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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.3.1f of Part
2C Planning Delegations of the Scheme of Governance as there have been
valid objections from six or more individuals or bodies with separate postal
addresses or premises.

1.2

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

1.3

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

2.

Background and Proposal

2.1

This application seeks full planning permission for the erection of three flats at
2 Major Lane, Oldmeldrum. The site is located within the Oldmeldrum
Conservation Area as defined in the Aberdeenshire Local Development Plan
2017 and the area surrounding the site is characterised by narrow streets and
a mix of detached and attached dwellinghouses as well as shops and
businesses. Appendix 1 contains the Location Plan.

2.2

The site area extends to approximately 233sqm and its boundaries are
formed by the shed of a Plumbing and Heating Engineering business to the
north east, the garage and dwellinghouse of 1a Major Lane to the south east,
a private access road and beyond a 2 storey listed dwelling (1 Major Lane) to
the south west and Major Lane to the north west with a 2 storey listed building
beyond on the opposite side of the lane.

2.3

Full planning permission was previously approved for the demolition of the
shop and the erection of a Class 3 Café/Coffee Shop and one flat above
(APP/2011/1698), which is extant as the demolition of the shop took place in
July 2012. Conservation area consent was also granted for the demolition of
the shop under APP/2011/1697. The full planning history for the site is listed
below at paragraph 2.8.

2.4

The proposed building would be of a traditional style with the principal two
storey building having a ridge height of approximately 8m above ground level,
whilst the single storey section at the back having a ridge of height of
approximately 5.75m. The proposed finish of the dwelling would be in an off
white/cream wet harl finish (amended from initial dry dash), black painted
timber windows, the gutters and downpipes would be in cast iron or heritage
cast aluminium, a slate roof with buff ridge and concrete tabling and keystone.
Appendices 2 and 3 contains the Floor Plans and Elevations.
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2.5

There is no proposed vehicular access to the site, however, pedestrian
access to the site is proposed with an access to the ground floor flat from
Major Lane, an entrance to the first floor flat from the north eastern elevation
and an entrance to the third flat on the south western elevation of the single
storey extension to the rear.

2.6

The water supply and drainage arrangements would reconnect to the existing
public water supply and the public drainage arrangements. A suitable
sustainable urban drainage system (SUDS) to deal with surface water run-off
is to be provided.

2.7

In support of this application the agent has provided the following information:




2.8

Planning & Design Statement by Eleanor Alexander Architect dated
December 2017
Car Parking Survey - March 2018
Email in response to representations

Relevant planning history for the site includes:









ENQ/2015/0905: Conversion of Shop into 3 Flats
APP/2011/1698: Demolition of Shop & Erection of Class 3
Cafe/Coffee Shop & Flat Above – Full Planning Permission Granted
on 01/12/2011
APP/2011/1697: Demolition of Shop & Erection of Class 3
Cafe/Coffee Shop & Flat Above – Conservation Area Consent
Granted on 09/12/2011
APP/2008/0725: Change of Use to form Cafe/Coffee Shop
(Variation of Condition on Planning Permission Reference
APP/2003/0931) to Allow Daily Opening between 0800 & 2300 –
Full Planning Permission Granted on 02/07/2008
APP/2004/2825: Change of Use to form Hot Food Takeaway – Full
Planning Permission Refused on 03/11/2004; Appeal Dismissed:
18/05/2005
APP/2003/0931: Change of Use of Shop to form Hot Food
Takeaway – Full Planning Permission Granted on 25/03/2004
APP/1999/6732: Change of Use to Hot Food Takeaway & Storage
– Full Planning Permission Refused on 28/11/2002

3.

Representations

3.1

A total of 6 valid representations (6 objections) have been received as defined
in the Scheme of Governance. This does not include multiple representations
from the same household which equate to 7 letters in total. All issues raised
have been considered. The letters raise the following material issues:


Location is extremely confined. Limited access along Major Lane
must not be compromised at any time, particularly for emergency
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and other large vehicles that can only go this way to Back Wynd as
well as Major Lane.
Proposed building for Flats 1 & 2 would form a right angle
advancing into Major Lane restricting the visibility from Major Lane
and the private access land for vehicles coming onto Urquhart Road
and Vice Versa.
There is insufficient space for bins.
Lack of car parking on the site. Reliance on local public parking
provision. Any new flat should come with its own specific parking
provision. On this basis the third flat is inappropriate and space
should be made for off-street parking.
Proposal represents over development of the site.
The entrance to Flat No 3 and three windows are overlooking
neighbours kitchen door and window and are violating privacy.
There is no venting shown on drawings, but presumably a bathroom
vent would be directed at neighbouring properties.
Gable wall proposed to the existing private lane is encroaching on
neighbours ground and would restrict access to the lane.
Conceptual 3D Visual is out of scale and totally misleading
compared to the elevation on the same drawing.
The height of the planned building would considerably restrict the
light to the surrounding dwellinghouses.
The building would restrain visibility for emerging vehicles from the
existing private lane onto Major Lane.
Water supply and sewage are a concern. Under no circumstances
are drains to go under neighbours’ private lane.
Design and scale of building is not in keeping with neighbouring
buildings which are in a Conservation Area.
Currently insufficient parking in public car park and lack of car
parking could deter custom.
A space between garage at 1A Major Lane sufficient to access the
garage wall and the north facing wall for maintenance of gutters and
general repairs is necessary.
Unclear if proposed building is for flats or an ‘indicative potential
shop conversion elevation shown on the plans.
Three flats is excessive on this plot due to proximity to listed
buildings and conservation area.
Roof of proposed building stands proud of the roof of the
neighbouring building at 1 Major Lane.
Design Statement claims that the proposed development provides
housing which respects the scale, density and character of its
surroundings – this claim is factually inaccurate, the surroundings
are predominantly houses, not flats and have more generous
internal room allocation than the plans show.
In terms of car parking, 3 flats differ materially and logistically to the
coffee shop and 1 flat.
Six full years since last assessment of car parking, which is
outdated.
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4.

Consultations

4.1

Business Services (Developer Obligations) has confirmed that
contributions are required towards an extension onto Oldmeldrum Medical
Practice and have been agreed. An upfront payment has been agreed to be
paid should the application be approved.

4.2

Infrastructure Services (Environment Team – Built Heritage) has advised
that the proposed development is acceptable. A number of elements to
consider has been provided which include the type of external wall materials,
the height of the building, style of windows and materials for rainwater goods.

4.3

Infrastructure Services (Roads Development) is satisfied that the car
parking spaces required for the development could be accommodated within
the nearby public car parks and on street parking, and on that basis withdraws
their initial objection following the submission of a detailed car parking survey.
Adequate provision is to be made for internal surface water drainage to
ensure that surface water does not run from the site onto the public road or
vice versa. No further comment to make on the proposal.

4.4

Historic Environment Scotland has not responded at the time of writing this
report.

4.5

Meldrum and Bourtie Community Council initially did not objected but
asked that a provision for parking spaces be included within the site.
However, following the withdrawal of the Roads Development objection,
Members of the Community Council feel that parking is an issue for the town.
Appendix 4 contains the full responses.

4.6

Scottish Water has no objection to the proposal. There is currently sufficient
capacity in the Invercannie Water Treatment Works. This proposal will be
serviced by Oldmeldrum Waste Water Treatment Works. Scottish Water are
unable to confirm capacity at this time but suggests the applicant completes a
Pre-Development Enquiry Form.

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.
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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 B2 Town centres and office development
Policy P1 Layout, siting and design
Policy P3 Infill and householder developments within settlements (including
home and work proposals)
Policy HE1 Protecting historic buildings, sites and monuments
Policy HE2 Protecting historic and cultural areas
Policy C1 Using resources in buildings
Policy RD1 Providing suitable services
Policy RD2 Developers’ Obligations

5.4

Other Material Considerations
Oldmeldrum Conservation Area Appraisal

6.

Discussion

6.1

The main issues to consider in this assessment are:







The Principle of the Development
The Layout, Siting and Design
Listed Buildings and Impact on Conservation Area
Access and Servicing
Any other material considerations
Letters of Representation
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Principle of Development
6.2

Full planning permission (APP/2011/1698) and Conservation Area Consent
(APP/2011/1697) has already been granted on the application site for the
demolition of the flat roof building within Oldmeldrum Conservation Area and
for its replacement with a new two storey building to be used as a café /
coffee shop with a residential unit above.

6.3

Planning application APP/2011/1698 has been implemented through the
demolition of the flat roof building, therefore this application remains extant
and therefore the building which was approved within this application could
still be built at any time.

6.4

The site is located within the settlement boundary of Oldmeldrum and
therefore will be assessed under Policy P3 Infill and householder
developments within settlements (including home and work proposals). This
policy states that support will be given to redevelop sites within settlement
boundaries provided that development respects the scale, density and
character of the surroundings and will not erode the character of or amenity of
the area. The Planning Service is of the opinion that this site meets the
criteria within this policy. The centre of Oldmeldrum is densely developed and
the proposed development is taking the place of a building which has since
been demolished and the proposed development will cover a much smaller
footprint. Overall, it is considered that the proposed development would not
erode the character of the area and as such this development is considered to
comply with Policy P3. Overall, the general principle of a residential
development within this site is considered acceptable but the proposal also
needs to be assessed in relation to the loss of a shop unit within the town
centre.

6.5

Within the Planning & Design Statement, justification has been provided for
the removal of a shop unit from this site. It recognises that the retail, business
and café elements of the town centre are largely focussed in Market Square
and Commercial Road, with a small number on Urquhart Road. Further still,
the site has been actively advertised since May 2017 as a commercial unit
with only one enquiry which was for an Indian Takeaway / Restaurant which
progressed no further. The agent has also confirmed that it has proved
difficult to find a tenant for the proposed coffee shop as approved within
APP/2011/1698.

6.6

On this basis it is therefore considered that efforts have been made to market
the property as commercial which has shown a lack of overall interest. The
Planning Service is satisfied that this application complies with Policy B2.
Layout, siting and design

6.7

The proposed building would be of a traditional style with the main two storey
building having a ridge height of approximately 8m above ground level, whilst
the single storey section at the back having a ridge of height of approximately
5.75m high. The proposed finish of the dwelling would be in an off white /
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cream wet harl finish, black painted timber windows, the gutters and
downpipes would be in cast iron or heritage cast aluminium, a slate roof with
buff ridge and concrete tabling and keystone. Further details are required and
a condition attached in relation to the windows whereby the applicant has
proposed a stepped frame timber window in order to enhance the traditional
appearance.
6.8

The siting of the replacement building would sit well within the footprint of the
original building. Also, the proposed built developed area in this current
application is less than what was previously approved for the site under
APP/2011/1698. Further still, the building line of the proposed building has
been set back approximately 1.2m from the building line of the demolished
building, therefore improving the visibility and access for emergency vehicles
to/from the existing lane as well as providing a footpath which is welcomed.
In relation to the rear of the property the proposal has been moved a further
0.5m off the boundary with 1A Major Lane from the previous approval
(APP/2011/1698) which is also welcomed.

6.9

The proposed development covers a smaller footprint than planning
application APP/2011/1698 which has extant permission. Overall, it is
considered that the proposal is not considered excessive nor would it
constitute over-development.

6.10

The orientation of the proposed building has been designed to face onto
Major Lane and also replicates that of the current planning permission. It is
considered that the principal elevation facing onto the lane makes for a more
pleasing and approachable building and creates a more welcoming street
scene. The design features chosen replicate other traditional buildings in the
vicinity of the site and would help integrate the building in the settlement. This
current outlook also reduces any form of overlooking into the neighbouring
properties on either side of the application site which was a concern of the
neighbours at 1 Major Lane.

6.11

There are three windows (2 lounge and 1 bathroom) and an entrance door
which are located on the south western elevation of the single storey rear
extension of the proposed development and which look towards 1 Major Lane.
The distance between the boundary walls is approximately 6.3m which is
approximately 1.7m further away than what was previously approved and
which can still be built, therefore it is considered that this increase in distance
is acceptable.

6.12

As already stated the proposed structure would be very similar as to what
currently has extant permission, however a letter of representation has
suggested that this proposal would lead to a loss of light to the surrounding
properties. It is inevitable that there would be a degree of loss of light to
certain neighbouring properties. However the centre of Oldmeldrum is a
relatively well developed area with properties of varying sizes, some of which
are in very close proximity to neighbouring properties and which forms part of
the character of this part of the town and conservation area. However, it is
noted from a 2009 plan that for instance the windows to 1 Major Lane which
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overlook the application site relate (at least in 2009) to a stair landing, a utility
room and a shower room, none of which are considered living spaces. The
proposal to use an off-white/cream colour wall will also help to reflect any
light. The development is considered to comply with Policy P1 Layout, siting
and design.
Listed Buildings and Impact on Conservation Area
6.13

It is noted that 1 Major Lane and 6 Urquhart Road are Category C listed
buildings and sit opposite to and adjacent to the application site. Given the
design and scale of the proposed development, the amendments to the
materials, and that these properties are separated from the site by an access
and also Major Lane, it is considered that the proposal would not have an
adverse impact on the setting of the listed buildings and would therefore not
conflict with planning policies.
Access and Servicing

6.14

In terms of car parking, it is recognised that 3 flats differ materially and
logistically than to a coffee shop and 1 flat. Roads Development have
assessed the proposal and the submitted Traffic Survey and are satisfied that
the car parking spaces required for the development could be accommodated
within the nearby public car parks and on street parking. As such, it is
considered that the proposal does not conflict with Policy RD1. In addition,
Policy B2 Town centres and office development promotes sites that are
conveniently accessible by modes other than private car. In this case, the site
is ideal for walking to local facilities and having access to bus routes.

6.15

The proposal does not require new or altered water supply or drainage
arrangements as they are existing to the site. Water saving technology such
as rainwater harvesting and the use of water efficient sanitary fittings and
appliances will be looked at Building Warrant stage. Details of surface water
drainage have yet to be provided, as such a condition requesting this
information prior to commencement of development would be attached to any
approval.
Other material considerations

6.16

With regards to waste, the applicant proposes to store residential waste bins
within the site with 2 bins being located adjacent to the entrance to Flat 2 and
the remaining 4 being located along the rear elevation of the main building
adjacent to Flat 3 which is considered acceptable.
Letters of Representations

6.17

There were 7 letters of objection to the development in total. The majority of
the concerns raised, listed in section 3 of this report, have been addressed
within the report. However in relation to concerns about legal ownership this
is not a material planning consideration and should be dealt with privately
between the relevant parties. Also any concerns in relation to venting from
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the domestic accommodation would be dealt with at the building warrant
stage.
Conclusion
6.18

Taking account of the above, the Planning Service are satisfied that the
submitted proposals fully accord with the relevant policies of the
Aberdeenshire Local Development Plan 2017 and as such recommend that
planning permission be approved, subject to conditions.

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 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
None

10.3

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

Item: 4A
Page: 12

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

That authority to GRANT be delegated to the Head of Planning and
Building Standards subject to:1. The conclusion of Developer Obligations; and
2. The following conditions:

01.

No works in connection with the development hereby approved shall
commence unless details of the proposed means of enclosure to be erected
around the boundary of the site has been submitted to and approved in writing
by the Planning Authority. The development hereby approved shall not be
brought into use unless the means of enclosure has been erected in
accordance with the approved details. Once erected, the means of enclosure
shall thereafter be permanently retained in accordance with the approved
details.
Reason: In the interests of the residential amenities of the neighbouring
properties and the occupants of the approved development and the visual
amenity and character of the Conservation Area.

02.

The building hereby approved shall not be erected unless an Energy
Statement applicable to that building has been submitted to and approved in
writing by the Panning Authority. The Energy Statement shall include the
following items:
a)
b)

Full details of the proposed energy efficiency measures and/or
renewable technologies to be incorporated into the development;
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 Using resources in buildings of the
Aberdeenshire Local Development Plan 2017.

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.
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03.

Notwithstanding the drawings hereby approved, the materials to be used for
the external wall finish shall be wet harl and the rainwater goods shall be cast
iron fitting. The development shall not be occupied unless the external finish
has been applied in accordance with the above approved details.
Reason: In the interests of preserving or enhancing the character or
appearance of the conservation area.

04.

No windows or doors are to be installed in connection with the development
hereby approved unless full details of the proposed windows and doors have
been submitted to and approved in writing by the Planning Authority. The
details shall include elevational and sectional drawings at a sufficient scale
e.g. 1:5/1:10/1:20 to show the proposed new window and door detailing;
dimensions, glazing patterns, ventilation and opening methods. Thereafter,
the windows and doors shall be installed in accordance with the approved
details.
Reason: In the interests of preserving or enhancing the character or
appearance of the conservation area.

05.

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.

06.

Waste water from the proposed development shall be disposed of via the
public sewer as indicated in the submitted application and shall not be
disposed of via private means 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.

07.

That no development in connection with the planning permission hereby
approved shall take place unless full details of the proposed means of
disposal of surface water from the development have been submitted to and
approved in writing by the Planning Authority. Unless otherwise agreed in
writing by the Planning Authority, surface water shall be disposed of via the
use of Sustainable Urban Drainage Systems and the development shall not
be occupied unless the agreed drainage system has been provided in its
entirety and maintained thereafter throughout the lifetime of the consent in
accordance with the approved maintenance scheme.
Reason: To ensure the provision of an acceptable drainage system in the
interests of the amenity of the area.
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11.2

Reason for Decision

01.

The development complies with Policies P3 Infill and householder
developments within settlements (including home and work proposals); HE1
Protecting historic buildings, sites and monuments; HE2 Protecting historic
and cultural areas; B2 Town centres and office development and all other
relevant policies contained within the Aberdeenshire Local Development Plan
2017 in that it would be an appropriate addition to the locality and is unlikely to
have significant adverse impact on the amenity of neighbouring properties or
the conservation area.

For noting:Part 2C (Planning Delegations) states at Section C.3.2b for Local Development, that
following consultation with the Chair and Vice-Chair of the determining Committee,
the Head of Planning and Building Standards can refuse planning applications for
which Section 75 Agreements are not completed or Developer Obligations are not
paid within four months from the date of the Committee at which the application is
determined. Local Ward Members shall be notified of any such refusal.
Please note that this power may be exercised in respect of the application which is
the subject of this report if the application is approved by the Committee.”

Stephen Archer
Director of Infrastructure Services
Author of Report: Jennifer Chalmers
Report Date: 25 April 2018
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Elevations
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Appendix 3
Floor Plans
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Appendix 4a
Community Council Response Received 28th February 2018

Appendix 4b
Community Council Response Received 27th April 2018

Item: 4A
Page: 19

Item: 4A
Page: 20

Item: 4A
Page: 21

Item: 4A
Page: 22

Item: 4A
Page: 23

Item: 4A
Page: 24

Item: 4A
Page: 25

Item: 4A
Page: 26

Item: 4A
Page: 27

Item: 4A
Page: 28

Item: 4A
Page: 29

