and
subsequent management of the proposed landscaping.
All soft and hard landscaping proposals shall be carried out in
accordance with the approved planting scheme and management
programme. Any planting which, within a period of 5 years from the
completion of the development, in the opinion of the planning authority
is dying, being severely damaged or becoming seriously diseased,
shall be replaced by plants of similar size and species to those
originally required to be planted. Once provided, all hard landscaping
works shall thereafter be permanently retained.
Reason: To ensure the implementation and management of a
satisfactory scheme of landscaping which will help to integrate the
proposed development into the local landscape in the interests of the
visual amenity of the area.

11.

No works in connection with this permission hereby approved shall
commence unless a tree management scheme has been submitted to
and approved in writing by the planning authority. The scheme shall
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provide details of appropriate proposals for the care and management
of all trees to be retained and any new areas of planting.
Reason: In order to preserve the character and visual amenity of the
area.
12.

No works in connection with the development hereby approved shall
commence unless the tree protection measures identified in the
approved Tree Survey Report (MLFS Ltd) dated 8th June 2022 have
been implemented in full in accordance with the approved tree
protection plan. No materials, supplies, plant, machinery, soil heaps,
changes in ground levels or construction activities shall be permitted
within the protected areas without the written consent of the planning
authority and no fire shall be lit in the position where the flames could
extend to within 5 metres of foliage, branches or trunks. The approved
tree protection measures shall be retained in situ until the development
has been completed.
Reason: In order to ensure adequate protection for the trees and
hedges on the site during the construction of development, and in the
interests of the visual amenity of the area.

13.

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) (Scotland) Order 1992 or any order
amending, revoking or re-enacting that Order no means of enclosure,
other than that shown on the approved plans shall be erected on the
site under the terms of Class 3E of Schedule 1 to that Order without an
express grant of planning permission from the planning authority.
Reason: In the interests of the character and appearance of the
development.

14.

No works, including maintenance, demolition or rebuilding of the dry
stone wall between the north west corner of the site and the entrance to
Strathmore House, shall be undertaken unless a method statement for
the proposed works, has been submitted to and approved in writing by
the Planning Authority. Thereafter, the works shall be carried out in
complete accordance with the approved method statement.
Reason: In the interests of the character and appearance of the local
area.

15.

No individual dwellinghouse hereby approved shall be erected unless
an Energy Statement applicable to that dwellinghouse has been
submitted to and approved in writing by the planning authority. The
Energy Statement shall include the following items:
a) Full details of the proposed energy efficiency measures and/or
renewable technologies to be incorporated into the development;
b) Calculations using the SAP or SBEM methods, which demonstrate
that the reduction in carbon dioxide emissions rates for the
development, arising from the measures proposed, will enable the
development to comply with Policy C1 of the Aberdeenshire Local
Development Plan 2017.
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The development shall not be occupied unless it has been constructed
in full accordance with the approved details in the Energy Statement.
The carbon reduction measures shall be retained in place and fully
operational thereafter.
Reason: To ensure this development complies with the on-site carbon
reductions required in Scottish Planning Policy and Policy C1 of the
Aberdeenshire Local Development Plan 2017.
10.2

Reason for Decision
The presumption in favour of sustainable development is a significant material
consideration, this must be balanced against any adverse impacts of the
proposed development which would significantly and demonstrably outweigh
the benefits. The proposed development accords with the Scottish Planning
Policy principles of sustainable development. This carries significant material
weight lending itself to an approval.
The planning authority considers that the application is for a development that
is in accordance with the Aberdeenshire Local Development Plan 2017. The
principle of the development is acceptable and supported by Policy R2
Housing and employment development elsewhere in the countryside.
Furthermore, the overall layout and design accords with policy P1 Layout,
siting and design of the Aberdeenshire Local Development Plan 2017.
In assessing the proposed development there were no adverse impacts which
would significantly and demonstrably outweigh the benefits of the proposal.

Alan Wood
Director of Environment and Infrastructure Services
Author of Report: Helen Atkinson (Senior Planner)
Report Date: 12/09/2022
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Appendix 1

Item: 6A
Page: 75

Item: 6A
Page: 76

Item: 6A
Page: 77

Item: 6A
Page: 78

Item: 6A
Page: 79

Item: 6A
Page: 80

