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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.3.1c of Part
2C Planning Delegations of the Scheme of Governance as the application for
development is a departure from the Development Plan and is recommended
for approval.

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 provision of an outdoor
woodland kindergarten (Class 10) within the grounds of Haddo Estate, Tarves
(Appendix 1 contains the site plan). The structures would consist of a yurt with
a separate compostable toilet. (Appendix 2 and 3 contains the elevations and
floor plans) The proposed site is opposite the public car park to the south of
the Visitor Centre and National Trust for Scotland Shop and Café which are
located to the south of Haddo House. The site is otherwise surrounded by
woodlands. Haddo House is a designated Listed Building and also a Garden
and Designed Landscape.

2.2

The proposed canvas yurt building measures approximately 5.5 metres in
diameter and 4 metres in height from ground to the top of the yurt with a
chimney extending approximately 0.3m higher. The proposed colours are
Dark Sand for the main cover with Forest Green to top the support cover
sections. The base will be of free standing construction.

2.3

The proposed compostable toilet is a curved roofed structure measuring
approximately 2.6 metres by 2.7 metres with a height of 2.7 metres, is of
Douglas Fir construction and clad with Red Cedar linings (left untreated to
turn silver). The toilet roof is to be brown corrugated bituminous sheeting. It is
built in the style of a Traveller’s caravan. Following discussions with the
agent, a Douglas Fir timber (pressure treated) ramp has been introduced and
would be approximately 7 metres long with a further shorter corner section.

2.4

The applicant has stated that there are to be no foundations dug for the paths,
yurt or toilet. The kindergarten is for children aged 2 to 5 years. It is proposed
that the business would operate from 08:00 – 17:00 Monday to Friday for 50
weeks of the year.
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2.5

Planning History for the site includes;
APP/2017/1729 – Modular unit for kindergarten – Withdrawn

2.6

Information submitted in support of the application includes;




Information showing local childcare provision – (Received 12/03/18)
Supporting Statement – (Received 26/02/18) (Appendix 4 contains the
supporting statement)
Supporting Statement for decking – (Received 27/04/18)

2.7

The originally proposed compostable toilet did not make provision for access
for people with disabilities. An Equalities Impact Assessment was undertaken.
It was determined upon further investigations that there was no satisfactory
alternative arrangements for disabled users. Upon the advice of the planning
service the applicant proposed a different toilet with a ramp which allows for
disabled access and the matter is considered to be adequately addressed.

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations

4.1

Infrastructure Services (Archaeology) has advised that no archaeological
mitigation is required.

4.2

Infrastructure Services (Environmental Health) has stated that they have
no objections. They have recommended that a condition is added to ensure
the development is connected to the public water mains.

4.3

Infrastructure Services (Environment Team – Built Heritage) has
commented that the proposal is to be sited in a relatively discreet location
which should not impact the designed landscape. In order to reduce visual
clutter it may be beneficial to introduce strategic landscaping to screen the
development from the car park and driveway.

4.4

Infrastructure Services (Environment Team – Natural Heritage) has stated
that on the basis that there are no planned excavations it is unlikely that roots
of trees would be affected.

4.5

Infrastructure Services (Roads Development) have no objections to the
proposals. They have noted that there may be increased liability on those
responsible for the maintenance of the private road.

4.6

Historic Environment Scotland has no comments to make on the proposal
and do not object to the application. They have advised consulting
archaeological services and built heritage conservation.
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4.7

Tarves Community Council has objected on the basis that the proposed
toilet is not an accessible facility for the disabled community. They have also
raised concerns that the siting of the development is inappropriate and would
have an unacceptable effect upon the Historic Environment.
Following the amendment to the application to include a disabled access
ramp, the Community Council were re-consulted. To date the objection has
not been removed. (Appendix 5 contains copies of correspondence)

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.
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5.3

Aberdeenshire Local Development Plan 2017
Policy P1 Layout, siting and design
Policy P6 Community infrastructure
Policy HE1 Protecting historic buildings, sites, and monuments
Policy HE2 Protecting historic and cultural areas
Policy E2 Landscape
Policy RD1 Providing suitable services

5.4

Other Material Considerations
Historic Environment Scotland - Managing Change in the Historic
Environment: Setting 2016

6.

Discussion

6.1

The main issues to consider are the principle of development and the likely
impact on character and amenity of the surrounding area with particular
regard for the Haddo House Estate as a designed landscape and the nearby
listed structures.
Principle of development

6.2

Policy P6 Community infrastructure states that we will support the provision of
new community infrastructure which is in accessible locations within
settlements and available to all community residents. This proposed facility is
to be located outside of any settlement. It is noted that the site would be
located 3 km north of Tarves, 2.2 km south east of Methlick and 3.7 km west
of Ythanbank. There are also a number of smaller settlements and individual
houses within a 5km radius of Haddo House and Country Park. The applicant
has stated that there is an identified need for ‘wrap-around’ childcare in Ellon
and surrounding areas and evidence has been submitted in support of this
conclusion.

6.3

It is accepted that a nursery in a rural setting would likely have a larger
environmental impact as parents would need to drop children off by car rather
than by walking as may occur with nurseries located within settlements.
Accessibility to childcare would however improve for some nearby rural
communities. The proximity of the development to the main car park is also
considered positively in terms of community access.

6.4

The applicant has submitted a supporting statement which outlines the
proposed operating hours of the business and also the motivation for siting a
kindergarten in a rural setting. The statement explains that it is beneficial for
children to learn, play and develop in a natural environment. It is accepted
that there is evidence which points to the benefits of combining early learning
with nature and on this basis the siting of the nursery in a rural location is
justified. This proposal offers the community a different type of childcare to
what is commonly offered. It is noted that the location of the Kindergarten
outside of a settlement is contrary to the requirements of Policy P6 however
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the principle of development is supported as a departure from the Local
Development Plan.
HES approach to assessment of applications in relation to historic setting
6.5

The Historic Environment Scotland guidance (Managing Change in the
Historic Environment - Setting 2016) states that development management
should protect the setting of historic structures and places by considering the
following factors:




Identify the historic assets that might be effected
Define the setting of each historic asset
Assess the impact of any new development on this

6.6

Haddo House, Gordon Monument (both category ‘A’) and the adjacent hall
and stable buildings are all listed. Furthermore Haddo House and Country
Park in its entirety is regarded as a designed landscape.

6.7

The setting of Haddo House and the surrounding buildings is rural and historic
in character and the buildings fit within this character. The Estate grounds are
the setting to the buildings and can be considered more specifically as being
natural and at the same time an intensively managed and cultivated
landscape. Much of the grounds have a sense of place which is particularly
sensitive to change.

6.8

Policy HE1 does not allow for development which would have a negative
effect on the character, integrity or setting of listed buildings. Policy HE2
Protecting historic and cultural areas states that development within 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, or any
significant adverse effects are outweighed by long-term social or economic
benefits of overriding public importance and there is no alternative site for the
development.

6.9

It must be assessed to what degree the proposed yurt, pathway and toilet
would affect the historic grounds and buildings.
Layout, siting and design and effect upon cultural heritage

6.10

Large historic gardens and estates require significant car parking to
accommodate visitors. The existing car park for the estate has been located
relatively close to the main house for convenience but also to the side of the
main house so as not to impinge upon its setting to a significant degree. The
car park marks the point of arrival for most visitors and is in itself not an
immediate space of any particular merit due to its very nature. There are trees
or woodland on each side of the car park which has the effect of screening
this area. A logical argument can therefore be made that the car park and its
immediate context can be regarded as the least sensitive part of the Estate
despite being the most commonly visited.
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6.11

Tarves Community Council has stated that they do not consider the siting of
the yurt to be appropriate however the Planning Service considers that the
proposed siting is the most appropriate location as the development would be
sufficiently screened by vegetation, sits directly adjacent to an area which is
less sensitive to change and also is located conveniently close to parking and
the main access. The Built Environment Team was consulted and also stated
that the proposed site is relatively discreet and that the proposal would not
impact upon the designed landscape.

6.12

It is acknowledged that in design terms a yurt is a different style of building to
those which currently exist at the Haddo estate. The historic buildings to the
north east of the car park are of traditional granite and slate which is common
to Aberdeenshire while a canvas yurt has a lighter and more temporary
character and culturally is associated with Mongolia and more recently
counterculture within a westernised context. A building of this nature is most
suited to a rural setting. The lightness of the materials used in yurt
construction reduces the visual impact of the proposal. The structure can be
removed without lasting impact and this also mitigates the impact of a new
building within this setting. With regards to the compost toilet and ramp, the
use of timber will ensure the structure would blend in well with the
surroundings.

6.13

Haddo House and Country Park is primarily a place of historical and natural
value but also a place of entertainment particularly suited to children. There is
a playpark within 650 metres of the proposed site which does not look out of
place in this setting despite having a character different to the historic setting.
Although the yurt is different to the surrounding historic context such a
structure would not necessarily look out of place in a country park.

6.14

It is considered that the proposal complies with Policy P1, Policy HE1, Policy
HE2 and the Historic Environment Scotland guidance: Managing Change in
the Historic Environment - Setting 2016.
Policy E2 Landscape

6.15

It is noted that the scale of the proposals are in keeping with the nearby
buildings and significant vegetation exists as screening to lessen the
prominence of the yurt and toilet. There are a number of large and small
Beech and Sycamore trees which surround the proposed siting of the yurt on
each side. There are also several Rhododendrons which would obscure the
yurt from eye level. The proposed colour of the yurt is ‘dark sand’ for the main
cover and ‘forest green’ for top cover which will help it blend in. Overall the
development will not be seen clearly out with the woodland and the effect
upon the landscape is not significant. It is determined that additional
screening of the development would not be necessary in this instance.
Servicing and facilities

6.16

Following discussions with the applicant/agent and amended plans submitted,
the proposed toilet is fully accessible and the application satisfies the
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requirements of Policy P6 in terms of accessibility for disabled users. At the
time of writing Tarves Community Council have not withdrawn their objection
on this issue.
6.17

The applicant has proposed for the pathway to be informal with either a wood
chip or gravel top surface. The proposed materials are considered to be
appropriate for the woodland location in terms of visual impact and also
sufficient to ensure a degree of drainage. The proposed path is approximately
56 metres long (63 metres to toilet) and therefore the informal nature is not
considered to be a significant issue with regards usability for disabled users.

6.18

The proposal is close to significant existing parking and access roads have
strict speed limits. Roads Development were consulted and have no
objections. Permission to use the access road and car park may be required
however this issue is not a material planning consideration.

6.19

The applicant intends to connect to the public water mains. Environmental
Health has recommended that this arrangement is conditioned.
Overall

6.20

The principle of the proposal is supported as a departure from Policy P6 as
the nursery would not be located within a settlement but is justified as it is an
alternative type of childcare which requires a rural setting. It has been
determined that the layout, siting and design is suitable in this location and
that a yurt is an appropriate structure for a country park. There is sufficient
screening provided by existing trees and woody plants and the development
is best located near the existing car park which is less sensitive to built
change. The proposed compostable toilet is accessible for disabled users.
There are no excavations planned and therefore no anticipated impact upon
existing trees. With these facts considered the application is recommended for
approval.

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 was undertaken as the original proposal did
not make provision for a disabled toilet. This issue was addressed
satisfactorily with an amendment to the proposal to include a disabled access
ramp. As such the proposed development is no longer considered to give rise
to any differential impacts on those with protected characteristics. (Appendix
6 contains the EIA)

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.

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 P6 Community infrastructure

10.3

The application is a Departure from the valid Local Development Plan. The
application has been advertised in the Johnston Press and Edinburgh
Gazette. 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

GRANT subject to the following conditions:-

01.

The development hereby approved shall not be brought into use unless the
proposed footpath is constructed with either a gravel or woodchip finish to the
surface (final details to be approved in writing by the Planning Authority).
Once provided, the footpath shall thereafter be permanently retained as such
for as long at the development remains on site.
Reason: To ensure safe access for pedestrians and in the interests of the
appearance of the development and to preserve the visual amenity of the
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designed landscape and nearby listed buildings and to ensure that the access
has been supplied to a suitable standard.
02.

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.

11.2 That the Committee agree the reason for departing from the Local
Development Plan
01.

The principle of the proposal is supported as a departure from Policy P6
Community infrastructure of the Aberdeenshire Local Development Plan 2017
as the nursery would not be located within a settlement but is justified as it is
an alternative type of childcare which requires a rural setting. The proposed
development is also complaint with Policies P1 Layout, siting and design, HE1
Protecting historic buildings sites and monuments, HE2 Protecting historic and
cultural areas and RD1 Providing suitable services as the layout, siting and
design is considered suitable in this location and that a yurt is an appropriate
structure for a country park. There is sufficient screening provided by existing
trees and woody plants and the development is best located near the existing
car park which is less sensitive to built change. The proposed compostable
toilet is accessible for all disabled users. There are no excavations planned
and therefore no anticipated impact upon existing trees.

Stephen Archer
Director of Infrastructure Services
Author of Report: John Todd
Report Date: 30 April 2018
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Appendix 5
Tarves Community Council correspondence
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Appendix 6
Equalities Impact Assessment
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