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Infrastructure Services

INFRASTRUCTURE SERVICES COMMITTEE – 16 MAY 2019
Reference No: APP/2018/2911
Full Planning Permission for Erection of Dwellinghouse (Change of House Type
and Sub Division of Plot 5 to create 2 Dwellinghouses of Planning Permission
Reference APP/2017/2808 at Cheverton, Stuartfield, Peterhead
Applicant:
Agent:

Claymore Homes
No Agent

Grid Ref:
Ward No. and Name:
Application Type:
Representations:
Consultations:
Relevant Proposals Map:
Designations:
Complies with Development Plans:
Main Recommendation:

E:397656 N:846645
W04 – Central Buchan
Full Planning Permission
0
3
Aberdeenshire Local Development Plan
RHMA
No
Refuse

1

Reason for Report

1.1

The Committee is able to consider and take a decision on this item in terms of
Section F.4.1 of Part 2A List of Committee Powers and Section C.3.1d of Part 2C
Planning Delegations of the Scheme of Governance as the application is a local
development, where in the professional opinion of the Head of Planning and
Building Standards, approval would be a significant departure from the
Development Plan and the Area Committee have decided to approve the
application.

1.2

The Head of Finance and Monitoring Officer within Business Services have been
consulted in the preparation of this Report, their comments are incorporated
within the Report and are satisfied that the Report complies with the Scheme of
Governance and relevant legislation.

2

Principal Planning Issues (Summary)

2.1

The principal planning issue in relation to this proposal is the conflict with the
terms of Policy R2 Housing and employment development elsewhere in the
countryside contained in the Aberdeenshire Local Development Plan 2017.
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2.2

The proposed development is a departure from Policy R2 Housing and
employment development elsewhere in the countryside. Stuartfield is a
settlement identified for small scale growth,and under Policy R2, is permitted a
maximum growth of up to 10 new houses within the current Plan period (post
17/04/17) provided these houses are within 200m of the settlement boundary. At
the time of writing 10 dwellinghouses have been approved under this criteria at
Stuartfield within the current Plan period and therefore the village has no further
capacity for growth as an identified settlement. Appendix 4 shows these recent
approvals. All other material considerations have been taken into account in
arriving at this recommendation.

2.3

A full discussion of the proposed development is contained in the Buchan Area
Committee Report from the meeting of 26 February 2019 which is attached as
Appendix 2. It should be noted that since this meeting the applicant has
submitted foul and surface water drainage information which is deemed
acceptable and the proposal is now compliant with Policy RD1 Providing suitable
services.

3

Representations (Summary)

3.1

No representations have been received.

4

Area Committee Decision (Summary)

4.1

At their meeting on 26 February 2019, the Buchan Area Committee agreed to
approve the application, against the recommendation of the Planning Service,
subject to appropriate planning conditions, delegated matters and referral to the
Infrastructure Services Committee for final determination. An extract of the
Minute of the Buchan Area Committee is attached as Appendix 3.

4.2

The following documents are attached as appendices to this Report:
• Appendix 1A:
• Appendix 1B:
• Appendix 2:
• Appendix 3:
• Appendix 4:

5

Implications and Risk

Location Plan
Site Layout Plan
Copy of the Buchan Area Committee Report dated 26
February 2019
Extract of Minute of the Buchan Area Committee
meeting of 26 February 2019
Plan and list of all applications approved within 200m
of Stuartfield post adoption of the ALDP 2017
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5.1

An Equality Impact Assessment is not required because the proposals do not
have a differential impact on any of the protected characteristics.

5.2

There are no staffing and financial implications.

5.3

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.

6

Officer Recommendation

6.1

REFUSE Full Planning Permission for the following reason:

01.

The proposed development is contrary to Policy R2 Housing and employment
development elsewhere in the countryside contained in the Aberdeenshire Local
Development Plan 2017 in that it exceeds the maximum limit for growth to
Stuartfield within the current Plan period (up to 10 houses) under the identified
settlement criteria.

6.2

Should the Infrastructure Services Committee wish to GRANT Full Planning
Permission it is recommended that authority should be delegated to the
Head of Planning and Building Standards subject to:
a) Conclusion of Developer Obligations
b) Conditions to cover the following matters:
1.
2.
3.
4.
5.

Roads and access
Foul and surface water drainage and public water supply arrangements
Energy Statement
Carbon Neutrality
Landscaping

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.
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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: John Todd
Report Date: 12 April 2019
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Appendix 1A

Site
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APP/2018/2911

Appendix 1B

APPENDIX 2
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Infrastructure Services

Buchan Area Committee Report - 26 February 2019
Reference No: APP/2018/2911
Full Planning Permission for Erection of Dwellinghouse (Change of House Type and
Sub Division of Plot 5 to create 2 Dwellinghouses of Planning Permission Reference
APP/2017/2808) at Cheverton, Stuartfield, Peterhead
Applicant:
Agent:
Grid Ref:
Ward No. and Name:
Application Type:
Representations:
Consultations:
Relevant Proposals
Map:
Designations:
Complies with
Development Plans:
Main Recommendation:

Claymore Homes, Aden Business Park, Newlands Road,
Mintlaw, Peterhead, Aberdeenshire AB42 5BP
No Agent
E:397656 N:846645
W04 - Central Buchan
Full Planning Permission
0
3
Aberdeenshire Local Development Plan 2017
RHMA
No
Refuse

NOT TO SCALE
Reproduced from Ordnance Survey mapping with the permission of the Controller of Her Majesty’s Stationery Office © Crown
copyright and database rights. Ordnance Survey Licence Number 0100020767.
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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. Marion Buchan – Agree officer delegation
Cllr. Jim Ingram – To give further consideration in terms of Policy P1
Cllr. Anne Simpson – To further discuss in relation to Policy R2
Cllr. Norman Smith – To further discuss Policy R2 and drainage

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 two
dwellinghouses (See Appendix 1 – Site Plan). It is proposed to sub-divide a
previously approved single approved house-type (planning reference
APP/2017/2808) at a plot to the east of the B9030 at Cheverton,
approximately 150 metres north of the settlement boundary of Stuartfield.
There are two recently built houses to the immediate west of the site, which is
a semi-detached single storey structure. To the east of the site is a recently
built detached one-and-a-half storey high dwellinghouse. There is a pond to
the north east of the plot and at all other aspects open fields. The site slopes
gently down to the east.

2.2

The proposed semi-detached house type matches the existing semi-detached
house type sited to the west. The proposed semi-detached measures
approximately 27 metres by 11 metres, with a ridge height of 6.25 metres.
The building has a hipped roof and with a lower gabled section to the front on
either side (See Appendix 2 – Floor Plans and Elevations).

2.3

It is proposed to connect to the public water mains, and dispose of foul waters
via septic tanks sited within each plot.
Relevant Planning History

2.4

Same site
APP/2015/2399 Erection of Dwellinghouse. Planning Permission in Principle.
Granted subject to conditions, 3 September 2015.
APP/2017/2808 Erection of Dwellinghouse. Granted subject to conditions, 20
December 2017.
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Site to the east
APP/2015/2704 Erection of Dwellinghouse. Planning Permission in Principle.
Granted subject to conditions, and then subsequently revoked owing to the
following application.
APP/2017/2686 Erection of Dwellinghouse. Granted subject to conditions, 25
June 2018.
Site to the west
APP/2015/0040 Erection of Dwellinghouse. Planning Permission in Principle.
Granted subject to conditions, 10 April 2015.
APP/2016/1983 Erection of 2 Dwellinghouses. Refused, 6 October 2016.
APP/2016/3146 Erection of 2 Dwellinghouses. Granted subject to conditions,
21 February 2017.
Supporting Information
2.5

Drainage Report: Site Investigation Geotechnical Site Works, by Grampian
Geotechnical (Scotland) Ltd, April 2015. Received 3 December 2018.

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations
Internal

4.1

Business Services (Developer Obligations) has provided updated
comments, noting that the developer has agreed to Developer Contributions
towards an extension at Stuartfield Primary School.
Infrastructure Services (Roads Development) was consulted and has no
stated objection to the proposals and have advised standard conditions. It has
noted that access has already been established for this site.
External

4.2

Scottish Water was consulted and have no objection to the proposals. It has
commented that there is sufficient capacity in the Turriff Water Treatment
Works. It is unable to confirm the capacity at the local waste water works.
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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 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
None.

6.

Discussion

6.1

The main issues to consider are the principle of development, and the likely
impacts upon the character and amenity of the surrounding area.
Principle of development

6.2

Policy R2 Housing and employment development elsewhere in the
countryside allows for the following criteria in order to gain permission for a
dwellinghouse in the countryside:
•
•
•
•
•
•

6.3

Development appropriate in the greenbelt (see Policy R1 Special rural
areas); or
Development which involves the refurbishment or replacement, on the
same site, of an existing house or disused building; or
Development which involves remediation of redundant brownfield land
opportunities; or
Small scale growth to an identified settlement from appendix 4; or
Viable retirement succession; or
Addition to a cluster of a minimum of 5 existing dwellinghouses. Total
additions must not surpass 20% of the existing total of houses or more
than 2 new homes to the cluster within a plan period (Within Rural
Housing Market Area only).

Policy R1 Special rural areas allows for:
•
•

•

The sensitive restoration, conversion or extension of a vernacular
building or other building of architectural merit; or
Accommodation within the immediate vicinity of the place of
employment required for a worker in a primary industry which is
appropriate to the countryside and where the presence of a worker is
essential to the operation of the enterprise and there is no suitable
alternative residential accommodation available; or
It is the replacement of a single non vernacular building on the same
footprint.

6.4

The site is an open field with no previous development. The applicant has not
submitted any justification for the proposed dwellinghouses to be used as
accommodation for an essential worker or a retiring farmer. There is no
existing cluster of at least 5 houses to which the site realistically relates.

6.5

Policy R2 allows for small scale growth of settlements, where a particular
need for development has been identified, by the addition of groups of no
more than 3 houses within 200 metres of the settlement boundary. Stuartfield
is a settlement listed under Appendix 4 of the Local Development Plan,
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however it is noted that a maximum of 10 houses can be approved under this
criteria of Policy R2 within the plan period. There have been 10 approvals
within 200 metres of Stuartfield since the Aberdeenshire Local Development
Plan 2017 was adopted, and consequently the principle of development
cannot be established for this site. The proposal is in conflict with the
development plan.
Layout, siting and design
6.6

The design is of a reasonable standard which includes some traditional
features. The proposed semi-detached houses matches the existing semidetached houses to the west of the site. The scale of the proposals are
appropriate. In terms of aesthetics, the proposals are acceptable. There are
no windows on the proposed building facing the existing houses to the west
and the east facing elevation of the proposal includes only a single small
window which services a small bathroom. There are no overlooking concerns
and the siting and scale of the proposal is such that overshadowing is not a
concern either. The proposals are compliant with Policy P1 Layout, siting and
design. Furthermore, it is considered that the proposal would not be out of
keeping within the landscape, and therefore the proposal is not in conflict with
Policy E2 Landscape.
Servicing and access

6.7

It is proposed to connect to the public water mains which is the preferred
method of the Planning Service.

6.8

The access arrangements are satisfactory and considered compliant with
Policy RD1 Providing suitable services. Roads Development has not stated
any objection to the proposed development.

6.9

The applicant is proposing to dispose of foul water onsite for both houses.
There are three bedrooms for each house, six in total. The submitted foul
water disposal certification confirms that a foul water soakaway can be
accommodated which would provide for up to six persons. It is anticipated that
more than six people could reside in both properties therefore the certification
does not sufficiently demonstrate that two properties can be serviced.

6.10

Onsite disposal of surface waters is proposed. Calculations were submitted
under the previous proposal for a single house. It is proposed to increase
developed surfaces by approximately 25% under this proposal compared to
the single approved house. While realistically an onsite rainwater soakaway
could be achieved for this proposal the Planning Service have not received, at
the time of writing, updated calculations and details to demonstrate that the
site is capable of dispersing the surface water.

6.11

The proposed drainage arrangements are not supported with sufficient
information in terms of foul water and surface water drainage, and therefore it
is not compliant with Policy RD1 Providing suitable services.
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Developer Obligations
6.12

Developer Contributions have been agreed by the developer, for a
contribution towards an extension at Stuartfield Primary School. The
application is therefore considered to not be in conflict with Policy RD2
Developer’s obligations.
Overall

6.13

The principle of development cannot be established for this proposal as there
is no scope for further approvals under the criteria of Policy R2 which allows
for limited growth of listed settlements up to 10 houses. The foul water and
surface water drainage arrangements have not been supported with the
required certification, calculations and details, and therefore the proposal is
contrary to Policy RD1 Providing suitable services. In conclusion the proposal
is not complaint with the Aberdeenshire Local Development Plan 2017, and
accordingly is recommended for refusal.

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.
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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
Policy RD1 Providing suitable services

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 proposed development is in the opinion of the Head of Planning and
Building Standards in significant conflict with Aberdeenshire Local
Development Plan 2017 Policy R2 Housing and employment development
elsewhere in the countryside, and if the Committee is minded to approve then
the application will have to be referred to Infrastructure Services Committee.

11.

Recommendation

11.1

REFUSE Full Planning Permission for the following reasons:01.

The principle of development cannot be established for this proposal as
there is no scope for further approvals under the criteria of Policy R2
which allows for limited growth of listed settlements up to 10 houses.
The proposal therefore fails to comply with Policy R2 Housing and
employment development elsewhere in the countryside of the
Aberdeenshire Local Development Plan 2017.

02.

The foul water and surface water drainage arrangements have not
been supported with the required certification, calculations and details
relevant to this proposal. The application therefore fails to comply with
Policy RD1 Providing suitable services of the Aberdeenshire Local
Development Plan 2017.

Stephen Archer
Director of Infrastructure Services
Author of Report: John Todd
Report Date: 29 January 2019
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Appendix 2

Appendix 3
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APPENDIX A
NEW PLANNING APPLICATION
(a)

Full Planning Permission for Erection of Dwellinghouse (Change of House Type
and Sub Division of Plot 5 to create 2 Dwellinghouses of Planning Permission
Reference APP/2017/2808) at Cheverton, Stuartfield
For: Claymore Homes, Aden Business Park, Newlands Road, Mintlaw
Reference No: APP/2018/2911

In terms of Standing Order 6.5, the Area Manager had received a request to address the
Committee in relation to this application from the Applicant, Mr Chris Forman for Claymore
Homes.
The Committee was asked if they wished to hear the representation.
unanimously agreed.

The Committee

The Committee first heard from the Senior Planner who reminded Members that the proposed
development is, in the opinion of the Head of Planning and Building Standards, in significant
conflict with Aberdeenshire Local Development Plan 2017, Policy R2 Housing and
employment development elsewhere in the countryside, and if the Committee is minded to
approve then the application will have to be referred to Infrastructure Services Committee.

5 bedroom dwelling that was approved under application APP/2017/2808.
Although not a planning issue or consideration, the reason for the change of house type and
application for 2 semi-detached units is due to market conditions. These properties will fall
onto the property ladder, or would ideally suit people within the village who are looking to retire
and downsize into a single storey dwelling.
Although there is an increase in units within this site, it would be deemed different from a
standalone new dwellinghouse as there is already a presence on site of the neighbouring
dwellings within the development. The additional unit would also help contribute to the school
extension funding through the developer obligations contribution.
The style of the dwellings are in-keeping with the neighbouring properties and are the same
house type as the established neighbouring plot 4A and B. The existing plot 5 is of a large
scale and can accommodate the additional unit without overdevelopment of this site, is fitting
with the development and has no detrimental impact to any of the surroundings nor the
neighbouring properties.
applications under the 2017 LDP under Policy R2. Included in these numbers are 2
applications that were already approved in outline under the 2012 LDP. APP/2015/2425 &
APP/2015/3888 for outline permission for erection of dwellinghouses were both granted
approval under the 2012 LDP, yet these have been counted again under the 2017 LDP when
detailed applications have been submitted. Although there have been differences in the
boundaries for these applications, the principle of erection of these dwellinghouses are still
within the initial boundaries, after all that is the purpose of a Planning in Principle application.
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Therefore, these should not be included in the 2017 LDP, which would make the current
Having heard from the Applicant, the Committee unanimously agreed that being minded to
Grant Full Planning Permission that the application be referred to the Infrastructure Services
Committee on the basis that to erect two three-bedroomed houses instead of one fivebedroomed house on the same footprint fits the requirements of the local community better.
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APP/2018/2911

N

Approved Sites Within 200m of Stuartfield
APP/2016/1765
APP/2017/0351
APP/2017/0351
APP/2017/0352
APP/2017/1197
APP/2017/1192
APP/2017/1226
APP/2017/3047
APP/2018/0514
APP/2018/0548

Appendix 4

