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Infrastructure Services

Buchan Area Committee Report - 8 May 2018
Reference No: APP/2017/3097
Full Planning Permission for Erection of Ancillary Annex Accommodation at
Ashyfolds, Nethermuir, Maud, Aberdeenshire, AB42 5RS
Applicant:
Agent:
Grid Ref:
Ward No. and Name:
Application Type:
Representations:
Consultations:
Relevant Proposals Map:
Designations:
Complies with Development
Plans:
Main Recommendation:

Mr David Roberts, Ashyfolds, Nethermuir, Maud,
Peterhead AB42 5RS
George Hadden Architectural Agent, Freemont, Little
Newton, Old Rayne, Insch, AB52 6SE
E:391448 N:844619
W04 Central Buchan
Full Planning Permission
0
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Aberdeenshire Local Development Plan 2017
RHMA
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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1.1

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 has requested that the application is referred to
committee to “further discuss siting, layout and impact under P1”.
Councillor Jim Ingram has requested that the application is referred to
committee to “give further consideration to the perceived impact on the local
area”.
Councillor Marion Buchan has requested that the application is referred to
committee to “discuss definition of ancillary with re Policy R2 and segregation
re Policy P1”.

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 for the erection of a temporary (5 years) ancillary
annex accommodation is sought at Ashyfolds, in Nethermuir, Maud.
The site is located in the Aberdeen Rural Housing Market Area (ARHMA),
East of Nethermuir (see Appendix 1, Location Plan). The nearest settlement is
New Deer, which is approximately 2 miles North East. The immediate
surrounding area is agricultural land, with the nearest residential
dwellinghouse, Home Farm Cottage, located approximately 270m South
West. The site consists of the existing farmhouse, steading and outhouses,
owned by the applicant.
The proposed development is to be located approximately 17 metres to the
East of the existing dwelling and forms a single storey chalet with ramped
access and decking (see Appendix 2, Site Plan and Elevations). The structure
would measure approximately: 9.7m x 6m x 2.6 metres to the eaves and 3.6
metres to the ridge. The proposed materials are: Grey lightweight roof tiles,
white uPVC doors, windows, and rainwater goods. The external materials of
the wall are not disclosed, although the plans do confirm that they would be
white in colour. Internally the building will comprise: two bedrooms, 2 ensuites and an open plan lounge, dining and kitchenette area. Externally, a
pathway will surround the chalet, with a ramped access to the Southern
elevation leading to a decked area at the East doorway. This area is 6.5m x
2.8m.
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Drainage is proposed to connect to the existing private foul drainage system
leading to the existing septic tank. The surface water will be disposed of by
new gutters and downpipes leading to recycled water bunds. Access would
make use of the existing single track, parking and turning area.
2.2

Relevant Planning History
ENQ/2017/0002 – Respite Accommodation Development. Advice: Departure
from Local Development Plan, justification is required and the siting should be
close to the existing dwellinghouse. February 2017
ENQ/2017/1728 – Siting of a Chalet Building. Advice: Temporary permission
may be available, or apply for annex in close proximity to existing dwelling.
October 2017.

2.3

Supporting Information
Justification Statement dated 8th January 2018. The statement advises why
the level of internal accommodation is sought within the proposed
development (i.e. two en-suites and a kitchen) due to mobility concerns of the
proposed occupants and the unsuitability of the existing house.

2.4

Variations and Amendments
None

3.

Representations

3.1

No valid representations have been received.

4.

Consultations

4.1

Internal:
None
External:
National Grid was consulted regarding nearby pipelines, however no
response was provided at the time of writing the report.

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.

5.3

Aberdeenshire Local Development Plan 2017
Policy P1 Layout, siting and design
Policy R2 Housing and employment development elsewhere in the
countryside
Policy E2 Landscape
Policy RD1 Providing suitable services

5.4

Other Material Considerations
An equality impact assessment has been carried out as part of the
development of the proposals set out above. It is included as Appendix 3 and
the following impacts have been identified which cannot be fully mitigated as
explained:The Agent’s supporting statement advises that one of the applicants is unable
to access the kitchen area in the existing house and struggles to use the
shower over the bath. It is considered that alternative accessible living
arrangements will be required.
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6.

Discussion

6.1

The main issues for consideration in determining this application are whether
the proposed development is acceptable in principle, and the impacts on the
character of the area, privacy and amenity of neighbouring land.

6.2

Justification

6.3

The Justification Statement highlights that the proposal is to provide residence
for the elderly parents of the applicant, whom suffer health issues. The
applicant’s Mother is also registered disabled and requires wheelchair
accessible accommodation close to the family, in order to receive the
necessary level of care.

6.4

The justification statement makes reference to the unsuitability of the kitchen
and bathroom within the existing dwellinghouse for accessibility for the
applicant’s Mother. However no information has been made available to the
Planning Service which demonstrates the attempts that have been made to
investigate what works would be required to alter the existing dwellinghouse
internally ahead of the submission of this application. The application
therefore fails to demonstrate that other alternatives have been considered
and found not viable.

6.5

Principle

6.6

Under Policy R2, Housing and employment development elsewhere in the
countryside, there are a number of criteria within which the principle of
development in the Aberdeen Rural Housing Market Area (ARHMA) could be
established. These include: the refurbishment or replacement, on the same
site, of an existing house or disused building; the remediation of redundant
brownfield land opportunities; small scale growth of settlements where a
particular need for development has been identified; single homes for the
retirement succession of farm holdings; small-scale employment proposals;
and small-scale additions to an existing cluster of at least five houses.

6.7

Following consideration, the proposal fails to meet all except the first criterion
of Policy R2, which states that development would be acceptable if it is
appropriate in the greenbelt.

6.8

Policy R1, Special rural areas, refers to development that may in principle be
permitted within a greenbelt. This allows for development where it is for a use
that is ancillary to the main use. Ancillary, by definition, means that the
development must rely upon the existing dwellinghouse for essential services
and provisions, such as for the cooking of food and showering facilities, to
avoid self-sufficiency as an independent residence.

6.9

For accessibility reasons, as described in the supporting statement, the
design includes two en-suites and a kitchen area (alongside two bedrooms
and a lounge/dining area) for use by the applicant’s parents. The resulting
proposal as designed is thus considered self-sufficient due to the level of
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provisions, and therefore is considered not to be ancillary to the main use,
because the proposal is for an additional dwelling. A dwelling is considered to
be not appropriate development within the greenbelt. Thus, the proposal is in
conflict with Policy R2 and not acceptable in principle.
6.10. Layout, siting and design
6.11

The immediate site boundaries are tree lined and the wider surroundings
consist of open fields, with the nearest residential dwellinghouse located
approximately 270m away (see Appendix 1, Location Plan). The development
is therefore unlikely to impact on the privacy or amenity of neighbouring land
and is considered acceptable under Policy P1, Layout, siting and design in
this respect.

6.12

The design of the proposal includes wheelchair accessible ramped access
with decking and the installation of a footpath which leads directly to the
parking and turning area immediately adjacent (see Appendix 2, Site Plan and
Elevations). Following a site visit, it was noted that parking for the existing
dwellinghouse is located to the far West of the site. Therefore the Planning
Service is satisfied that the parking and turning areas noted on the proposed
Site Plan (No: 17491/01, Rev. A) would serve the chalet exclusively. This
would see a distinct division of the land from the existing dwelling, as well as
changes to the land use. Ultimately, this would likely impact on the character
and amenity of the site, which currently operates as a single entity and
Community Farm. The application consequently does not sufficiently meet the
requirements of Policy P1.

6.13

The proposed design of the chalet is not considered sensitive to the character
of the site, in that the proposed finish (white, with uPVC openings and
lightweight roof tiles) is not appropriate for a rural setting, and neither is the
external design with wide gable, shallow roof pitch and mismatched windows.
The design makes no attempt to respect the character of the existing
buildings or fit within the setting of the site, which is rural in nature. Details on
the composition of the walls has been sought, but was not received at the
time of writing the report. Therefore a lack of information also restricts the
Planning Service in its assessment of the application. Its design is therefore
not deemed acceptable under Policy P1 and E2.

6.14

Access and services

6.15

The proposed means of access is via the existing private single track and
drainage is to connect into the existing infrastructure. This is compliant with
Policy RD1, providing suitable services and is therefore acceptable.

6.16

Conclusion

6.17

Overall, the application fails to demonstrate that the proposed use is ancillary
to the main use, as per the requirements of Policy R2; it is therefore not
acceptable in principle. The proposed layout, siting and design further
undermines its ancillary nature, in that it is directly served by a parking area

Item: 6(a)
Page: 7

which is distinct from the parking of the existing dwelling and alters the land
use of the site. The design internally forms a self-sufficient residence in terms
of the extent of its provisions. The design, in terms of external finishes and the
appearance of the building, fails to demonstrate sensitivity within this rural
location. The Aberdeenshire Local Development Plan strives for good quality
design, the proposal is therefore in conflict with Policy P1 Layout Siting and
Design, and E2 Landscape. Consequently, the application is non-compliant
with the relevant policies under the Aberdeenshire Local Development Plan
2017 and is 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 has been carried out as part of the
development of the proposals set out above. It is included as Appendix 3 and
the following impacts have been identified which cannot be fully mitigated as
explained:
The Agent’s supporting statement advises that one of the applicants is unable
to access the kitchen area in the existing house and struggles to use the
shower over the bath. It is considered that alternative accessible living
arrangements will be required.

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
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10.2

Local Development Plan Departures
Policy P1 Layout, siting and design
Policy R2 Housing and employment development elsewhere in the
countryside
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 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 is considered unacceptable in principle under Policy R2
Housing and employment development elsewhere in the countryside,
in that the proposed development does not constitute a use which is
ancillary to the main residential use due to the level of facilities
internally and the provision of an exclusive access. The proposal is
therefore considered an independent dwelling, which, when considered
against policy R2 does not meet with one of the listed exemptions. The
applicant has failed to demonstrate that all options for an alternative
solution have been exhausted. The proposal is therefore in conflict
with the aims of the Aberdeenshire Local Development Plan 2017.

02.

The proposed development is in conflict with Policy P1 Layout, siting
and design of the Aberdeenshire Local Development Plan 2017 in that
the parking area and access creates a segregation of the land,
impacting on the visual amenity of the area.

03.

The design, in terms of external finishes and the appearance of the
building, fails to demonstrate sensitivity within this rural location. The
Aberdeenshire Local Development Plan strives for good quality design,
the proposal is therefore in conflict with Policy P1 Layout Siting and
Design, and E2 Landscape.

Stephen Archer
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Director of Infrastructure Services
Author of Report: Roslyn Purdie
Report Date: 24 April 2018
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APPENDIX 3

EQUALITY IMPACT ASSESSMENT
Stage 1: Title and aims of the activity (“activity” is an umbrella term covering policies,
procedures, guidance and decisions).
Service

Infrastructure Services

Section

Planning

Title of the activity etc.

APP/2017/3097 - Erection of Ancillary Annex Accommodation

Aims of the activity

Full planning permission is sought for the erection of an ancillary annex
accommodation

Author(s) & Title(s)

Roslyn Purdie, Planner

St

Stage 2: List the evidence that has been used in this assessment.
Internal data
(customer satisfaction
surveys; equality
monitoring data;
customer complaints).

Aberdeenshire Equality Impact Assessment Guidance/policy

Internal consultation
with staff and other
services affected.

N/A

External consultation
(partner organisations,
community groups,
and councils.

N/A

External data (census,
available statistics).

N/A

Other (general
information as
appropriate).
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A supporting statement was submitted to the Planning Service by the
agent on behalf of the applicant. The letter confirms that the
applicant’s Mother, is registered disabled and has significant mobility
issues. Both parents are elderly and require a high level of care.
Therefore accommodation requires to have wheelchair accessibility
and be located in close proximity to their family, respectively.
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Stage 3: Evidence Gaps.
Are there any gaps in
the information you
currently hold?

It has been confirmed in the supporting information that the applicant’s
Mother is registered disabled and requires a wheelchair, but the
information submitted with the application has not been supported by
any medical documentation. However, the Planning Service has no
reason to contest the supporting information submitted by the agent.

Stage 4: Measures to fill the evidence gaps.
What measures will be
taken to fill the
information gaps
before the activity is
implemented? These
should be included in
the action plan at the
back of this form.

Measures:

Timescale:

N/A

Stage 5: Are there potential impacts on protected groups? Please complete for each protected
group by inserting “yes” in the applicable box/boxes below.
Positive

Negative

Neutral

Unknown

Age – Younger

n/a

n/a

n/a

n/a

Age – Older

n/a

yes

n/a

n/a

Disability

n/a

yes

n/a

n/a

Race – (includes
Gypsy Travellers)

n/a

n/a

n/a

n/a

Religion or Belief

n/a

n/a

n/a

n/a

Gender – male/female

n/a

n/a

n/a

n/a

Pregnancy and
maternity

n/a

n/a

n/a

n/a

Sexual orientation –
(includes Lesbian/
Gay/Bisexual)

n/a

n/a

n/a

n/a

Gender reassignment –
(includes Transgender)

n/a

n/a

n/a

n/a

Marriage and Civil
Partnership

n/a

n/a

n/a

n/a
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Stage 6: What are the positive and negative impacts?
Positive
(describe the impact for each of
the protected characteristics
affected)

Impacts.

Negative
(describe the impact for each of
the protected characteristics
affected)
The applicant’s Mother is unable
to access the kitchen area in the
existing house due to a wider than
standard wheelchair and
struggles to use the shower of the
bath. Alternative accessible living
arrangements will be required.

Please detail the
potential positive
and/or negative
impacts on those with
protected
characteristics you
have highlighted
above. Detail the
impacts and describe
those affected.

It has been suggested that the
applicant’s elderly parents would
have a poorer quality of life
without the chalet, as family
carers would not be close to hand
and the facilities would cater for
their mobility limitations.

Stage 7: Have any of the affected groups been consulted?
If yes, please give
details of how this was
done and what the
results were. If no,
how have you ensured
that you can make an
informed decision
about mitigating
steps?

No, but the proposal would have to meet with local policy in order to be
supported. Based on the information received with the application, the
Planning Service is not satisfied that the proposal sufficiently meets all
the relevant criteria.

Stage 8: What mitigating steps will be taken to remove or reduce negative impacts?
These
should be
included in
any action
plan at the
back of this
form.

Mitigating Steps

Timescale
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Stage 9: What steps can be taken to promote good relations between various groups?

These should be
included in the action
plan.

N/A
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Stage 10: How does the policy/activity create opportunities for advancing equality of
opportunity?

N/A

Stage 11: What equality monitoring arrangements will be put in place?
These should be
included in any action
plan (for example
customer satisfaction
questionnaires).

None

Stage 12: What is the outcome of the Assessment?
1

No negative impacts have been identified –please explain.

2

Negative Impacts have been identified, these can be mitigated please explain.
* Please fill in Stage 13 if this option is chosen.

3

The activity will have negative impacts which cannot be
mitigated fully – please explain.
* Please fill in Stage 13 if this option is chosen

Please complete
the appropriate
box/boxes

Given that the proposal does not comply with the relevant policies of the
Aberdeenshire Local Development Plan, it is considered that the application
cannot be supported, therefore living conditions for the applicant’s Mother will
remain status quo.
* Stage 13: Set out the justification that the activity can and should go ahead despite the
negative impact.

N/A
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Stage 14: Sign off and authorisation.
1) Service and
Team

Infrastructure - Planning

2) Title of
Policy/Activity

APP/2017/3097

Sign off and authorisation.

Name:
3) Authors:
I/We have
completed the
equality
impact
assessment
for this policy/
activity.

Roslyn Purdie

Name:

Position: Planner

Position:

Date:

Date:

9/3/18

Signature: R. Purdie

Signature:

Name:

Name:

Position:

Position:

Date:

Date:

Signature:

Signature:

4) Consultation
with Service
Manager

Name:
Date:

5) Authorisation
by Director or
Head of
Service

Name:
Darren Ross
Position: Team Manager
Date:

Name:
Position:
Date:

6) If the EIA relates to a matter that has to go before a Committee,
Committee report author sends the Committee Report and this
form, and any supporting assessment documents, to the Officers
responsible for monitoring and the Committee Officer of the
relevant Committee. e.g. Social Work and Housing Committee.
7) EIA author sends a copy of the finalised form to: eia@abdnshire

(Equalities team to complete)
Has the completed form been published on the website?

YES/NO

Date:

Date:

Date:

Start

January
2018

Action

Assessing the
submitted
application

Action Plan

Unknown

Complete
Roslyn Purdie

Lead Officer
Recommending Refusal, report
will need to be checked by
Senior Planner

Expected Outcome
Assessing application

Resource Implications
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