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Infrastructure Services

Buchan Area Committee Report 4 June 2019
Reference No: APP/2019/0418
Full Planning Permission for Erection of Dwellinghouse at Plot 2, Land at
Richmond House, Kinmundy Road, Peterhead, Aberdeenshire, AB42 3JW
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Agent:
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David Gauld Architect, 6 Whitehouse Way,
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Full Planning Permission
None
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Refuse
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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. Iain Sutherland: To consider the refusal of design contrary to Policy P1.
Cllr. Anne Allan:
Agree the application can be determined via Officer
Delegation.
Cllr. Diane Beagrie: To further discuss site and impact on surrounding
buildings.
Cllr. Alan Buchan: No response.

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 Plot
2, on the land at Richmond House, Kinmundy Road, in Peterhead (Appendix
1 – Site Plan). The plot has extant permission for the erection of a
dwellinghouse, reference APP/2018/0725 and a change of housetype under
APP/2018/1662. This application is broadly the same as the latter, with the
exception of the extent of the red line boundary, which has been extended
Northwards and North-Westwards to incorporate the access and turning area.
The external material for the principal elevation gable has also been changed
from grey drydash render to an extensive coverage of Bull Nosed Fyfestone
(Appendix 2 – Elevation Plans).

2.2

The site is located along the Western periphery of Peterhead within a wider
OP4 zone allocated in the Aberdeenshire Local Development Plan for the
development of 130 homes. The site is approximately 0.12 hectares in size
and neighbours Richmond House (Category C, Listed Building).

2.3

The site is bound by tall trees and a stone wall along the Southern and
Eastern parameters. The South-East boundary meets the curtilage of
Richmond House, which is surrounded by a modern residential development
of 105 houses and associated infrastructure, approved under planning
application reference APP/2008/0112.

2.4

The proposed dwellinghouse would be sited to the South-West of Richmond
House. Access is to be taken from the existing housing development to the
West.

2.5

The 1.5 storey, pitched-roof, detached dwellinghouse, incorporates an integral
double garage. The footprint measures approximately 16.4 meters wide by
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16.6 meters deep, with an eaves height of 3.4 meters, and 7.4 metres to the
ridge. The proposed materials are:
Walls - Grey drydash render with PC concrete Tabling and Corbels with Lead
flashing/secret gutters
Principal Gable wall – Grey Bull Nosed Fyfestone
Roof – Dark grey Marley Modern Mock Bond Tiles
Windows – Timber painted white, Black Veluxes
2.6

The site is to be serviced by the main public water supply and drainage
connections to the public sewers.

2.7

The relevant planning history for the site is as follows:
APP/2018/1662: Erection of Dwellinghouse (Change of Housetype to Plot 2
of Planning Permission Reference APP/2018/0725).
Granted subject to conditions, 12 September 2018.
APP/2018/0725: Erection of 2 Dwellinghouses, Granted subject to
conditions, 5 July 2018
APP/2018/1925: Erection of 2 Dwellinghouses (Change of Housetype from
Planning Permission APP/2012/1304). Granted subject to
conditions, 14 September 2018.

3.

Representations

3.1

No valid letters of representation have been received.

4.

Consultations

4.1

Business Services (Developer Obligations) Contributions have already
been secured via S69 Legal Agreement (Upfront Payment) under
APP/2018/0725, which will be applied to this application. No further
contributions are required in this instance.

4.2

Infrastructure Services (Archaeology) has not objected to the application,
subject to a Level 1 Standing Buildings Survey, should the application be
recommended for approval.

4.3

Infrastructure Services (Roads Development) has not objected to the
application subject to the provision of revised RCC drawings and a number of
conditions should the application be recommended for approval

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;
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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.
From the 29 March 2019, the Strategic Development Plan 2014 will be
beyond its five-year review period. In light of this, for proposals which are
regionally or strategically significant, or give rise to cross boundary issues
between Aberdeen City and Aberdeenshire, the presumption in favour of
development that contributes to sustainable development will be a significant
material consideration in line with Scottish Planning Policy 2014.
The Aberdeenshire Local Development Plan 2017 will continue to be the
primary document against which applications are considered. The Proposed
Aberdeen City & Shire SDP 2020 may also be a material consideration.

5.3

Aberdeenshire Local Development Plan 2017
Policy P1:
Policy H1:
Policy HE1:
Policy E2:
Policy C1:
Policy RD1:
Policy RD2:

5.4

Layout, siting and design
Housing land
Protecting historic buildings, sites and monuments
Landscape
Using resources in buildings
Providing suitable services
Developers’ obligations

Other Material Considerations
Historic Environment Scotland Policy
Managing Change in the Environment – Setting.
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6.

Discussion

6.1

The main issues for consideration in determining this application are the
acceptability in principle, the impact on the amenity and character of the area
and on neighbouring dwellings, as well as the effects on the setting of the
Listed Building.

6.2

The principle of development has already been established by extant planning
permission reference APP/2018/0725, which approved the erection of two
dwellinghouses immediately adjacent to Richmond House. The principle is
therefore still applicable under Policy H1 Housing land, given the site in
question is located within the wider OP4 site, which is allocated in the ALDP
for 130 houses and Policy H1 supports the development of housing on sites
which are allocated as such.

6.3

In addition to permission reference APP/2018/0725, extant planning
permission also exists within the application site, for a substantial two storey
dwellinghouse immediately adjacent to Richmond House (planning reference
APP/2018/1662). Having given due consideration to the extant planning
permission, which is a material consideration, it is noted that the size of the
associated curtilage is not too dissimilar to previous planning permissions.
Foundations for the houses on Plots 1 and 2 have now been laid.

6.4

In terms of design, Plot 2 forms one of a total of 4no. dwellinghouses
approved within the curtilage of the Listed Building (APP/2018/1925 and
APP/2018/0725). Whilst the wider surroundings are characterised by a
relatively modern housing development; the Planning Service has specifically
sought traditional, high quality designs and materials for these 4no.
dwellinghouses within the curtilage of the Listed Building. This is in order to
ensure that development respects the historic value of the site and, through
considerate design, evidently distinguish said curtilage from the wider housing
development, without impeding the historic value and merit of the Listed
Building. The proposed Bull Nosed Fyfestone principal elevation would starkly
contrast the traditional, natural and high quality materials which have been
carefully managed to date by the Planning Service. Whilst other appropriate
materials and traditional features, such as tabling, have been incorporated
into the design, the extensive use of Fyfestone coverage to the principal
elevation of Plot 2 would undermine these and therefore impact on the
character of the dwellinghouse, and more notably, the integrity of the Listed
Building. This would contravene Policy HE1 Protecting historic buildings, sites
and monuments, which requires that all materials and finishes are of the
highest quality in order to preserve the integrity of the Listed Building.

6.5

Design amendments were sought in order to mitigate this, however none was
received. The visual impact of the proposed dwellinghouse on the setting of
the Listed Building and wider character of the site is considered significant by
comparison to extant permission APP/2018/1662. The traditional character of
the approved dwellinghouses under APP/2018/0725 and APP/2018/1925
would also be undermined. The dwelling requires to respect its setting, as it is
sited so close to the listed building, and due to the change to the external
appearance of the dwelling, the Planning Service takes the view the
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development would contravene Policy HE1 as well as Policy P1 Layout, siting
and design.
6.6

A condition could be applied to secure a Level 1 Archaeological Standing
Building Survey to ensure that the proposed development complies with policy
HE1 and the requirements of the Archaeology Team.

6.7

Given the residential nature of the proposal within an established housing
development, it is considered that the proposal is not contrary to Policy E2.

6.8

Access to the development is proposed to make use of the existing access
from the housing development to the West of the site. The Roads
Development Team have not objected to the proposal subject to the
imposition of conditions and it is therefore the view of the Planning Service
that this is acceptable under Policy RD1, Providing suitable services.

6.9

Drainage is to make use of the existing infrastructure in place for the
neighbouring development and water supply is to connect to the mains. This
meets the requirements of Policy RD1, which the Planning Service finds
acceptable.

6.10

Developers’ obligations have also been agreed, which meets the
requirements of Policy RD2.

6.11

The development is required to be designed to reduce carbon-dioxide
emissions and where possible achieve a Gold sustainability label under
section 7 of the building standards technical handbook. An Energy Statement
has not been provided but it could be secured via suspensive condition, to
ensure compliance with Policy C1 Using resources in buildings.

6.12

In conclusion, proposed development is in conflict with Policy HE1 Protecting
historic buildings, sites and monuments, in that the proposed materials would
undermine the character and integrity of the Listed Building. Similarly, the
visual impact of the proposed materials on the character of the site and wider
area is deemed significant, and cannot be sufficiently mitigated. Therefore the
application fails to comply with Policy P1 Layout, siting and design, as the
proposed development fails to demonstrate sensitive and appropriate design,
given its setting. The application is therefore 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.
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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 HE1 Protecting historic buildings, sites and monuments
Policy P1 Layout, siting and design

10.3

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

10.4

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

10.5

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

11.

Recommendation

11.1

REFUSE Full Planning Permission for the following reasons:-

01.

The application is non-compliant with the Aberdeenshire Local Development
Plan 2017 Policy HE1 Protecting historic buildings, sites and monuments, in
that the proposed external materials for the principal elevation is not high
quality or traditional and therefore the proposed development would
undermine the character and integrity of Richmond House a Category C
Listed Building.

02.

The application fails to comply with the Aberdeenshire Local Development
Plan 2017 Policy P1 Layout, siting and design, in that the proposed external
materials for the principal elevation will significantly erode the character of the
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site and wider area providing an alien material to the wider residential
development, and having little regard to its setting. No appropriate boundary
treatment could be secured through suspensive conditions to sufficiently
mitigate the visual impact of the proposed design on the site, or wider
surroundings.

Stephen Archer
Director of Infrastructure Services
Author of Report: Roslyn Purdie
Report Date: 13 May 2019
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