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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.3.1f 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, and in terms of Section B.8.1 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 Torphins
Community Council.

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

Planning permission in principle is sought for the erection of a dwellinghouse
and garage on land adjacent to The Wolfings, Torphins.

2.2

The site is located within a small cluster of 7 houses, located approximately
1.5km to the east of Torphins. The site slopes gradually east to west, bound
by post and wire fencing to the south, an access track lies to the west of the
site, with the remaining boundaries undefined. The site consists of scrub land
which has recently been re-stocked, following commercial woodland felling
done under Licence, which is beginning to establish within the site. The site
has natural desire lines running through, used by locals as a walking route
and by dog walkers.

2.3

It is proposed to erect a dwellinghouse and garage within the site. As the
proposal is for planning permission in principle (PPP), no design details have
been submitted. However, the indicative layout shows a dwelling sited
centrally with a detached garage and associated access to the north. The
access would lead to an informal track which leads northwards into Craigmyle
and Blelack Estate, and southwards onto Craigmyle Road.

2.4

Connection to the public water supply is proposed, with private foul and
surface water arrangements.

2.5

In order to support the proposal, a number of supporting documents have
been received, these have been summarised as follows:
•

Design Statement (prepared by Gerry Robb, submitted along with
the application) – provides an explanation of the site location and
description. It also provides a policy context, identifies the relevant policy
and calculates the scope for development within the current plan period.
Although PPP, the design statement contains images which illustrates
architectural features in the surrounding area.

•

Ground Assessment and Drainage Recommendation Report
(prepared by S.A. McGregor dated November 2018) – The results
from the percolation and infiltrating testing confirmed moderate draining
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sub-soils. Therefore, a septic tank to a soakaway directly to the ground
is suitable for the proposed development. Surface water will be via an
infiltration trench for the surface water run-off from roof areas and
driveway/parking areas and disposal to the ground.
•

Walkover Woodland Survey (Treeline Forestry dated July 2018) –
provides an overview of the value of the woodland within the proposed
site. It explains that ground vegetation is typical of a restock site with
coarse grasses, foxglove, broom, brambles and wild raspberry. This
cover will eventually disappear as the spruce canopy closes. At the point
of the survey a Roe Doe was seen on the site and evidence of rabbit
droppings. To the north of the proposed site lies the remainder of the
commercial restock site, this is a continuation of the proposed site, and
the crop is growing well with a family of Wrens on site.

3.

Representations

3.1

A total of 11 valid representations (objection) have been received as defined
in the Scheme of Delegation. All issues raised have been considered. The
letters raise the following material issues:
•
•
•
•
•
•
•
•
•

Additional traffic on Craigmyle Road – safety hazard
Impact on habitat and protected species (badger, red squirrel, red kite,
fox, buzzard, deer)
Loss of path used by members of public and dog walkers
Flood risk
Impact on woodland
Piecemeal reduction of historic woodland
Ribbon development
Light and noise pollution
Breach of Forestry Commission re-stock condition

4.

Consultations

4.1

Internal
Business Services (Developer Obligations) have confirmed that Torphins
Primary School and Aboyne Academy are operating within capacity, and the
proposal does not trigger Developer Obligations and Affordable Housing
policies. No contributions are required.
Infrastructure Services (Environment – Natural Heritage) initially stated
that part of the woodland, on the western side of the proposed site, appears
on the Ancient Woodland Inventory as Long Established of Plantation Origin
(LEPO). On further investigation, this was found to not be the case due to the
track abutting the site and inaccuracies in the historic plotting of the woodland.
Compensatory planting is required for woodland loss, which shall be provided,
albeit, a considerable distance from the proposed site. In addition, an informal
path runs through the proposed site, details were required on how this loss of
access would be compensated for.
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Following further information from the applicant and discussions with the
Forestry Commission, the proposed compensatory planting tree species and
management methodologies are considered acceptable. A condition will be
attached for the delivery of the compensatory planting. The Environment
Planner has also provided clarify on the ‘proposed core path’ which forms the
western boundary of the site. This is an aspirational core path route adjacent
to the site to the west but does not currently have any officially designated
status (beyond the ‘standard’ rights of responsible public access set out in the
Land Reform Scotland Act). The proposed development would not impact on
this route.
Infrastructure Services (Flood Risk and Coastal Protection) were
consulted due to a concern from a neighbour in relation to flood risk; they
have confirmed that the site has been assessed against flood risk incidents
and SEPA flood maps, neither indicate this site is as risk of flooding.
Infrastructure Services (Roads Development) hold no objection to approval
subject to conditions in relation to parking, visibility splays, refuse bin uplift
and suitable vehicular turning area.
4.2

External
Scottish Water has no objection to approval as there is sufficient capacity in
the Invercannie Water Treatment Works. There is no waste water
infrastructure within the vicinity, therefore private treatment options are
required.
Forestry Commission Scotland gave a number of observations, including
that the site was previously commercial woodland which was felled under
licence during 2013-2014. The site has been re-stocked per the licence and
the proposed development would result in the loss of 0.33ha of woodland.
They recommend that the proposal is assessed against The Scottish
Governments Policy on The Control of Woodland Removal.
Torphins Community Council object to the proposal. Firstly, on design
grounds as there is no information given on the type/size of the proposed
house. The Community Council speculate that the property will likely be
excessive in scale, out prizing young families and that the development is
encouraging ribbon development to the east of Torphins, contrary to policy.
Development on this site will remove pathways used by local residents.
The Community Council object to the loss of woodland on a site which was
required to be re-planted, destroying new growth. In addition, concern was
raised by an additional dwelling taking access onto Craigmyle Road. It’s
narrow, single track road with limited passing places creates difficulties for
oncoming vehicles and drivers, used by pedestrians and cyclists. Additional
traffic will increase risk of serious accidents.

5.

Relevant Planning Policies

5.1

Scottish Planning Policy
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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 R2:

Housing and employment development elsewhere in the
countryside
Policy P1: Layout, siting and design
Policy P2: Open space and access in new development
Policy E1: Natural heritage
Policy E2: Landscape
Policy PR1: Protecting important resources
Policy C4: Flooding
Policy RD1: Providing suitable services
Policy RD2: Developers’ obligations
6.

Discussion

6.1

The main planning considerations with this application relate to the principle of
erecting a new dwelling house on this site, and then to the impact this would
have upon the character, amenity and overall context of the area. Technical
matters such as drainage and access will also be considered.
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Principle of development
6.2

The application is within the Rural Housing Market Area and as such the
proposal will be assessed against Policy R2 Housing and employment
development elsewhere in the countryside. Policy R2 allows for the addition to
an existing cluster or group of at least five houses. No more than an additional
20% growth of the cluster, up to a maximum of two new homes, will be
permitted under this policy during the current plan period, 2017-2022. The
cluster contains seven dwellinghouses which allows for the addition of one
dwellinghouse. If the proposed dwelling is approved by Members, the capacity
for growth of this cluster will be reached for the current plan period.

6.3

The site shares a common boundary with The Wolfing, located directly to the
south, which was approved as part of the cohesive group under the 20072012 plan period. This dwelling established the principle of development to
the north of The Creamery and Cairndron. A number of representations do not
consider the site to be a suitable cohesive group, with the chosen site being
inconsistent and unsympathetic in size and character to the existing group,
creating ribbon development.

6.4

In order to achieve a suitable cohesive group, the site must be appropriate in
terms of landscape character, show ‘connectedness’ to neighbours and have
a natural boundary, consistent with neighbouring properties. Cohesive groups
can be linear and/or spread out in nature, if the properties are within relatively
close proximity to each other and part of an established pattern, they can be
considered to be cohesive.

6.5

This proposal is considered appropriate in the proposed location, as when
viewed in context with the surrounding area, it allows the site to integrate into
the grouping of buildings. This section of Craigmyle Road is characterised by
scattered dwellings all of varying styles, proportions and on varying plot sizes.
On both the north and south side of the road, some dwellings are set back
and accessed view narrow driveways/tracks, similar to the layout proposed.

6.6

The site is considered to display “connectedness” to the existing group of
houses, with a comparable plot size to The Wolfings. It is considered that an
additional dwelling on this site would fit in with the existing development
pattern and would visually form part of the existing group. Site plan 2018-070P01 provides an overview of the site, which allows account to be taken of the
wider built form of the area.

6.7

As such, and given the context of the area and character of the grouping, the
proposal is not considered to affect the natural or built character of the area or
have any undue effect on the local landscape. Therefore, the proposal can be
accepted as complying with Policy R2 Housing and employment development
elsewhere in the countryside, as the single dwelling would be an appropriate
addition to an existing cohesive group, and suitably contribute to the capacity
of the grouping, in compliance with Policy E2 Landscape of the Local
Development Plan 2017.
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Layout, siting and design
6.8

Concern is raised by Torphins Community Council that no design details have
been submitted, and that it will likely be excessive in scale, outpricing locals.
The application is purely to establish the principle of development; therefore,
the submission only requires a location plan with relevant supporting
documents. Siting and design details will be assessed on the submission of a
Maters Specified in Condition (MSC) application. In relation to the possible
scale of the dwelling, which is also raised by a number of representees as a
speculative concern, this is not a material planning matter; the Planning
Service cannot control or limit market demand. An assessment will be made
at the detailed stage to ensure any proposed dwelling fits the site size and
context of the area.

6.9

A plot layout has been submitted, showing a moderate sized dwelling with a
detached garage of similar footprint as The Wolfings. This is indicative only
and has not been assessed under this application. It should be noted
however, that the plot is of a sufficient size to ensure that a house can be
located on the site without detrimental impacts on neighbouring properties in
terms of separation, built form, plot ration and with regard to privacy and
overshadowing. The site size ensures that there would be adequate garden
ground, which for this stage of planning is acceptable in terms of Policy P1
Layout, siting and design.
Technical considerations

6.10

A representation raises concerns regarding the safety implications of an
additional dwelling utilising Craigmyle Road. However, Roads Development
raise no issue of road safety and does not object, subject to conditions in
relation to parking, visibility splay, refuse bin uplift and suitable vehicular
turning area. Providing these measures are put in place, and a number of
conditions are attached and adhered to, the proposal is considered compliant
with this aspect of Policy RD1 Providing suitable services.

6.11

The Council’s Flood Risk and Coastal Protection Team were consulted due to
a concern raised by a neighbour. The representation specifically references
the sites location within the Potentially Vulnerable Area (PVA) Flood Risk
Management Plan. Flood Risk and Coastal Protection have confirmed that not
all land within the boundary of the PVA is necessarily at risk of flooding. Flood
risk is assessed against recorded incidents and the SEPA flood maps, neither
of which indicate the site is at risk of flooding. Therefore, they have no
comment to make on the application, ensuring it is in line with Policy C4.

6.12

The dwelling will be serviced by the public water supply, with a septic tank
and soakaway system for foul drainage, and separate soakaway for surface
water. The drainage report concludes that the site is capable of being
serviced by this means, and therefore the application is considered to comply
with the relevant part of Policy RD1 Providing suitable services.

6.13

Developer Obligations have confirmed that Torphins Primary School and
Aboyne Academy are operating within capacity and the proposal does not
trigger Developer Obligations and Affordable Housing policies. Therefore, no
contributions are required compliant with Policy RD2 Developers obligations.
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Potential impact on trees/habitats
6.14

The site forms part of commercial woodland plantation, which was felled
under licence in 2013/2014. There is a re-stock condition on the site valid until
2026, with the site having been re-stocked as per the licence conditions.
Development of the site would result in the loss of at least 0.33ha of
woodland.

6.15

Additionally, the woodland to the west of the site is classified on the Ancient
Woodland Inventory as Long Established of Plantation Origin (LEPO).
Additional investigation has been required as it appears from mapping
systems that this classification spreads across the access track and onto the
western portion of the proposed site. The agent’s tree surveyor argues that
this boundary has been misplaced when digitalised and the actual boundary
should be to the west of the access track, to better suit the location of the old
woodland. They feel that the woodland area to the east of the track was
established much more recently than 1860 and therefore outwith the LEPO
designation. The Forestry Commission Scotland (FCS) were consulted on this
to provide clarification on the designation boundary.

6.16

The FCS have confirmed that the polygon should be moved to the west and
north to give a better fit. This would suggest that the track to the west of the
site is the practical LEPO boundary. It should be noted that the OS from 18431882 shows woodland on the east side of the track, but this is not covered by
the LEPO designation. Therefore, this clarification is sufficient to ensure the
proposal is out with the LEPO designation and the proposal is not going to
have a negative effect on important ancient woodland designations.

6.17 Turning to the impact on the recently re-stocked site, a number of
representations raise the piecemeal reduction in this historic woodland and
breach of Forestry Commission re-stock condition as concerns. In addition,
that the woodland contains a number of protected species and habitat which
would be impacted on by the development.
6.18 Planning permission overrides any forestry commission re-stock conditions.
However, there is a general presumption against woodland removal, unless
the applicant can offer adequate level of mitigation. Therefore, it is proposed
to offset the loss by planting an equivalent area of native woodland and
Norway Spruce at a site which has recently been planted. The agent states
that this will improve habitat connectivity, expanding an area of thriving
woodland within the Estate. Both the FCS and the Council’s Environment
Team were consulted on the proposal and compensatory planting scheme.
FCS have explained that the proposed compensatory planting (0.33ha) forms
a component of a larger (0.96 ha) Native Broadleaved planting scheme. Page
4 of the additional Walkover Woodland Survey identifies the proposed site in
context with the site of the proposed replacement planting; these are to be 12
miles apart. The Council’s Environment Team has identified that the
separation distance is less than ideal and replacement should be in the
vicinity of the site. However, there is no stipulation in policy in relation to the
siting of replacement planting and, as it is within the Estate boundary and the
ownership of the applicant, the Planning Service can ensure this is carried out
by way of condition. FCS have advised that with correct management, the
proposed scheme should be successful in establishing a new area of
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woodland. Overall, contrary to initial thoughts, the site is not covered by an
ancient woodland designation and although there will be woodland loss, on
balance, the tree loss is acceptable. It has been appropriately mitigated in line
with Policy PR1 Protecting important resources as the trees are not of
significant value.
6.19 The FCS have expressed a desire for the replacement planting to be
commercial woodland, to directly compensate for the loss. In this case, it is
considered that for a wider benefit, the proposed, native broadleaved
woodland is acceptable. As mentioned above, the replacement planting forms
part of a wider native broadleave planting scheme, therefore, maintaining the
same species will ease management, improve biodiversity and establishment
in the setting.
6.20 Turning to Policy E1 Natural heritage, in regard to potential impact on habitat,
representations have highlighted a number of the species present within the
site and surrounding area. The Walkover Woodland Survey provides a brief
overview of the habitat found on the site at the time of the survey, no
protected species were found as part of this survey. The site covers a
relatively small area, surrounded by woodland, therefore, the loss of the scrub
land present is not considered to significantly affect the species using the site
and surrounding area. The re-stock area to the north of the site will continue
to thrive and regenerate, providing habitat.
Accessibility
6.21 The site is currently used as an informal recreation area for locals walking and
concern is raised that the approval of a dwelling on the site would cause the
loss of this area. It is also highlighted in representations that this is a core
path. The Council’s Environment Team has provided clarification that the
‘proposed core path’ which runs along the track to the west of the application
site is not a formal core path. This is an aspirational core path route but does
not currently have any officially designated status (beyond the ‘standard’
rights of responsible public access set out in the Land Reform Scotland Act).
The proposed development would not impact on this route in any case. It is
accepted that the desire lines formed through the site, will be lost, however, in
order to compensate for this, the applicant has suggested an alternative
walking route is formed through the Estate. The additional Walkover
Woodland Survey, which is an addendum to the previous, identifies a new
route (shown in yellow) to link to an existing circular route through the
woodlands (shown in blue). A condition will be attached providing detail on
this and to ensure this route is formed and retained, in line with Policy P2
Open space and access in new development. This compensates for the loss
of public access of the site, and will offer some enhancement with a more
formal, scenic walking route being provided.
Representations
6.22

Noise and light pollution from the development was raised as a further
concern from objectors; however, noise and light pollution during construction
is not a material planning consideration and once the dwelling is complete it
will function the same as those adjacent and have little impact on the
surrounding area due to compatibility with adjacent uses. Overall, the
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Planning Service are satisfied that the matters raised in the representations
have been addressed and the site can be adequately accessed and serviced
with no significant adverse impact on the environment, habitats, amenity, road
safety and the wider landscape.
Conclusion
6.23

Overall, the proposal is considered to successfully add to the existing group of
seven dwellings, with the proposal taking up the allowance of one addition to
the group within the 2017-2022 Local Development Plan period. The loss of
woodland shall be compensated for by extending existing stock, within the
Estate. The character of the local countryside setting is not significantly
affected by one additional dwelling, and as such, the proposal is in
accordance with Policy P1 layout, siting and design and Policy R2
Development in the countryside of the Aberdeenshire Local Development
Plan 2017. Subsequently, 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 equality impact assessment is not required because the granting or
refusing of the application will not have a differential impact on any of the
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
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10.3

The application is not a Departure from the Local Development Plan 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 Planning Permission in Principle subject to the following
conditions:01.

Details of the specified matters listed below shall be submitted for
consideration by the planning authority, in accordance with the timescales and
other limitations in section 59 of the Town and Country Planning (Scotland)
Act 1997 (as amended). No development shall begin on the site unless all of
the details listed in this condition have been submitted to and approved in
writing by the planning authority. The development shall be carried out in
complete accordance with the details approved in relation to this condition.
Specified matters:
(a) Full details of the layout and siting of the proposed development;
(b) Full details of the external appearance and finishing materials of the
proposed development;
(c) A landscaping scheme and tree protection plan including proposed
landscape features, including trees to be retained and planted;
(d) A detailed levels survey of the site and cross sections showing proposed
finished ground and floor levels relative to existing ground levels and a
fixed datum point;
(e) Full details of the proposed means of disposal of foul and surface water
from the development;
(f) Full details of the proposed access to the development including visibility
splays where appropriate;
(g) Full details of the proposed car parking/vehicle turning area for the
development;
(h) Full detail of the proposed refuse uplift area.
Reason: Permission for the development has been granted in principle only
and subsequent approval is required for these matters in accordance with
section 59 of the Town and Country Planning (Scotland) Act 1997 (as
amended).

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.
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Reason: To ensure the long term sustainability of the development and the
safety and welfare of the occupants and visitors to the site.
03.

The dwellinghouse hereby approved shall not be erected unless an Energy
Statement applicable to that dwellinghouse has been submitted to and
approved in writing by the planning 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 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.
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 with details
submitted under condition 1 part c.
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 and water
features;
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 and 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.
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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 development in connection with the permission hereby granted shall
commence and the access hereby approved shall not be brought into use
unless visibility splays are provided in accordance with details to be submitted
under condition 1 part f. Visibility of 25 metres in both directions along the
channel line of the public road has been provided from a point 2.4 metres
measured at right angles from the existing edge of the carriageway surface
along the centre line of the access in accordance with the Council's Standards
for Road Construction Consent and Adoption. The visibility splays shall be
physically formed on the ground and any existing fences, walls, hedges or
other means of enclosure or obstructions within the splays shall be removed
and relocated outwith the splays in accordance with the approved plans. Once
formed, the visibility splays shall be permanently retained thereafter and no
visual obstruction of any kind shall be permitted within the visibility splays so
formed.
Reason: To enable drivers of vehicles using the access to have a clear view
of other road users and pedestrians in the interests of road safety.

06.

The dwellinghouse hereby approved shall not be occupied unless its
driveway, parking and turning area has been provided and fully paved for the
proposed dwellinghouse in accordance with details to be submitted under
condition 1 parts g. Parking spaces surfaced in hard standing materials shall
be provided within the site in accordance with the Council's Car Parking
Standards. A suitable vehicle turning area measuring not less than 7.6m by
7.6m must be provided within the site to enable all vehicle movements onto or
from the public road to be carried out in forward gear. The access shall be
internally drained and formed in such a way to prevent any flow of surface
water either onto or from the public road. Once provided, all parking and
turning areas shall thereafter be permanently retained as such.
Reason: To ensure the timely completion of the driveway to an adequate
standard to prevent the carriage of loose driveway material on to the public
road in the interests of road safety.

07.

No works in connection with the development hereby approved shall
commence unless details of the refuse bin uplift store areas have been
submitted to and approved in writing by the planning authority in accordance
with details to be submitted under condition 1 parts h. The area shall be
constructed behind any visibility splay and shall be designed so as to be
accessible for refuse bin uplift and to prevent empty bins from being windblown. The dwellinghouse shall not be occupied unless the refuse bin uplift
store area has been provided and surfaced in accordance with the approved
details. Once provided, the refuse bin uplift store area shall thereafter be
permanently retained as such.
Reason: To ensure the provision of an appropriate means of servicing in the
interests of road safety.
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08.

The tree management proposals and compensatory planting shall be carried
out in complete accordance with the approved scheme. For the avoidance of
doubt, prior to the commencement of development on site all compensatory
planting should be in place as per the agreed proposals.
Reason: In order to preserve the character and visual amenity of the area.

09.

No works in connection with the development hereby approved shall
commence unless an Access Plan for continuing non-motorised public access
has been submitted to and approved in writing by the planning authority.
Details of the plan shall include:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)

The location of existing paths, including core paths and desire lines on or
adjoining the site;
The location and duration of temporary diversions during construction of
the approved development;
Details of new routes and proposed route changes;
Path construction specifications;
Details of structures, fittings and signage;
Details of and timescales for the implementation and phasing of the path
works;
Details of the future maintenance of the proposed path(s);
Written justification for the measures proposed.

The development shall be carried out in complete accordance with the
approved Access Plan.
Reason: To ensure the adequate provision of public access within and around
the site.
10.

The dwellinghouse hereby approved shall not be occupied unless proposed
foul and surface water drainage systems have been provided in accordance
with details to be submitted under condition 1 part e. The foul and surface
water drainage systems shall be installed in accordance with the approved
details and once formed 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.

11.2 Reason for Decision
The proposal is considered an appropriate addition to the cluster of dwellings
on Craigmyle Road, within close proximity of Torphins, with sufficient
justification submitted to mitigate for the loss of the commercial planting site.
The proposal is not considered to create a detrimental impact on the
landscape or amenity of neighbours in line with Policy P1 Layout, siting and
design and Policy R2 Development in the countryside of the Aberdeenshire
Local Development Plan 2017.
Stephen Archer
Director of Infrastructure Services
Author of Report: Louise Smith, Report Date: 1 February 2019
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FAO : Mr. Robert Gray - Head of Planning
On behalf of Torphins Community Council (TCC) ,I refer to the subject Planning Application which
Members had the opportunity to discuss at our meeting held on Thursday 6th December 2018.
A few concerns have been raised and TCC objects to the application based on the following
grounds.
:
Site is 0.32 Hectares:

This is yet another 'shoehorn' development whereby the applicant seeks to
develop housing which, it would appear, the village does not need.
The Application states that the new house will ''be of an appropriate scale
and orientation to the surrounding houses'' .
This is a very open and potentially misleading statement.

Design

There is no information given regarding the type / size of the house.
Given the size of the plot and style of the neighbouring house previously
built by the developer it seems very likely that the proposed house will be
very large and excessively expensive for a young family. This is not what
the village needs.
The neighbouring property took three years to sell, indicating that this is
not a suitable type of development.
The development of housing in this area does not meet the preference
which is to develop Torphins and improve upon the the amenity of the
village.
This proposed approach can only encourage further ribbon type
development to the East of Torphins which is not at all desirable and
contrary to policy.

Amenities :

Development and construction in this area would eliminate pathways
used daily by walkers, also impairing the freedom of local residents and
their children.

Woodland :

A few years ago a similar neighbourhood development resulted in a huge
loss of forestation. New trees were planted , but it now appears that the
developer is willing to destroy this new growth in order to achieve access
to the development area.
Indeed the developer was mandated by the planning department to replant
the area , so we would strongly object to the planning department now
allowing the destruction of this required planting in order to further
develop the area.
Creation of this new dwelling will involve the loss of woodland which is at
odds with the Scottish Planning Policy - Section 14B : Control of
Woodland Removal.
Section 4 of the Walkover Woodland Survey at Site indicates that
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significant Compensatory Tree planting and associated works will be
required following development of the site. The Applicant has stated that
this will take place, but it will take many years for the growth to become
established thus leaving an unsightly area at the East end of the village of
Torphins.
Roads :

Craigmyle Road is a narrow single track road with limited passing places
( grass verges / property entrances only ) which creates difficulties for
oncoming vehicles and drivers. Pedestrians and cyclists frequently use this
road which is at present governed by a 60 mph limit
Torphins is not connected to a mains Gas supply , and apart from
Electricity the main sources of heat and cooking come from LPG or Fuel
oil. This means that this road IS the main and frequent access for road
tankers delivering to customers.
A Road Tanker unloading at South Lodge on the Craigmyle Road CAN
block thee road to traffic travelling either East or West .
We would therefore agree with Mr Jennings ( complaint letter
29/11/2018) that construction traffic and associated works would deny
him urgent egress from his home in order to attend his patients in
Aberdeen.
Additional traffic involved with this development will only increase the
risk of serious accidents occurring and will create unnecessary
frustration for drivers , cyclists and walkers alike.

It will be much appreciated if the above comments are taken into consideration when the Planning
Application is reviewed.

Yours Sincerely
Eric.W. Day (Treasurer & Planning Representative - TCC)
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Mrs Tania Mearns
Address: Bramble Cottage Craigmyle Road Torphins
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I am very concerned about any proposed development on Craigmyle Road as this will
cause increased congestion on this already dangerous single track road. With their being no
pavement (only a short part of the road is serviced by a pavement & lighting from Woodside Rd)
there is a danger to pedestrians particularly children going to school & undertaking their other
activities either walking or cycling in the village.
It is well known there is also badger activity in these woods and this could impede on their habitat
in the area.
The current landowner has also refused to open the gate (permanently) on the Craigmyle Estate
to enable cyclists and walkers alike to enjoy the area and help develop & encourage a healthy
lifestyle for the Torphins community
I urge the planning department to refuse this planning application.
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Mr David Punchard
Address: Gallowbrae Craigmyle Road Torphins
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I write to strongly object to the Planning Permission Application reference
APP/2018/2733.
This area of planned development sits within an attractive ancient forest which is much used and
enjoyed by the local village of Torphins for fitness and recreational activities. In addition, the
woodland provides a habitat for wildlife including several protected species including badger, roe
deer, fox, bats, red kite and nesting buzzard.
The proposed plans obstruct a well trodden and daily used pathway accessing the eastern side of
crow wood by runners and dog walkers. This area has been recently planted with trees under
mandate of the local authority post construction of a neighbouring property. These trees have now
become firmly established, removing them would be a travesty making a mockery of the decision
to plant them in the first instance.
Further to this, the pathway forms part of the recognised Craigmyle Circuit, one of the walks
prepared by the Torphins Path Group. Distribution of information about this walk encourages
visitors from as far afield as Banchory and Ballater. These walks encourage Pathfinder Challenges
as well as usage by local Scouting Groups. The Torphins Path Group receives funding assistance
by numerous local supporters to increase the health and wellbeing of loca.
Any new development would no doubt provide a prolonged period of disruption and unrest to local
residents. The access road to the plot is a long single track road which frequently requires traffic to
reverse or mount the verge in order to pass. This road is also used by children walking to school
and is not serviced by a pavement. It was only last year when a vehicle collision occurred when
construction workers on the adjacent plot crashed into the stone wall and ended up in a ditch
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narrowly missing a head on collision with a local resident. I fear for the safety of the local residents
who have to walk this road on a daily basis whilst heavy plant vehicles are manoeuvring to gain
access.
The danger of developing this plot brings us one step closer to ribbon development of the
remainder of this woodland. Further encroachment will compromise the welfare of this precious
natural habitat which is a much appreciated environment enjoyed by many. The question must be
asked, 'Is this development needed?' I urge the committee to reject this application.
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Mrs Alicia Brown
Address: Birchfold Croft Craigmyle Torphins
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:This is an objection to proposed planning APP/2018/2733
On the one hand we have grant assisted Torphins Paths Group actively encouraging a healthy
interest in an exceptional natural heritage and environment, on the other hand we have a business
with a declared purpose to manage a business efficiently.
As I have no expertise regarding planning etiquette, I can only comment upon what I observe
locally as retired teacher.
Just over a mile away from the site in question is a failed business that was then purchased and
granted planning for family houses on the strength of the undesirability of what would otherwise, in
the opinion of the planners, become a derelict eyesore. What is a family house and how can
'affordable' homes be built on five sites being advertised at quarter of a million pounds plus ?
It seems to me that Aberdeenshire Council Officials are advising Elected Members with a very
strange understanding of what constitutes fair business and true environmental planning values.
Forty years ago I moved to Birchfold from Aberdeen and I remember the late Gordon Gray, my
neighbour, for his love of woodland and animals. Indeed, he was a true woodland farmer with
highly respected timber business interests in Aberdeen. Interests can be compatible. I've done a
simple search and I see the 2018/2733 applicant, Craigmyle Estates, is the company he formed in
the 1960s, trading for the purpose of "Support services to Forestry".
How can the desirability of the agreed re-forestation be reconciled with its virtually immediate
destruction, in order to obtain planning for a development that is taking advantage of planning
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policy limitations ? Apparently the Articles of Association will allow them to do virtually anything,
but the questions arise; when do woodland farmer interests become classed as those of property
development and when does Aberdeenshire Council recognise the presence of a potentially
unacceptable long term and undeclared precedent ?
I understand that this application will be considered at a public meeting and I respectfully urge the
Elected Members to balance the well-articulated views and recorded comments so far received
from genuine local residents, with the questionable need for another new dwelling, at the expense
of what is very clearly the destruction and infringement of irreplaceable Scotland.
Alicia Brown
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Mr Graham Torrie
Address: Hillcrest Craigmyle Road Torphins
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:We object to this application principally on the grounds of public safety. Craigmyle road
is single-track with no passing places other than the driveways to existing properties. This route to
and from the village is well used by local residents, walking groups, cyclists, children, and dog
walkers. The steady rise in the number of properties in Craigmyle Road has seen a corresponding
increase in the number of cars using the route daily. In addition, each new house adds to the
volume of trade and delivery vehicles using the road, on top of the routine passage of mail, school
bus and refuse vehicles. Every day, vehicles using Craigmyle road meet head to head and must
reverse, often for a considerable distance, in order to facilitate passing. Further housing
development will increase these pressures and adversely affect the safety of road users.
There are a number of blind bends on Craigmyle Road, one of which provides access to the
proposed development site. Already, residents' safety concerns have resulted in warning signs
being placed at this point urging drivers to show extra caution. A further house with access to and
exit from Craigmyle Road on this bend will increase the risk of an accident occurring.
These concerns are not unjustified. Earlier this year, on another blind bend near to our own
property on Craigmyle Road, a car driven by a tradesman leaving a local property collided heavily
with another car, resulting in one of the vehicles leaving the ground and landing on a dyke at the
side of the road. Twice a day on this very stretch, children walk to and from the school bus pick-up
point.
Finally, we echo the points made by other objectors to this application in relation to the erosion of
walking routes, the destruction of this newly-planted area of forest and the detrimental impact on
local wildlife.
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Mr Torphins Paths Group c/o Will Maclean
Address: 13 Craigour Avenue Torphins Banchory
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I write on behalf of Torphins Paths Group who object on several grounds to the
proposed development under application APP/2018/2733:
1. The development will destroy a popular and well used path through the area around the east
and north sides of Crow Wood which has existed for many decades. This is an important amenity
used by many local people that should be preserved, particularly in this time of encouragement to
all age groups to increase exercise for health and to enjoy the local environment.
2. The development would require the destruction of the recent tree planting which was required
restocking under felling licence CB154628. It would be wrong and perverse for planning to allow
the removal of these trees which were planted very recently under this licence and with protection
to 2026.
3. The development does not meet any of the criteria for removal of woodland under the Scottish
Government policy on Control of Woodland Removal.
4. The likely house style on this large plot adjacent to another large expensive house is not the
type of housing required in the area, as testified by the very long time the adjacent house took to
sell. Furthermore housing development here creates a ribbon type development and enlarged
housing area outside Torphins, when what the current and future Local Development Plans call for
is housing development in the village of an appropriate scale, and including low cost housing, to
improve the amenity of Torphins by creating more uniform development around the centre of the
village.
5. The access roads are very narrow single track roads with no passing places and a very quiet
unsurfaced track currently mainly used by walkers, entirely unsuitable for growth of housing in the
location.
Will Maclean
Chair
Torphins Paths Group
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Mr Alasdair Campbell
Address: Birchwood. Craigmyle Road Tirohins
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:1.Reject this application as approval would set precedent for ribbon development along
the direction of the private driveway.
The property, The Woolfings, adjacent to the ground of this applicaton was approved on the
principle it constituted development eside a cluster of houses. Approval of the application would
lead outwards from this cluster as the start of ribbon development.
2. Forestry, although possibly outwith the planning remit, should be considered. The elineatedare
is within an area which was mature forest, was harvested andvrecentky replanted. In view of
Government interest in preserving the forest industry and expanding it perhaps the piecemeal
erosion of forested land should considered.
3.The driveway, which borders the front of this application, has been approved by Aberdeenshire
for Right of Access by the public and any possibility of this right being diminished should be
avoided in the event of permission being given to this application.
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Dr Neil Campbell
Address: Torphins Medical Practice St Marnan Road Torphins
Comment Details
Commenter Type: Member of Public
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I was disappointed to discover that this development will block a footpath and adversely
affect opportunities for walking, running and cycling. Since discovering that in 2015 the local
population was above the national average for obesity I and other members of the health care
team have been trying our best to promote physical activity among local residents. Safe places for
walking, running and cycling are important and the area being developed is one of them. The path
that will be lost and road that will be disrupted are well used by walkers and cyclists. I have been
encouraged to see that other recent applications by developers have included proposals to
increase safe and accessible paths but I'm afraid that this one seems to be a blast from the past
and does the opposite.
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Ms Marie Entwistle
Address: Gallowcairn Cottage Torphins Banchory
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I object to the building of this property for the following reasons:
1. The road is not intended for a large volume of traffic, it is single track with no passing places.
Over the years there have been developments along Craigmyle Road significantly increasing the
traffic. There are a further three plots of land on the road with permission for development and with
these and this proposed development, the volume of traffic will increase even further. The road is
used by children to access their school bus and the village. Children also regularly cycle along the
road. Increasing the traffic increases the potential of an incident involving the children.
2. The road is used by Torphins locals to walk and cycle. There is a pathway through the proposed
site which is used by many, this would limit the access to this part of the wood as well as
enjoyment of the area.
3. I have seen a badger in the last 3 months immediately adjacent to the proposed development.
Building would disturb these as well as the other animals observed in the woods; red squirrels, red
kites, buzzards, deer.
4. The previously built property, The Wolfings was for sale for 3 years immediately after being
built. This suggests there is not a demand for such properties in the area.
5. It is considered that the council should encourage property developers to build on current
agreed building plots rather than on new areas such as this currently undeveloped and woodland
site. For example the nearby Banchory, Aboyne, Riverside of Blairs developments.
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Comments for Planning Application APP/2018/2733
Application Summary
Application Number: APP/2018/2733
Address: Land Adjacent To The Wolfings Torphins Aberdeenshire AB31 4HP
Proposal: Erection of Dwellinghouse and Garage
Case Officer: Louise Smith
Customer Details
Name: Mrs Carolyn DUDLEY
Address: Churchwood Craigmyle Road Torphins Banchory
Comment Details
Commenter Type: Neighbour
Stance: Customer objects to the Planning Application
Comment Reasons:
Comment:I am concerned about this Planning Application for a number of reasons.
This appears to be continued piecemeal reduction of historic and attractive woodland. The
development would set a precedent for ribbon development into the forest, and would create light
and noise pollution affecting the natural habitat.
The area surrounding the proposed site is habitat and a corridor for several protected species
such as red squirrel, badger and bat. Camera trap evidence of badger and red squirrel activity in
this forest is being supplied to NESBREC for their database. The woodland is also inhabited by
roe deer, buzzard, fox and a variety of birdlife, with sightings of red kite not uncommon.
Development on this site would cause disruption to wildlife, and would also remove access to a
pathway used daily by local walkers and their dogs.
There is an existing re-stock condition on the site which is valid until 2026 from when pre-existing
woodland was felled in 2013/2014. The area was restocked as per condition of the felling licence
CB154628. Development of this plot would breach the terms of this condition.
Access to the proposed plot would be from a single track road with inadequate passing places.
The visibility at the junction of this with the estate road is poor, and I am concerned about the
effect of increasing the volume of traffic on Craigmyle Road, and of construction traffic on the
estate road.
I object to the proposed development and urge the Planning Department to refuse this planning
application.
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