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

1.2

The 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

Full planning permission is sought for the erection of a dwellinghouse at a site
adjacent to Glenalva, Bogton, Forglen.

2.2

The site lies to the south of the road which runs through the settlement of Bogton
from the B9025 and lies between the recently built houses at Carnousie Avenue
and single house at Glen Alva. A location and site layout plan is attached as
Appendix 1. The site measures approximately 0.5ha.

2.3

The proposed house is of a single storey with two gables on the principal west
elevation with bay windows and a pitched roof porch. A double garage is
incorporated on the south elevation. Proposed finishes include white render dry
dash walls, natural slate roof with beige ridge tiles, upvc or nordan windows and
doors black upvc gutters and soffits, grey anthracite fascias and soffits.
Elevational details of the proposed house, together with floorplans and crosssections are attached to this report as Appendices 2, 3 and 4 respectively.

2.4

Access to the site is to be taken by a proposed access track. A connection is
proposed to the public water supply with waste water dealt with through a
treatment plant and secondary soakaway. Surface water drainage is proposed
with a soakaway to the northeast of the house.

2.5

There is no planning history on site. The following applications were approved as
organic growth under Policy R2 since April 2017• APP/2017/1070 – FPP Erection of dwellinghouse and garage at 1
Carnousie Avenue (Approved: 17/07/2017, Previous approval on site
APP/2013/1084); and
• APP/2017/0387 – PPP Erection of dwellinghouse (Approved: 25/05/2017)
and APP/2017/2741 FPP Erection of dwellinghouse and garage at Bogton
Forglen (Approved: 15/12/2017)
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2.6

Supporting information provided includes: • Design Statement, James G Ironside Ltd (January 2019)
• Percolation Testing, James G Ironside Ltd (January 2019)

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations

4.1

Infrastructure Services (Contaminated Land) have no concerns regarding the
proposal. There is no indication of any past use which might have caused
contamination.

4.2

Infrastructure Services (Roads Development) have no objection to the
proposal subject to conditions.

4.3

Business Services (Developer Obligations) have highlighted the requirement
for payment of developer obligations towards primary education at Turriff Primary
School which has built-in capacity. The applicant has confirmed their intentions to
comply with this requirement.

4.4

Scottish Water have confirmed that there is sufficient capacity at the Turriff
Water Treatment Works. However, there is no record of public Scottish Water
foul drainage water infrastructure within the vicinity of the development.

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
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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 P4:
Hazardous and Potentially Polluting Developments and
Contaminated Land
Policy C1:
Using Resources in Buildings
Policy RD1: Providing Suitable Services
Policy RD2: Developers’ Obligations
5.4

Other Material Considerations
None.

6.

Discussion

6.1

The key issues in the consideration of this application are the principle of the
proposal; layout, siting and design; and access and servicing.
Principle of Development

6.2

The site lies in the Rural Housing Market Area therefore the key policy in
determining the principle of this application is Policy R2: Housing and
employment development elsewhere in the countryside. This policy supports
development when it meets one of several criteria including where:
• It would be appropriate in the greenbelt; or
• It would involve the refurbishment or replacement, on the same site, of an
existing house or disused building; or
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•
•

It would involve remediation of redundant brownfield land opportunities; or
It is for small-scale growth of settlements where a particular need has
been identified; or
• It is for retirement succession of a viable farm holding; or
• It is for small-scale employment proposals; or
• It is a small-scale addition to an existing cluster or group of at least five
houses.
In all cases, siting and design of any new development will be a primary
consideration.
6.3

The proposed dwellinghouse lies within 200m of the settlement of Bogton which
is an identified settlement under Appendix 4 of the Local Development Plan
2017. Since the adoption of the LDP 2017, there have been 2 dwellinghouses
approved within 200m of the settlement (detailed above). Consultation with the
Planning Policy Team confirmed that the capacity for the settlement is currently 2
which was calculated from 20% of the total number of houses, ‘rounded down’.

6.4

A key consideration in this development is that the capacity for the settlement
was previously understood to be 3, which is detailed in the report of handling for
the applications approved since the adoption of the LDP 2017. This discrepancy
has arisen from the interpretation of the policy which is understood to have
previously been ‘rounded up’ in contrast to now being ‘rounded down’ to ensure
any additions would not exceed the 20% allowance set out in the policy.

6.5

Given that the application was submitted prior to this change in the general
interpretation of this policy and that the history for the settlement explicitly refers
to there being a remaining allowance of 1 house for Bogton, it is considered that
it is appropriate to support the application in this instance as an acceptable minor
departure from Policy R2: Housing and Employment Development Elsewhere in
the Countryside.

6.6

Further requirements of the organic growth policy include that the site is
accessible to the settlement via a safe route; relates well to other nearby
dwellings; is appropriate in terms of landscape character; has a natural site
boundary; must be appropriately located; is consistent with the historical growth
and pattern of the settlement; and there is sufficient capacity to connect to the
local waste water and drainage system. The proposal is considered to comply
with all requirements of the policy, as discussed further below.

6.7

Although the principle of the proposal is not acceptable as it exceeds the 20%
limit for new homes to an identified settlement under Policy R2, it is considered
an acceptable departure in this case for the reasons detailed above.
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Layout, Siting and Design
6.8

Policy P1: Layout, Siting and Design only supports development designs that
demonstrate the six qualities of successful places, which include that they are
distinctive; safe and pleasant; welcoming; adaptable; efficient and well
connected.

6.9

The proposed site is currently in agricultural use and is bound to the northwest by
a road. There is no existing boundary to the northeast or southeast and the land
is generally flat, sloping gradually towards the southeast. This provides a
reasonable siting for a dwellinghouse and relates to other residential
development in the area including the closest dwellinghouse immediately to the
south of the site.

6.10

The size of the site is acknowledged to be large, but considered to be acceptable
for a single dwellinghouse and would allow sufficient garden ground and distance
from neighbouring properties. The proposed house design is considered
acceptable and the materials and finishes are in keeping with the surrounding
area. The proposed dwellinghouse is of a single storey with the principal
elevation to the northwest. Due to the distance between the proposed house and
closest neighbouring property to the south, there are no concerns with potential
overshadowing or overlooking as a result of the proposal.

6.11

Overall, the proposed layout, siting and design is considered acceptable in terms
of Policy R2, Policy P1 and Policy E2.
Access and Servicing

6.12

The proposed access is to the north of the proposed house directly onto an
unnamed road leaving from the B9025 through Bogton. Infrastructure Services
(Roads Development) have no objection to the proposal. Although Policy R2
requires an accessible link to the settlement via a safe route, there is no
requirement for this highlighted by the Roads Department. This is considered
acceptable in this instance due to the existing layout of the settlement and lack of
footpaths throughout. The proposal is to connect to the public water supply
network. Although Scottish Water have highlighted there is no connection in the
vicinity, the agent is aware that a further planning application would be required
should this connection not be feasible at a future date and a private supply
required.

6.13

Foul water drainage is proposed to a treatment plant with secondary treatment
with surface water drainage to a soakaway to the north east of the house. A
drainage certificate has been provided to demonstrate the site can be suitably
serviced. Overall, the proposal is acceptable in terms of access and servicing
and complies with Policy RD 1 Providing suitable services.
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Conclusion
6.14

The proposal is recommended for approval as an acceptable departure from
Policy R2: Housing and Employment Development Elsewhere in the Countryside,
is appropriate in terms of layout, siting and design, and can be adequately
serviced.

7.

Area Implications

7.1

In the specific circumstances of this application there is no direct connection with
the currently specified objectives and identified actions of the Local Community
Plan.

8.

Implications and Risk

8.1

An Equalities Impact Assessment 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 R2: Housing and Employment Development Elsewhere in the Countryside

10.3

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

a

decision.

The

period

for

receiving

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

That authority to GRANT be delegated to the Head of Planning and Building
Standards subject to:Payment of developer obligations; and
The following conditions:1.

No development in connection with the permission hereby granted shall
commence and the access hereby approved shall not be brought into use
unless visibility of 90 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 approved new driveway 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.

2.

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)
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
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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.
3.

The vehicular access, driveway, lay-by and parking area hereby approved
shall not be brought into use unless both have been provided and
surfaced in accordance with the details shown on the approved plans and
the drop kerb footway crossing has been formed at the new access. The
first five metres of the driveway measured from the back of the
carriageway shall be fully paved and shall have a maximum gradient not
exceeding 1:20. The driveway 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, the access, driveway, lay-by and parking area
shall thereafter be permanently retained as such.
Reason: To ensure the timely completion of the access, driveway and
parking area to an adequate standard; to prevent the carriage of loose
driveway material on to the public road and to ensure the retention of
adequate off-street parking facilities, all in the interests of road safety.

4.

The proposed development shall be connected to the public water supply
as indicated in the submitted application and shall not be connected to a
private water supply without the separate express grant of planning
permission by the Planning Authority.
Reason: To ensure the long term sustainability of the development and
the safety and welfare of the occupants and visitors to the site.

5.

The dwellinghouse hereby approved shall not be occupied until the refuse
bin uplift store area has been provided and surfaced in accordance with
the details shown on the approved plan. 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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6.

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 and the Percolation Test (JGI
Architectural and Building Consultant, 17th January 2019). 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.

11.2

That the Committee agree the reason for departing from the Local
Development Plan:The proposed development is considered as an acceptable departure to Policy
R2: Housing and Employment Development Elsewhere in the Countryside, due
to the capacity of the settlement for organic growth being understood to be 3.
Although this would result in the increase in house numbers to slightly exceed
20%, due to the site history for the settlement, it is considered acceptable in this
instance.
For noting:Part 2C (Planning Delegations) states at Section C.3.2b for Local Development,
that following consultation with the Chair and Vice-Chair of the determining
Committee, the Head of Planning and Building Standards can refuse planning
applications for which Section 75 Agreements are not completed or Developer
Obligations are not paid within four months from the date of the Committee at
which the application is determined. Local Ward Members shall be notified of any
such refusal.
Please note that this power may be exercised in respect of the application which
is the subject of this report if the application is approved by the Committee.

Stephen Archer
Director of Infrastructure Services
Author of Report: Fiona Rendall
Report Date: 29 March 2019
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APPENDIX 1
Location Plan
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APPENDIX 2
Proposed Elevations
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APPENDIX 3
Proposed Floor Plans
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APPENDIX 4
Site Sections

