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Infrastructure Services

Buchan Area Committee Report – 08 May 2018
Reference No: APP/2017/2745
Full Planning Permission for Erection of Dwellinghouse at Land at 45 High Street,
New Deer, Aberdeenshire, AB53 6SX
Applicant:
Agent:
Grid Ref:
Ward No. and Name:
Application Type:
Representations:
Consultations:
Relevant Proposals Map:
Designations:
Complies with
Development Plans:
Main Recommendation:

Mr & Mrs R Christie, 45 High Street, New Deer
AB53 6SX
Mantell Ritchie, 27A High Street, Banff AB45 1AN
E:388226 N:847423
W04 - Central Buchan
Full Planning Permission
0
3
Aberdeenshire Local Development Plan 2017
RHMA/Conservation Area within New Deer Settlement
Boundary
No
Refuse

NOT TO SCALE
Reproduced from Ordnance Survey mapping with the permission of the Controller of Her Majesty’s Stationery Office © Crown
copyright and database rights. Ordnance Survey Licence Number 0100020767.
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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 impact/scale and effect on
neighbouring properties



Councillor Jim Ingram – To give further consideration to size and scale of
building.



Councillor Anne Simpson – To further explore Policy P3 (Infill) issues.

1.2

This application was reported to the Buchan Area Committee on the 17 April,
2018. The application was deferred by Members in order to conduct a site
visit, which was carried out on 1 May, 2018.

1.3

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 erection of a residential
dwellinghouse on the land at 45 High Street, New Deer (see Appendix 1 –
Location Plan).
The site is located to the rear of number 45 High Street, which currently forms
its domestic garden ground, and measures approximately 417sqm excluding
the shared driveway access (see Appendix 2 – Site Plan). The site is bound
by a 1.8 metre high wooden slat fencing to the South, post and wire fencing to
the West, with tall trees and an outbuilding to the North. The existing
dwellinghouse at No. 45 is located to the East of the site.
The amended plans show the proposed dwellinghouse with a footprint of
approximately 150sqm with a ridge height of approximately 7.3m. It will sit
approximately 15.5m distant from the rear elevation of number 45, and
showing a distance of 1 metre from the boundary. The design is a 4 bedroom,
detached, 1.5 storey with integral garage (Appendix 3 – Elevations).
The proposed materials are:
 Roof: Slate
 Walls: Off-white wet-dash render and vertical timber cladding
 Windows/Doors: Grey uPVC
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Connections to the public sewer and public water mains are proposed, with a
new surface water soakaway to be installed.
2.2

Relevant Planning History:
APP/2010/1349 Erection of Dwellinghouse (Land between 43-47 High Street).
Planning permission in principle. Granted subject to conditions, 14 July,
2010.
APP/2011/2096 Erection of Dwellinghouse (45 High Street). Granted subject
to conditions, 16 February, 2012.

2.3

Supporting Information:
Surface Water Soakaway Calculations – Mantel Ritchie, 8 January, 2018

2.4

Variations and Amendments:
Amended drawings have been submitted which reduces the height of the
proposed dwellinghouse and altered the position of the dwellinghouse. Also
the plans show the surface water soakaway within the red line boundary
(received 5 February, 2018).

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations

4.1

Internal:
Developer Obligations has no objections. The proposal is below the
threshold for securing affordable housing contributions. Local schools are
currently operating within capacity.
Infrastructure Services (Roads Development) has no objections to the
proposed development, subject to conditions.
External:
Scottish Water has raised no objections to the proposal, noting that sufficient
capacity is currently available at Turriff Water Treatment Works and Maud
Waste Water Treatment Works.

5.

Relevant Planning Policies

5.1

Scottish Planning Policy
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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 P3: Infill and householder developments within settlements (including
home and work proposals)
Policy P1: Layout, siting and design
Policy RD1: Providing suitable services
Policy RD2: Developers’ obligations
Policy C1: Using resources in buildings
5.4 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.
6.

Discussion
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6.1

The main issues for consideration in determining this application are whether
it is acceptable in principle, the impact on the character of the surrounding
area, as well as the impacts on the privacy and amenity of neighbouring land.

6.2

The proposed development site is located within the settlement boundary of
New Deer, and has no specific land use designation under the Aberdeenshire
Local Development Plan 2017. Therefore in this respect, the proposal is
acceptable in principle under Policy P3, Infill and householder developments
within settlements (including home and work proposals) subject to other
considerations.

6.3

Policy P3 requires that development must respect the density of its
surroundings, and avoid the erosion of the character or amenity of
neighbouring land. In this instance, there are immediate concerns that the
proposal would constitute overdevelopment of the site. The building would be
located approximately 15 metres from the existing dwellinghouse.
Subsequently the rear private useable garden ground of the existing dwelling
is reduced to approximately 60sqm, which the Planning Service considers is
unacceptable. Additional amended site plans were submitted, however in
order to allow for a minimum of 100sqm of private garden ground, the
application site boundary would have to be relocated, which cannot be carried
out under the consideration of this application. It is therefore the view of the
Planning Service that the density of the proposal is not appropriate for the
site. Whilst there are other examples of backland development in the street,
those developments have been capable of providing sufficient space for both
properties, the host and the new dwelling, as well as providing a
dwellinghouse of a scale which can be accommodated. It is therefore
considered that the application fails to comply with all the requirements of
Policy P3, in that it would significantly erode the neighbouring land amenity.

6.4

The proposed materials and 1.5 storey high design would be in keeping with
the character of the wider area, in that there are a mix of ages and styles of
properties nearby. Similarly, the pattern of development would reflect that of
neighbouring sites, in that there are other examples of modern
dwellinghouses erected in the backland of the buildings lining High Street.
However, the neighbouring sites are both larger in area and feature smallerscale developments. As it stands, the proposed development would also likely
impact on the streetscene, as the plot is visible from the roadside. Ultimately,
the proposal requires a more modest dwelling in order to sit comfortably within
the site and be considered acceptable under Policy P3.

6.5

Access to the development is proposed via the existing private track leading
from the High Street. The development would connect the public sewer and
water mains systems, with the installation of a surface water soakaway.
Scottish Water and Roads Development had no objections to the proposal
and the Planning Service therefore considers it acceptable under Policy RD1.

6.6

Developers’ obligations have confirmed that there are no contributions
required for this application, which satisfies Policy RD2.
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6.7

To conclude, the merits of the application are outweighed by the impacts on
the amenity of neighbouring land, caused by inappropriate scale and density
of the development for the site. As such, the proposal is not considered
compliant with Policy P3 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 equality impact assessment is not required because the development is
not considered to give rise to any differential impact on any of the protected
characteristics.

8.2

There are no staffing and financial implications.

8.3

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

9.

Sustainability Implications

9.1

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

10.

Departures, Notifications and Referrals

10.1

Strategic Development Plan Departures
None

10.2

Local Development Plan Departures
P3 Infill and householder developments within settlements (including home
and work proposals)

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)
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(Scotland) Direction 2009 and the application is not required to be notified to
the Scottish Ministers prior to determination.
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 application fails to comply with Policy P3 Infill and householder
developments within settlements (including home and work proposals)
of the Aberdeenshire Local Development Plan 2017, in that the
proposal will impact adversely on the amenity of neighbouring land,
and the scale and density is not appropriate for the site, thus eroding
the character of the surrounding area.

Stephen Archer
Director of Infrastructure Services
Author of Report: Roslyn Purdie
Report Date: 24 April 2018
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Appendix 1 – Location Plan
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Appendix 2 – Site Plan
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Appendix 3 – Proposed Elevations
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