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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.8.1 of Part 2A List of Committee Powers and Section C.3.1e of Part
2C Planning Delegations of the Scheme of Governance as there have been
valid objections from five or fewer individuals or bodies with separate postal
addresses or premises, and at least two of the total number of Local Ward
Members in the Ward in which the development is proposed have requested
that the application be referred to the Area Committee.
Councillor Johnston has requested that the application is referred to
committee to “discuss the implications of the design on amenity of the area
under Policy P3 and Conservation Area Guidance.”
Councillor Hassan has requested that the application is referred to committee
on the basis that the “application would merit further discussion on the design
and scale of the garage, and if the dwellinghouse alterations are appropriate
to the Oldmeldrum Conservation Area.”

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

The applicant seeks full planning permission for the part-retrospective
alterations and extension to the dwellinghouse at Dunnottar, Cowgate,
Oldmeldrum. The site is located within the Oldmeldrum Conservation Area.
The site is located in central Oldmeldrum, on the west side of Cowgate (from
which is takes vehicular access). It is flanked by residential properties on all
sides (See Appendix 1). The property is a post-war bungalow which features
a granite blockwork finish on the principal (north-west) elevation, and a
smooth cream coloured render. The site slopes uphill from north-west to
south-east towards the location of the garage. The garage is currently an
open blockwork and concrete shell on the site with a single garage door which
is part of the original garage. Beyond the garage to the east is an area of
garden ground extending approximately 24m from the south-eastern elevation
of the garage.
The proposal would result in the completed garage being finished in a smooth
render with a matching colour to the dwellinghouse excluding the north-west
(front) elevation, which is finished in a granite cladding. It would have Marley
roof tiles, and an external set of steel stairs up to the first floor on the southeast elevation. The finished garage would measure 5.5m in height on the
south-east elevation, and 6.4m on the north-west elevation (as a result of the
gradient that the garage is built upon). It would remain the same length and it
would measure 7.45m in width (See Appendices 5 & 6). An extension
measuring 4.5m x 2.5m has been added to the north-east elevation of the
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house, adjacent to the shower room (See Appendix 3). A 3.5m x 1.5m
extension with chamfered corner (which will house an en-suite bathroom), has
also been added to the south-west elevation of the property. Parallel to the
external wall of this extension will be an extended (1.5m long) wall adjacent to
the existing front door of the house, to form an enclosed entrance.
2.2

Relevant Planning History
 COMP/2018/0143 – Alleged unauthorised extension to garage
This enforcement case has directly resulted in the submission of the current
application.

2.3

Supporting Information
None.

2.4

Variations & Amendments
The garage floor plan was amended to show the correct position of the
rooflights.

3.

Representations

3.1

A total of 1 valid representation (0 support/1 objection) has been received as
defined in the Scheme of Governance. All issues raised have been
considered. The letter raises the following material issues:



Impact on privacy/Overlooking
Design

4.

Consultations

4.1

Infrastructure Services (Roads Development) have identified that the
shown provision of 2 parking spaces is acceptable. It has no further
comments to make on the application.

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 P1 Layout, siting and design
Policy P3 Infill and householder development within settlements (including
home and work proposals)
Policy HE2 Protecting historic and cultural areas

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

6.1

The main issues for consideration with regard to this application are whether
the design and scale of the garage and the dwellinghouse alterations are
appropriate to the property and that of the Oldmeldrum Conservation Area,
and whether the proposed alterations would have any impact on the amenity
of neighbouring residents.

6.2

The extensions to the dwellinghouse are minor in scale, and the finishing
materials match that of the existing property (See Appendix 2). Those
alterations would have no impact on the amenity of neighbouring residents
due to their small scale, and the existing boundary treatments to the sides.
Aside from the curved aspect of the wall on the principal elevation, the
changes to the dwellinghouse are not visible from the street.
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6.3

The garage is more visually prominent due to its height which has increased
by almost 3m above the height of the previous garage (See Appendix 4). The
width has also increased by approximately 4m. Despite this, it is stepped back
from the dwellinghouse, and is approximately 38m back from the street, so the
visual impact on the streetscape is reduced as a result of this. The finishes of
the garage would match that of the dwellinghouse, with the granite cladding
already present on the principal elevation.

6.4

The impact of the garage on the amenity of the area is considered to be
limited. None of the proposed windows would directly overlook neighbouring
properties, with only the personnel access door on the first floor facing the
applicant’s own garden and a neighbouring garden beyond. A door does not
generally generate an overlooking impact, and it is considered unlikely that
the stairs would be utilised as a place to stand looking out for prolonged
periods. In any case, the door would also be part screened by the neighbour’s
trees. This part of town has properties with long rear gardens and the new
garage would be approximately 50m from the rear elevation of the
neighbouring house which is considered to be a significant distance. It is
acknowledged that the taller garage will generate an increased degree of
overshadowing, however this is likely to be limited to peripheral garden
ground for the most part, rather than impacting upon windows of a
dwellinghouse.

6.5

Given the size of the garage, and the unusual external entrance to the first
floor of the building, it is considered necessary to apply a condition restricting
the use of the building to that of domestic purposes. Subject to the addition of
this condition, the garage can be considered to broadly comply with the
principles of policies P1 and P3.

6.6

The dwellinghouse and garage are considered as having a neutral impact on
the immediate streetscape and the wider character of the Oldmeldrum
Conservation Area. The existing buildings have little historical value to the
area in a section of the conservation area where the historic character of the
buildings in general is limited. The garage is set back from the dwellinghouse,
and therefore does not really contribute to the streetscape in any meaningful
manner. While it would be desirable to see wooden window frames and doors
installed in the garage; in this instance these details would not be visible from
the street, and the character of the new building would not be compromised
by their absence. In recognition of this, the proposal is considered to comply
with Policy HE2.

6.7

In recognition of the matters discussed above, it is considered that the
proposal is acceptable, and it should be recommended for approval 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.
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8.

Implications and Risk

8.1

An Equalities Impact Assessment is not required because the proposed
development is not considered to give rise to any differential impacts on those
with protected characteristics.

8.2

There are no staffing and financial implications.

8.3

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

9.

Sustainability Implications

9.1

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

10.

Departures, Notifications and Referrals

10.1

Strategic Development Plan Departures
None.

10.2

Local Development Plan Departures
None.

10.3

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

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 condition:01.

The garage hereby approved shall be used only for purposes incidental to the
enjoyment of Dunnottar as a dwellinghouse and shall be used for no other
purpose without the express grant of planning permission from the Planning
Authority.
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Reason: To enable the Planning Authority to consider the implications of any
subsequent change of use on the amenities of the area.
11.2

Reason for Decision
The proposal meets the requirements of Policy P3 Infill and householder
developments within settlements (including home and work proposals) of the
Aberdeenshire Local Development Plan 2017 on the basis that the extension
of the dwellinghouse and the erection of the garage would not detract from the
character of the surrounding area, or have a detrimental impact on the
amenity of neighbouring residents. The finishes of the development would
respect the character of the existing dwellinghouse, and would not detract
from that of the adjacent residential properties. The proposal complies with all
other relevant policies within the Local Development Plan.

Stephen Archer
Director of Infrastructure Services
Author of Report: Rory Hume
Report Date: 23 November 2018
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