Item: 5(b)
Page: 1

Infrastructure Services

Buchan Area Committee Report - 17 April 2018
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Planning Permission in Principle for Erection of Dwellinghouse and Business
Workshop at Site at Little Slacks, New Deer, Aberdeenshire, AB53 6YE
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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.
•

Councillor Norman Smith – To further discuss policy R2 and business in
the countryside.

•

Councillor Jim Ingram – To give further consideration to the “economic
development” proposals.

•

Councillor Anne Simpson – To further discuss R1 and R2 planning policies
as they apply to this application.

2.

Background and Proposal

2.1

Planning Permission in principle is sought for the erection of a house and
workshop at land near Little Slacks, New Deer. The site is located
approximately 240 metres northeast of “Little Slacks” farm, 146 metres
southeast of “Grainhow” farm and approximately 2.8 km west of New Deer.
The applicant site is currently part of a larger agricultural field, used for crop
production.

2.2

As this application is for planning permission in principle, there is no
requirement for the applicant to provide a site layout or a house type to asses
this application. However, an indicative layout has been provided for both the
proposed house and workshop. A site plan is attached to this report as
Appendix 1.

2.3

The submitted justification statement promotes this site as the redevelopment
of a former brownfield site, although it is acknowledged within the statement
that there are no longer visible buildings at this location. The justification
statement provides historic plans that show that buildings are present on
maps dated 1870 and 1874, but are not present on the map dated 1901.

2.4

The workshop proposed is to allow the application to establish an electrician
business by forming a base of operations and the storage of materials. The
office for the business would be located within the proposed house. The
agent states that the proposed business requires a rural location to allow the
business to provide a service to locations across the local area, including
Turriff and Mintlaw.
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2.5

The applicant has stated that they have chosen this site due to its close
proximity to “Grainhow” farm. The owner of the farm is a family member and
a house in this location would allow the applicant to assist with the operations
of the farm in their spare time.

2.6

Access to the site is taken via an existing access track that leads to
“Grainhow” farm. From the bend in the existing track a new road is to be
formed that would lead to the application site.

2.7

The applicant proposed a private arrangement for the disposal of foul and
surface water. Foul water would be disposed of via a septic tank discharging
to a soakaway, measuring approximately 45 sqm. A separate soakaway is
proposed for the disposal of surface water. This application is accompanied
by a drainage report.

2.8

In addition the applicant has provided the following documents in support of
this application;
•
•

Justification Statement prepared by Baxter Design Company (received 27
November 2017)
Business Plan (Received 27 November 2017)

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations

4.1

Business Services (Developer Obligations) have confirmed that local
schools are currently operating within capacity. No other contributions are
sought. Therefore, in this instance no contributions are required.

4.2

Infrastructure Services (Contaminated Land) have confirmed that they
received information on the former used of this site and there is no indication
of any past use which might have caused contamination, therefore have no
further comment to make.

4.3

Infrastructure Services (Roads Development) does not object to this
application subject to conditions including visibility splays, access and the
provision of a bin store.

4.4

Scottish Water does not object to this application
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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.
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 R1 Special rural areas
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
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Policy RD1 Providing suitable services
Policy RD2 Developers’ obligations
6.

Discussion

6.1

Planning Permission in Principle is sought for the erection of a dwelling house
and workshop in the countryside. The main issues to consider are the
principle of development and the impact on the character of the area.

6.2

The application site is located within the Aberdeenshire countryside and more
specifically within the Rural Housing Market Area. As such, the principles of
development are assessed against Policy R2, Housing and employment
development elsewhere in the countryside. The applicant seeks planning
permission for the erection of a dwellinghouse. Policy R2 supports
development in the countryside if it would be either;
•
•
•
•
•

permissible in the greenbelt,
involve the refurbishment or replacement of an existing house or
disused building
involve the remediation of redundant brownfield land
be small scale growth of no more than three houses within 200 metres
of a settlement identified within appendix 4 of the development plan.
be small scale additions to existing clusters or group of at least five
houses in the Rural Housing Market area. Up to a 20% increase of the
size of the group may be supported.

6.3

In this case, the site is not part of or adjacent to a cluster or group of 5 houses
and, whilst New Deer is a settlement identified in Appendix 4 of the
Aberdeenshire Local Development Plan, the site is more than 2 km from New
Deer and as such does not qualify (to be compliant it has to be within 200
metres).

6.4

The applicant’s promote this site as a brownfield redevelopment site.
Brownfield land is defined as a site which has been previously developed or
some purpose that has now ceased and on which a new use has not been
established. The applicant has indicated on the site plan that buildings once
existed at this location, through the submission of historical maps, however
the buildings the applicant claims were at this location are mostly outwith the
boundary site. In any case, the Planning Service have inspected the site and
can confirm that there is no evidence of any buildings on the site. The site
forms part of a larger agricultural field and is actively used for growing crops, it
is greenfield. The justification statement submitted with this application
provides historic maps that demonstrate the presence of buildings which are
no longer present on the map dated 1901. Therefore the buildings have not
been on the site in excess of 117 years. When determining if a site is a
brownfield site the site must appear to be developed on inspection of the site.
The Planning Service considers this site to be an active greenfield,
agricultural land and not a brownfield opportunity site. Whilst the site may
have contained buildings back in the 19th century, they have been completely
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removed and the site has since been used for agricultural purposes. The
proposed development is therefore contrary to Policy R2.
6.5

Policy R2 does allow development that would be permissible under the
greenbelt policy. Policy R1 Special rural areas (which refers to development
permissible within the Greenbelt) would support development if it was for
accommodation within the immediate vicinity of the place of employment
required for a worker in a primary industry which is appropriate to the
countryside and where the presence of a worker is essential to the operation
of the enterprise and there is no suitable alternative residential
accommodation available. The definition of rural primary industries are related
to agriculture, horticulture or forestry. Included in this application is the siting
of a workshop to establish a new electrical business which is clearly not a
primary rural industry and as such a house to support an unestablished
business cannot be justified under this policy.

6.6

The applicant has indicated that while his intension is to operate the proposed
business as his full time employment, they hope to assist in the running of
“Grainhow” farm in their spare time. However, the applicant has not provided
any further information to suggest that the farm is a viable business that could
sustain an additional employee that requires to live on site or if they would be
employed at the farm. In any case, the supporting information indicates that
the applicant is not to be employed full time in the farm business, but offer
help in his spare time. It is considered that this does not demonstrate a needs
case for a house in this location. The proposal therefore fails to demonstrate
compliance.

6.7

In addition to the above consideration, the proposed house is not required for
a worker in a principle industry appropriate to the countryside as the applicant
intends to work full time on his yet to be established electrical business.
While, the proposed workshop would comply with Policy R2 (as discussed in
paragraph 6.9 below) , there would be no requirement to have a house on the
site to sustain the proposed business. The applicant has provided evidence
which demonstrates its viability (evidenced in the Business Plan) but no
evidence has been provided to justify the need to live on the site for the
essential operation of the business. The business is not tied to the site and
could operate anywhere. It is purely desirable that the applicant lives on the
site, but not essential. There is a difference between desire and need, and
the Aberdeenshire Local Development Plan sets out the exceptional
circumstances in which a house could be supported, which does not include
for the provision associated with a non-primary industry. An electrical
business is not a primary industry appropriate to the countryside that would
justify a house on the same site.

6.8

The applicant has not provided any assessment on alternative
accommodation within the area that is available which would serve his
requirements.
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6.9

The proposed workshop, however, on its own can be supported by Policy R2.
In the Rural Housing Market Area small scale employment opportunities can
be acceptable. Small scale development opportunities are defined as
occupying less than 0.5 hectares and employing 5 or less full time people.
Within regard to employment development, this policy does not limit the type
of employment deemed acceptable, unlike the green belt policy. Had this
application been only for the employment use, the Planning Service could
have made a favourable recommendation. However, the inclusion of a house
means that the application fails to comply with policy.

6.10

The applicant site is exposed and would be visible from the road side and the
surrounding area. This area is generally open agricultural land with no natural
landscaping to assist in screen the proposed development. Policy E2,
Landscaping states we will refuse development that causes unacceptable
effects though its scale, location or design on key natural landscape elements.
The site is designated as Banff and Buchan Agricultural Heartlands. This
particular area is characterised by clustered development of mainly farm
complexes with well-established tree belts. While there is a farm to the
immediate west (Grainhow), the group of buildings are well screened by
mature trees whereas the application site has no landscaping at all. It is likely
that any structure on this site would have an adverse impact on this
landscape unless significant landscaping was planted.

6.11

Access to the application site is partially via the existing track that leads to
“Grainhow” farm, before requiring a new road to the site. The proposed new
road would follow the existing field boundary. Aberdeenshire Councils Roads
Development Team advises of no objection. Accordingly, the proposed
development is acceptable when judged against the “Access to new
development” section of Policy RD1, Providing suitable services.

6.12

Due to the location of the site, a private drainage arrangement is proposed for
the disposal of foul and surface water drainage. This application is
accompanied by a drainage report prepared by Ferguson Geotechnical dated
4/10/17. The drainage report demonstrates that the proposed private
arrangement would be successful at this site. In addition the application has
indicated that the site would connect to the public water supply. As such the
Planning Service is satisfied that the development complies with “Water and
waste water” section of Policy RD1.

6.13

In conclusion, the Planning Service is unable to support this application. The
applicant seeks permission for the erection of a house and workshop on a
greenfield site in the countryside. While the proposed workshop for the
applicant’s electrical business may be supported on its own, a dwelling house
would not comply with the criteria in Policy R2. As such this application is
recommended for refusal as it is contrary to the Aberdeenshire Local
Development Plan.
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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 R1 Special rural areas
Policy R2 Housing and employment development elsewhere in the
countryside

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.
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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 reasons:01.

The proposed dwelling house is contrary to Policy R2 Housing and
employment development elsewhere in the countryside contained
within the Aberdeenshire Local Development Plan 2017. The
proposed house is located on a greenfield site and is not required to
accommodate a worker in a primary industry appropriate to the
countryside, and as such is in conflict with the Development Plan.

Stephen Archer
Director of Infrastructure Services
Author of Report: Laura Dingwall
Report Date: 20 March 2018
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