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ABERDEEN, 13 February 2014.  Minute of Meeting of the PLANNING 
DEVELOPMENT MANAGEMENT COMMITTEE.  Present:-  Councillor Milne, 
Convener; Councillor Finlayson, Vice Convener; and Councillors Boulton, 
Cameron (as substitute for Councillor Corall), Cormie, Grant, Greig, Lawrence, 
MacGregor, Jean Morrison MBE, Samarai, Jennifer Stewart, Stuart (as substitute 
for Councillor Jaffrey), Thomson and Townson. 

 
 
 

The agenda and reports associated with this minute can be found at:- 
http://committees.aberdeencity.gov.uk/ieListDocuments.aspx?CId=348&MId=28
79&Ver=4 
 

Please note that if any changes are made to this minute at the point of 

approval, these will be outlined in the subsequent minute and this 

document will not be retrospectively altered.  
 
 

MINUTE OF MEETING OF PLANNING DEVELOPMENT MANAGEMENT 
COMMITTEE OF 16 JANUARY 2014 
 
1. The Committee had before it the minute of its previous meeting of 16 January 
2014. 
 
The Committee resolved:- 
to approve the minute. 
 
 
SITE 6 KIRKTON DRIVE, RAITHS INDUSTRIAL ESTATE - 131414 
 
2. The Committee had before it a report by the Head of Planning and Sustainable 
Development which recommended:- 
 
That the Committee approve the application in respect of hazardous substances 
consent to permit the storage of 48 tonnes of liquefied propane gas (LPG) on site, 
subject to the following condition:- 

(1)  That the hazardous substance shall not be kept or used other than in 
accordance with the application particulars provided in the hazardous 
substances consent application form (revised as per email dated 19th December 
2013), nor outside the areas marked for storage of the substance on the plan 
which formed part of the application (see Drawing No 9751/9000 Revision C: 
Proposed water main and site storage layout, dated 23 August 2013) - in order 
to ensure that the circumstances on site remain in line with those on which the 
assessment by the Health and Safety Executive was carried out. 

 
The Committee resolved:- 
to approve the recommendation. 

Agenda Item 1.1
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13 February 2014 

 
 
 

 

 

 
27 HAMMERFIELD AVENUE - 131159 
 
3. The Committee had before it a report by the Head of Planning and Sustainable 
Development which recommended:- 
 
That the Committee approve unconditionally the application in respect of planning 
permission to erect an extension to the rear elevation of the property. 
 
The Committee heard from Daniel Lewis, Development Management Manager, who 
advised that the original proposal had been amended since the application had first 
been submitted and referred to the fact that the incorrect property had been identified 
on the plan, however once this had been rectified, neighbour notification and the site 
visit by the planning officer had been carried out in terms of the correct procedure. 
 
Councillor Boulton stated that she would not be content to make a recommendation for 
approval based on the information before Committee and moved as a procedural 
motion, seconded by Councillor Townson:- 

That a site visit be undertaken to allow members the opportunity to visualise the 
size of the extension, and its impact in the context of the surrounding area.  

 
On a division, there voted:- for the procedural motion (9) – the Vice Convener; and 
Councillors Boulton, Cameron, Greig, Jean Morrison MBE, Samarai, Jennifer Stewart, 
Thomson and Townson; against the procedural motion (6) – the Convener; and 
Councillors Cormie, Grant, Lawrence, MacGregor and Sandy Stuart. 
 
The Committee resolved:- 
to adopt the procedural motion, and therefore defer consideration of the application 
meantime to enable members to visit the site. 
 
 
LAND AT WEST HUXTERSTONE, LANGSTRACHT KINGSWELLS - 130912 
 
4. The Committee had before it a report by the Head of Planning and Sustainable 
Development which recommended:- 
 
That the Committee express a willingness to approve the application in respect of 
planning permission for the erection of 97 residential dwellings and associated 
landscaping, open space, car parking, access road and SUDS, but to withhold the issue 
of the consent document until the applicant had entered into a legal agreement with the 
Council to secure (1) on-site affordable housing provision; (2) Strategic Transport Fund 
contributions; (3) developer contributions towards off-site affordable housing provision, 
upgrading of local education facilities, upgrading of local community and recreational 
facilities, upgrading of the local core path network, and local healthcare facilities; and 
(4) provision of a footpath along the southern side of the Langstracht between the 
application site and Fairley Road, returning down Fairley Road, and the provision of a 
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pedestrian crossing on Fairley Road near the junction with the Langstracht, and subject 
to the following conditions:- 

(1)  that no more than 70 of the hereby approved residential units shall be 
completed until such time as an RCC compliant road link to Fairley Road has 
been provided, all to the satisfaction of Aberdeen City Council, as Planning 
Authority - in order to allow satisfactory vehicular access to the site and ensure 
compliance with the West Huxterstone Masterplan; (2)  that no development 
shall take place within the application site until  the applicant has secured the 
implementation of a programme of archaeological work which shall include post-
excavation and publication work in accordance with a written scheme of 
investigation, such a programme shall be submitted in advance for the written 
approval of Aberdeen City Council as Planning Authority - in the interests of 
protecting items of historical importance as may exist within the application site; 
(3)  that no hereby approved development shall take place, unless there has 
been submitted to and approved in writing by Aberdeen City Council as Planning 
Authority, a detailed scheme of site and plot boundary enclosures. No idividual 
dwellinghouse shall be occupied unless the approved plot boundary treatment 
has been implemented in its entirety - in order to preserve the amenity of the 
neighbourhood; (4)  that no individual dwellinghouse hereby approved shall be 
occupied unless the car parking areas relative to that house have been 
constructed, drained, laid-out and demarcated in accordance with drawing No. 
96333/1001 rev P of the plans hereby approved or such other drawing as may 
subsequently be submitted and approved in writing by Aberdeen City Council as 
Planning Authority. Such areas shall not thereafter be used for any other 
purpose other than the parking of cars ancillary to the development - in the 
interests of public safety and the free flow of traffic; (5)  Development shall not 
commence until a bird hazard management plan has been submitted to and 
approved in writing by Aberdeen City Council as Planning Authority. The 
submitted plan shall include details of the developer's commitment to managing 
the risk of attracting birds to the site during excavation activities, measures put in 
place for the safe dispersal of birds, and thereafter the such approved measures 
shall be implemented in full – to avoid endangering the safe movement of aircraft 
and the operation of Aberdeen Airport through the attraction of birds; (6)  that no 
hereby approved development shall take place unless a scheme of all drainage 
works designed to meet the requirements of Sustainable Urban Drainage 
Systems (with a 1 in 200 year event level) has been submitted to and approved 
in writing by Aberdeen City Council as Planning Authority and thereafter no 
individual house shall be occupied unless the drainage required for that house 
has been installed in complete accordance with such an approved scheme - in 
order to safeguard water qualities in adjacent watercourses and to ensure that 
the development can be adequately drained; (7)  that no hereby approved 
development shall be carried out unless there has been submitted to and 
approved in writing by Aberdeen City Council as Planning Authority a further 
detailed scheme of landscaping for the site, including indications of all existing 
trees and landscaped areas and details of any to be retained, together with 
measures for their protection in the course of development, and the proposed 
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areas of tree/shrub planting including details of phased implementation, 
numbers, densities, locations, species, sizes and stage of maturity at planting - 
in the interests of the amenity of the area; (8)  that all planting, seeding and 
turfing comprised in the approved scheme of landscaping required by condition 7 
shall be carried out in the first planting season following the completion of the 
97th dwellinghouse and any trees or plants which, within a period of 5 years from 
such completion, die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of an appropriate size 
and species, or in accordance with such other scheme as may be submitted to 
and approved in writing by Aberdeen City Council as Planning Authority - in the 
interests of the amenity of the area; (9)  that no hereby approved dwellinghouse 
shall be occupied unless a ‘scheme of tree protection during development’ and a 
plan and report illustrating appropriate management proposals for the care and 
maintenance of all trees/hedgerows to be retained and any new areas of planting 
(to include timing of works and inspections) has been submitted to and approved 
in writing by Aberdeen City Council as Planning Authority. Such approved 
protection/management proposals shall be carried out, unless the planning 
authority has given prior written approval to any variation - in order to preserve 
the character and visual amenity of the area; (10)  that any tree work which 
appears to become necessary during the implementation of the development 
shall not be undertaken without the prior written consent of Aberdeen City 
Council as Planning Authority; any damage caused to trees growing on the site 
shall be remedied in accordance with British Standard 3998: 2010 
"Recommendations for Tree Work" as soon as practicable - in order to preserve 
the character and visual amenity of the area; (11) that no materials, supplies, 
plant, machinery, spoil, changes in ground levels or construction activities shall 
be permitted within the protected areas specified in the aforementioned ‘scheme 
of tree protection during development’ required by condition 11 without the 
written consent of Aberdeen City Council as Planning Authority and no fire shall 
be lit in a position where the flames could extend to within 5 metres of foliage, 
branches or trunks - in order to ensure adequate protection for the trees on site 
during the construction of the development; (12) that no dwelling hereby granted 
planning permission shall be occupied unless the ‘Play Area’ indicated on plan 
No.: HUX/POS Rev F is  completed, laid out and equipped in accordance with a 
detailed scheme, including a programme of future maintainace, which has been 
submitted to and approved in writing by Aberdeen City Council as Planning 
Authority. The approved ’Play Area’ shall not thereafter be used for any purpose 
other than as a Play Area - in order to ensure the timeous and future provision of 
play facilities at the site; (13)  that no more than 70 of the hereby approved 
dwellinghouses shall be occupied unless the road and associated footways as 
shown on drawing 96333/1001 Rev P, connecting to the land to the west, have 
been constructed in full accordance with the hereby approved plans upto to the 
legal boundary of the application site, unless Aberdeen City Council as Planning 
Authority has given written consent for any variation - in the interests of ensuring 
pedestrian connectivity and facilitating a future vehicular link to the west of the 
site; (14) that no development shall take place unless the mitigation measures as 
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identified in the Northern Ecological Services report (final report dated 
20/08/2013) have been implemented in their entirety - in the interests of 
safeguarding the fauna and habitats on-site; (15)  at least 2 months prior to the 
commencement of any works, a site specific environmental management plan 
(EMP) must be submitted for the written approval of Aberdeen City Council as 
Planning Authority (in consultation with SEPA and other agencies such as SNH 
as appropriate) and all work shall be carried out in accordance with such 
approved plan.  Such plan must address the following: surface water 
management and pollution prevention; soils management; site waste 
management; and noise & dust management - in order to minimise the impacts 
of necessary demolition/construction works on the environment; (16) that lighting 
schemes required during construction phases or in association to the completed 
development shall be of a flat glass, full cut off design, mounted horizontally and 
shall ensure that there is no light spill above the horizontal - to avoid 
endangering the safe operation of aircraft through confusion with aeronautical 
ground lights or glare; (17) that no development pursuant to the planning 
permission hereby approved shall take place unless a scheme of street and 
footpath lighting has been submitted to, and approved in writing by Aberdeen 
City Council as Planning Authority. No development shall be carried out unless 
in full accordance with the scheme of lighting approved in writing by the planning 
authority - in the interests of public safety and protecting wildlife; and (18) that 
none of the affordable housing units (plots 36-55) hereby granted planning 
permission shall be occupied unless a scheme detailing cycle storage provision 
has been submitted to, and approved in writing by Aberdeen City Council as 
Planning Authority, and thereafter implemented in full accordance with said 
scheme - in the interests of encouraging more sustainable modes of travel. 

 
The Committee resolved:- 
to approve the recommendation. 
 
 
BISHOPS COURT, 29 ALBYN PLACE - 131464 
 
5. The Committee had before it a report by the Head of Planning and Sustainable 
Development which recommended:- 
 
That the Committee refuse the application in respect of planning permission for the 
erection of a two storey extension to the southern end of the existing extension and 
associated infrastructure works to provide additional office accommodation on the 
following grounds:- 

(1) that the proposal, if approved, would be detrimental to and thus not preserve 
or enhance the character of Conservation Area 4 (Albyn Place / Rubislaw) and 
the setting of the Category B listed buildings on the site and the adjacent site 
due to the excessive length, the loss of the sense of open space within the feu, 
and the inappropriate design of the extension and its relationship to the existing 
building, contrary to Scottish Planning Policy, Scottish Historic Environment 
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Policy and Policies D1 (Architecture and Placemaking) and D5 (Built Heritage) of 
the Aberdeen Local Development Plan; and 
(2) that the proposal, if approved, would set an undesirable precedent for similar 
developments in Conservation Area 4 that would significantly adversely affect 
and undermine the special character of the area. 

 
Councillor Greig moved, seconded by the Convener:- 

That the application be refused in accordance with the recommendation and 
grounds set out in the report. 

 
Councillor Cormie moved as an amendment, seconded by Councillor Townson:- 

That the application be approved in terms of economic development, as it would 
help local business; as the application was in a well established commercial 
area; as the proposal would not be visible from the street; and as there was a 
precedent in the area for extensions which extended beyond the building line. 

 
On a division, there voted:- for the motion (10) – the Convener, the Vice Convener; and 
Councillors Boulton, Cameron, Grant, Greig, Lawrence, Jean Morrison MBE, Jennifer 
Stewart and Thomson; for the amendment (5) – Councillors Cormie, MacGregor, 
Samarai, Sandy Stuart and Townson. 
 
The Committee resolved:- 
to adopt the motion. 
 
 
PLANNING DIGEST - EPI/14/018 
 
6. The Committee had before it a report by the Head of Planning and Sustainable 
Development which advised members of recent appeal decisions, recent updates in 
Scottish Government Planning Advice and other aspects of the planning service. 
 
The report recommended – 
that Committee note the outcome of the appeals in relation to 34-36 St Peter Street, 
and the Former Hilton Nursery School. 
 
The Committee resolved:- 
to approve the recommendation. 
- RAMSAY MILNE, Convener. 
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ABERDEEN, 25 February 2014.  Minute of Meeting of the PLANNING 
DEVELOPMENT MANAGEMENT COMMITTEE (VISITS).  Present:-  Councillor 
Milne,  Convener; Councillor  Finlayson, Vice Convener; and Councillors Boulton, 
Cormie, Greig, Lawrence, Jean Morrison MBE, Jennifer Stewart, Stuart (as 
substitute for Councillor Jaffrey), Thomson and Townson. 

 
         Also present as local member:- Councillor Yuill. 
 
 

The agenda and reports associated with this minute can be found at:- 
http://committees.aberdeencity.gov.uk/ieListDocuments.aspx?CId=152&MId=29
77&Ver=4 
 
Please note that if any changes are made to this minute at the point of 
approval, these will be outlined in the subsequent minute and this 
document will not be retrospectively altered.  

 
 
27 HAMMERFIELD AVENUE - 131159 
 
1. With reference to article 3 of the minute of meeting of the Planning Development 
Management Committee of 13 February 2014, wherein it had been agreed to visit the 
site, the Committee had before it a report by the Head of Planning and Sustainable 
Development which recommended:- 

 
That the Committee approve unconditionally the application in respect of 
planning permission to erect an extension to the rear elevation of the property. 

 
The Committee members were addressed by the planning officer, following which the 
members asked detailed questions relating to the application to the officer in 
attendance. 
 
The Committee was also addressed by Councillor Yuill as local member.  Councillor 
Yuill acknowledged that the amendments to the plans had satisfied most of the 
objections raised, but requested that the Committee consider adding a suitable 
condition to improve screening to the east of the property, and further requested that 
the application be deferred to allow further discussions with the applicant on how the 
proposal could be amended to overcome the remaining objections. 
 
The Convener noted the comments from Councillor Yuill but moved, seconded by 
Councillor Jean Morrison MBE:- 

That the recommendation in the report be approved, subject to the addition of a 
suitable condition to improve screening to the rear of the property. 

 
Councillor Jennifer Stewart moved as an amendment, seconded by Councillor Greig:- 

That the application be refused on the grounds of overdevelopment, loss of 
privacy and loss of light to neighbouring properties. 

Agenda Item 1.2

Page 7



2 

 
 

PLANNING DEVELOPMENT MANAGEMENT COMMITTEE (VISITS) 
25 February 2014 

 
 
 

 

 

 
On a division, there voted:- for the motion (9) – the Convener; the Vice Convener; and 
Councillors Boulton, Cormie, Lawrence, Jean Morrison MBE, Sandy Stuart, Thomson 
and Townson; for the amendment (2) – Councillors Greig and Jennifer Stewart. 
 
The Committee resolved:- 
that the application be approved, subject to the addition of a suitable condition to 
improve screening to the rear of the property. 
- RAMSAY MILNE, Convener. 
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Planning Development Management Committee  
 

FAIRLEY ROAD (LAND TO EAST OF), 
KINGSWELLS 
 
PROPOSED CONSTRUCTION OF 7 
DETACHED UNITS, 28 SEMI-DETACHED 
UNITS AND 11 TERRACE HOUSES WITH 
ASSOCIATED ACCESS ROADS, DRAINAGE 
AND SUDS STORAGE   
 
For: Dandara Group 
 

 
 
 
 
 

Application Type : Detailed Planning Permission 
Application Ref.   :  P130288 
Application Date:       05/04/2013 
Officer :                     Tommy Hart 
Ward : Kingswells/Sheddocksley/Summerhill (L 
Ironside/S Delaney/D Cameron) 
 

Advert  : Can't notify neighbour(s) 
Advertised on: 17/04/2013 
Committee Date: 20/03/2014 
Community Council : comments received 
 

 

RECOMMENDATION:  
 
Willingness to approve, subject to conditions, but to withhold the issue of 
the consent document until the applicant has entered into a legal 
agreement with the Council to secure; 
 

1. On-site affordable housing provision; 
2. Strategic Transport Fund contributions; 
3. Developer contributions towards:  
- affordable housing; 
- education facilities; 
- community facilities and recreation; 
- healthcare; and 

 
 

Agenda Item 2.1
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4. Provision of a footpath along the western boundary of the 
application site on Fairley Road. 

 
DESCRIPTION 
The application site forms the western side of the West Husterstone Masterplan 
Area (OP42) which covers a total of around 6 hectares. The site itself extends to  
some 1.6ha and lies on the edge of the village of Kingswells, around 4 miles to 
the west of Aberdeen City Centre. The site comprises undeveloped agricultural 
land and slopes down from north to south. To the north is a 20-30 year old 
drydash finished bungalow ‘Morven’ fronting onto the Langstracht and a more 
traditional steading and farmhouse facing onto Fairley Road. Generally the 
boundary enclosures for these properties consists of hedging and low-level stone 
dyke walling. The land to the east of the site is currently undeveloped agricultural 
land and to the south lies the Den Burn. On the opposite side of Fairley Road, 
there are a number of 1960’s style 2-storey semi-detached properties with a 
white harl and brick finish to the walls. The front boundary treatment for those 
properties is generally a 1m high wall and low-level hedges.  
 
RELEVANT HISTORY 
Site specific 
Planning ref 120296 (Proposal of Application Notice) was submitted for 
consideration in February 2012. No further consultation was required. 
 
Planning ref 130404 for the erection of a temporary sales cabin was approved 
conditionally by the Planning Development Management Committee in 
September 2013. 
 
Planning ref 130405 for the erection of 3 non-illuminated hoardings and 2 
flagpoles was approved conditionally under delegated powers in September 
2013. 
 
Site to the east 
Planning ref 130912 for the erection of 97 dwellings, access roads, landscaping, 
drainage and SUDS was approved subject to satisfactory completion of a s75 
Legal Agreement at the Planning Development Management Committee in 
January 2014. 
 
PROPOSAL 
Detailed planning permission is sought for the erection of 46 residential dwellings 
with associated access roads, drainage and SUDS. 
 
Layout of the Development 
The site is generally laid out in three rows of houses on a north-south axis. The 
properties to the west would face onto Fairley Road with the two other rows 
facing an internal access road. At the north-end of the site, there would be a 
group of thirteen properties surrounding a formal parking area. To the south of 
the site, an area of formal amenity space is shown along the Den Burn and would 
include SUDS tanks. 
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Proposed houses 
Two-storey houses are proposed, namely: 2 detached four-bed properties; 5 
detached three-bed; 25 semi-detached three bed; and 5 three-bed terraced 
properties.  
 
The external finishes vary between two character areas  - the nine properties 
facing onto Fairley Road being within the ‘Fairley Road’ character area and the 
remainder of the properties being within the ‘central’ character area. Finishes are 
generally in the order of white drydash render, dark grey roof tiles and white 
timber effect windows. Some properties would have timber front and garage 
doors, whilst others may have a more contemporary design approach. Accents of 
timber cladding are used sporadically throughout the site. The final details of the 
external finishes will be dealt with through a planning condition. 
 
The houses on plots 9, 10 and 46 have a high-level window on the gable-ends 
which face onto the public road, thus breaking up and providing more interest to 
these prominent elevations. 
 
Affordable Housing 
Nine affordable units are proposed within the northern cul-de-sac. These would 
be 2-storey 2-bed mid-terraced properties finished externally to match the other 
properties within the ‘central’ character area.  
 
Access 
The main access point is from Fairley Road which is then to link with the adjacent 
site to the east. Pedestrian access is also proposed from Fairley Road and again 
links to the east.  
 
Open Space 
Some 0.288ha (2880sqm) of open space is proposed at the south end of the site 
beyond the access road. 
 
Drainage 
A SUDS tank is shown within the open space area to the south of the access 
road. 
 
Proposed site boundary treatment 
Existing drystone dykes will either be retained or rebuilt along the Fairley Road 
and eastern boundaries. A feature drystone dyke is proposed at the access to the 
site off Fairley Road. Hedging and 1.8m high fencing are proposed in other areas 
throughout the site. 
 
Supporting Documents 
All drawings and the supporting documents listed below relating to this 
application can be viewed on the Council’s website at -   
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?130288 
On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
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Design Statement 
Landscape Appraisal and Planting Schedule 
Drainage Assessment for Kingswells 
Ecolgical Appraisal (Northern Ecological Services, May 2012) 
West Huxterstone Transport Assessment (Fairhurst, October 2012). 
 
REASON FOR REFERRAL TO COMMITTEE 
The application has been referred to the the Planning Development Management 
Committee because Kingswells Community Council have objected to the 
application. Accordingly, the application falls outwith the scope of the Council’s 
Scheme of Delegation. 
 
CONSULTATIONS 
Roads Projects Team - The proposed parking is considered acceptable, as is 
the access to the site and driveways onto Fairley Road. A residential travel plan 
is required. The internal layout of the site is acceptable in terms of vehicular 
movement. Information is still required in relation to surface water treatment for 
the access road but this could be conditioned. In relation to the Strategic 
Transport Fund, the applicant has been made aware that a contribution is 
required.  
 
Environmental Health – no comments received 
 
Developer Contributions Team - a developer contributions package is required 
to mitigate the impact of the development, relating to: securing on-site affordable 
housing and contributions towards affordable housing; education facilities; 
community facilities; playing fields; library; and healthcare facilities. 
 
Enterprise, Planning & Infrastructure (Flooding) -  there were potential 
flooding issues associated with the proposal but following the removal of the 
houses on the southern side of the access road, there are no objections 
forthcoming. A condition is requested requiring a Drainage Impact Assessment to 
be submitted for approval prior to work commencing on site. Discussions are on-
going in relation to mitigation of potential on-site flooding issues. 
 
Education, Culture & Sport (Archaeology) - requests a condition be attached 
requesting the submission of a programme of archaeological work to be 
approved in advance of work taking place on site 
 
Scottish Environment Protection Agency – no objection subject to a condition 
being applied requiring the submission of details of SUDS and a construction 
environmental management plan both to be submitted and approved before 
development can commence. 
 
Community Council – Kingswells Community Council object to the application.  
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The reasons for objection can be summarised as; 
1. The application fails to take account of the instructions of the Enterprise, 

Planning and Infrastructure Committee of 6th November with regards to: a) 
allowing for the possibility of two exits onto Fairley Road; b) instruct 
officers to look at a range of options for affordable housing rather than 
restrict to one type; c) phase the site development in conjunction with 
advice from the Education, Culture and Sport Service; 

2. There is no acknowledgment of phasing in this application; 
3. The primary school can only accommodate more pupils if house building 

at West Huxterstone is delayed until 2016 – developer contributions will 
not solve this issue; 

4. The application fails to comply with the Masterplan guiding principles 
regarding open spaces; 

5. The application fails to comply with the Masterplan with respect to lack of 
‘gateway’ opportunity; 

6. The application fails to comply with the Masterplan with respect to lack of 
homezones. 

 
Transport Scotland – no objections 
 
Police Scotland – in general, the site layout offers high levels of natural 
surveilance. However, the rear of properties can be vunrable to theft, particularly 
where there is unobserved access and this should be taken into account. 
 
Aberdeen International Airport - the proposed development does not conflict 
with safeguarding criteria, subject to condition relating to: measures to limit bird 
strike risk to Aberdeen Airport and submission of SUDS scheme. A requirement 
controlling the use of cranes can be included as an informative as can the 
requirement to ensure that the fabric design of dwellings is such that noise 
impact, from aircraft, on residential amenity levels is mitigated but bearing in 
mind that the site  lies outwith the noise contours which would cause disturbance. 
 
REPRESENTATIONS 
Two letters of objection have been received. The objections raised relate to the 
following matters – 

1. A cul-de-sac is shown adjacent to the Stewart Milne application site where 
there should be a through-road; 

2. No flood risk assessment has been submitted but it would appear that 
some houses would fall within the flood area and could not be constructed; 

3. There are drainage issues at the south west corner of the site which will 
be made worse by the proposed development. 

 
PLANNING POLICY 

National Policy and Guidance 

Scottish Planning Policy (SPP) is a statement of Scottish Government policy on 
land use planning. Of particular interest is the general policy relating to 
Sustainable Development, as well as the subject planning policies relating to 
Housing; Affordable Housing; Location; and Design of New Development. 
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Designing Places is the statement that sets out the Government’s expectations 
that the planning system delivers high standards of design in development 
projects. 
 
Designing Streets (A Policy Statement for Scotland) promotes pedestrian friendly 
design in developments. 
 
Strategic Policy 
Aberdeen City and Shire Structure Plan sets out vision for the local area and sets 
objectives in relation to; Economic growth; Population growth; Quality of the 
environment; Creation of sustainable mixed communities; and Accessibility. 
 
Aberdeen Local Development Plan  
Policy LR1- Land Release Policy Part A 
Phase 1 release development: Housing 2007 – 2016; development on sites 
allocated in Phase one will be approved in principle. 
 
Policy I1 - Infrastructure Delivery and Developer Contributions  
Where development, either individually or cumulatively, will place additional 
demands on community facilities or infrastructure necessitating new facilities or 
exacerbate deficiencies in existing provision, the Council will require the 
developer to meet or contributre to the cost of providing or improving such 
situations.  

 
Policy D1 - Architecture and Placemaking 
Seeks to ensure high standards of design, with due consideration to context and 
that a positive contribution to the setting is made. Factors such as scale, 
massing, colour, materials, details, the proportions of building elements and 
landscaping will be carefully considered. 
 
Policy D2 - Design and Amenity 
Sets out design and layout criteria be addressed in new residential 
developments. 

Policy H3 - Density  

All residential developments over one hectare must: 

1. Meet a minimum density of 30 dwellings per hectare (net). Net 
dwelling density includes those areas which will be developed for housing 
and directly associated uses, including access roads within the site, garden 
ground and incidental open space;  

2. Consider the site’s characteristics and those of the surrounding area; 

3. Create an attractive residential environment and safeguard living 
conditions within the development; and 

4. Consider providing higher densities in the City Centre, around local 
centres, and public transport nodes. 

 
Policy H5 - Affordable Housing  
Housing developments of five or more units are required to contribute no less 
than 25% of the total number of units as affordable housing. Supplementary 
Guidance provides more detailed information. 
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Policy NE4 - Open Space Provision in New Development  
At least 2.8ha of meaningful and useful open space should be provided per 1,000 
people in new developments. Supplementary Guidance (Affordable Housing) 
provides more detailed information. 
 
Policy NE6 - Flooding and Drainage  
Applications will be required to provide an assessment of flood risk in order to 
show that there would be no risk from flooding. A drainage impact assessment is 
also required for any development over 10 homes. 
 
Policy NE9 - Access and Informal Recreation  
New development should not compromise the integrity of existing or potential 
recreational opportunities, core paths, other paths and rights of way. Wherever 
appropriate, developments should include new or improved provision for public 
access, permeability and/or links to green space for recreation and active travel. 
 
Supplementary Guidance 
The Council’s Supplementary Guidance “OP42: West Huxterstone Masterplan”; 
“Affordable Housing”;  “Infrastructure and Developer Contributions Manual”; 
“Open Space” and “Transport and Accessibility” are relevant planning 
considerations in the determination of the application. 
 
EVALUATION 
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as 
amended) require that where, in making any determination under the planning 
acts, regard is to be had to the provisions of the development plan and that 
determination shall be made in accordance with the plan, so far as material to the 
application, unless material considerations indicate otherwise. 
 
Principle of Residential Use 
The Aberdeen Local Development Plan (ALDP) identifies the site as part of an 
Opportunity Site (OP42) within Part A of Land Release Policy LR1 with an 
indicative allocation of 120 units. The site is also a long-standing housing land 
allocation, being included in the previous Aberdeen Local Plan (2008) as 
Strategic Housing Land Reserve (SLHR30). These factors reflect an identified 
need for housing land in this area and thus there is conformity with the Housing 
Land section of SPP. The West Huxterstone Masterplan identifies the site as 
suitable for residential development. Lastly, the application is considered to 
accord with the Structure Plan objective relating to population growth, by 
providing additional housing opportunity and choice. Accordingly, the principle of 
residential use on the site is acceptable in terms of development plan 
considerations. 
  
Design, Scale, Mix and form of development 
‘Designing Places’ sets out the Government’s expectations of the planning 
system to deliver high standards of design. It lists what the Government 
considers to be successful places, including being ‘distinctive’, ‘safe and 
pleasant’, ‘easy to get to and move around’ and ‘welcoming’.  
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The design and the layout of the development generally meets these broad 
objectives with the exception that this ‘place’ is not considered to be distinctive in 
that the general type of houses are not uncommon with many Dandara 
residential developments within Aberdeen. Notwithstanding, ALDP Policy D1 
(Architecture and Placemaking) seeks to ensure that all development is designed 
with due consideration for its context.  
 
This context is currently that of agricultural land with properties to the immediate 
north of the site being a mix of traditional steading and farm house, otherwise 
drydash render finished bungalows, 1½ and two storey properties are the 
common residential style.  Otherwise there are a small number of more 
vernacular granite built properties in the locality. Although the proposal does not 
directly mimic these design types or styles, in respect to the the existing 
properties on Fairley Road, the proposed dwellinghouses in that character area 
would fit in comfortably, being predominantly 2-storey semi-detached properties 
with a white render finish, enclosed by dry stane dykes and low-level hedging, 
and are thus considered acceptable. In terms of site context, it is clear that the 
introduction of houses of a design and style, typical of Dandara, would not 
directly relate to the character of the locality, nor the buildings to the north, but 
when taken in the context of the wider Kingswells area, the design and form of 
development would generally respect the varying design and finish of dwellings, 
as well as the overall character and pattern of development. In this wider context 
(including what has been approved on the adjoining site to the east), it is 
considered that the approach taken is consistent and therefore acceptable in 
terms of ALDP Policy D1. 
 
The layout of the development is generally in keeping with what is shown in the 
Masterplan as regards: access, landscaped areas and general plotting. An 
attempt has been made to ensure that the internal layout of the develoment is 
designed so as to give priority to pedestrians and cyclists, rather than motorised 
vehicles through the inclusion of ‘homezone’ design principles and a meandering 
internal road, in keeping with the thrust of ‘Designing Streets’. Embedded in the 
design is a desire to ensure the development is a ‘safe’ place.  
 
By virtue of the layout and design of the application site, as discussed above, it is 
also considered that the proposal complies with ALDP Policy D2 (Design and 
Amenity) in respect of: provision of public and private faces to the development; 
making the most of natural sun/daylight; providing useable private gardens and 
other ‘sitting out’ areas; and designing out crime. 
 
Although the development falls below the threshhold for ALDP Policy H4 
(Housing Mix) to be a material consideration, it is worth noting that the proposal 
comprises a mix of 2 – 4 bedroom properties, which are 2-storeys in height and 
vary between terraced, semi and detached properties. It is considered that the 
proposed mix of properties throughout the site is varied. 
 
With regards the affordable housing element, ALDP Policy H5 (Affordable 
Housing) and the supplementaty guidance on the same seeks on-site provision 
of 25%. The application seeks to provide 9 units on-site (c.20%). The remaining 
5% (2.5 units) would be addressed by way of a commuted sum to be included in 
the section 75 legal agreement.  
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Although the on-site provision is less than the stated policy target, the planning 
authority accepts the approach, and is in line with what relates to the site to the 
east. The location and design of the affordable units is also considered to fit 
comfortably with the rest of the development, in an attempt to avoid distinction 
between tenures. As such there are no conflicts with regards SPP, PAN 2/2012, 
the Council’s Supplementary Guidance and Policy on Affordable Housing. 
 
In terms of density, ALDP policy H3 (Density) seeks to ensure a minimum of 30 
dwellings per hectare, which is net of any land not directly related to the housing. 
The development would provide 46 dwellings on an area of land of around 1.6ha 
in size, resulting in a gross density of 28.75. Taking account the open space 
provision of around 0.288ha, the net provision is around 35.06?, which is in line 
with policy requirements.  
 
The useable open space extends to around 2880sqm (0.288ha) which is 
proportionately greater than the expectations for the site, as set out in policy 
NE4, the West Huxterstone Masterplan and the Supplmentary Guidance on 
Open Space. 
 
Impact on Residential Character and Amenity 
The nearest residential properties lie to the immediate north of the site, which are 
1 – 1 ½-storeys in height. The nearest property to ‘Morven’ would be around 22m 
away and the nearest property to the farmhouse at Wester Huxterstone around 
30-35m to the south and south east. The physical seperation, boundary 
treatment and drop in levels towards the south means that the new houses would 
have an acceptable impact on the amenity currently afforded to the residential 
dwellings closest to the application site. In terms of the residential character of 
the wider area, the proposed development reflects the general form and scale of 
development in the locality and is therefore acceptable. 
 
Visual Impact of the Development 
The application site is currently undeveloped and without any significant 
boundary screening, save for trees within the Den Burn corridor to the south and 
some low-level hedging and stone dykes. The site has a reasonable slope, rising 
around 5m in height from south to north. It is accepted that the development will 
have a substantial visual impact on the exisitng character of the area, given the 
site is currently open agricultural land, however it is allocated for development in 
the Aberdeen Local Development Plan and the Masterplan has a preference for 
residential development thereon. The site is prominent when viewed from Fairley 
Road and that vista will also see a change in character and feel. With respect to 
the wider area, it is not considered that there would be an unacceptably 
significant impact due in part to: topography; landscaping; existing buildings; and 
the design approach taken. 
 
Traffic Impacts, Access Arrangements and Car Parking 
A Transport Assessment (TA) was submitted in support of the application and 
was updated through discussions with the Roads Projects Team. Following a 
review of the junction modelling, it is considered that the application would not 
have any significant impact on the surrounding road network and so there are no 
objections from the Roads Projects Team in that respect. 
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In relation to vehicular access, this would be from a junction onto Fairley Road, 
which is considered adequate for the number of units proposed and there is no 
technical need for a second access. 
 
Pedestrian access to the site would be from Fairley Road, at the main vehicular 
junction and also at the northern end of the site adjacent to the boundary of 
Wester Huxterstone farmhouse, which would link with the Kingswells Avenue to 
Old Skene Road core path. Pedestrian access to the east is proposed at two 
points: off the northern ‘homezone’; and at the vehicular access link, to the 
adjacent approved development.   
 
The car parking provision has been evaluated and is considered to be 
satisfactory. 
 
Given the above, it is considered that there are no conflicts in relation to ALDP 
Policy T2 (Managing the Transport Impact of Development). 
 
Site Drainage and Flooding 
The drainage proposals submitted have been ratified by Roads and Flooding 
officers and no objections have been forthcoming. For the most part, the 
information provided is acceptable. However, some clarification relating to how 
the car parking and access roads will be treated can be dealt with as part of the 
suspensive condition requiring the submission of updated drainage proposals 
and via the RCC process.  
 
With regards flooding, the plans originally proposed three houses on the southern 
side of the access road, within the Den Burn flood plain. The Council’s ‘flooding’ 
team objected to that proposal on the basis that it could potentially increase flood 
risk at this section of the Den Burn. In order to allow the application to progress, 
the plans were amended to remove these properties and discussions are on-
going with a view  to finding an acceptable solution.  Any further future proposals 
for the development of this area will be assessed on their merits, taking account 
of the integrity and value of the open space, sence of place, overall design 
objectives and any other material considerations.  
 
School Capacity 
The indicative capacity of Kingswells Primary is 450 pupils with the current role at 
441. Although this provides some capacity on paper, advice from ACC Education 
indicates that the school is full as a result of recent internal configuration changes 
which have impacted on non-teaching spaces (library and dining areas for 
example) which have been converted into teaching space. It is also considered 
that the potential for extension is limited. Notwithstanding, the development of 
site OP42 has historically been incorporated into the school role forcasts. 
 
The capacity issues at Kingswells Primary, as set out above, could be mitigated 
via a developer contributions package to be used for the purposes of expanding 
Kingswells Primary or transporting children to another school and secured 
through the s75 legal agreement. A small developer contribution has been 
requested by the PG Team in respect of education. 
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The developer has indicated that the site would be built in phases: with 21 being 
before the end of 2014 and the remainder in 2015 which would help limit the 
scale of impact on the school and this is generally in line with the school forcasts. 
 
Relevant planning matters raised by the community council 
 

1. a) information has been provided which demonstrates that 2 access off 
Fairley Road could not be accomodated and this was confirmed by the 
Roads Project Team; b) the affordable units proposed on this part of the 
overall OP42 site differ in style and tenure from what was approved in the 
adjacent application for Stewart Milne, although it is accepted that they 
comprise 9 two bed mid-terraced properties; c) this has been dealt with in 
the school capacity section above. 

2. Phasing is proposed and is discussed in the school capacity section 
above; 

3. School capacity issues are discussed above; 
4. The open space proposed is around 0.288ha in size which is in excess of 

what was expected for this portion of the OP42 site, as indicated within the 
approved Masterplan; 

5. The plans have been updated to show a new drystane dyke at the 
entrance, which is considered to be in the spirit of the OP42 Masterplan 
‘gateway’; 

6. The submitted plans show ‘homezone’ areas within the application site, 
which are considered to be in the spirit of the OP42 Masterplan. 

 
Relevant planning matters raised in written representations 
In relation to the points raised in written representations; the following comments 
are raised; 

1. The plans have been updated to show the internal road laid out such that 
it links with / adjoins the Stewart Milne application site and associated road 
network to the east; 

2. A flood risk assessment has been submitted and assessed by the relevant 
officers. Subsequent to that, the plans have been amended to remove the 
houses from south of the access road; 

3. A drainage impact assessment has been submitted in support of the 
application and a condition has been attached requiring the submission of 
detailed drainage details for the site and that these be agreed with the 
relevant technical officers. 

 
Proposed legal agreement for developer contributions 
A section 75 legal agreement can secure: (1) on-site provision of 9no affordable 
housing units; (2) contributions towards the ‘Strategic Transport Fund’; (3) 
developer contributions towards: affordable housing; education facilities; 
community and recreation facilities; core path network links/improvements and 
local healthcare provision; (4) Provision of a footpath along the western boundary 
of the application site on Fairley Road. Such an agreement would see the 
proposals comply with ALDP Policies: I1 (Infrastructure Delivery and Developer 
Contributions), H5 (Affordable Housing) and the Supplementary Guidance on 
‘Affordable Housing’. 
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RECOMMENDATION 
 
Willingness to approve, subject to conditions, but to withhold the issue of 
the consent document until the applicant has entered into a legal 
agreement with the Council to secure; 
 

1. On-site affordable housing provision; 
2. Strategic Transport Fund contributions; 
3. Developer contributions towards:  

-affordable housing; 
-education facilities; 
-community facilities and recreation; 
-.healthcare; and 

4. Provision of a footpath along the western boundary of the 
application site on Fairley Road. 

 
REASONS FOR RECOMMENDATION 
 
The proposal is deemed suitably compliant with relevant national policy including 
Scottish Planning Policy (SPP) in relation to: sustainable development; housing, 
location and design of new development; and, affordable housing. Further, the 
proposal is considered to be acceptable in terms of the general principles and 
objectives of Scottish Government publications: ‘Designing Places’ and 
‘Designing Streets’. 
 
In terms of the Aberdeen City and Shire Structure Plan, the application is 
considered to conform to the general principles contained within the objectives: 
‘economic growth’; ‘population growth’; ‘quality of environments’; ‘sustainable 
mixed communities’; and ‘accessibility’. 
 
The proposal is considered to be of an appropriate scale, form and style in 
accordance with Aberdeen Local Development Plan (ALDP) Policy D1 
(Architecture and Placemaking). The approach is also consistent with the OP42: 
West Huxterstone Masterplan and ALDP Policy LR1 (Land Release Policy). An 
acceptable residential environment is proposed, in accordance with ALDP Policy 
D2 (Design and Amenity), an appropriate mix of houses is proposed and the 
density is in line with the requirements of ALDP Policy H3 (Density).  
 
Access and parking arrangements have been agreed with the Council's Road 
Projects Team, as required by Supplementary Guidance on ‘Transport and 
Access’. The site is easily accessible by foot and motorised vehicles and links 
would be afforded to the core path network in line with the requirements of ALDP 
Policy NE9 (Access and Informal Recreation).  
 
Details of appropriate landscaping can be secured via condition, and open space 
provision exceeds the requirements of the OP42 West Huxterstone Masterplan, 
ALDP Policy NE4 (Open Space Provision in New Development), and 
Supplementary Guidance on ‘Open Space’. 
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Appropriate ‘Developer Contributions’ and ‘Affordable Housing’ provision can be 
secured through the s75 agreement, as set out above, in compliance with ALDP  
Policies I1 (Infrastructure Delivery and Developer Contributions), H5 (Affordable 
Housing), and Supplementary Guidance ‘Infrastructure and Developer 
Contributions Manual’ and ‘Affordable Housing’.  
  
It is therefore concluded that the proposed development demonstrates due 
regard for the relevant provisions of the development plan, and no material 
considerations have been identified which would warrant a determination other 
than in accordance with the plan. 
 
CONDITIONS 
 
It is recommended that approval is granted subject to the following 
conditions:- 
 

1. That no more than 21 dwellinghouses (i.e. Phases 1 and 2 as shown on 
drawing no AOL_208 rev. C) hereby granted permission shall be occupied 
unless; 

a. The new pedestrian footpath along the east side of Fairley Road 
has been provided and is available for use; 

b. an RCC compliant road link and pedestrian footpath has been 
provided up to the eastern legal boundary of the application site as 
per Drawing No APL_205 rev H; 

c. the open space provision to the south of the access road (as shown 
on Drawing No APL_205 rev H) is completed and laid out in 
accordance with drawing no APL_301 rev I, and the Fairley Road 
planting schedule Rev A (unless otherwords agreed in writing by 
the Planning Authority). The approved ‘public open space’ shall not 
thereafter be used for any purpose other than as public open 
space; 

- in the interests of amenity, pedestrian safety and in order to allow 
satisfactory vehicular access to the site to the east and ensure compliance 
with the West Huxterstone Masterplan. 
 

2. That no more than 40 dwellinghouses hereby granted permission shall be 
occupied unless all pedestrian footpaths shown on Drawing No APL_205 
rev H have been constructed up to the legal boundary of the application 
site and are available for use - in order to allow satisfactory pedestrian 
access to the site to the east and ensure compliance with the West 
Huxterstone Masterplan. 

 
3. That plots 22 – 34 inclusive hereby approved shall not be occupied unless 

the car parking areas relative to those houses have been constructed, 
drained, laid-out and demarcated in accordance with Drawing No 
APL_205 rev H, or such other drawing as may subsequently be submitted 
and approved in writing by Aberdeen City Council as Planning Authority. 
Such areas shall not thereafter be used for any other purpose other than 
the parking of cars ancillary to the development - in the interests of public 
safety and the free flow of traffic. 
 
 

Page 21



4. That no development shall take place within the application site until  the 
applicant has secured the implementation of a programme of 
archaeological work which shall include post-excavation and publication 
work in accordance with a written scheme of investigation, such a 
programme shall be submitted in advance for the written approval of 
Aberdeen City Council as Planning Authority - in the interests of protecting 
items of historical importance as may exist within the application site. 

 
5. That no development shall take place unless a bird hazard management 

plan has been submitted to and approved in writing by Aberdeen City 
Council as Planning Authority (in consultation with Aberdeen International 
Airport). The submitted plan shall include details of the developer's 
commitment to managing the risk of attracting birds to the site during 
excavation activities, measures put in place for the safe dispersal of birds, 
and thereafter the such approved measures shall be implemented in full – 
to avoid endangering the safe movement of aircraft and the operation of 
Aberdeen International Airport through the attraction of birds. 
 

6. That no development shall take place unless a scheme of all drainage 
works designed to meet the requirements of Sustainable Urban Drainage 
Systems has been submitted to and approved in writing by Aberdeen City 
Council as Planning Authority and thereafter no individual house shall be 
occupied unless the drainage required for that house has been installed in 
complete accordance with such an approved scheme - in order to 
safeguard water qualities in adjacent watercourses and to ensure that the 
development can be adequately drained. 
 

7. That no development shall take place unless  a site specific Environmental 
Management Plan (EMP) must be submitted for the written approval of 
Aberdeen City Council as Planning Authority (in consultation with SEPA 
and other agencies such as SNH as appropriate) and all work shall be 
carried out in accordance with such approved plan. Such plan must 
address the following: surface water management and pollution 
prevention; soils management; site waste management; and noise & dust 
management - in order to minimise the impacts of necessary 
demolition/construction works on the environment. 
 

8. That no development shall take place unless there has been submitted to 
and approved in writing by the Planning Authority, a detailed scheme of 
the site boundary enclosure along the western side of the development 
hereby granted planning permission. The scheme shall include details of 
the 'drystane gateway' to the site. None of the buildings along the Fairley 
Road elevation (plots 1-9 inclusive) hereby granted planning permission 
shall be occupied unless the said scheme has been implemented in its 
entirety - in order to preserve the amenity of the neighbourhood. 
 

9. That no development shall take place unless further details of the render 
finshes to the walls of the dwellinghouses hereby approved has been 
submitted to, and approved in writing by, the planning authority and 
thereafter the development shall be carried out in accordance with the 
details so agreed - in the interests of visual amenity. 
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10. That no development shall take place unless the mitigation measures as 
identified in the Northern Ecological Services report (report dated July 
2012) have been implemented in their entirety - in the interests of 
safeguarding the fauna and habitats on-site. 
 

11. That no development shall take place unless there has been submitted to 
and approved in writing a detailed Residential Transport Pack which 
outlines sustainable measures to deter the use of the private car, in 
particular single occupant trips and provides detailed monitoring 
arrangements, modal split targets and associated penalties for not 
meeting targets - in order to encourage more sustainable forms of travel to 
the development. 
 
That any tree work which appears to become necessary during the 
implementation of the development shall not be undertaken without the 
prior written consent of Aberdeen City Council as Planning Authority; any 
damage caused to trees growing on the site shall be remedied in 
accordance with British Standard 3998: 2010 "Recommendations for Tree 
Work" as soon as practicable - in order to preserve the character and 
visual amenity of the area. 

 
INFORMATIVES 
 
Cranes: 
This response applies to a maximum development height of 153m AOD. In the 
event that during construction, cranage or scaffolding is required, then their use 
must be subject to separate consultation with Aberdeen International Airport 
(AIA). We would like to draw the applicant's attention to the requirement within 
the British Standard Code of Practice for the safe use of Cranes, for crane 
operators to consult the aerodrome before erecting a crane in close proximity to 
an aerodrome. 
 
Sustainable Urban Drainage (SUDS): The proposed SUD ponds have the 
potential to attract feral geese and waterfowl, therefore details of the pond's 
profile and its attenuation times are requested from the applicant. If the pond is to 
remain dry for the majority of the year and has a rapid drawdown time, it should 
not be an attractant. However, should this not be the case, the scheme must 
outline the measures in place to avoid endangering the safe operation of aircraft 
through the attraction of birds. 
 
Landscaping: All landscaping plans and all plantations should be considered in 
view of making them unattractive to birds so as not to have an adverse effect on 
the safety of operations at the Airport by encouraging bird feeding/roosting and 
thereby presenting a bird strike threat to aircraft operating at the Airport. Expert 
advice should be sought on trees and shrubs that discourage bird activity as 
described above. 
 
Noise: Given the proximity of the development to the airport, all relevant 
insulation in building fabric including glasses, glazing and ventilation elements 
will be supplied and fitted in compliance with current noise attenuation 
regulations and tested. The Developer is advised to make themselves aware of 
current flight paths, including that of helicopters. 
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Hours of Construction: that, except as the Planning Authority may otherwise 
agree in writing, 
- no piling work shall be carried out; and 
- no construction or demolition work shall take place  outwith the hours of 7.00 
am to 7.00 pm Mondays to Fridays; 9.00 am to 4.00 pm Saturdays; or at any time 
on Sundays; except (on all days) for works inaudible outwith the application site 
boundary.  [For the avoidance of doubt, this would generally allow internal 
finishing work, but not the use of machinery] - in the interests of residential 
amenity. 
 
Lighting: That lighting schemes required during construction phases or in 
association to the completed development shall be of a flat glass, full cut off 
design, mounted horizontally and shall ensure that there is no light spill above the 
horizontal - to avoid endangering the safe operation of aircraft through confusion 
with aeronautical ground lights or glare. 
 
Waste Management: A full site waste management plan for the processing of 
construction and demolition waste should be submitted to and approved in writing 
by the relevant authority (in this case SEPA) and no work shall be carried out 
unless in accordance with the approved plan unless the relevant authority has 
given written consent for a variation – to ensure that waste on the site is 
managed in a sustainable manner 
 
 
Dr Margaret Bochel 
Head of Planning and Sustainable Development. 
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Planning Development Management Committee  
 

PHASES 2 & 3, PRIME FOUR BUSINESS 
PARK, LAND TO NORTH OF PHASE 1 
 
APPLICATION FOR APPROVAL OF MATTERS 
SPECIFIED IN CONDITIONS-FORMULATION 
OF LINK ROAD INCLUDING ASSOCIATED 
LANDSCAPING AND DRAINAGE WORKS 
PHASE 2/3, CONDITIONS 3 PART(I)ACCESS 
AND (VII) LANDSCAPING OF PLANNING 
PERMISSION IN PRINCIPLE P120649  
 
For: Drum Kingswells Business Park Ltd 
 
 

 
 
 
 
 

Application Type : Approval of Conditions for 
Planning Permission in Principle 
Application Ref.   :  P131501 
Application Date:       14/10/2013 
Officer :                     Tommy Hart 
Ward : Kingswells/Sheddocksley/Summerhill (L 
Ironside/S Delaney/D Cameron) 

Advert  : Can't notify neighbour(s) 
Advertised on: 30/10/2013 
Committee Date:  
Community Council : Comments 
 

 
 

 

 

 RECOMMENDATION:  Approve subject to conditions 
 
 
 
 
 

Agenda Item 2.2
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DESCRIPTION 
The application site sits within Phases 2 & 3 of the Prime Four Business Park, 
which extends to approximately 20 hectares some four miles west of Aberdeen 
city centre and two miles east of Westhill. The settlement of Kingswells lies to the 
east, on the opposite side of the C89 Kingswells Bypass.  
 
Phases 2 and 3 of Prime Four was formally rolling agricultural grazing land. The 
application site itself is irregular in shape and broadly bounded as follows: to the 
north by greenfield land beyond the Kingswells Consumption Dyke, a Scheduled 
Ancient Monument and Category B Listed Building; to the east by the C89 
Kingswells Bypass, with Kingswells village beyond; to the south by Phases 1 and 
2 of the Prime Four Business Park and existing properties / businesses; and, to 
the west by greenfield land beyond the West Hatton Woods (an Ancient and 
Semi-Natural Woodland).  
 
Work is underway in respect to Phases 1 and 2 of the business park with plots 1 - 
6 currently at varying stages of construction. 
 
RELEVANT HISTORY 
A number of planning applications have been submitted in respect to Phase 1, 2 
and 3 of Pime Four. With specific reference to Phases 2 and 3, the following: 
 

- Planning ref 120649 for Planning Permission in Principle for Phase 2 & 3 
was granted permission under delegated powers in November 2012 
subject to a number of Conditions and a legal agreement. 

 
- Planning ref 121756 for Approval of Matters Specified in Conditions 

relating to internal road layout (Phase 2) was granted permission subject 
to conditions in April 2013. 
 

- Planning ref 121757 for Approval of Matters Specified in Conditions 
relating to plot 6 (Phase 2) was granted permission subject to conditions in 
April 2013. 

 
- Planning ref 121758 for Approval of Matters Specified in Conditions 

relating to the landscaping of the ‘Four Court’ was granted permission 
subject to conditions in April 2013. 

 
- Planning ref 121759 (Full Planning Permission) for erection of hotel and 

associated leisure facilities and car parking at plot 5 was approved 
conditionally (subject to Legal Agreement) by the Development 
Management Sub-Committee on 21st March 2013. 

 
- Planning ref 130016 for Approval of Matters Specified in Conditions 

relating to the strategic landscaping of Phase 2 & 3 was approved subject 
to conditions in April 2013. 
 

- Planning refs 131710 (Children’s Nursery at plot 8), 131810 (Office at plot 
11a), 140143 (Mixed use pavilions within the Four Court), 140144 (Office 
at plot 9) and 140145 (Office at plot 10) are currently under consideration. 
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PROPOSAL 
This application seeks permission for the formation of a link road and associated 
landscaping and drainage works, by purifying the relevant parts of condition 3, 
attached to Planning Permission in Principle 120649, namely: (I) access & (VIII) 
landscaping.  
 
The access road would be located within the 120m ‘no build zone’ associated to 
the Kingswells Consumption Dyke, as defined in the Development Framework. 
 
Supporting Documents 
All drawings and the supporting documents listed below relating to this 
application can be viewed on the Council’s website at -   
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?131501 
On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
 
Formation of C89 Link Road Transport Statement (January 2014) 
Drainage Assessment, C89 Link Road (October 2013: Issue 2) 
 
REASON FOR REFERRAL TO COMMITTEE 
The application has been referred to the Planning Development Management 
Committee because Kingswells Community Council has objected to the 
application. Accordingly, the application falls outwith the scope of the Council’s 
Scheme of Delegation. 
 
CONSULTATIONS 
 
Roads Projects Team –there are no objections. Other outstanding minor design 
issues can be addressed at RCC stage. It is advised that the road is required to 
be open prior to the 60,409sqm class 4 use capacity being reached. 
 
Environmental Health – no comments received. 
 
Enterprise, Planning & Infrastructure (Flooding) – drainage proposals for 
Prime Four have already been agreed, which restricted run-off to 3.0l/s/ha during 
the critical ten year rainfall event. Provided there are no changes to the pre-
agreed terms then there are no adverse comments. 
 
Community Council – object to the application on the following grounds; 

1. The proposed road was not included in the masterplan for Phases 2 or 3 
of Prime Four and any access should nonetheless be from the A944; 

2. The development would be within the “definitive no build zone of 120m” 
from the consumption dyke; 

3. The proposed junction is a road safety hazard; 
4. The proposed signalised junction would severely impact on the current 

congestion issues on the C89 and increase rat-running through Kingswells 
Village. 

 
REPRESENTATIONS 
No letters of representation have been received. 
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PLANNING POLICY 
 
Aberdeen Local Development Plan 
Policy LR1 - Land Release Policy Part A 
Phase 1 release development: Employment 2007 – 2023; development on sites 
allocated in Phase one will be approved in principle. 
 
Supplementary Guidance 
A Development Framework establishing the principles for developing the overall 
business park and Masterplans for Phases 1, 2 and 3 were adopted as 
Supplementary Guidance in September 2011 and January 2013 respectively  
and are relevant material considerations.  
 
EVALUATION 
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 
require that in determining a planning application, regard must be had to the 
Development Plan. Determination shall be made in accordance with the Plan 
unless material planning considerations indicate otherwise. The Development 
Plan consists of the Aberdeen City and Shire Structure Plan and the Aberdeen 
Local Development Plan.  
 

Principle of Development 
In terms of Policy LR1, within the Aberdeen Local Development Plan, the 
proposal is within site OP40 (West Hatton and Home Farm, Kingswells) a 2007-
2023 release of employment land. Therefore the broad principle of employment 
related development has been established. Further to this Planning Permission in 
Principle has been granted (Planning ref 120649) and the broad land uses 
identified within the Development Framework and Masterplan for Phases 2 & 3.  
 
The Masterplan and Development Framework acknowledge that the main access 
to the Prime Four Business Park is at the southern end onto the A944. The 
Transport Assessment (TA) which informed the Development Framework and 
Masterplan acknowledged that that access has a limited capacity (60,409sqm of 
Class 4 use) and that an additional vehicular access will be required to serve 
development beyond this figure, which could be taken from the east, south or 
west. The Development Framework and indicative Masterplan layout shows a 
possible future link to the east of Phase 2, to the immediate north of the Park and 
Ride site. Taking the above into account, the principle of the access has been 
recognised in the various associated documents which have informed the 
planning of the release and thus is acceptable and there is no conflict with ALDP 
Policy LR1, the Development Framework or Masterplan. 
 

Condition 3 part I – access 
Vehicular access to Phases 2 & 3 will be available from the north/south 
boulevard, which runs through Phase 1, accessed from the A944 and from the 
proposed access from the C89. Other than the now proposed junction and link 
road, the internal road network has already been approved (Ref: 121756) and is 
currently under construction. The Roads Project Team have no objections to the 
planning application but do highlight the requirement for an additional access to 
the Prime Four Business Park before the equivalent of 60,409 sqm of Class 4 
use is operational.  
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Failure to provide an additional access point would restrict the amount of land 
which could be developed and go against the Development Framework, 
Masterplan and permissions granted. As discussed above the proposed access 
does not conflict with the Development Framework or Masterplan documentst is 
therefore considered that this condition 3 (I) should be purified. 
 
Condition 3 part VIII-landscape  
The key principles of the strategic landscaping have already been accepted 
through previous applications associated to Phases 1 and 2 and that appropriate 
mixture of soft and hard landscaping is to be continued here.  
 
The southern side of the access road would be lined with a variety of trees: 
English Oak, Scots Pine, Norway Maple, Large Leaved Lime, Red Oak, Silver 
Birch and Rowan, which would be set in ground seeded as grass (wildflower 
meadow mix and amenity lawn).  An area of woodland mix tree planting is also 
proposed along this southern side of the road, adjacent to the junction, and 
enhancing the visual quality of this access point.  
 
On the northern side of the junction a SUDS basin and swale outlet is proposed, 
surrounded by a landscaped area to match ‘the northern park’ (130016). Hard 
landscaping includes the introduction of new dry stone dykes, which follow the 
line of the original field boundaries, as well as footpaths an access to the SUDS 
area. 
 
It is considered that the proposed hard and soft landscaping complies with the 
principles set out in the Development Framework and Masterplan, and follow the 
guidance set out in the AMSC application 130016, which deals with strategic 
landscaping. It is therefore considered that this part (VII) of the condition should 
be purified. 
 
Consumption Dyke “no build zone” 
It is worth clarifying the issue surrounding the indicative “no build zone” which 
was set out in the Phase 2/3 Masterplan. The intent of the no build zone relates 
to buildings and other ‘structures’ of mass, rather than roads and paths. The new 
access road would help to define the green space network along its c.200m 
length at the north-eastern of Prime Four, and the proposed planting would 
enhance the landscape features at the northern end of the Business Park. At the 
western connection point with the approved internal road, the green space 
network is defined by the sealing end compound where overhead electricity lines 
coming from the north west are routed underground as they enter the “no build 
zone”. Beyond that compound, to the west, the office within plot 11a is shown as 
being around 150m away from the consumption dyke.  The SUDS basin and 
swale are shown as being landscaped in line with the strategic landscape plans 
and would fit in well with the green space network area to the north of the 
development. 
 
As such it is not considered that there is any conflict with the Development 
Framework or Masterplan documents, relative to development within the “no 
build zone”. 
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Relevant planning matters raised by Community Council 
The issues raised by Kingswells Community Council have been addressed above 
and no objections have been received from the Roads Projects Team. 
 
RECOMMENDATION 
 
Approve subject to conditions 
 
REASONS FOR RECOMMENDATION 
The plans and information submitted in relation to this Application for Approval of 
Matters specified in Conditions-Formulation of link road including associated 
landscaping and drainage works Phase 2/3, Conditions 3 part (i) Access and (vii) 
Landscaping of Planning Permission in Principle P120649 
 
CONDITIONS 
 
it is recommended that approval is granted subject to the following 
conditions:- 
 
(1) that no development shall take place unless samples of all hard landscaping 

materials (apart from the tarmac road covering) to be used in the 
development hereby approved has been submitted to, and approved in 
writing by, the planning authority and thereafter the development shall be 
carried out in accordance with the details so agreed - in the interests of 
visual amenity and consistency throughout the Prime Four development. 
 

(2) that unless otherwise agreed in writing by the planning authority, all 
planting, seeding, turfing and other associated soft and hard landscape works, 
as well as the footpaths and cyclepaths all as comprised in approved drawing 
numbers OPEN_497_C89A_HS001 Rev. 00 or such other drawings as may 
subsequently be approved in writing for the purpose by the planning authority, 
shall be carried out in or before the first planting season following the completion 
of the development and any trees or plants which within a period of 5 years from 
the completion of the development die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of 
a size and species similar to those originally required to be planted, or in 
accordance with such other scheme as may be submitted to and approved in 
writing for the purpose by the planning authority - in the interests of the amenity 
and biodiversity of the area, the creation of new habitats and to ensure 
appropriate connectivity throughout the site. 
 
 

 

Dr Margaret Bochel 
Head of Planning and Sustainable Development. 
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Planning Development Management Committee  
 

SITE 17 CRAIGSHAW DRIVE, WEST TULLOS 
INDUSTRIAL ESTATE 
 
ERECTION OF 1 NO.3 STOREY OFFICE, 1 
NO.2 AND 3 STOREY OFFICE AND 
ASSOCIATED PARKING    
 
For: Knight Property Group 
 
 

 

 
 
 
 
 

Application Type : Detailed Planning Permission 
Application Ref.   :  P131287 
Application Date:       30/08/2013 
Officer :                     Jennifer Chalmers 
Ward : Kincorth/Nigg/Cove (N Cooney/C 
Mccaig/A Finlayson) 

Advert  :  
Advertised on:  
Committee Date: 20th March 2014 
Community Council : Comments 
 

 

 
 

 

 

RECOMMENDATION:  
 
Approve subject to conditions, but withhold issue of the consent document 
until such time as the applicant has entered into an appropriate agreement 
with the planning authority for the payment of developer contributions in 
relation to Core Paths and the Strategic Transport Fund 
 
 
 

Agenda Item 2.3
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DESCRIPTION 
The site is located at the junction with Craigshaw Drive and Wellington Road.  
The site covers an area of approximately 3208sqm with the boundary of the 
application site being approximately 2.8 metres from residential properties 
directly to the south.  The application site forms a small section of a much wider 
site which formerly contained a workshop building with car parking and external 
yard area.  The remainder of the site has 2 no recently completed the office 
buildings and a third office building which is currently being built. 
 
 
RELEVANT HISTORY 
P120200 – Conditional approval granted on 4th September 2012 for the 
‘Proposed demolition of existing car showrooms and workshops, and erection of 
2 no office pavilions with associated car parking, landscaping and services 
(external plant, cycle compounds and bin stores)’. 
 
P121778 – Conditional approval granted on 15th May 2013 for the ‘Erection of 
new 3 storey office and associated  parking’ 
 
 
PROPOSAL 
Detailed planning permission is sought to erect 1 no three storey office block, 1 
no predominantly 2 storey office block and associated car parking.  This is an 
amended proposal to the original proposal which was initially for 2 no 3 storey 
buildings.  These buildings would be located within the south and south eastern 
corner of the application site.     
 
Building 4 would be 3 storeys, would run parallel to the eastern boundary and 
would be positioned approximately 8.4m off the application site boundary.  There 
would be 40 car parking spaces immediately outside the building along with a 
further 16 car parking spaces within the wider application site.  This building 
would have an overall gross footprint of 1740sqm.  The main entrance would be 
on the western elevation.  Air conditioning units and refuse compound located 
along the southern boundary.   
 
Whilst Building 5 would be predominantly 2 storeys with a 3 storey feature tower 
located at the eastern end.  The building would be positioned approximately 7.2m 
off the southern boundary to which it runs parallel.  Building 5 would have an 
overall gross footprint of 2040sqm.  The building would have 66 car parking 
spaces.  Air conditioning and refuse compounds would be located within the car 
parking area to the north side of the building.   
 
 
Supporting Documents 
 
All drawings and the supporting documents listed below relating to this 
application can be viewed on the Council’s website at -   
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?131287 

On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
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• Transport Assessment 

• Drainage Assessment 

• Environmental Report 

• Planning Noise Assessment 

• Planning Design Statement 

• Planning Statement 
 
 
REASON FOR REFERRAL TO COMMITTEE 
The application has been referred to the the Planning Development Management 
Committee because there has been an objection from Nigg Community Council 
and has attracted more than 5 objections.  Accordingly, the application falls 
outwith the scope of the Council’s Scheme of Delegation. 
 
 
CONSULTATIONS 
Roads Projects Team – No objection subject to requested conditions 
Environmental Health – In order to mitigate as far as practicable air quality 
impact it is recommended that a condition is attached requiring production of a 
Sustainable Travel Plan to minimise private vehicle use in relation to the 
proposal. 
Developer Contributions Team - Core paths and Strategic Transport Fund 
contributions have been requested. 
Enterprise, Planning & Infrastructure (Flooding) – Satisfied with the surface 
water drainage proposals for the development as per e-mail dated 17th October 
2013.                                                                                                                                                         
Community Council – Nigg Community Council have objected to the original 
plans, the reasons for which are listed below.  No revised comments were 
received for the amended plans. 
 

1. The scale, height and layout on the application is in complete contrast on 
previous usage 

2. The proximity of the proposed application will have a detrimental effect on 
neighbouring properties 

3. The application will overlook, causing loss of privacy to neighbouring 
properties 

4. The application will overshadow, causing loss of daylight to neighbouring 
properties 

5. Lack of parking spaces will result in indiscriminate parking in nearby 
residential areas 

6. Expected increase in traffic volume, will put extra pressure on an area 
which is currently under strain to cope at present 

 
 
REPRESENTATIONS 
7 letters of objection were received in relation to the initial proposal and 1 from a 
local councillor.  The objections raised related to the following matters – 
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1 Amenity 
issues to the residential flats on Craig Park relating to impact on privacy 
due to the proximity of the proposed office building being to close 
especially window to window distance, loss of view, reduced 
daylight/sunlight, height of proposed building, overlooking 

2 Ownership of the boundary between the application site and Craig Park  
3 Process of objection totally fake as plans appears to have already been 

approved in secret without consultation. 
4 Previous applications on the site have not been built to approved plans 

therefore how can residents expect the planning application for this 
application to be a true reflection of what is actually proposed.  

5 The ridge of the previous building is shown to be slightly lower than the 
proposed ridge line, however the previous buildings ridge line lay in a 
North/South direction whilst the proposed building is flat roofed and three 
storey’s.   

6 The design of the proposed building would be ugly and obtrusive 
7 The roof will create a roosting spot for seagulls 
8 Does not provide enough parking spaces for the number of employees 

who will work there.  Previous application on site has created problems 
with non residents parking on Craig Park. 

9 The junction between Abbotswell Road and Craigshaw has been modified 
with a right hand filter lane.  This in turn now causes problems for traffic 
going in the opposite direction where the two lane approach to the 
roundabout at Abbotswell and the dual carriageway  has been reduced in 
length and which is now more of a hazard.  No mitigation has been 
provided for this application.   

10 Where are the environmental studies which justify further traffic pollution , 
how will this be mitigated? 

11 Land stolen from residents of Craig Park for construction of cycle path, 
there is no such cycle path, only the footpath has been widened using land 
which belongs to the residents. 

12 Application clearly amounts to major development but it has been drip-fed 
for approval in a piecemeal way.  Such practice does raise understandable 
suspicions as to the transparency of the Planning process in this instance.  

13 Developer already issued Marketing Brochure on what will be available to 
lease on the site, before the application has gone before committee. 

 
6 letters of objection were received after renotification as a result of amended 
plans being submitted.  The objections raised related to the following matters – 

1. Amenity issues to residents on Craig Park relating to overlooking, lack of 
daylight, distance between flats and proposed offices, loss of privacy,   

2. Building should have been situated where car parking is proposed as 
would have less impact on residents. 

3. Amended plans do not show increase in number of parking spaces and 
will lead to parking on Craig Park. 

4. The new development will not be the specified distance from the actual 
boundary due to the removal of a boundary wall. 

5. The construction of these office buildings is only going to add to the 
pollution problems on Wellington Road. 

6. Developer has no right to claim land beyond original boundary. 
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7. Land has already been built up therefore in terms of a reduction in height 
is no compromise. 

8. Developer already issued Marketing Brochure on what is available on the 
site showing all buildings and the original plans for the scheme were 
available before the first planning permission was given. 

 
 
PLANNING POLICY 
 
National Policy and Guidance 
Scottish Planning Policy  
This policy states that planning authorities should promote the efficient use of 
land and buildings, directing development towards sites within existing 
settlements where possible to make effective use of existing infrastructure and 
service capacity and to reduce energy consumption.  Redevelopment of urban 
and rural brownfield sites is preferred to development on greenfield sites.   
 
The planning system should support economic development in all areas by: 

• Taking account of the economic benefits of proposed development in 
development plans and development management decisions, 

• Promoting development in sustainable locations, particularly in terms of 
accessibility, 

• Promoting regeneration and the full and appropriate use of land, buildings 
and infrastructure, 

• Supporting development which will provide new employment opportunities 
and enhance local competitiveness, and 

• Promoting the integration of employment generation opportunities with 
supporting infrastructure and housing development.   

 
High environmental quality can be an important component in attracting 
investment into an area and can provide important economic opportunities, for 
example through tourism and recreation.  Planning authorities should therefore 
ensure that new development safeguards and enhances an area’s environmental 
quality and, where relevant, should promote and support opportunities for 
environmental enhancement and regeneration.  Previously developed land is a 
potential source of sites for new development and planning authorities should 
support and promote proposals to bring vacant  or derelict land back into 
productive use for development or to create more attractive environments.   
 
Aberdeen City and Shire Structure Plan 
One of the Plan’s core objectives is to provide an opportunity to encourage 
economic development and to create new employment in a range of areas that 
are both appropriate for and atrractive to the needs of different industries, while 
at the same time improving the essential strategic infrastructure necessary to 
allow the economy to grown over the long term.   
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Aberdeen Local Development Plan 
Policy BI1 - Business and Industrial Land  
This policy states that Aberdeen City Council will support the development of the 
business and industrial  land allocations set out in this Plan.  Industrial and 
business uses (Class 4 Business, Class 5 General Industrial and Class 6 Storage 
and Distribution) in these areas, including already developed land, shall be 
retained.   
 
 
 
Where business and industrial areas are located beside residential areas we will 
restrict new planning permissions to Class 4 Business.  Buffer zones will be 
required to separate thse uses and safeguard residential amenity.  Conditions 
may be imposed regarding noise, hours of operation  and external storage.   
 
New business and industrial land proposals shall make provision for areas of 
recreational and amenity open space, areas of strategic landscaping, areas of 
wildlife value and footpaths, in accordance with the Council’s Open Space 
Strategy, Open Space Supplementary Guidance and approved planning briefs / 
masterplans. 
 
Policy R7 - Low and Zero Carbon Buildings  
All new buildings, in meeting building regulations energy requirements, must 
install low and zero-carbon generating technology to reduce the predicted carbon 
dioxide emissions by at least 15% below 2007 building standards.  This 
percentage requirement will be increased as specified in Supplementary 
Guidance.   
 
Policy D1 - Architecture and Placemaking  

In order to ensure high standards of design, new development must be designed 
with due consideration for its context and make a positive contribution to its 
setting.  Factors such as siting, scale, massing, colour, materials, orientation, 
details, the proportions of building elements, together with the spaces around 
buildings, including streets, squares, open space, landscaping and boundary 
treatments, will be considered in assessing that contribution.  
 
Policy D3 - Sustainable and Active Travel  
This policy states that new development will be designed in order to minimise 
travel by car, improve access to services and promote healthy lifestyles by 
encouraging active travel.  Development will maintain and enhance permeability, 
ensuring that opportunities for sustainable and active travel are both protected 
and improved.  Access to and movement within and between, new and existing 
developments will prioritise transport modes in the following order – walking, 
cycling, public transport, car and other motorised vehicles.   
 
Policy I1 - Infrastructure Delivery and Developer Contributions  
Development must be accompanied by the infrastructure, services and facilities 
required to support new or exanded  communities and the scale and type of 
developments proposed.   
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Where development either individually or cumulatively will place additional 
demands on community facilities or infrastructure that would necessitate new 
facilities or exacerbate deficiencies in existing provision, the Council will require 
the developer to meet or contribute to the cost of providing or improviing such 
infrastructure or facilities.   
 
Policy T2 - Managing the Transport Impact of Development  
New developments will need to demonstrate that sufficient measures have been 
taken to minimise the traffic generated. 
 
Transport Assessments and Travel Plans will be required  for developments 
which exceed the thresholds set out in the Transport and Accessibility  
Supplementary Guidance.  Planning conditions and / or legal agreements may be 
imposed to bind the targets set out in the Travel Plan and set the arrangements 
for monitoring, enforcement and review.   
 
Maximum car parking standards are set out in Supplementary Guidance on 
Transport and Accessibility and detail the standards that different types of 
development should provide.  
 
Policy NE6 – Flooding and Drainage  
Development will not be permitted if: 
1. it would increase the risk of flooding:- 
(a) By reducing the ability of the functional flood plain to store and convey water; 
(b) Through the discharge of additional surface water; or 
(c) By harming flood defences. 
2. it would be at risk itself from flooding 
3. adequate provision is not made for access to waterbodies for maintenance 
 
Supplementary Guidance 

• Low Zero Carbon Buildings 

• Transport and Accessibility 

• Infrastructure and Developers Contribution Manual 

• Open Space 
 
 
EVALUATION 
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as 
amended) require that where, in making any determination under the planning 
acts, regard is to be had to the provisions of the development plan and that 
determination shall be made in accordance with the plan, so far as material to the 
application, unless material considerations indicate otherwise. 
 
Scottish Planning Policy  
In terms of Scottish Planning Policy, the application site is brownfield land and 
has been vacant for more than a year.  The application was assessed in terms of 
the promotion of development in sustainable locations particularly in terms of 
accessibility and as explained below the site is easily accessible through different 
modes of transport.  The proposals would also provide new employment 
opportunities and enhance local competitiveness within the surrounding area.   
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Principle of Development  
In terms of policy within the local development plan, the principle of office 
development on this site accords with policy BI1 as the land is zoned for such 
use as well as it fitting in well with the surrounding area and not impacting on the 
deliverability or viability of other surrounding uses.  This proposal is also in 
accordance with both Scottish Planning Policy and the Aberdeen City and Shire 
Structure Plan as it would be bringing vacant land back into productive use for 
development.   
 
Design 
Both buildings would incorporate significant proportions of Kingspan aluminium 
cladding panels, commonly used in new buildings, especially in industrial estates 
or equal flat panel ‘mini/microrib’ cladding to main walls with vertical strip joints 
and feature stringcourse cills, colours to be mix of Greystone, and metallic silver 
or equivalent, as well as a feature granite rainscreen on walls adjacent the 
entrance area.  The feature corner tower windows would be aluminium curtain 
wall panels with horizontally laid vertical cladding strip between on each 
elevation, tinted high performance glass  with dark grey frames.  The proposed 
structure is of a simple design with flat roof and would not be out of keeping given 
the surrounding environment of the industrial estate, which has a mix of different 
building types.    
 
Building 4 would be 3 storeys high and be positioned parallel to Wellington Road.  
The south end of the building would be built into the north facing slope.  This 
building would be the same height as the main part of Building 3 which would sit 
immediately to the north.  There would be a retaining wall built around the 
eastern and southern boundary to the site which would mean that the south end 
of building 4 would be set approximately 3.6m below the pavement level of 
Wellington Road, whilst the north end would be level with the pavement.  At its 
closest point, Building 4 would be approximately 7m from the boundary to the 
south, beyond which there is an area of soft landscaping consisting of trees and 
shrubs which is to a depth of approximately 4m.  
 
The main section of Building 5 would be 2 storeys high whilst the eastern feature 
tower would be 3 storeys.  This building would run parallel with the southern 
boundary to the site and would also be built into the slope with the base of the 
proposed building being approximately 3.8m below the ground level of the flats 
immediately to the south.  The flats to the rear would be approximately 10m away 
from the proposed building.  There would be a car park immediately to the north 
of the property and immediately to the west.  The building would be positioned to 
the rear of the larger development site and would front into the wider 
development.   
 
It is considered that the design and materials proposed for both Building 4 & 5 
are acceptable and in keeping with the surrounding area.   
 
Access, Traffic and Transport 
In accordance with Policy T2, the applicants have submitted a Transport 
Assessment in support of the application.  This has been evaluated by the Roads 
Projects Team and its conclusions are deemed to be satisfactory.  
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 The access to the application site would be taken from the access road leading 
to the remainder of the site and which leads from Craigshaw Drive, as approved 
within planning application P120200.   
 
The proposed car parking provision was assessed in relation to Aberdeen City 
Council’s Supplementary Guidance on Transport and Accessibility.  This states 
that offices should have 1 space per 30sqm within an outer city area which 
Craigshaw Drive is within.  Given the proposed gross floor area, the proposed 
122 car parking spaces is 4 spaces less than the maximum number of spaces 
that would be acceptable in line with this guidance.   
 
A condition has been attached to ensure that a Sustainable Travel Plan is 
provided in line with Roads and Environmental Health comments.   
 
 
Sustainable Travel 
As previously mentioned a Transport Assessment was carried out in accordance 
with Policy T2 and looked at public transport, walking and cycling.  The site has 
good accessibility to public transport and there is a frequent level of service via 
existing bus routes.  A condition has been attached to ensure that a Travel Plan 
is provided.  Sufficient onsite car parking has been provided, however a condition 
has been attached to ensure that cycle and motor cycle parking is provided and 
located in suitable locations within the site.  This complies with Policy D3. 
 
 
Flooding and Drainage 
On submission of additional information relating to surface water drainage, the 
Flooding Engineer was satisfied with the surface water drainage proposals for the 
development.   
 
A Drainage Impact Assessment was submitted and the roads engineer is 
satisfied with the proposals.   
 
The proposal therefore complies with Policy NE6 as there would be no increased 
risk of flooding and not itself be at risk of flooding. 
 
Amenity 
Office Building 4 would be positioned to run parallel to Wellington Road and 
would be in line with Building 3 which is located immediately to the north of the 
proposed site of Building 4.  To the south of the site there are large mature trees 
which provide an element of screening from Craig Park.  This building would sit 
at a distance of approximately 40m from the nearest flat on Craig Park.  Due to 
the mature landscaping and the distance from the existing flats it is not 
considered that there would be any direct impact on the amenity of the local 
residents.  In relation to proximity to Wellington Road, Building 4 would sit 12m 
from the road verge, would be screened by trees and shrubs to a degree on the 
north approach into the city and would be built into the north facing slope thereby 
limiting its visual impact.   
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It is considered that there are two main issues that need addressing in relation to 
the Building 5.  These relate to the height and form of the proposed building and 
the issue of overlooking into the residential flats on Craig Park.   
 
Building 5 would be built on the same building line as the former workshop 
building which is approximately 10m from the existing flats on Craig Park and 
would parallel along this boundary.  The main section of the proposed office 
building which would be immediately opposite the Craig Park flats would be 
approximately 1m lower than the ridge line of the former workshop building and 
approximately 1.6m higher than the former buildings eaves line.  The 3 storey 
tower located at the eastern end of the building would be positioned across from 
a landscaped tree area.  Drawing nos. L4502 rev C and L4503 rev A highlights 
the height differences between the two existing and proposed buildings, however 
it does show that there would be limited impact on nine of the ground floor 
windows within Craig Park which run from the eastern end of the building.  It is 
recognised that the former building had a shallow pitched roof and a single storey 
section along the western side of the former building whilst the proposed office 
would have a flat roof.  It is acknowledged that there would be an additional 
impact on 3 ground floor level windows at the Craig Park flats as previously there 
was no building in front of them.  In terms of height it is considered that the 
proposed predominantly 2 storey office would have minimal impact on the 
residents of Craig Park, when compared to the height and form of the former 
workshop building.   
 
One major difference between the former workshop building and the proposed 
office building is the proposal to have windows on the south elevation which 
would face towards the flats on Craig Park.  Due to the difference in ground level 
between the application site and Craig Park, the top of the ground floor windows 
of the proposed office would be approximately 2.7m below the cill of the ground 
floor flats on Craig Park therefore there would be no overlooking involved at this 
level.  At first floor level however, it was recognised that given the distance 
between the properties and the height of the proposed windows at first floor level 
being the same as the ground floor windows on Craig Park that there is a very 
real issue of overlooking.  In order to address the issue of overlooking a condition 
has been attached requesting that obscure glass be installed on all first floor 
office windows on the 2 storey section of building in order to to mitigate any 
overlooking concerns.  The applicant has indicated his agreement to such a 
condition.   
 
In relation to daylight and sunlight, the proposed building is north of the flats on 
Craig Park, therefore there will be no impact on loss of sunlight to the existing 
flats.  In relation to daylight a 25 degree line to the horizontal is drawn from the 
mid-point of affected windows.  In this instance it shows that the proposed office 
development would not result in loss of daylight to the adjacent flats on Craig 
Park as shown on drawing no. L4503 rev A..   
 
Other Matters Raised in Representations 
The planning authority can only assess what is being applied for within a 
planning application and not possible future developments on the site.   
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In relation to the position of boundary lines and title deeds, these are not planning 
considerations.  An applicant does not need to own the land in order to apply for 
planning permission, however the applicant would need control of the land in 
order to implement the development in full. 
 
There is a hierarchy of developments which ensures that applications are dealt 
with in an appropriate way relating to their scale and complexity, allowing 
decisions to be taken at the most appropriate level.  In general there are Major 
Developments and Local Developments.  The threshold / criteria for an office 
within a Major Development is anything greater than 10,000sqm gross floor 
space of the building or the area of the site is or exceeds 2 hectares.  All 
applications for such developments require consultation between developers and 
communities prior to making a planning application.  However there is no such 
requirement for Local Developments.  In this instance the applicant has divided 
the site up into a smaller application which the applicant is legally entitled to do.   
 
A right to a view is not a planning consideration 
 
Any planning application that is approved must be built in accordance with the 
approved plans. 
 
Issues of seagulls roosting would be a management issue for the owners of the 
building.   
 
Developer Contributions 
In line with Policy I1, the developer contributions have been assessed based on a 
gross floor area (GFA) of the commercial premises plus 50% of hard standing 
and car parking (Gross External Area – GEA).  The development in this instance 
would require a contribution towards Core Paths only.   
 
A contribution towards the Strategic Transport Fund will also be required in order 
to contribute towards new and improved infrastructure within strategic growth 
areas.  The contribution would be held and administered by NESTRANS and will 
only be available for delivering strategic transport projects within the area.  The 
developer has agreed to pay both of these contributions.   
 
Conclusion 
The principle of an office development on this site accords with Policy BI1 and 
also the SPP and the City and Shire Development Plan, bringing a vacant 
brownfield site back into use.   
 
It is considered that both Buildings 4 & 5 are acceptable as they would be of a 
similar size and scale to Building 1 & 2 which were previously approved.   These  
would be no higher than the highest part of other buildings within the site and 
would have similar external finishes.  There is sufficient onsite parking and cycle 
facilities and the site is accessible by a variety of travel modes, including public 
transport.   
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Having addressed the issues and concerns within letters of objection it is 
considered that the proposal would not have a detrimental impact on the 
character or amenity of the business and industrial area within which it is zoned 
or on the residential flats to the south of the site.  The proposal accords with 
Policies BI1, R7, D1, D3, I1, T2, NE6 of the Aberdeen Local Development Plan, 
Scottish Planning Policy and the Aberdeen City and Shire Structure Plan. 
 
 
RECOMMENDATION 
 
Approve subject to conditions, but withhold issue of the consent document 
until such time as the applicant has entered into an appropriate agreement 
with the planning authority for the payment of developer contributions in 
relation to Core Paths and the Strategic Transport Fund 
 
 
REASONS FOR RECOMMENDATION 
The principle of an office development on this site accords with Policy BI1 
(Business and Industrial Land) and also the Scottish Planning Policy (SPP) and 
the Aberdeen City and Aberdeenshire Structure Plan, bringing a vacant 
brownfield site back into use. 
 
Building 4 would be of a similar size and scale to the previously approved 
buildings within the wider site whilst Building 5 would be 1 storey lower than all 
the other buildings within the wider site.  Both buildings would be constructed 
using similar external finishes.  Sufficient onsite parking and cycle facilities would 
be provided.  The site is accessible by a variety of travel modes, including public 
transport. 
 
The proposal would not have a detrimental impact on the business and industrial 
area or on the residential flats to the south of the site due to its distance and the 
proposed use.  
 
The proposal accords with the Aberdeen Local Development Plan Policies D1 
(Architecture and Placemaking) in relation to design, siting, scale, colour, 
materials and orientation, D3 (Sustainable and Active Travel) in relation to 
providing opportunities for sustainable and active travel, I1 (Infrastructure 
Delivery and Developer Contributions) where contributions have been requested 
in relation to Core Paths and the Strategic Transport Fund, T2 (Managing the 
Transport Impact of Development) whereby a Transport Assessment was carried 
out and a condition has been attached requesting the submission of a Travel 
Plan and also NE6 (Flooding and Drainage) as there is no risk of flooding or of 
being flooded. 
 
It is concluded that this proposal demonstrates accordance with the relevant 
provisions of the Development Plan, and that no material considerations have 
been identified which are sufficient to warrant determination other than in 
accordance with that Development Plan. 
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CONDITIONS 
 
it is recommended that approval is granted subject to the following 
conditions:- 
 
(1)  Notwithstanding the details shown on Drawing No. Ph3_502 rev D that no 
development in relation to Building 5 pursuant to the planning permission hereby 
approved shall be carried out unless there has been submitted to and approved 
in writing for the purpose by the planning authority a detailed scheme showing 
the windows at first floor level on the south facing elevation of the 2 storey 
section of building being fitted with obscure glass including details of the 
obscuration level - in the interests of protecting the privacy of adjoining residential 
properties. 
 
(2)  That neither of the office buildings hereby granted planning permission shall 
be occupied unless a scheme detailing motorcycle and cycle storage provision 
has been submitted to, and approved in writing by the planning authority, and 
thereafter implemented in full accordance with said scheme - in the interests of 
encouraging more sustainable modes of travel. 
 
(3)  That the office buildings hereby granted planning permission shall not be 
occupied unless details for the provision of showers, lockers and changing 
facilities have been submitted to, and approved in writing by the planning 
authority, and thereafter implemented in full accordance with said details - in 
association with the encouragement of more sustainable modes of travel. 
 
(4)  that the development hereby approved shall not be occupied unless the car 
parking areas hereby granted planning permission have been constructed, laid-
out and demarcated in accordance with drawing No. L4501 rev C and drained in 
accordance with drawing Nos. 92218/2060 & 92218/2070 of the plans hereby 
approved or such other drawing as may subsequently be submitted and 
approved in writing by the planning authority. Such areas shall not thereafter be 
used for any other purpose other than the purpose of the parking of cars ancillary 
to the development and use thereby granted approval - in the interests of public 
safety and the free flow of traffic. 
 
(5)  that the development hereby granted planning permission shall not be 
occupied unless all drainage works detailed on Plan Nos 92218/2060 and 
92218/2070 or such other plans as may subsequently be approved in writing by 
the planning authority for the purpose have been installed in complete 
accordance with the said plan - in order to safeguard water qualities in adjacent 
watercourses and to ensure that the proposed development can be adequately 
drained. 
 
(6)  that no development pursuant to the planning permission hereby approved 
shall be carried out unless there has been submitted to and approved in writing 
for the purpose by the planning authority a further detailed scheme of 
landscaping for the site, which scheme shall include indications of all existing 
trees and landscaped areas on the land, and  
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details of any to be retained, together with measures for their protection in the 
course of development, and the proposed areas of tree/shrub planting including 
details of numbers, densities, locations, species, sizes and stage of maturity at 
planting - in the interests of the amenity of the area. 
 
(7)  that all planting, seeding and turfing comprised in the approved scheme of 
landscaping shall be carried out in the first planting season following the 
completion of the development and any trees or plants which within a period of 5 
years from the completion of the development die, are removed or become 
seriously damaged or diseased shall be replaced in the next planting season with 
others of a size and species similar to those originally required to be planted, or 
in accordance with such other scheme as may be submitted to and approved in 
writing for the purpose by the planning authority - in the interests of the amenity 
of the area. 
 
(8)  That the use hereby granted planning permission shall not take place unless 
provision has been made within the application site for refuse storage and 
disposal in accordance with a scheme which has been submitted to and 
approved in writing by the planning authority – in order to preserve the amenity of 
the neighbourhood and in the interests of public health. 
 
(9)  that the building hereby approved shall not be occupied unless a scheme 
detailing compliance with the Council's 'Low and Zero Carbon Buildings' 
supplementary guidance has been submitted to and approved in writing by the 
planning authority, and any recommended measures specified within that 
scheme for the reduction of carbon emissions have been implemented in full - to 
ensure that this development complies with requirements for reductions in carbon 
emissions pecified in the City Council's relevant published Supplementary 
Guidance document, 'Low and Zero Carbon Buildings'. 
 
(10)  That no development shall take place unless there has been submitted to 
and approved in writing a detailed Green Travel Plan, which outlines sustainable 
measures to deter the use of the private car, in particular single occupant trips 
and provides detailed monitoring arrangements, modal split targets and 
associated penalties for not meeting targets - in order to encourage more 
sustainable forms of travel to the development. 
 
  
 

 
Dr Margaret Bochel 
Head of Planning and Sustainable Development.  
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Planning Development Management Committee  
 

SOUTH LASTS FARM, CONTLAW ROAD, 
MILLTIMBER 
 
FORMATION OF ACCESS TRACK 
ASSOCIATED WITH PLANNING APPLICATION 
(REF 12/0166).    
 
For: G & B Renewables Ltd 
 
 

 
 
 
 
 

Application Type : Detailed Planning 
Permission 
Application Ref.   :  P131865 
Application Date:       10/01/2014 
Officer :                     Robert Forbes 
Ward : Lower Deeside (M Boulton/A Malone/M 
Malik) 

Advert  : Can't notify 
neighbour(s) 
Advertised on: 22/01/2014 
Committee Date: 20 March 2014 
Community Council :  Comments 
 

 

 RECOMMENDATION:  
 
 Approve subject to conditions 
 
 
 
 

Agenda Item 2.4
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DESCRIPTION 
This site comprises farmland and part of an existing access road located in open 
countryside about 2.5km north of Peterculter and 4 km south-west of Kingswells. 
Beans Hill lies approximately 1km to the east of the farm buildings, at a maximum 
elevation of 137m. South Lasts Farm site is currently accessed by a tarred 
private road, approximately 3m wide, leading north from the junction with the 
public road (Contlaw Road). The farm contains no rights of way or recreational 
paths. It is relatively devoid of natural vegetation or landscape features of special 
interest and is used as arable farmland and improved grassland. The field 
boundaries are generally defined by fencing / low drystane dykes. An area of 
mature / amenity deciduous woodland is located to the south of South Lasts 
Cottages and is designated as a Local Nature Conservation Site.  
 
RELEVANT HISTORY 
Conditional planning permission for erection of a wind turbine at South Lasts 
Farm was granted in 2012 (ref. 120166) and is currently being implemented on 
higher land approximately 750m to the east of South Lasts farmstead on the west 
flank of Beans Hill. 
 
A subsequent planning application for erection of an additional wind turbine on 
land to the north of the site within the same farm unit has been submitted and 
awaits determination (ref. 131859). 
 
PROPOSAL 
Detailed planning permission is sought for the formation of an access track on 
existing farmland. The track would extend from the B979 to connect with the 
existing farm track about 660m to the east. Local widening of the existing tarred 
farm track to 4m is also proposed. Other than the junction with the B979, which 
would be tarred, the new track would be unsurfaced. Associated drainage, 
fencing and landscaping measures are also proposed.   
 
The proposal has been amended to include mitigatory planting measures which 
have been requested in order to provide a degree of softening of the track and in 
order to integrate it with its landscape setting and to ensure ecological protection 
/ enhancement measures.   
 
Supporting Documents 
All drawings and the supporting documents relating to this application, including 
ecology report, construction method statement and traffic route management 
plan can be viewed on the Council’s website at: 
 http://planning.aberdeencity.gov.uk/PlanningDetail.asp?131865 

On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
 
REASON FOR REFERRAL TO COMMITTEE 
The application has been referred to the Planning Development Management 
Committee because the local community council have objected. Accordingly, the 
application falls outwith the scope of the Council’s Scheme of Delegation. 
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CONSULTATIONS 
Roads Projects Team – No objection subject to conditions regarding surfacing 
of the junction of the proposed access road, safeguarding of proposed visibility 
splays and surface water drainage; 
Environmental Health – No objection; 
Enterprise, Planning & Infrastructure (Flooding) - No objection;  
Education, Culture & Sport (Archaeology) – Request a condition to allow 
archaeological investigation; 
Shell UK – No objection; 
BP – No objection. Advise the applicant to contact them to ensure pipeline 
protection is ensured.  
Community Council – Object on the basis of public road safety concerns 
relating to the use of the B979 access.    
 
REPRESENTATIONS 
None 
 
PLANNING POLICY 
 
National Policy and Guidance  
The key priority of the Scottish Government is sustainable economic growth. 
Paragraphs 159 and 163 of SPP regarding green belts are relevant and state 
that:-    
“The purpose of green belt designation in the development plan as part of the 
settlement strategy for an area is to:- 
• direct planned growth to the most appropriate locations and support 
regeneration,  
• protect and enhance the quality, character, landscape setting and identity 
of towns and cities, and  
• protect and give access to open space within and around towns and cities. 
Certain types and scales of development may be appropriate within a green belt, 
particularly where it will support diversification of the rural economy. These may 
include development associated with agriculture… and essential infrastructure 
such as …electricity grid connections. “ 
 
Aberdeen Local Development Plan 
 
Policy NE2 – Green Belt  
No development will be permitted in the green belt for purposes other than those  
essential for agriculture, woodland and forestry, recreational uses compatible 
with an agricultural or natural setting, mineral extraction or restoration or 
landscape renewal.  The following exceptions apply to this policy:  
 
1. Proposals for development associated with existing activities in the green belt  
will be permitted but only if all of the following criteria are met:  
 a) the development is within the boundary of the existing activity.  
 b) the development is small-scale.  
 c) the intensity of activity is not significantly increased.  
 d) any proposed built construction is ancillary to what exists 
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Policy R8 - Renewable and Low Carbon Energy Developments  
The development of renewable and low carbon energy schemes is supported 
and applications will be supported in principle if proposals:  
1. Do not cause significant harm to the local environment, including landscape  
character and the character and appearance of listed buildings and conservation  
areas.  
2. Do not negatively impact on air quality.  
3. Do not negatively impact on tourism.  
4. Do not have a significant adverse impact on the amenity of dwelling houses.  
 
Policy D1 - Architecture and Placemaking  
To ensure high standards of design, new development must be designed with 
due consideration for its context and make a positive contribution to its setting. 
Factors such as siting, scale, massing, colour, materials, orientation, details, the 
proportions of building elements, together with the spaces around buildings, 
including streets, squares, open space, landscaping and boundary treatments, 
will be considered in assessing that contribution.  
 
Policy D3 - Sustainable and Active Travel  
New development will be designed in order to minimise travel by private car, 
improve access to services and promote healthy lifestyles by encouraging active  
travel. Development will maintain and enhance permeability, ensuring that 
opportunities for sustainable and active travel are both protected and improved. 
Access to, and movement within and between, new and existing developments 
will prioritise transport modes in the following order - walking, cycling, public 
transport, car and other motorised vehicles.  
 
Existing access rights, including core paths, rights of way and paths within the 
wider network will be protected and enhanced. Where development proposals 
impact on the access network, the principle of the access must be maintained 
through the provision of suitable alternative routes.  
 
Policy D6 - Landscape  
Development will not be acceptable unless it avoids:  
1. significantly adversely affecting landscape character and elements which 
contribute to, or provide, a distinct ‘sense of place’ which point to being either in 
or around Aberdeen or a particular part of it;  
2. obstructing important views of the City’s townscape, landmarks and features  
when seen from busy and important publicly accessible vantage points such as 
roads, railways, recreation areas and pathways and particularly from the main 
city approaches;  
3. disturbance, loss or damage to important recreation, wildlife or woodland  
resources or to the physical links between them;  
4. sprawling onto important or necessary green spaces or buffers between places  
or communities with individual identities, and those which can provide 
opportunities for countryside activities.  
 
Development should avoid significant adverse impacts upon existing landscape  
elements, including linear and boundary features or other components, which 
contribute to local amenity, and provide opportunities for conserving, restoring or  
enhancing them.  
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Further guidance is available in our Supplementary Guidance: Landscape 
Strategy Part 2 – Landscape Guidelines.  
 
Policy NE6 - Flooding and Drainage  
Surface water drainage associated with development must:  
 
1. be the most appropriate available in terms of SUDS; and  
2. avoid flooding and pollution both during and after construction.  
 
 
Policy NE8 - Natural Heritage  
Development that, taking into account any proposed mitigation measures, has an  
adverse effect on a protected species or an area designated because of its 
natural heritage value will only be permitted where it satisfies the relevant criteria 
in Scottish Planning Policy. These are International Designations, National 
Designations, Local Designations and European Protected Species and Species  
protected under the Wildlife and Countryside Act 1981.  
 
In all cases of development at any location: -  
1. Applicants should submit supporting evidence for any development that may  
have an adverse effect on a protected species demonstrating both the need for  
the development and that a full range of possible alternative courses of action  
has been properly examined and none found to acceptably meet the need  
identified.  
2. An ecological assessment will be required for a development proposal on or  
likely to affect a nearby designated site or where there is evidence to suggest  
that a habitat or species of importance (including those identified in the UK and  
Local Biodiversity Action Plans) exists on the site.  
3. No development will be permitted unless steps are taken to mitigate negative  
development impacts. All proposals that are likely to have a significant effect on  
the River Dee SAC will require an appropriate assessment which will include the  
assessment of a detailed construction method statement addressing possible  
impacts on Atlantic Salmon, Freshwater Pearl Mussel and Otter. Development  
proposals will only be approved where the appropriate assessment  
demonstrates that there will be no adverse affect on site integrity, except in  
situations of overriding public interest.  
4. Natural heritage beyond the confines of designated sites should be protected  
and enhanced.  
5. Where feasible, steps to prevent further fragmentation or isolation of habitats  
must be sought and opportunities to restore links which have been broken will  
be taken.  
6. Measures will be taken, in proportion to the opportunities available, to enhance  
biodiversity through the creation and restoration of habitats and, where  
possible, incorporating existing habitats.  
7. There will be a presumption against excessive engineering and culverting;  
natural treatments of floodplains and other water storage features will be  
preferred wherever possible; there will be a requirement to restore existing  
culverted or canalised water bodies where this is possible; and the inclusion of  
SUDS. Natural buffer strips will be created for the protection and enhancement  
of water bodies, including lochs, ponds, wetlands, rivers, tributaries, estuaries  
and the sea. Supplementary Guidance will be developed on buffer strips.  
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Policy NE9 – Access and Informal Recreation  
New development should not compromise the integrity of existing or potential 
recreational opportunities including access rights, core paths, other paths and 
rights of way. Core Paths are shown on the Proposals Map. Wherever 
appropriate, developments should include new or improved provision for public 
access, permeability and/or links to green space for recreation and active travel.  
 
 
EVALUATION 
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as 
amended) require that where, in making any determination under the planning 
acts, regard is to be had to the provisions of the development plan and that 
determination shall be made in accordance with the plan, so far as material to the 
application, unless material considerations indicate otherwise. 
 
Development Plan Policy Compliance  
The site lies within the green belt. Key objectives of this policy are maintenance 
of landscape character and provision of access to open space. Policy NE2 allows 
for development associated with existing activities subject to certain criteria. As 
regards these criteria, it is clear that the proposal is associated with the existing 
activity on the site, although it is required as a result of the approved wind turbine 
development. It satisfies the relevant criteria regarding being within the boundary 
of and being ancillary to the existing activity, and it would not significantly 
increase the intensity of agricultural activity there. As there is no definition in the 
local plan of what constitutes small scale development in the context of local 
green belt policy, this is essentially a matter of judgement. The improvement 
works to the existing track and the relatively short length of new track are 
considered to be small scale development given that they would occupy a small 
percentage of the farming unit and result in no increase in building footprint or 
external yardspace. The proposed new track would not adversely affect any 
existing core paths and would provide a new route for recreational access to 
Beans Hill. It therefore accords with the objectives of local plan policies NE2 and 
NE9. A condition is proposed in order to ensure that the proposed gate is 
installed to ensure appropriate recreational access and in order to minimise the 
use of the track by motor vehicles unrelated to the farm, in accordance with the 
expectations of local plan policies D3 and NE9. Conditions are also suggested in 
order to ensure implementation of the proposed ecological protection drainage 
and planting measures in accordance with the expectation of local plan policies 
NE6, NE8, D1 and D6 and with SPP.  As the proposal would facilitate the 
erection of an approved wind turbine within the farming unit, it accords with the 
objectives of policy R8, which encourages wind energy development in principle, 
and there is no conflict with the relevant criteria.  
    
Road / Public Safety Matters 
Given that this proposal is not for the erection of a wind turbine, the concerns of 
the Community Council regarding the generation of exceptional loads on lorries 
along the B979 associated with the installation of the approved turbine are only 
indirectly relevant to this application.  
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Any traffic impact issues associated with the erection of the approved turbine can 
be addressed by the traffic route management plan which the Council’s roads 
officers have accepted in relation to the approved wind turbine. It is noted that 
the proposed access and improvement works are required as the geometry / 
configuration of the existing track does not permit its use by exceptional loads. 
The current application seeks to provide suitable alternative access in order to 
construct the turbine tower.  The Community Council note that the B979 carries a 
high a volume of heavy lorries and has a poor accident history. Whilst this may 
be the case, the proposal does not, in itself, result in a significant intensification 
of existing traffic flow on the local network. Other than construction traffic, motor 
vehicle movement would primarily be associated with the existing use of the 
farm. The Council’s Roads Officers have no objection to the proposed access / 
track on safety grounds.   
 
It is noted that the pipeline owners have no objection to the proposed track 
(which crosses their underground pipelines near to the B979). The detailed 
technical construction of the bridging points is a matter to be agreed between the 
relevant parties and does not require to be subject of condition.           
 
RECOMMENDATION 
 
 Approve subject to conditions 
 
REASONS FOR RECOMMENDATION 
Subject to imposition of conditions, the proposal is considered to comply with the 
development plan policies NE2 – Green Belt, NE6 - Flooding and Drainage, NE8 
- Natural Heritage,  NE9 – Access and Informal Recreation,  D1 - Architecture 
and Placemaking, D3 - Sustainable and Active Travel,  D6 – Landscape, R8 - 
Renewable and Low Carbon Energy Developments and Scottish Planning Policy 
regarding green belt and does not result in any significant road / public safety 
impact.   
 
CONDITIONS 
 
It is recommended that approval is granted subject to the following 
conditions:- 
 
 (1)  that no development shall take place within the application site until 
the applicant has secured the implementation of a programme of 
archaeological work which shall include post-excavation and 
publication work in accordance with a written scheme of 
investigation which has been submitted by the applicant and approved 
by the planning authority - in the interests of protecting items of 
historical importance as may exist within the application site. 
 
(2)  that no development shall take place unless a scheme of all drainage 
works designed to meet the requirements of Sustainable Urban Drainage 
Systems has been submitted to and approved in writing by the Planning 
Authority and thereafter no part of the development shall be used 
unless the drainage has been installed in complete accordance with the 
said scheme.  
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For the avoidance of doubt, no surface water should drain onto the public road - 
in order to safeguard water qualities in adjacent 
watercourses and to ensure that the development can be adequately 
drained without risk to public road safety. 
 
(3)  that all planting, seeding and fencing comprised in the approved 
scheme of landscaping shall be carried out in the first planting 
season following the completion of the development and any trees or 
plants which, within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of a size 
and species similar to those originally required to be planted, or in 
accordance with such other scheme as may be submitted to and approved 
in writing for the purpose by the planning authority - in the 
interests of the amenity of the area. 
 
(4)   No development shall take place pursuant to this planning permission unless 
the approved construction method statement (dated 19/12/13) and the temporary 
ecological protection measures shown on drawing 108-025 have been 
implemented in full for the duration of works on the site - in order to prevent 
potential water pollution and ensure ecological protection. 
 
(5)  The track hereby approved shall not be used unless the proposed motor 
vehicle restriction gates have been installed in accordance with the 
approved details, or such other details as may be subsequently 
approved, and include provision for pedestrian / cycle / equestrian 
access - in the interest of road safety( minimisation of motor traffic 
movement at the junction with the B979) and provision of legitimite non 
motorised countryside access. 
  
(6) The access road hereby approved shall not be used unless the first 20m of its 
length (as measures from the B979 junction) have been surfaced with bitmac, or 
other suitable bound surface, and the required visibility splays are maintained as 
shown on drawing no. SCT2114/P/JA/01 revA of the drawings hereby approved, 
or such other detailed drwing as may be approved - in the interest of public 
safety. 
 

Dr Margaret Bochel 
Head of Planning and Sustainable Development. 
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Planning Development Management Committee  
 

21 FOREST ROAD (LAND AT REAR), 
ABERDEEN 
 
ERECT NEW 2 STOREY CLASS 4 OFFICE 
BUILDING ON LAND TO THE REAR OF 21 
FOREST ROAD ACCESSED FROM QUEENS 
LANE NORTH    
 
For: Mr Keith Douglas 
 
 

 
 
 
 

Application Type : Detailed Planning Permission 
Application Ref.   :  P130934 
Application Date:       26/06/2013 
Officer :                     Tommy Hart 
Ward : Hazlehead/Ashley/Queen's Cross (M 
Greig/J Stewart/R Thomson/J Corall) 

Advert  : Section 60/65 - Dev aff 
LB/CA 
Advertised on: 10/07/2013 
Committee Date: 20/03/2014 
Community Council : Comments 
 

 
 
 
 

 

  
RECOMMENDATION:  Approve subject to conditions 
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DESCRIPTION 
The application site is a distinct area of ground remote from the main garden of  
21 Forest Road which lies to the east of the residential property. The site is within 
a designated residential area which is bound by Queens Lane North and the 
adjacent West End Office Area to the south and east which is predominantly in 
office use. 
 
The application site is accessed via a narrow walkway from the rear garden 
ground of the application property, is approximately 625sqm in size, sits around 
1.5m below the level of Queens Lane North and is surrounded on all sides by a 
stone wall of varying heights. There are also some mature trees at the south-
western corner of the site, with hedging along the south and east boundary. 
Outwith the site to the north, there are more mature trees which are adjacent to 
the Den Burn which flows east to west past the north end of the application site. 
 
The site lies partially within the flood plain of the Den Burn and is within the Albyn 
Place/Rubislaw Conservation Area. 
 
RELEVANT HISTORY 
No relevant history for this site 
 
PROPOSAL 
This application seeks full planning permission for the erection of a class 4 office 
which would be set on 2 levels of accommodation, as well as associated car park 
and access.  
 
The building would be 8.5m in height to the ridge, 8m wide and 19m long. It 
would face gable-on towards Queens Lane North, would be finished externally 
with Chinese granite,  which would have double height windows installed on this 
southern elevation. On the east elevation, there would be five single half-dormers 
at first floor level and five large window openings on the ground floor which 
resemble the openings of a traditional coach-house. The walls would be finished 
externally with off-white render. There would be a small entrance lobby (3m wide 
x 2m deep) which would be glazed on three elevations and would have a curved 
standing seam roof coloured grey. The northern gable elevation would resemble 
the southen gable in respect to the large window opening although it would be 
finished externally with an off-white render. Very little of the west elevation would 
be seen of the building due to the retention of the existing boundary wall. There 
would be five rooflights introduced onto the roof which piches west to east. 
 
Site access would be taken off Queens Lane North (which is one-way eastwards 
at this section), immediately to the north of the access for ‘the coach house’ to 
the east. The access would slope down into the site where car parking would be 
provided for nine cars (including one disabled space). Four bicycles parking 
spaces would be provided to the front of the office adjacent to the disabled 
parking bay. 
 
The boundary wall would be taken down and part re-built at a lower level within 
the radius of the new access. The road and car parking spaces would be laid with 
interlocking blocks of a porous nature. A soakaway would be provided within the 
site adjacent to the seven car parking spaces on the eastern side of the site. 
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Supporting Documents 
All drawings and the supporting documents listed below relating to this 
application can be viewed on the Council’s website at -   
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?130934 
On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
 
REASON FOR REFERRAL TO COMMITTEE 
The application has been referred to the the Planning Development Management 
Committee because Queens Cross and Harlaw Community Council have 
objected and also more than 5 objections have been received. Accordingly, the 
application falls outwith the scope of the Council’s Scheme of Delegation. 
 
CONSULTATIONS 
Roads Projects Team – through discussions with the agent, issues relating to 
access and refuse collection have been resolved. The car parking provision is 
also acceptable and therefore there are no objection forthcoming. 
 
Environmental Health – no objections to the principle of development but would 
ask that deliveries are restricted to certain hours which is covered by an 
informative. 
 
Enterprise, Planning & Infrastructure (Flooding) -  on receipt of a flood risk 
assessment of the site, the comments can be summarised as; 

• Despite the indication of the 1 in 200 year flood plain encroaching the 
development area, we would also agree with the points outlined in the 
Flood Risk Assessment (FRA) particularly relating to the use of the Digital 
Terrain Model (DTM) for development of the SEPA flood model. It is highly 
unlikely that the DTM has accounted for the boundary wall or the 
difference in bank level along that particular section of the Denburn which 
will have a significant bearing on the flood envelope. Furthermore, on-
going development of the flood alleviation scheme at Stronsay upstream 
of this location will further seek to improve on the current flooding situation 
particularly in the Fountainhall area. On this basis there are no objections 
to the development as officers consider it will not impact on the floodplain 
of the Denburn nor increase flood risk to the surrounding properties. 

• A full drainage impact assessment must be submitted indicating all 
proposed SuDS measures.  

• Given the importance of the rear (north) boundary wall and the intention to 
create an outlet from the SuDS system into the Denburn, a full structural 
investigation and report of the wall in order to assess its integrity should be 
submitted. This is to ascertain that any works will not result in a collapse of 
this wall into the Denburn, thereby increasing flood risk in the surrounding 
area. The report should be submitted to ACC Flooding for approval and 
include remedial action for any problems encountered. 
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Community Council – object to the application. The objections are summarised 
as; 

1. the office use does not fit in with the surrounding residential zone; 
2. the size and mass of the development, as well as the increase in traffic, 

would impact negatively on the amenity of the residential properties; 
3. the office would overlook neighbouring properties and lead to a loss of 

privacy; 
4. the office development would create a significant volume of vehicular 

traffic which would impact negatively on the exitsing network; 
5. access would be an issue onto the narrow lane; 
6. the building would impact negatively on the Conservation Area by virtue of 

increased density, loss of green space and loss or alteration to boundary 
wall. 

 
REPRESENTATIONS 
Fourteen letters of objection have been received. The objections raised relate to 
the following matters – 

1. the development would impact negatively on the character of the 
conservation area; 

2. there are safety concerns with regards access to the site off a one-way 
single lane; 

3. the additional traffic would impact negatively on the surrounding area; 
4. the development would be a source of light pollution; 
5. the modern office building is not in keeping with the mostly residential 

area; 
6. the development would lead to a loss of privacy into rear gardens; 
7. the development would impact negatively on wildlife within the Den Burn; 
8. the development would lead to a loss of amenity; 
9. the applicant does not have the legal right to form an access over the lane; 
10. the development would have a detrimental impact on parking in the area; 
11. the loss of trees would impact negatively on the surrounding area; 

 
PLANNING POLICY 
National Policy and Guidance  
Scottish Planning Policy is the statement of Government policy on land use 
planning and includes the Government’s core principles for the operation of the 
planning system and concise subject planning policies. The detailed subject 
policy on Historic Environment (Conservation Areas) emphasises what is outlined 
in the Listed Buildings Act 1997. 
 
Historic Scotland’s Scottish Historic Environment Policy (SHEP) –  the main 
principles of Historic Scotland’s SHEP, in terms of Development Management, is 
to ensure that any development within a Conservation Area or relating to a Listed 
Building enhances or preserves the area or building – in other words, the 
proposed development should not have a detrimental impact on the character of 
the area or the building. 
 
Aberdeen Local Development Plan 
Policy D1 - Architecture and Placemaking  
Proposals must be designed with due consideration for its context in terms of 
massing, scale, design and materials. 
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Policy D5 - Built Heritage  
Proposals affecting Listed Buildings will only be permitted if they comply with 
Scottish Planning Policy 
 
Policy H1 – Residential Areas 
Non-residential development will be accepted within residential areas so long as 
there is no negative impact on the residential amenity of surrounding residents. 
 
Policy NE5 – Trees and Woodlands 
There is a presumption against development that will result in the loss of 
established trees that contribute significantly to landscape character or local 
amenity. 
 
Policy NE6 – Flooding and Drainage 
Development will not be permitted if it would increase the risk of flooding; it would 
be at harm of flooding; adequate provision is not made for access to waterbodies 
for maintenance; it would result in the construction of new or strangthened flood 
defences that would have a significant damaging effect on the natural heritage 
interests within or adjacent to the watercourse. 
 
EVALUATION 
 Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 
(as amended) require that where, in making any determination under the 
planning acts, regard is to be had to the provisions of the development plan and 
that determination shall be made in accordance with the plan, so far as material 
to the application, unless material considerations indicate otherwise. 
 
Section 64 of the Planning (Listed Buildings and Conservation Areas) (Scotland) 
Act 1997 places a duty on planning authorities to preserve and enhance the 
character or appearance of conservation areas 
 
Principle of Development 
The application site lies within a residential area Aberdeen Local Development 
Plan (ALDP) Policy H1. Policy H1 allows for non-residential uses so long as they 
are considered complementary to residential use or it can be demonstrated that 
the use would cause no conflict with, or any nuisance to, the enjoyment of 
existing residential amenity. Similarly, the use should not have any negative 
impact on the conservation area.  
 
In order to fully assess the impact on the surrounding residential area, the 
design, scale and form of the development, as well as the traffic/access issues 
need to be taken into consideration but it should be taken into account at the 
outset that Town and Country planning (Use Classes) (Scotland) Order 1997 
states that Class 4 uses are can generally be carried out in any residential area 
without detriment to the amenity of that area by reason of noise, vibration, smell, 
fumes, smoke, soot, ash, dust or grit. 
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Design, Scale and form of development and impact on surrounding 
residential area and conservation area 
In terms of ALDP Policy D1 (Architecture and Placemaking) the design of the 
building takes account of the context in that it resembles the adjacent property 
‘the coach house’ and in that respect, the proposed building would be 
acceptable.  
 
In terms of orientation, the building would face ‘gable-on’ towards and set back 
from Queens Lane North. This, and the narrowness of the gable both help to 
reduce the impact of the building from public viewpoints (i.e. the lane). It is 
acknowledged that the office would be substantially larger than the adjacent 
single garage. However, the building would be set on a lower level to help limit 
the height. The office would have a lower ridge level than the adjacent office 
within ‘the coach house’ and other residential and commercial buildings in the 
immediate vicinity. Given the context of the surrounding area, the height and 
overall massing of the office is not considered to have a significant impact on 
residential amenity. Being set on a lower level also helps to reduce the massing 
on the west elevation where the main part of the building that would be visible 
would be the roof. Although the building has a footprint of around 150sqm, this is 
not considered to be excessive given that around ¾ of the site would remain 
clear of buldings which is comparable to the surrounding area. The site is 
currently an extension to the garden ground of 21 Forest Road and is well 
screened on all sides by trees, buildings or boundary wall. Further, the site sits 
around 1.5m below the level of Queens Lane North. Notwithstanding the 
introduction of the office building, it is considered that the impact on the amenity 
of the surrounding area is nutral. 
 
In terms of use of materials, the use of granite on the southern elevation and grey 
slates on the roof are in keeping with the surrounding residential properties and 
also ‘the coach house’ immediately to the east of the application site. In terms of 
the use of render on the other three elevations, this is considered to be 
compatable with other buildings in the nearby area and therefore acceptable. 
 
Taking the above into consideration, the application is acceptable in terms of 
ALDP Policies D1 (Architecture and Placemaking) and H1 (Residential Areas). 
 
The office would not be immediately adjacent to any residential properties (the 
nearest being around 45m to the west) and as such there would be little impact in 
terms of loss of sunlight or daylight given the distance to the surrounding 
buildings and length of rear gardens. Also, as the only west facing windows 
within the office would be roof lights and there would be no impact in terms of 
loss of privacy. 
 
It is considered that the loss of this garden space would not impact negatively on 
the conservation area or residential area. The private garden is currently hidden 
from public view and offers little by way of visual amenity to the surrounding area 
and in that respect the loss of the space would have no negative bearing on the 
general public.  
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In terms of introducing a new 1 ½-storey building & car park and loss of some 
landscaping, it is acknowledged that there would be a change to the character of 
the conservation area but it is considered that this would be have a nutral impact 
in terms of the visual amenity and therefore there is no conflict with SPP, Historic 
Scotland’s SHEP or ALDP Policy D5 (Built Heritage). 
 
Traffic impacts, access arrangements and car parking 
In relation to access arrangements, the plans which were originally submitted 
were amended to show the access being moved further away from the un-named 
lane accessing Queens Lane North. Further, the existing wall is now proposed to 
be removed and a new wall built 2m to the east in order to provide adequate 
vehicular visibility and pedestrian access. 
 
In terms of car parking and cycle parking, this is to the satisfaction of the Roads 
Project Team. No comments have been raised in respect to potential car parking 
outwith the site given that there would be adequate parking on-site. Further, it 
should be noted that the site is in close proximity to bus stops on Queens Road 
which could help to reduce the amount of people who travel to the office by car. A 
Green Travel Plan has been submitted for consideration and is considered 
acceptable. There is no conflict with ALDP Policy T2 (Managing the Transport 
Impact of Develoment). 
 
Impact on trees 
The application proposal would result in the loss of a small number of tree and 
hedges at the south-west corner of the site to make way for the new access 
point. Although the tree is fairly prominent in the streetscene, the loss of one tree 
is not considered to have a negative impact on the character of the surrounding 
area, especially given that the larger trees to the northern end of the site would 
still be readily visble from Queens Lane North. Notwithstanding, a condition 
requiring a landscape scheme to be submitted for approval ensures compliance 
with Aberdeen Local Development Plan Policy NE5 (Trees and Woodlands). 
 
Flooding/drainage issues 
Although the application site lies adjacent to the Den Burn, the flood risk 
assessment indicates that there is no historical flooding in the immediate area 
around the site. Due to the topography of the site and surrounding area, there 
was no flooding experienced during the localised flooding events around 
Fountainhall Road/Albert Lane/Carden Place area in August and December 
2012. Although the site lies within the 1 in 200 year SEPA flood map, this map 
does not take account of the topography of the site or local area, or boundary 
walls. The plans had been updated to show the finished floor level of the building 
being increased to 600mm above the existing site levels and approximately 
800mm above the level of the opposite bank which would provide additional 
protection during a 1 in 200 year event. 
 
In terms of surface water drainage, a soakaway is to be provided in front of the 
proposed car parking spaces within the site. This drainage scheme has been 
designed to ensure that surface water is treated and attenuated before 
discharging into the Den Burn. 
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It is concluded that the flood risk of the site is negligible and therefore the plans 
do not conflict with ALDP Policy NE6 (Flooding and Drainage). 
 
Relevant planning matters raised by the community council 
The issues raised with respect to design, massing, overlooking, loss of amenity, 
loss of trees and impact on conservation area have been addressed in the 
design, scale and form of development and impact on surrounding residential 
area and conservation area section above. 
 
The issues raised in respect to traffic have been addressed in the traffic impacts, 
access arrangements and car parking section above. 
 
Relevant planning matters raised in written representations 
The issues raised with respect to design, massing, overlooking, loss of amenity, 
light pollution and impact on conservation area have been addressed in the 
design, scale and form of development and impact on surrounding residential 
area and conservation area section above. 
 
Although no ecological survey has been provided, it should be noted that the 
application site lies outwith the Den Burn Local Nature Conservation Site. It is 
considered that the development is unlikely to have any negative impact on the 
wildlife of the Den Burn. 
 
The issues raised in respect to traffic have been addressed in the traffic impacts, 
access arrangements and car parking section above. 
 
The issue raised regarding the legal right to form an access is not a planning 
matter and cannot be taken into account in the determination of the application. 
 
 
RECOMMENDATION 
 
 Approve subject to conditions 
 
 
REASONS FOR RECOMMENDATION 
The proposed class 4 office is considered to fit in comfortably with the 
surrounding area in terms of design, overall massing, proportions, height and use 
of materials. By virtue of its position below the level of Queens Lane North and its 
orientation, the building would not be overly prominent. The application is 
acceptable in terms of Aberdeen Local Development Plan Policies D1 
(Architecture and Placemaking) and H1 (Residential Areas). For the reasons 
above, it is considered that the building would not have a negative impact on the 
surrounding conservation area, and therefore there is no conflict with Scottish 
Planning Policy (Historic Environment), Historic Scotland’s SHEP or Aberdeen 
Local Development Plan Policy D5 (Built Heritage). 
 
In terms of traffic, access and car parking, the application site is close to a 
regular bus route, would provide adequate car parking on-site, and would provide 
an acceptable access into the site.  
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A travel plan has been accepted which would help to promote sustainable travel 
in line with Aberdeen Local Development Plan Policy T2 (Managing the Transport 
Impact of Develoment). 
 
The minimal loss of trees is not considered to cause conflict with the surrounding 
area. A condition requireing a landscape scheme to be submitted for approval 
ensures compliance with Aberdeen Local Development Plan Policy NE5 (Trees 
and Woodlands). 
 
A flood risk assessment has indicated that the flood risk of the site is negligable. 
A SUDS scheme has been accepted in principle although further details are 
required which will be secured via a planning condition. Notwithstanding, there 
are no conflicts with Aberdeen Local Development Plan Policy NE6 (Flooding 
and Drainage). 
 
CONDITIONS 
 
it is recommended that approval is given subject to the following 
conditions:- 
 

1. that no development shall take place unless a scheme of all drainage 
works designed to meet the requirements of Sustainable Urban Drainage 
Systems has been submitted to and approved in writing by the Planning 
Authority and thereafter no part of the development shall be occupied 
unless the drainage has been installed in complete accordance with the 
said scheme - in order to safeguard water qualities in adjacent 
watercourses and to ensure that the development can be adequately 
drained. 

 
2. That no development shall take place unless a full structural investigation 

and report of the boundary wall has been submitted for the further written 
approval of the Planning Authority. Such report should include remedial 
action for any problems encountered - in order to assess its integrity and 
to ascertain that any works will not result in a collapse of this wall into the 
Den Burn, thereby increasing flood risk in the surrounding area 

 
 

3. that no development shall take place unless there has been submitted to 
and approved in writing for the purpose by the planning authority a 
detailed scheme of landscaping for the site, which scheme shall include 
indications of all existing trees and landscaped areas on the land, and 
details of any to be retained, together with measures for their protection in 
the course of development, and the proposed areas of tree/shrub planting 
including details of numbers, densities, locations, species, sizes and stage 
of maturity at planting - in the interests of the amenity of the area. 
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4. that all planting, seeding and turfing comprised in the approved scheme of 
landscaping shall be carried out in the first planting season following the 
completion of the development and any trees or plants which within a 
period of 5 years from the completion of the development die, are 
removed or become seriously damaged or diseased shall be replaced in 
the next planting season with others of a size and species similar to those 
originally required to be planted, or in accordance with such other scheme 
as may be submitted to and approved in writing for the purpose by the 
planning authority - in the interests of the amenity of the area. 

 
5. that no part of the development hereby approved shall be occupied unless 

a plan and report illustrating appropriate management proposals for the 
care and maintenance of all trees to be retained and any new areas of 
planting (to include timing of works and inspections) has been submitted to 
and approved in writing by the Planning Authority. The proposals shall be 
carried out in complete accordance with such plan and report as may be 
so approved, unless the planning authority has given prior written approval 
for a variation - in order to preserve the character and visual amenity of 
the area. 
 

6. that no part of the development hereby approved shall be occupied unless 
the new granite wall, access and pedestrian footpath (as shown on 
drawing PL04 rev B and PL01 rev D) has been implemented in its entirety 
– in the interests of pedestrian and road safety 
 

7. that no part of the development hereby approved shall be occupied unless 
provision has been made within the application site for refuse storage and 
disposal in accordance with a scheme which has been submitted to and 
approved in writing by the planning authority – in order to preserve the 
amenity of the neighbourhood and in the interests of public health. 
 

8. On occupation of the premises, the Green Travel Plan (a stamped copy of 
which is attached to this permission) shall be implemented in its entirety. 
Within one month of occupation, the Planning Authority shall be notified of 
the Travel Pan Co-ordinator and what steps have been taken to implement 
the Green Travel Plan - in order to encourage more sustainable forms of 
travel to the development. 
 

 
INFORMATIVES 
1. In order to protect the occupant of the nearby residential properties from any 
noise nuisance caused by deliveries, and construction, such works 
works/deliveries should not occur: 
 
[a] out with the hours of 0700-1900 hours Monday to Friday inclusive; and 
 
[b] Out with the hours of 0900-1600 hours on a Saturday. 
 
[c] No works should be audible out with the site boundaries on a Sunday. 
 
Dr Margaret Bochel 
Head of Planning and Sustainable Development. 
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Planning Development Management Committee  
 

MIDDLETON LODGE (SITE ADJ. TO, STATION 
ROAD, PITFODELS) 
 
ERECTION OF 3 NEW DETACHED DWELLING 
HOUSES     
 
For: Mr Eric Yule 
 
 

 

 
 
 
 
 

Application Type : Planning Permission in 
Principle 
Application Ref.   :  P131279 
Application Date:       30/08/2013 
Officer :                     Paul Williamson 
Ward : Lower Deeside (M Boulton/A Malone/M 
Malik) 

Advert  : Dev. Plan Departure 
Advertised on: 11/09/2013 
Committee Date: 20 March 2014 
Community Council : No Community 
Council 
 

 

RECOMMENDATION:  
 
Refuse 
 
 
 
 

Agenda Item 2.6
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DESCRIPTION 
 
The site to which this application relates was previously garden ground 
associated with a nearby residential dwelling, Daldavie.  The land was regularly 
maintained and laid out as a ‘pitch and putt’ golf practice area for the owners own 
use.  The site extends to 5262 square metres, and is located within the boundary 
of the Lower Deeside/Pitfodels Conservation Area. 
 
A number of dwelling houses surround the application site to the north, west, 
east,  while on the opposite side of the former Deeside Line to the south are a 
number of allotment gardens. 
 
A number of trees are located within the site, although predominantly along the 
western boundary of the site, with two particularly notable trees towards the 
south east corner of the site. 
 
A 1.8 metre high granite rubble wall forms the boundary to the west of the site, 
adjacent to Pitfodels Station Road.  The northern boundary is formed by a low 
0.4 metre high granite rubble wall, with a private access serving Middleton Lodge 
and Daldavie beyond.  The eastern boundary is formed by a 2 metre high mature 
hedge, while the southern boundary is formed by 4 metre high leylandii hedging. 
 
 
RELEVANT HISTORY 
 
July 1986 – A proposal (Ref: 842676) for the erection of two dwelling houses 
was refused on the same site on 8 July 1986 for the following reasons: 
(1) that the site lies within an area of Green Belt where there is an embargo on all 
new development except such as may be required in connection with agriculture, 
horticulture or other recognised countryside activities;  
(2) that the applicant is unable to adduce an local need for the dwellinghouses;  
(3) that the proposal would be contrary to the provisions of the Lower Deeside 
Local Plan as adopted by the Council;  
(4) that the proposal would be prejudicial to public safety by reason of the 
increase in traffic on the roads in the immediate vicinity of the site which are 
neither designed for nor capable of carrying any additional traffic; and  
(5) that approval of the application would create an undesirable precedent for 
application of a similar nature. 
 
 
PROPOSAL 
 
Planning Permission in Principle is sought for the erection of three dwelling 
houses on site.  The indicative layout shows the three dwellings on a north/south 
alignment, with a shared access drive serving the site, from close to the junction 
of the private access to the north, and Pitfodels Station Road immediately to the 
west.  The plan also indicates that there would be 1 no. 5 bedroomed dwelling 
over 1 ½ storeys, with an integral double garage.  The remaining 2 no. dwellings 
would also have 5 bedrooms, albeit over two full storeys, each with a detached 
double garage. 
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Supporting Documents 
 
All drawings and the supporting documents listed below relating to this 
application can be viewed on the Council’s website at -   
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?131279 

On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
 
REASON FOR REFERRAL TO COMMITTEE 
 
The application has been referred to the Planning Development Management 
Committee because the application has been the subject of six or more timeous 
letters of representation that express objection or concern about the proposal 
thus representing a significant level of opposition to a local development 
proposal.  Accordingly, the application falls outwith the scope of the Council’s 
Scheme of Delegation. 
 
CONSULTATIONS 
 
Roads ProjectsTeam – The proposal could result in serious road safety 
concerns as the development would intensify the use of a junction with limited 
visibility.  In addition, there are concerns at the lack of adequate pedestrian 
access facilities, and for the circulations of refuse vehicles. 
Environmental Health – No observations. 
Enterprise, Planning & Infrastructure (Flooding) – The culverted Auchenyell 
Burn is located in the development area.  Full surface water drainage proposals 
detailing the proposed method of the discharge of surface water are also 
required.    
Archaeology - A condition requiring the implementation of a full programme of 
archaeological work would be required should planning permission be granted. 
Community Council – No comments received. 
 
REPRESENTATIONS 
 
9 letters of objection have been received. The objections raised relate to the 
following matters: 
1) the application site is within an established area of Green Belt; 
2) impact on the Lower Deeside/Pitfodels Conservation Area; 
3) impact of design through the use of kit houses; 
4) road safety concerns; 
5) potential impact on privacy on loss of sublight; 
6) over-development of the site would be out of keeping with the character of the 
area; 
7) proposal is contrary to development plan policy and Scottish Planning Policy 
(SPP); 
8) potential loss of original features such as boundary walling; 
9) loss of mature trees; 
10) previous refusal of planning permission for the same type of the development 
on this site; 
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11) potential impacts on wildlife including protected species; and, 
12) impact on Pitfodels Special Character Area. 
 
 
In addition,  an objection was also received from the neighbouring Cults Bieldside 
and Milltimber Community Council.  After initial comments, the Community 
Council subsequently revised their position to strongly object to the proposal on 
the grounds of: the location within established Green Belt; the designation as a 
Conservation Area; the planning history of the site, and potential road safety 
concerns.  However, the application site actually falls outwith the boundary of 
Cults Bieldside and Milltimber Community Council, hence why their submission is 
being treated as a representation. 
 
PLANNING POLICY 
 
National Policy and Guidance 

SPP is clear in identifying that the purpose of green belt designation in the 
development plan as part of the settlement strategy for an area is to: 

• direct planned growth to the most appropriate locations and support 
regeneration,  

• protect and enhance the quality, character, landscape setting and identity 
of towns and cities, and  

• protect and give access to open space within and around towns and cities. 

 
It further advises that where a proposal would not normally be consistent with 
green belt policy, it may still be considered appropriate either as a national 
priority or to meet an established need if no other suitable site is available. 
Development in a designated green belt should be of a high design quality and a 
suitable scale and form. 
 
Aberdeen City and Shire Structure Plan 
 
The extant Structure Plan contains objectives in respect of encouraging 
economic growth, and ensuring that new development maintains and improves 
the region’s important built, natural and cultural assets.  There is also a further 
objective for development to be accessible. 
 
Aberdeen Local Development Plan 
 
Policy NE2 – Green Belt: no development will be permitted in the green belt for 
purposes othen than those essential for agriculture, woodland and forestry, 
recreational uses compatible with an agricultural or natural setting, mineral 
extraction or restoration or landscape renewal. 
 
The following exceptions apply to this policy: 

1. Proposals for development associated with existing activities in the green 
belt will be permitted but only if all of the following criteria are met: 
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a) the development is within the boundary of the existing activity; 
b) the development is small scale; 
c) the intensity of activity is not significantly increased; and, 
d) any proposed built construction is ancillary to what exists. 

 
Policy NE5 – Trees and Woodlands:  There is a presumption against all activities 
and development that will result in the loss of or damage to established trees and 
woodlands that contribute significantly to nature conservation, landscape 
character or local amenity.   
 
Policy D1 – Architecture and Placemaking:  To ensure high standards of design, 
new development must be designed with due consideration for its context and 
make a positive contribution to its setting.  Factors such as siting, scale, massing, 
colour, materials, orientation, details, the proportions of building elements, 
together with the spaces around buildings, including streets, squares, open 
space, landscaping and boundary treatments, will be considered in assessing 
that contribution.   
 
Policy D5 – Built Heritage:  Proposals affecting Conservations Areas or Listed 
Buildings will only be permitted if they comply with Scottish Planning Policy.   
 
Supplementary Guidance 
 
Transport and Accessibility: states that the document examines a number of 
transport and accessibility issues that may have to be considered aspart of a 
planning application.  Specific guidance is provided for standards for accessibility 
and public transport services; access and permeability; parking standards; and, 
parking in Conservation Areas.   
 
 
Other Relevant Material Considerations 
 
None 
 
 
EVALUATION 
 
 

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as 
amended) require that where, in making any determination under the planning 
acts, regard is to be had to the provisions of the development plan and that 
determination shall be made in accordance with the plan, so far as material to the 
application, unless material considerations indicate otherwise. 
 
Section 64 of the Planning (Listed Buildings and Conservation Areas) (Scotland) 
Act 1997 places a duty on planning authorities to preserve and enhance the 
character or appearance of conservation areas 
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Principle of Residential Development 
 
Scottish Planning Policy (SPP) is clear in identifying that the aim of green belt is 
to direct planned growth to the most appropriate location, and to protect and 
enhance the quality, character and setting of towns and cities.  In this instance, 
while adjacent to existing residential properties, the site is located within the 
wider Green Belt.  As such, the allowance of further residential development in 
this location may have a detrimental impact on the character of the landscape 
setting of this part of the green belt, which would be contrary to the advice within 
paragraph 163 of SPP which states: “the cumulative erosion of a green belt’s 
integrity through the granting of individual planning permissions should be 
avoided”.   In any case, it is considered that sufficient land for housing has been 
allocated through the Aberdeen Local Development Plan, thus negating the need 
to cater for further greenfield releases.  This includes just shy of 12,000 new 
greenfield dwellings in the period up to 2016, and any additional releases could 
undermine the delivery of those sites. 
 
On a related consideration are the principles of policies NE2 - Green Belt and 
NE1 - Green Space Network.  The wider aim of the green belt has already been 
addressed, although the Local Development Plan does provide specific criteria 
for acceptable development in the Green Belt.  In this instance, the proposal 
does not meet any of the defined criteria for acceptable development in such an 
area, and is therefore deemed to be contrary to Policy NE2.   
 
Layout, Access and Design 
 
The character of this part of Pitfodels, which comprises large homes in sizeable 
grounds, is acknowledged.  However as noted above, the general principle of 
development on site cannot be established against Scottish Planning Policy nor 
the Local Development Plan Policy as it relates to Green Belt locations.  
Therefore even though the general character of the area would be reflected 
through the scale and density of development proposed, as the principle cannot 
be accepted, there is little merit in considering the design elements of the 
proposal further.  Notwithstanding, for applications within Conservation Areas, 
there is a requirement to submit a Design Statement with planning application.  
As this application is for Planning Permission in Principle, such a statement 
would merely have set out some general design principles for the development 
against the local context.  However, given the lack of such a submission, it has 
not been possible to fully assess the proposals against Policy D1 of the Local 
Development Plan. 
 

Drainage 
 
In terms of foul drainage, the application form notes that the development would 
connect into the public drainage network.  This would generally be acceptable, 
and surface water drainage proposals could ultimately be adequately addressed 
through a suspensive planning condition.   
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Roads and Access 
 
In this instance, the existing means of access at this location has very poor 
visibility.  As such the intensification of its use led the Roads Engineer to advise 
that it would likely result in serious road safety issues, hence their objection to 
this application.  Further concerns were also raised by the Roads Engineer in 
respect of the provision of adequate pedestrian access facilities, and the ability of 
refuse vehicles to service the site.  While a suggestion has been made to 
relocate the access further south in order to create adequate visibility, this would 
necessitate the partial demolition of the boundary wall, which adds to the 
character of the Lower Deeside/Pitfodels Conservation Area, which would raise 
separate planning concerns.  Ample car parking could in theory be provided, 
within each of the proposed plots. 

 
 

Impact on the Lower Deeside/Pitfodels Conservation Area 
 
As noted above, the site is located within the Lower Deeside/Pitfodels 
Conservation Area.  As such, it is necessary to assess the impact of the 
proposed development upon whether to proposals preserve and enhance the 
character or appearance of the Conservation Area.  In this instance, given the 
long established character of large dwellings, set within sizeable grounds, it is not 
considered that the resultant development would neither preserve or enhance the 
surrounding area.  The sub-division of this space which was associated with an 
adjacent dwelling, could set a precedent for development which would 
incrementally erode the character of the area and the reasons for which it was 
made a Conservation Area.  As such the proposal is considered to be contrary to 
Policy D5 of the Adopted Local Development Plan.  

 
 

Trees 
 
A number of mature trees are present within the application site.  Unfortunately, 
no tree survey has accompanied this application.  However, given that the 
principle of the development has not been established, it was not considered 
necessary to press the applicant for a submission.   

 
Notwithstanding, the dwelling house itself could have an impact upon the existing 
trees particularly alongside Pitfodels Station Road, and to the South East of the 
site where one large specimen is present.  Had the application been 
accompanied by a Tree Survey to British Standards, it would have given an 
indication as to whether the footprint of the proposed dwellings, and any 
associated areas of hardstanding would have had any detriment to the existing 
protected trees.  However, the principle of development has not been established 
at this time.  Therefore at this time, it has not been proven that there would be no 
detriment to the existing trees, and would therefore be contrary to Policy NE5 of 
the Adopted Local Development Plan. 
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Letters of representation 
 
The following matters were raised within the letter of representation, which have 
not already been addressed above: 
 
5) Potential impact on privacy on loss of sunlight 
As this application is for planning permission in principle, the plans submitted are 
indicative.  Notwithstanding, the detail provided shows one of the dwellings being 
sited a mere 5 metres from the boundary with the adjacent property Middleton 
Lodge.  Such close proximity would not accord with the Supplementary Guidance 
on the Subdivision and Redevelopment of Residential Curtilages, and could in 
theory have an impact on privacy and sunlight.  There is in theory, scope to site 
the respective dwellings further to the west within each plot, which could reduce 
such concerns.  Such detailed consideration would normally be made at the time 
of an application for Matters Specified in Conditions, or a Detailed Planning 
Application.  However, as highlighted above, the principle of development has not 
been established in this location. 
 
10) Previous refusal of planning permission for the same type of the development 
on this site 
While the previous site history is noted, it relates to a proposal from 28 years 
ago, and a Local Plan long since superseded.  As such, detailed consideration 
must be given in this instance to the policies of the extant development plan, its 
associated supplementary guidance, and any other material planning 
considerations. 
 
11) Potential impacts on wildlife including protected species 
In this instance, while concerns have been raised over the potential impacts on 
wildlife and protected species, the site is not covered by any specific 
designations or habitat, which would necessitate a walkover survey to have been 
undertaken. 

 
Summary 
 
In summary, the proposal to create three additional dwelling houses is 
considered to be contrary to the principles of Green Belt policy, in that the 
proposal could result in the loss of character, or landscape setting of the area, 
and could lead to a precedent for similar development proposals which 
cumulatively would be to the detriment of the wider Green Belt of Aberdeen City.   
Furthermore, the proposal would neither preserve or enhance the character of 
the Lower Deeside/Pitfodels Conservation Area, and would also result in a road 
safety hazard. 
 
 
RECOMMENDATION 
 
Refuse 
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REASONS FOR RECOMMENDATION 
 
1) That the site lies within the Green Belt which is defined to protect and enhance 
the landscape setting and identity of urban areas and in which there is a 
presumption against most kinds of development with only limited exceptions. The 
proposed development does not comply with any of the specified exceptions to 
the presumption against development within the Green Belt and therefore does 
not comply with Policy NE2 Green Belt of the Aberdeen Local Development Plan 
2012. If permitted, this application would create a precedent for more, similar 
developments to the further detriment of the objectives of the Green Belt policy, 
when sufficient land has been identified for greenfield housing through the 
development plan. 
 
2) The application is deficient in information in respect of a design statement and 
tree survey.  It is therefore not possible to make a full assessment of the 
implications of the development on the Lower Deeside/Pitfodels Conservation 
Area, and the potential loss of existing trees on site.  As such it has not been 
possible to ascertain whether the proposal complies with Policies D1 Architecture 
and Placemaking, D5 Built Heritage, and NE5 Trees and Woodlands of the 
Aberdeen Local Development Plan 2012. 
 
3) The application as currently submitted could result in a road safety hazard due 
to the intensification of use of a sub-standard access point which also has poor 
pedestrian linkages to the surrounding area.   
 
 

Dr Margaret Bochel 
Head of Planning and Sustainable Development. 
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ABERDEEN CITY COUNCIL 
 

 
COMMITTEE   Planning Development Management Committee 
 
DATE     20 March 2014 
 
DIRECTOR    Gordon McIntosh 
 
TITLE OF REPORT  Conservation Area Character Appraisals and Management 

Plan – Pitfodels and Old Aberdeen 
 
 

 
 
1 PURPOSE OF REPORT 
 
1.1 This report outlines two character appraisals and management proposals for Old 

Aberdeen and Pitfodels Conservation Areas as a basis for public consultation. 
 

1.2 The proposed boundary alterations and guidance affecting Old Aberdeen 
Conservation Area is contained in Appendix 1. The draft character appraisals for 
Old Aberdeen and Pitfodels Conservation Areas can be viewed in their entirety on 
the following link: 
 
www.aberdeencity.gov.uk/masterplanning  
 
 

2 RECOMMENDATION(S)  
  

It is recommended that the Committee:  
 

(a) Approve the draft Old Aberdeen and Pitfodels Conservation Area Character 
Appraisals, together with the proposed boundary amendments and 
guidance to Old Aberdeen Conservation Area as set out in Appendix 1, as 
a basis for a six week consultation period; 

. 
(b) Agree that, following completion of the public consultation, any comments 

received and subsequent amendments to the document be presented to a 
future meeting of this Committee.  
 

 
2.1 Definition 
 

‘Interim Planning Advice’ – this specifies that the Conservation Area Character 
Appraisals and Management Plan is in the public domain and, as such, it becomes 
a material consideration in the determination of any planning application.   

 
3 FINANCIAL IMPLICATIONS  
 

Agenda Item 3.1
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3.1 There are no direct financial implications arising from this report. Any publication 
and consultation costs can be met through existing budgets. 

 
4 OTHER IMPLICATIONS 
 
4.1 There are no known legal, resource, personnel, property, equipment, sustainability 

and environmental, health and safety policy implications arising from this report. 
Section 63 of the Planning (Listed Buildings and Conservation Areas) (Scotland) 
Act 1997 requires proposals affecting a conservation area to be the subject of a 
public meeting in the area concerned. 

 
5 BACKGROUND / MAIN ISSUES 
 
5.1 Conservation areas are defined in legislation as being “an area of special 

architectural or historic interest, the character or appearance of which it is 
desirable to preserve or enhance” (Planning (Listed Buildings and Conservation 
Areas) (Scotland) Act 1997). Conservation area designation embraces the quality 
and interest of an area as a whole, rather than individual buildings within it. 

 
5.2 Under current legislation, conservation area designation automatically brings the 

following works under planning control: 
• Demolition of buildings; 
• Removal of, or works to, trees; 
• Development involving small house extensions, roof alterations, stone cleaning 
  or painting of the exterior, provision of hard surfaces and additional control over 
  satellite dishes; and 
• Minor works that are “permitted development” elsewhere such as replacement 
  windows and doors 
 

5.3 The Conservation Area Character Appraisals and Management Plan was 
approved as Interim Planning Advice by the Development Management Sub-
Committee on 18 July 2013. The document contains an overarching Management 
Plan that applies to all conservation areas in the City and character appraisals for 
six individual conservation areas. The final agreed character appraisals for Old 
Aberdeen and Pitfodels, together with the specific guidance and boundary 
changes for Old Aberdeen (Appendix 1), will be added to this document. Footdee 
and Rosemount and Westburn Conservation Areas will be similarly appraised to 
complete the document, which is intended to be adopted as Supplementary 
Guidance as part of the Aberdeen Local Development Plan review. It is proposed 
that Union Street Conservation Area be appraised separately as part of the City 
Centre masterplan process. 
 

5.4 The Aberdeen Local Development Plan 2012 commits the Council to producing 
conservation area character appraisals in order to support the built heritage 
planning policies, specifically Policy D4 – Aberdeen’s Granite Heritage and D5 – 
Built Heritage. Conservation area character appraisals define and evaluate key 
attributes such as buildings, streets, views and open space that contribute towards 
the areas’ special architectural and historic interest. As such, they provide 
supporting background information and are useful tools in assessing the impact of 
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development on the character of a conservation area, as well as often being of 
general interest to the public. 

 
Consultation  
 
5.3 When first preparing character appraisals for Old Aberdeen and Pitfodels 

Conservation Areas we carried out an initial scoping consultation with local ward 
members; Community Councils; Aberdeen and Robert Gordon Universities and 
Old Aberdeen Heritage Society. There was little comment in relation to Pitfodels 
however, a lively interest was shown in Old Aberdeen. We made presentations to 
the Community Council and the Heritage Society and met Aberdeen University 
Estates about the character appraisal process. This early engagement highlighted 
issues and aspirations in Old Aberdeen, which has informed the preparation of the 
character appraisal. 
 

5.4 The Conservation Area Character Appraisals will be the subject to public 
consultation and subsequently amended in light of the feedback received before 
being put before the Committee for final approval as Interim Planning Advice. The 
relevant Community Councils, heritage groups and the general public will be 
consulted on the document through the Council’s web site; public libraries and 
Marischal College. Given the timing of Easter, we propose that six weeks be 
allowed for public consultation. As required by legislation, a public meeting will be 
held in Old Aberdeen to outline the proposed boundary changes. This is not 
required for Pitfodels Conservation Area as no boundary alterations or specific 
guidance is being proposed. 
 

6 IMPACT 
 
6.3 The proposal contributes to the Single Outcome Priorities 10: We live in well-

designed, sustainable places where we are able to access the amenities and 
services we need and 12: We value and enjoy our built and natural environment 
and protect it and enhance it for future generations. 

 
6.4 The proposal contributes to Smarter Aberdeen’s aspiration of Smarter 

Environment – Natural Resources – providing an attractive streetscape. 
 
6.5 The proposal contributes to the EP & I Directorate Priority 3: Protect and enhance 

our high quality natural and built environment and to the Planning and Sustainable 
Development Operational Priority PSD3: Protect and enhance our heritage and 
high quality built environment. 

 
7 MANAGEMENT OF RISK 

 
There are no known risks arising from this report. 
 

8 BACKGROUND PAPERS 
 

Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 
http://www.legislation.gov.uk/ukpga/1997/9/contents  
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Scottish Government’s Planning Advice Note 71: Conservation Area Management 
http://www.scotland.gov.uk/Publications/2004/12/20450/49052 

 
Aberdeen Local Development Plan (2012) 
http://www.aberdeencity.gov.uk/nmsruntime/saveasdialog.asp?lID=42278&sID=94
84  
 
Conservation Area Character Appraisals and Management Plan Interim Planning 
Advice 
http://www.aberdeencity.gov.uk/planning_environment/planning/conservation/pla_
conservation_areas.asp  
 

9 REPORT AUTHOR DETAILS  
 
Bridget Turnbull 
Senior Planner – Masterplanning, Design & Conservation 
� 01224 (52) 3953 
� bturnbull@aberdeencity.gov.uk 
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Appendix 1 
 

Proposed alterations to Old Aberdeen Conservation Area 
 
It is proposed that the Conservation Area boundary will be extended to include five new 

additions (Plan 1): 

A land north of the River Don including parts of Balgownie Road, and the 

private access road to Kettock’s Mill, Seaton Cottage and Glenseaton Lodge.   

The riverside setting to the north of the river Don is an extension of that to the south, 

which is already within the Conservation Area. In many ways, it is a better example of the 

riverside’s historic character as it has been largely undeveloped. There are also 

significant views from this area across the river to the Cathedral and Seaton Park. Two 

listed buildings are located within the proposed extension - Glenseaton Lodge (Category 

B Listed) and 79 Balgownie Road (Glover House) (Category B Listed). Tree Preservation 

Order 65, located on Balgownie Road and Thomas Glover Place, is also within this 

proposed extension. The 1993 Old Aberdeen Conservation Area Report identified this 

area for inclusion in the Conservation Area. 

Addresses affected: Glenseaton Lodge; Kettock’s Mill and Seaton Cottage  

B 68-70 (even) and Old Aberdeen House, Dunbar Street; 3-8 (inc) St Machar 

Place  

Old Aberdeen House on Dunbar Street is an imposing, austere turn of the twentieth 

century granite building designed as a school and set in a limited former playground now 

used for parking. It has a strong boundary treatment of granite wall and railings. 3-8 St 

Machar Place comprises six largely unaltered inter war semi-detached houses laid out in 

a semi-circle. They are typical examples of suburban development associated with the 

building of the new inner ring road of St Machar Drive in the 1930s. 

Addresses affected: 68-70 (even) and Old Aberdeen House, Dunbar Street; 3-8 (inc) St 

Machar Place 

C 7 – 17 (odd) University Road  

This is a group of six flatted properties whose design reads as three Victorian terraced 

houses. They are the only houses on University Road that are not already included in the 

Conservation Area and it is unclear why they were not included in the original 

designation. The 1993 Old Aberdeen Conservation Area Report identified them for 

inclusion and they still make a positive contribution, providing completeness to University 

Road. 

Addresses affected: 7-17 (odd) University Road 

D 9 – 21 (odd); 40 – 54 (even) King’s Crescent and the western boundary wall 

of the bus depot on King’s Crescent and 1 Jute Street  
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These groupings of buildings to either side of King’s Crescent mark the transition from 

the 20th century development of Mounthooly. The area’s character changes noticeably at 

this point, which this proposed extension recognises. 17-21 King’s Crescent and 1 Jute 

Street are category B listed residential terrace built in a traditional Victorian style in 1875, 

but of concrete making these buildings highly unusual. The bus depot’s granite wall on 

the east side of King’s Crescent is a strong linear feature, reflecting the walls on the 

western side. The 1993 Old Aberdeen Conservation Area Report identified most of this 

area for inclusion and it still makes a positive contribution to the Conservation Area. 

Addresses affected: 1 Jute Street; 9 – 21 (odd) and 40 – 54 (even) King’s Crescent and 

bus depot 

 E Sunnybank Park 

Sunnybank Park adjoins the Conservation Area to the west of Firhill Road, a path that is 
clearly marked on 1828 map by John Wood, as is Firhill Well. Firhill Place lies within the 
Conservation Area and a path in front of these properties links College Bounds to 
Sunnybank Park to the west. The park adds much to the contemporary character of the 
Conservation Area, providing valuable public open space, as well as being of historic 
importance in its own right.  
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