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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.3.1i of Part
2C Planning Delegations of the Scheme of Governance as the application is
recommended for refusal but at least two Local Ward Members in the Ward in
which the development is proposed, have requested that the application be
referred to the Area Committee.
Cllr. Anne Simpson – To further discuss design and siting, and the likely
impact on the conservation area.
Cllr. Jim Ingram – To give further consideration to the site, scale and materials
proposed.
Cllr. Norman Smith – To further discuss design and impact on 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

This application seeks full planning permission for the erection of a 1 ½ storey
dwellinghouse to be sited within the existing curtilage of Category ‘B’ listed
Cartlehaugh House, which is also situated within the Old Deer Conservation
Area (see Appendix 1 and 2 – Location Plan and Site Plan). The site is
located to the north of the A950 approximately 0.5km west of the built
environment of Mintlaw and approximately 0.5km north of Old Deer. Extant
planning permission exists onsite for a dwellinghouse (planning reference
APP/2016/2107). The proposed design seeks to lengthen the principal
elevation from the previously approved design. The approved design
measures 18.5 metres (with a 6 metre wide garage) while the proposed
measures 23 metres (with 9 metres wide garage). The width is proposed to be
extended from the approved 12.5 metres to proposed 14.5 metres. The height
is proposed to be extended from 6.8 metres to 7.2 metres. The porch is to go
from a flat roofed design to a pitched roof. There are other minor alterations
between the approved and proposed designs. (Appendix 3 – Elevations and
Perspective)

2.2

The proposed materials are as follows:
Roof: New or best quality slates
Walls: White render, clear stained timber linings, granite basecourse
Windows and doors: Grey windows
Fascias and soffits: Grey fascias and soffits
RW Goods: Grey gutters and downpipes
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2.3

The submitted site plan includes an access with visibility spays, driveway and
provision for turning and parking vehicles. The plan includes an area for
onsite disposal of surface water and onsite treatment and disposal of foul
water. It is proposed to connect to the public water mains.
Relevant Planning History

2.4

APP/2016/2107 – Erection of dwellinghouse – Granted subject to conditions,
21 September, 2016
Supporting Information

2.5

Drainage Report (Received 12 November 2018)
Soakaway Calculations (Received 5 December 18)

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations
Internal

4.1

Business Services (Developer Obligations) has stated that contributions
have already been secured for the erection of a house on this site and these
contributions will be transferred over to the current application. No additional
contributions are required.
Infrastructure (Environment - Built Heritage) commented that a listed
building should remain the focus of its setting and must never be distracted by
the presence of any new development whether it be within or outwith its
curtilage. Permission exists for a standard modern house within the grounds
of Cartlehaugh which is deemed as ‘disappointing’. The proposed scheme
appears even less conspicuous than the approved and should not be
supported. Modifications would be required in order to support the proposal
including an independent garage block, reduction in height of the house and
strategic planting.
Infrastructure Services (Roads Development) does not object. Conditions
are required in the event of approval.
External

4.2

Historic Environment Scotland has not responded at the time of writing the
report.
Scottish Water has no objection to the proposals. There is sufficient capacity
in the Turriff Water Treatment Works. There is no public waste water
infrastructure nearby.
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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.

5.3

Aberdeenshire Local Development Plan 2017
Policy P1 Layout, siting and design
Policy R2 Housing and employment development elsewhere in the
countryside
Policy HE1 Protecting historic buildings, sites, and monuments
Policy HE2 Protecting historic and cultural areas
Policy C1 Using resources in buildings
Policy E2 Landscape
Policy RD1 Providing suitable services
Policy RD2 Developer’s obligations
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5.4

Other Material Considerations
Historic Environment Scotland Policy
Historic Environment Scotland - Managing Change in the Historic
Environment: Setting 2016
Aberdeenshire Council - Old Deer Conservation Area Appraisal 2015

6.

Discussion

6.1

The main issues to consider are the likely impact on character of the adjacent
listed building and the conservation area, and also the effects upon
neighbouring amenity must be considered.
Principle of development

6.2

The principle of development would not be considered sound for this
development under the policies of the current Aberdeenshire Local
Development Plan 2017, as it is contrary to Policy R2. Nevertheless, full
Planning Permission has been established on this site for a dwellinghouse
under the previous local development plan (application reference
APP/2016/2107). This existing permission has approximately 10 months
before it expires (September 2019) and a legal start to works could be made
(provided the relevant conditions are discharged, and a lawful meaningful
start was made) which would secure the principle of development in
perpetuity. With consideration of this fact it is determined that the principle of
development can be accepted in this instance.
Historic Environment Scotland guidance on setting of listed buildings

6.3

Historic Environment Scotland has national policy and furthermore, issued
guidance with regards to the setting of listed buildings. This guidance states
that it is important to identify the historic asset that might be affected by
development and define its setting. The impact of any new development upon
the setting must then be assessed. The guidance defines setting as ‘the way
in which the surroundings of a historic asset contribute to how it is
understood, appreciated and experienced.’

6.4

Cartlehaugh House is an 18th century Category ‘B’ listed building. It is
characterised by its two storey frontage, simple symmetry and distinctive
chequer-work whinstone and rust tinted granite stonework. The large scale of
the house demonstrates that it was a building of some importance locally.
There is a detached section to the rear which sits in balance to the main
house when the property is viewed from each side. The building historically
used to be a coaching inn to serve travellers, circa. 1786, and locally referred
to as the Damboard Inn (draughtboard) for its distinctive masonry pattern.
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6.5

The house is framed on each side by mature woodland and hedgerows and is
bound by low stone walls. There are no other neighbouring buildings clearly
visible in any direction from the road to the front of the house and the setting
is entirely undeveloped. The fact that the house stands alone within a large
plot helps to reinforce the sense that it is of considerable value. The natural
setting also helps to accentuate the prominence of the house. It is notable that
there is currently no modern development at all within this corner of the
Aberdeenshire countryside.
Layout, siting and design and effect upon Listed Building and Conservation
Area

6.6

The proposal would not have any impact upon the amenity of Cartlehaugh as
the facing elevation includes only a single small window which services the
garage. There is sufficient separation to ensure that there are no
overshadowing impacts.

6.7

The existing planning permission (APP/2016/2107) and the proposed design
are of a similar standardised style. It is proposed to alter some features
including materials and also to increase the overall footprint and height. The
Built Heritage Team was consulted and have advised that the proposed
design is unacceptable and not at all inconspicuous. It is noted that the
approved design measures 18.5 metres across the principal elevation in
comparison to the listed building which is approximately 13.5 metres across
the principal elevation (with another 4.2 of the building to the rear projecting
east). Despite the lower height and the siting slightly further back from the
road, the currently approved design is wider than the listed building. Whilst the
Planning Service may have deemed a proposal of this scale acceptable under
the previous development plan period, it is clear that the currently approved
design robustly competes for prominence with the listed structure. The current
proposal seeks to extend the height and width of the approved dwelling.
Furthermore, the principal elevation, as approved, would be extended by an
addition 4.5 metres. This proposed further increase would be given further
prominence as it is proposed that the attached garage, previously to be clad
with timber and thus lessening its visual effect, would, under the current
proposals, be finished with render and granite to match the rest of the house.
While the previous design was deemed acceptable at the time, its scale and
prominence for such a design type is at the absolute upper limit of what can
currently be accepted within the curtilage of Cartlehaugh and therefore the
current proposal is considered unacceptable.
Effect upon the Conservation area

6.8

The site is located within the Old Deer Conservation Area. Policy HE2 states
that we will not allow development which would not preserve or enhance the
character or appearance of a conservation area. The design, scale, layout
and materials used in development within a conservation area must be of the
highest quality and respect the individual characteristics for which the
conservation area was designated.
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6.9

The Old Deer Conservation Area Appraisal states that ‘Newlands, Saplinbrae,
South Lodge, Cartlehaugh and the tree belt were all formerly part of the
Pitfour Estate. They also clearly mark the boundary of the conservation area.’
These buildings are considered important in terms of defining the
conservation area architecturally and historically. This stretch of the A950 is
picturesque and notable because it has remained remarkably unchanged
since the late 1800s as evidenced by historic mapping. The proposed larger
dwellinghouse adjacent to Cartlehaugh would have a negative impact upon
the character of the Northern boundary of the conservation area and therefore
is not compliant with Policy HE2.
Servicing and access

6.10

The Roads Development Team have no stated objection to the application.
The access and parking provision is deemed to be acceptable. These details
are satisfactory and the access arrangements are compliant with Policy RD1
Providing suitable services.

6.11

The applicant has submitted certification which supports the method of
disposing foul water onsite after treatment. There is also certification to
support the onsite disposal of surface water. These details are satisfactory
and the drainage arrangements are compliant with Policy RD1 Providing
suitable services.

6.12

It is proposed to connect to the public water mains which is the preferred
method of servicing the house from the perspective of sustainability.
Overall

6.13

The proposal seeks to increase upon the scale and prominence of the
approved house type for this site. This would have an unacceptable impact
upon the character of the adjacent listed building and the conservation area.
The application is considered to be not compliant with the following policies
from the Aberdeenshire Local Development Plan 2017:
•
•
•

Policy P1 Layout, siting and design
Policy HE1 Protecting historic buildings, sites, and monuments
Policy HE2 Protecting historic and cultural areas

It is therefore the recommendation of the Planning Service to refuse the
application.
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
Policy P1 Layout, siting and design
Policy HE1 Protecting historic buildings, sites, and monuments
Policy HE2 Protecting historic and cultural areas

10.3

The application is a Departure from the valid Local Development Plan and has
been advertised as such. Any representations received have been circulated
as part of the agenda and taken into account in recommending a decision.
The period for receiving representations has expired.

10.4

The application does not fall within any of the categories contained in the
Schedule of the Town and Country Planning (Notification of Applications)
(Scotland) Direction 2009 and the application is not required to be notified to
the Scottish Ministers prior to determination.

10.5

The application would not have to be referred to Infrastructure Services
Committee in the event of the Area Committee wishing to grant permission for
the application.

Item: 5(b)
Page: 9

11.

Recommendation

11.1

REFUSE Full Planning Permission for the following reasons:01.

The proposed dwellinghouse by nature of its scale and prominence is
considered unacceptable, and would have an adverse impact upon the
setting of the adjacent Category B Listed Building and the Old Deer
Conservation Area. The application is contrary to the Aberdeenshire
Local Development Plan 2017, in particular policies P1 Layout, siting
and design; HE1 Protecting historic buildings, sites, and monuments;
and HE2 Protecting historic and cultural areas. Furthermore, the
proposal is also contrary to Historic Environment Scotland Policy as the
proposal would have an adverse impact on the setting of the Listed
Building and the proposal neither serves to enhance or preserve the
character and/or appearance of the Old Deer Conservation Area.

Stephen Archer
Director of Infrastructure Services
Author of Report: John Todd
Report Date: 10 January 2019
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