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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 Bill Howatson;
Suggest this goes to Area Committee to have a further discussion on
protecting key natural landscape elements Policy E2; Housing development
restricted in the coastal zone, Policy R1; impact on the St Cyrus Local Natural
Conservation site, Policy E1 and detrimental impact on the setting of a listed
building, Policy HE1.
Councillor Jeff Hutchinson;
Refer to Area Committee to assess further against Policy R1 Special Rural
Areas, Policy HE1 Protecting historic buildings, Policy HE2 Protecting historic
and cultural areas and Policy P1 Layout, siting and design.

2.

Background and Proposal

2.1

Full planning permission is sought for the replacement of an existing vacant
dwelling with a new dwellinghouse on land at Rockhall Bungalow near St
Cyrus.

2.2

The site is situated on the coast, overlooking St Cyrus beach, with views
towards Montrose Bay. Within the site sits a redundant single storey L
shaped dwellinghouse constructed around the 1950-1960’s with white render
and natural slate roofing. The dwellinghouse has an existing access to the
west and the house is demarcated by a low boundary wall. To the north of
the site is agricultural land part of which is in the ownership of the applicant,
this land will be used to provide space for the drainage required of the site.

2.3

The dwellinghouse faces the sea and is bounded with the current access road
to the side and front (to the west and south) with the coastal cliffs beyond and
beach below, to the front of the dwelling is the access road and land owned
by the neighbouring property on the cliffs. The neighbouring property sits to
the south east and is a former Fishing station which is B listed and shares the
same access road.

2.4

The proposal is to demolish the dwellinghouse and to replace it with a larger
dwellinghouse on the same site, the new dwellinghouse will have a larger
footprint. The proposed house takes the form of a flat roof contemporary two
storey structure, finished in white render on the ground floor with the upper
floor finished in dark stained timber cladding and privacy screen with glazed
balustrades. All windows are to be timber framed coloured dark grey and
horizontal timber lined doors to match the cladding.
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2.5

The proposed three bedroomed dwellinghouse is to face south west. The
accommodation is to include bedrooms, a utility and boot room and family
bathroom. The upper floor consists of the kitchen/dining and lounge area with
a sliding glazed door onto the balcony area with views south west and west.
The existing access road to the west is on slightly higher ground than the
existing bungalow.

2.6

Water supply shall be via the public water supply and rainwater and foul
soakaways will be located in the land to the rear of the existing bungalow.

2.7

The agent has in support of the application submitted the following
documents: 








2.8

Foul and surface water drainage calculations, Ramsay & Chalmers
Consulting Structural & Civil Engineers, dated 21-09-2018
Design Statement, Kerry Smith Architects, 4th June 2018
Design Statement & Justification Statement Revision A, Kerry Smith
Architects 8th October 2018
Design Statement & Justification Revision B, 26th November 2018
Supporting Information, Kerry Smith Architects 27th July 2018
Drainage Information, Ramsay & Chalmers, Job No C3660
Existing Access Road Assessment Report, Ramsay & Chalmers
Consulting Structural and Civil Engineers, Revision B 10-07-18
Applicants Response letter to Infrastructure Services (Built Heritage)
comments, 6th November 2018

Throughout the course of the application process a number of alterations and
revisions have been made due to comments received from the Planning
Service, Infrastructure Services and Historic Environment Scotland and are as
follows: 






The scale of the proposed dwellinghouse has been reduced;
the site has been reduced in size;
the proposed new access road has been removed;
the existing access is to be utilised;
alterations to the material palette on the dwellinghouse have been made;
and
a photomontage of the proposed dwellinghouse have been submitted.

As a consequence of these changes the description of the proposal has also
altered from ‘Erection of replacement dwellinghouse, change of use of
agricultural ground to domestic garden ground’ to ‘Erection of replacement
house’. No further notification procedures were carried out as the proposal
has reduced in size.
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3.

Representations

3.1

A total of 4 valid representations (4 objections) have been received as defined
in the Scheme of Delegation. All issues raised have been considered. The
letters raise the following material issues:









Impact on coastal zone, special landscape area and nature reserve site;
Lengthy access road will alter the landscape;
No provision for shared access road to Rockhall Fishery;
Conflict with polices siting it on agricultural land (Policy PR1), in coastal
zone (Policy R1);
Affects setting of listed building;
Impact on privacy and amenity;
Visual appearance of new house on coastline;
Contemporary dwelling not suitable on coastline.

4.

Consultations

4.1

Internal
Corporate Services (Developer Obligations) as the proposal is for a
replacement dwellinghouse the site does not engage Developer Obligations.
Infrastructure Services (Environment): Comment that in relation to built
heritage, the contemporary design is not unwelcomed, there will be a clear
differentiation between the old and new. The new build will have an impact on
the setting of the salmon bothy, however, not overtly negative. Tree planting
around the site is recommended to be conditioned as a form of mitigation.
Infrastructure Services (Contaminated Land): There is no indication of past
use on the site that might have caused contamination.
Infrastructure Services (Roads Development) Has no objection subject to
appropriate condition regarding creation of car parking spaces.

4.2

External
Scottish Natural Heritage: Highlight that there are natural heritage interests
of national importance on the site (Milton Ness Site of Special Scientific
Interest). A small area of the SSSI would be affected, advice is that the
proposal will not compromise the objectives of the designation or the integrity
of the site.

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
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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 R1 Special rural areas
Policy P1 Layout siting and design
Policy HE1 Protecting historic buildings, sites and monuments
Policy E1 Natural heritage
Policy E2 Landscape
Policy PR1 Protecting important resources
Policy C1 Using resources in buildings
Policy RD1 Providing suitable services
Policy RD2 Developers' obligations

5.4

Other Material Considerations
Historic Environment Scotland Guidance Notes – Setting.

Item No: 08 (A)
Page No: 6

6.

Discussion

6.1

The central issues to be considered in this case are the principle of
development, layout, siting and design of the proposed development, the
potential impact on the amenity of neighbouring residents and the setting of
the neighbouring listed building.
Principle issues

6.2

The principle of development is considered under the criteria set out within
Policy R1 Special Rural Areas, as it involves the replacement of an existing
building on the site in a coastal area. Policy states that there must be no
coalescence of coastal developments or significant adverse impacts on
natural coastal processes or habitats and great care must be taken to assess
flood and erosion risk.

6.3

The applicant, due to the circumstances concerning coastal erosion and land
slippage along this piece of the coast, had originally proposed to construct a
new access road behind the existing house within the agricultural land which
is in the ownership of the applicant. They also sought to position the
replacement dwellinghouse in a slightly different location, albeit overlapping
the current site within the agricultural land behind it also. However, as the
land to the north is classed as prime agricultural land there was a conflict with
Policy PR1 Protecting important resources and the fact that the replacement
dwellinghouse would not have been within the curtilage of the existing building
would also have been contrary to Policy R1 Special rural areas. Supporting
information for the installation of a new access road was provided in the form
of a Road Engineers report (Ramsay & Chalmers). The report confirms the
presence of coastal erosion and its effect on the existing access road, it
recommends two options; one to repair the existing access road or replace it
in a new position away from the coast. The first one having more of a cost
implication for the applicant and would be a short term measure as there is
evidence that repair work has previously been carried out.

6.4

After discussions on the relevant policies within the local development plan in
relation to the principle of development, prime agricultural land, layout, siting
and design and its coastal location the applicant has since amended their
plans and altered the position of the access road. The size of the site has
now been reduced to exclude the agricultural land to the rear/north of the
bungalow in the ownership of the applicant to remove the conflict with policy.

6.5

Due to the reduction in site boundaries the proposed footprint of the
dwellinghouse has also been reduced and the applicant has decided to
continue using the current access road for the time being. The Planning
Service is content that a replacement dwellinghouse in the position proposed
within the current site is acceptable and meets with Policy R1 Special rural
areas and there is no longer a conflict with Policy PR1 Protecting important
resources.
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Site design and layout and setting of listed building
6.6

Policy P1 Layout, siting and design aims to ensure that all development is of
an acceptable design, is appropriate to its setting and does not adversely
impact upon the character of the area.

6.7

As a consequence of the revisions made to the proposed contemporary two
storey dwellinghouse, it is now appropriately sited within the current domestic
curtilage and retains the orientation of the existing dwellinghouse, facing
south west. The site is now removed from the small part of the Milton Ness
Site of Special Scientific Interest (SSSI) and complies with Policy E1
Landscape.

6.8

The footprint encompasses the majority of the footprint (long section) of the
existing dwellinghouse albeit set back by approx. 3m from the original gable
projection of the bungalow, so as not to compete with the neighbouring listed
building and due to the coastal erosion mentioned previously. The existing
bungalow footprint is approx. 105sqm and the proposed footprint measures
approx. 154sqm to cater for a three bedroom dwelling and there is existing
planting bordering the site.

6.9

Turning to design, the proposal replacement dwellinghouse is a contemporary
addition to the site. As mentioned previously it is of a similar height to the
existing property. However, as the existing bungalow has a hipped roof and
the replacement dwellinghouse features a contemporary flat roof to provide
more accommodation, this alteration in itself will affect the perspective of the
building within the landscape setting. Drawing No 340/P/07 Rev B
demonstrates that the applicant also proposes to lower the levels of the site
by a further 220mm, so the new build will be approx. 1m lower than the
access road to the north west and west and will be lower than Rockhall
Fishing Station by approx.110mm.

6.10

Infrastructure Services (Built Heritage) at the onset of the application had
requested visualisations as they had concerns regarding the scale of the
proposed development and setting of the nearby B listed building property
and the potential for mitigation measures to lessen the impact on the setting.
This information was submitted later in the application process after further
revisions were made by the agent/applicant in line with comments from the
Infrastructure Services (Built Heritage) and the Planning Service.

6.11

In terms of visual appearance, the contemporary proposal has been reduced
and the materials utilise both traditional and modern building materials. In
discussion with the Planning Service, the materials have been altered to
retain a band of white render reminiscent of the existing house on the ground
floor with the addition of dark timber cladding on the upper floor. The
replacement house is deemed to be a suitable size for modern living
requirements as the existing dwelling is not compatible with modern building
regulations.
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6.12

The neighbouring property, Rockhall fishing station is a category B property
dating to the early 19th Century. The Fishing Station is prominent on the
landscape when viewed from the beach below and has always been the more
prominent feature on the coast when compared to the existing bungalow.
The supporting information dates the existing bungalow from the 1950’s. The
revised Design Statement (Revision B) makes reference to the setting of the
listed building having already been compromised at the time of the
bungalow’s construction and latterly with the erection of a 1.1m high timber
fencing opposite the site. The fence is located on garden ground pertaining to
Rockhall Fishing Station, the fence obscures views from the existing single
storey property at ground level as it’s directly opposite. On checking the
planning history there is no record of formal planning permission having been
gained for this fence by the neighbouring property at Rockhall fishing station.
This has been reported to the Enforcement Team as it is unauthorised.

6.13

Following these alterations the agent has submitted a photomontage which
clearly shows the proposal and it assists with identifying and understanding
the scale of development within the context of the coastal landscape. The
listed Fishing station and salmon bothy built into the cliffs contributes to the
prominence of it along this piece of coastline. The topography of the site
assists the proposal in appearing less dominant on the landscape, the
addition of timber at the upper storey further assists to darken the
contemporary building against the skyline and is reflective of the colour
palette of the existing bungalow (which is white render walls and slate roof).
When viewed from afar this alteration in materials mitigates the effects on the
listed building and landscape, in line with guidance from HES.

6.14

The supporting information justifies the proposed siting of the replacement
dwellinghouse and it is not envisaged to alter or detract in any way from the
historic building and should not compromise the setting of the listed building
due to the revisions made throughout the application process. The site is
currently landscaped and the Infrastructure Services (Built Heritage) officer
has requested that some further tree planting around the site could be
conditioned as a form of mitigation and have commented that the replacement
contemporary dwelling will not be overtly negative on the setting of the listed
building due to the revisions made. Thus meeting with Policy HE1 Protecting
historic buildings, sites and monuments.

6.15

The presence of the replacement house in the site will not cause any
detrimental effects on the neighbouring amenity as Rockhall Fishing Station is
positioned approx. 28m away and the kitchen window on the upper floor of the
replacement house is obscured by existing vegetation.

6.16

On balance, the views from and too the Fishing Station will not be unduly
compromised due to the addition of the contemporary building on the site.
The listed building is undoubtedly the more prominent feature on the coastline
and the proposed contemporary design will help to create a clear distinction
between the old and the new buildings, so in terms of understanding of the
site, this is clearly a later development to the listed building. Therefore the
Planning Service is satisfied that the key vistas and aesthetic qualities for
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which the fishing station is listed will not be detrimentally altered and the listed
fishing station will continue to be the dominant feature along this apart of the
coast as it is further forward on the cliff edge when viewed from public
viewpoints and conforms to HES guidance notes on setting.
6.17

Fundamentally the replacement dwellinghouse will still be as visible as it
currently is along the coastline and by using the dark timber for the upper floor
and the white render for the ground floor walls, the proposal will be reflective
of the existing colours used and will help soften the appearance of the flat roof
structure and reduce its massing by darkening the upper floor. Thus when
viewed from public viewpoints along the coast, the development will integrate
itself into the landscape and will make the proposal less visually dominate on
the skyline than it would have been prior to these alterations.

6.18

In light of the matters discussed, the Planning service supports the
replacement dwellinghouse on the site in principle. The proposal will not have
an adverse visual impact on the landscape and is compatible with Policy E2
Landscape. Furthermore, the proposal will not have a detrimental effect on
the setting of the nearby Rockhall Fishing Station and meets the criteria of
Policy HE1 as suitable mitigation measures through revisions to the façade
have been proposed and landscaping will be conditioned as suggested by
Infrastructure Services (Built Heritage). The proposal still respects the
presence of the Fishing Station, providing a contrast in design whilst retaining
similarities in materials used and without affecting the prominence of the listed
building.
Representations

6.19

There have been a number of representations to the planning application prior
to revisions being made. These revisions have been discussed above. The
applicant in their supporting information states, that the proposal now meets
with planning policy as the agricultural land has been excluded from the
proposal and recent amendments to the design makes it less prominent within
the landscape and the building size has also been reduced to appease the
concerns of the consultees.
Technical issues

6.20

Turning to site servicing, the amended access is acceptable as outlined
above, and subject to conditions the proposal will comply with Policy RD1.
Drainage details have been provided and are certified for the site and the
requirements of the dwelling, and water supply shall come via the public
infrastructure. Bin uplift space shall be provided and secured by condition,
ensuring adequate waste management provision is in place. These matters
ensure compliance with Policy RD2 of the Local Development Plan.

6.21

In terms of developer obligations as the proposal is for a replacement
dwellinghouse no further contributions are sought which complies with Policy
RD2 Developers' obligations.
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Sustainability
6.22

Policy C1 Using resources in building; requires that all developments must be
designed to reduce carbon dioxide emissions. An Energy Statement will
require to be submitted to demonstrate how the property would comply with
Policy C1. This would be facilitated by a condition being placed on any
consent granted.
Conclusion

6.23

In conclusion the proposed replacement dwellinghouse in its scale,
proportions and materials are compliant with Policy P1 Layout, siting and
design of the Local Development Plan. In terms of the design, scale and
location of the proposal, it poses no significant amenity impacts on the
neighbouring property nor significant visual impacts on the landscape. The
proposal will have a minimal impact on the setting of the nearby listed building
and appropriate mitigation measures are in place to comply with HES
guidance notes and Policy HE1 Protecting historic buildings, sites and
monuments of Aberdeenshire Local Development Plan 2017. Therefore,
subject to conditions, the proposed development is considered to fully accord
with the development plan.

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 grant or refusal of
planning permission will not have a differential impact on persons sharing the
same 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.
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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/or)
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 Full Planning Permission subject to the following conditions: -

01.

The dwellinghouse hereby approved shall not be occupied unless off-Street
parking for 3 cars has been provided and surfaced in accordance with the
details shown on the approved plans. Once provided, all parking and turning
areas shall thereafter be permanently retained as such.
Reason: To ensure the retention of adequate off-street parking facilities in the
interests of road safety.

02.

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

Full details of the proposed energy efficiency measures and/or
renewable technologies to be incorporated into the development;
b)
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 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.
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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.
03.

The dwellinghouse hereby approved shall not be occupied unless the
proposed foul and surface water drainage systems have been provided in
accordance with the approved plans (Drainage Calculations, Ramsay &
Chalmers, dated 21-09-2018). The foul and surface water drainage systems
shall be permanently retained thereafter in accordance with the approved
maintenance scheme.
Reason: In order to ensure that adequate drainage facilities are provided, and
retained, in the interests of the amenity of the area.

04.

No works in connection with the development hereby approved shall
commence unless a scheme of hard and soft landscaping works has been
submitted to and approved in writing by the planning authority.
Details of the scheme shall include:
a)
b)
c)
d)
e)
f)
g)
h)

Existing landscape features and vegetation to be retained;
Protection measures for the landscape features to be retained;
Existing and proposed finished levels;
The location of new trees, shrubs, hedges, grassed areas
A schedule of planting to comprise species, plant sizes and proposed
numbers and density;
The location, design and materials of all hard landscaping works
including [walls, fences];
An indication of existing trees, shrubs and hedges to be removed;
A programme for the implementation, completion and subsequent
management of the proposed landscaping.

All soft and hard landscaping proposals shall be carried out in accordance
with the approved planting scheme and management programme. Any
planting which, within a period of 5 years from the completion of the
development, in the opinion of the planning authority is dying, being severely
damaged or becoming seriously diseased, shall be replaced by plants of
similar size and species to those originally required to be planted. Once
provided, all hard landscaping works shall thereafter be permanently retained.
Reason: To ensure the implementation and management of a satisfactory
scheme of landscaping which will help to integrate the proposed development
into the local landscape in the interests of the visual amenity of the area.
05.

No works in connection with the development hereby approved shall
commence unless details/the specification and colour of all the materials to be
used in the external finish for the approved development have been submitted
to and approved in writing by the planning authority. The development shall
not be occupied unless the external finish has been applied in accordance
with the approved details.
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Reason: In the interests of the appearance of the development and the visual
amenities of the area.
11.2

Reason for Decision
The proposed development is considered to comply with the criteria set out
within Policy R1 Special Rural Areas, as it involves the replacement of an
existing building on the site in a coastal area. The proposal will have minimal
impact on the setting of the nearby listed building and complies with HES
guidance notes, Policy HE1 Protecting historic buildings, sites and
monuments as well as Policy P1 Layout, siting and design and it can be
accessed and serviced in accordance with Policy RD1 Providing suitable
resources of the Aberdeenshire Local Development Plan 2017.

Stephen Archer
Director of Infrastructure Services
Author of Report: Ann Grant
Report Date: 5 December 2018
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