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Agenda Item 1.1

PLANNING DEVELOPMENT MANAGEMENT COMMITTEE

ABERDEEN, 18 June 2015. Minute of Meeting of the PLANNING
DEVELOPMENT MANAGEMENT COMMITTEE. Present:- Councillor Milne,
Convener; Councillor Finlayson, Vice Convener; and Councillors Boulton,
Corall, Cormie, Dickson, Greig, Jaffrey, Lawrence, Jean Morrison MBE,
Jennifer Stewart, Sandy Stuart and Thomson.

The agenda and reports associated with this minute can be found at:-
http://committees.aberdeencity.gov.uk/ieListDocuments.aspx?Cld=348&MId=3470&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 28 MAY 2015

1. The Committee had before it the minute of its previous meeting of 28 May 2015.
The Committee resolved:-

to approve the minute subject to the correction of Article 1 to reflect that the Roads
Project Team had withdrawn their objection not their application.

PLOT 10, PRIME FOUR BUSINESS PARK, KINGSWELLS -150113

2, The Committee had before it a report by the Head of Planning and Sustainable
Development which recommended:-

That the Committee approve the application for the purification of conditions for
planning permission in principle (120649) relating to Plot 10, namely condition 3, parts
(i) - access; (ii) - siting and design of hard surfaces; (iii) - design and external
appearance of the buildings; (iv) - waste arrangements; (v) - plot boundary treatment;
(vi) - motor vehicle and cycle parking; (vii) - details of any low and zero carbon
equipment; and (viii) - landscape; and condition 15 - plot specific landscaping
treatment, subject to the following condition:-
(1) That no part of the development hereby approved shall be occupied unless
the pro-rata financial contribution identified in the Prime Four Phase 3 Transport
Assessment relative to the development and measures required to mitigate
against the transport impact of further development of the Prime Four Business
Park has been paid to the Council.

The Committee resolved:-
to approve the recommendation.
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MAKRO, SITE 1, WELLINGTON CIRCLE, WELLINGTON ROAD INDUSTRIAL
ESTATE - 140924

3. 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 for planning
permission for the sub-division of the existing wholesale cash and carry (Class 6 -
Storage and Distribution) of 10,252 square metres (inclusive of mezzanine level) to
form two separate units with one of 4,502 square metres being retained for wholesale
use, and the larger (southern) unit of 5,750 square metres being used for Class 1 retail
purposes, but to withhold the issue of the consent document until the applicant had
entered into a legal agreement with the Council regarding (1) developer contributions
towards the Strategic Transport Fund; and (2) developer contributions towards
mitigation on the local roads network together with the provision of infrastructure, and
subject to the following conditions:-
(1) That no development shall take place unless a scheme detailing all external
finishing materials to the roof and walls of 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; (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 occupied
unless the drainage has been installed in complete accordance with the said
scheme; (3) That the use hereby granted planning permission shall not be
occupied unless a scheme detailing cycle storage provision has been submitted
to, and approved in writing by the planning authority, and thereafter implemented
in full accordance with said scheme; (4) 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 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;
(5) 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; (6) That the
development hereby approved shall not be occupied unless the car parking
areas hereby granted planning permission have been constructed, drained, laid-
out and demarcated in accordance with drawing no. Proposed Site Plan
A5128/P(--) 06 Rev D 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; (7) That no other development in connection with the
permission hereby approved shall take place and the access/egress hereby
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approved shall not be brought into use unless visibility of 60 metres in both
directions along the public road has been provided from a point 4.5 metres
measured at right angles from the existing carriageway surface along the centre
line of the approved new access. Once formed, the visibility splays shall be
permanently retained thereafter and no visual obstruction of any kind shall be
permitted within the visibility splays so formed; (8) That the use hereby granted
planning permission shall not take place unless the recycling facility has been
provided in complete accordance with drawing no. Proposed Site Plan A5128/P(-
-) 06 Rev D 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 recycling; and (9) The floorspace of the proposed development
hereby permitted shall be restricted to 5,750 square metres (GFA) of Class 1
retail for the sale of 70% convenience and 30% comparison goods, and shall be
used for no other purpose.

The Committee resolved:-
to approve the application.

LOIRSTON, NIGG - 141754

4. The Committee had before it a report by the Head of Planning and Sustainable
Development which recommended:-

That the Committee refuse the application for planning permission in principle for the
erection of a retail development comprising a Class 1 supermarket of 5,800 square
metres of floorspace with associated car parking, access and landscaping, on the
following grounds:-

(1) That, while the site lies within the OP77 Loirston Land Release within the
Aberdeen Local Development Plan (2012), the scale of retail development
sought far exceeds that granted through the planning permission in
principle (planning reference 130892), and that identified within the Loirston
Development Framework which is approved as Supplementary Guidance to
the Local Development Plan. Furthermore, the proposal does not comply
with Policy RT2 Out of Centre Proposals, and Policy RT5 Retail
Development Serving New Development Areas in that there is an allocated
site for retail in the extant Local Development Plan, and one identified in the
Proposed Local Development Plan, which would meet the identified need
for retail provision to the south of Aberdeen, and there is therefore no
additional need beyond the current allocations. Any additional provision
could therefore undermine the vitality or viability of other existing retail
centres;

(2) That the proposal would be contrary to the urban form, design and layout
objectives anticipated through the Loirston Development Framework which
is approved as Supplementary Guidance to the adopted Local
Development Plan, due to (i) the lack of mixed-use residential and
retail/commercial, and failure to integrate retail use with medium density
residential; and (ii) the expanse of associated car parking and servicing
space that would not minimise the impact of car parking; and

(3) That the proposals would be contrary the to Policy NE1 Green Space
Network of the adopted Local Development Plan due to the likely
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detrimental impact upon the wider connectivity and wildlife habitats
associated with the Green Space Network.

The Committee resolved:-
to approve the recommendation.

66 TILLYDRONE AVENUE - 150402

5. The Committee had before it a report by the Head of Planning and Sustainable
Development which recommended:-

That the Committee refuse the application for planning permission for the erection of a
two storey side and rear extension, a single storey extension and a change of use of
the property from a private dwelling (Class 9) to a House of Multiple Occupation (Sui
Generis) with nine bedrooms, on the following grounds:-

(1) The proposed use of the building as a House of Multiple Occupation for
nine unrelated persons would intensify the existing use to an unacceptable
level whereby there would be an adverse impact on the residential amenity
of the area, mainly due to an increased level of noise and movements. The
proposal is therefore contrary to Scottish Planning Series - Planning
Circular 2/2012 (Houses in Multiple Occupation: Guidance on Planning
Control and Licensing), Policy H1 (Residential Areas) of the Aberdeen
Local Development Plan, Policy H1 (Residential Areas) of the proposed
Local Development Plan and the Householder Development Guide;

(2) The proposed car parking layout would result in inadequate provision of car
parking spaces required for the size of the proposed development.
Furthermore, the proposed layout would not allow cars to enter and exit
Tillydrone Avenue in a forward gear as required due to the increased traffic
levels following completion of the Third Don Crossing. The proposal is
therefore contrary to Policy T2 (Managing the Transport Impact of
Development) of the Aberdeen Local Development Plan and Policy T2
(Managing the Transport Impact of Development) of the proposed Local
Development Plan; and

(3) The proposal would result in a significant loss of light to the ground floor
window of 68 Tillydrone Avenue to the detriment of their residential
amenity. The proposal is therefore contrary to Policy H1 (Residential Areas)
of the Aberdeen Local Development Plan, Policy H1 (Residential Areas) of
the Proposed Local Development Plan and the Householder Development
Guide.

Councillor Grant was in attendance as one of the local members, in terms of Standing
Order 32(1), and indicated that he was willing to address the Committee if members
were not in agreement with the recommendation contained within the report.

The Committee resolved:-
to approve the recommendation.

CONFIRMATION OF TREE PRESERVATION ORDERS - CHI/15/192

6. The Committee had before it a report by the Director of Communities, Housing
and Infrastructure which sought confirmation of various provisional Tree Preservation
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Orders made under delegated powers to provide long term protection for the relevant
trees.

The report recommended:-

that the Committee -

(@)  confirm the making of Tree Preservation Orders 106, 181, 183, 194, 225, 227,
228 and 229 without modifications; and

(b)  instruct the Head of Legal and Democratic Services to attend to the requisite
procedures.

The Committee resolved:-
to approve the recommendations.
- RAMSAY MILNE, Convener
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Agenda ltem 2.1

Planning Development Management Committee

ENGINEERING SCIENCE FACILITY, QUEEN'S
ROAD, ABERDEEN

ERECTION OF ENGINEERING SCIENCE
FACILITY

For: Albyn School

Application Type : Detailed Planning Permission ~ Advert : Section 60/65 - Dev aff
Application Ref. : P150161 LB/CA

Application Date: 05/02/2015 Advertised on: 18/02/2015

Officer: Sepideh Hajisoltani Committee Date: 16/07/2015

Ward : Hazlehead/Ashley/Queen's Cross(M Community Council :

Greig/J Stewart/R Thomson/J Corall)

RECOMMENDATION:

Approve Unconditionally
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DESCRIPTION

The application site is located on the south side of Queen’s Road adjacent to the
junction with Forest Avenue and comprises Albyn School; an independent, co-
educational school with approximately 740 pupils aged 2-18. The school grounds
extend back to Queen’s Lane South and cover an area of approximately 1.1
hectares with various associated buildings and external areas. Four of the granite
buildings within the site are listed (dating from 1879 to 1884); the buildings at 19,
21 and 23 Queen’s Road are ‘B’ listed, whilst 17 Queen’s Road is ‘C’ listed. The
buildings are set back from Queen’s Road by 20-22 metres behind the staff and
visitor car park. The application refers specifically to the southern most section of
the site and to the rear of No. 17 Queens Road, facing the rear lane.

To the south and east of the site are residential properties while on the opposite
side of Queen’s Road and Forest Avenue is a mix of residential and office
buildings. The site is located within Albyn/ Rubislaw Conservation area and is
identified as being within the west End Office Area, as designated in the
Aberdeen Local Development Plan (2012).

RELEVANT HISTORY

Over the years there have been several planning applications relating to Albyn
School. In particular, detailed planning permission (A5/1869) and Listed Building
Consent (A5/1906) for proposed new primary school extension to rear of number
23 Queen’s Road and internal alterations and proposed new access opening to
boundary along Forest Avenue and Queen’s Road was approved conditionally in
April 2006.

PROPOSAL

Detailed planning permission is sought for erection of a single storey facility to
the rear of the application site (No.17 Queen’s Road). The proposed building
would be attached to the existing building to the south of the site which also
fronts onto Queen’s Lane.

The building would measure approximately 17.2m x 11.6m and would have an
overall footprint of 212.7sqm. The proposed pitched roof has an eaves height of
4m and a ridge height of 6.3m. The linking section of the pitched roof on the
western pitch would be used to house and screen ventilation equipment.

The proposal would accommodate a new facility for teaching engineering and
technology related subjects. The facility would be accessed through an entrance
to the north elevation and would comprise of two classrooms and a storage
space. The design incorporates a total of 5 windows to the north and east
elevations. The finishing material would be pre-weathered zinc cladding for the
roof and white render and matching zinc cladding for the external walls.

The existing boundary wall would be taken down and materials would be

reserved for rebuilding it at the completion of the project. Rubble wall and copes
would be repointed using lime mortar.
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It should be noted that the initial proposal has been amended and neighbours
have been re-notified accordingly. The amendments include reducing the overall
footprint of the proposal by approximately 15sgm and changing the orientation of
the proposed building to reduce its impact on neighbouring properties.

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?ref=150161

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 proposal has attracted 11 letters of objection through the
neighbour notification process. Submission of the amended drawings followed by
the neighbour re-notification process has attracted 2 letters of objections.
Accordingly, the application falls outwith the scope of the Council’'s Scheme of
Delegation.

CONSULTATIONS

Roads Development Management — No observations.

Environmental Health — In order to protect the residents from any potential
noise disturbance during the construction, the timing of construction works should
be restricted.

Communities, Housing and Infrastructure (Flooding) - No observations.
Community Council — No comments received.

REPRESENTATIONS

Eleven letters of objection have been received. The objections raised relate to
the following matters —

1. The proposed design and materials are out keeping with the character of
the Albyn/Rubislaw Conservation Area and the West End;

2. The overall scale of the proposal and its impact on the residential

character of the area;

The proposal will result in over-development of the site;

Overshadowing and daylight impact on the Coach House (No. 15 Queen’s

Road) and 48 Gladstone Place;

Lack of sufficient playground space at the school,

The increase in class space would lead to an increase in student numbers

and this would ultimately impact on traffic situation;

The construction would result in deterioration and damage of the roads;

Disruption and lack of access to Gladstone Place/ Queen’s Lane over the

past years due to previous Albyn School Developments;

o0 kw

© N
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9. Lack of disruption and traffic management enforcement by the Council;

10.Impact of the development on traffic arrangements in the area

11.The opportunistic character of the proposed development and lack of an
urgent need for an engineering facility while the school can use the
existing engineering facilities at Robert Gordon University;

12.The previous development created noise, substantial pounding and
vibration as well as damage to some of the neighbouring properties.

13.School’s lack of engagement with local residents;

PLANNING POLICY
National Policy and Guidance

Scottish Planning Policy (SPP)

Development should pay regard to the layout, design, materials, scale, siting and
use of listed buildings, as well as their surrounding area’s character and
appearance. It also states that development should either enhance or preserve
the character or appearance of a conservation area.

Aberdeen Local Development Plan

Policy D1- Architecture and Placemaking

To ensure high standard 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 BI3- West End Office Area

In this area (shown on the Proposals Map), applications for change of use for
office purposes will be given favourable consideration. Where there is scope to
provide access to properties from rear lanes this will only be considered
acceptable if satisfactory traffic management measures are in place, or can be
provided by the developer, along the rear lanes. The development of associated
front garden to car parks and driveways, and the subsequent erosion of
associated landscaping, will not be permitted. The reinstatement and restoration
of car parks to front gardens will be encouraged by the council.

Policy H1- Residential Areas
Within existing residential areas (H1 on the Proposals Map) and within new
residential developments, proposals for new residential development and
householder development will be approved in principle if it:
1. Does not constitute overdevelopment;
2. Does not have an unacceptable impact on the character or amenity of the
surrounding area; and
3. Complies with Supplementary Guidance contained in the Householder
Development Guide
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Policy D5- Built Heritage

Proposals affecting Conservation Areas or Listed Buildings will only be permitted
if they comply with Scottish Planning Policy. The legislation states “the overall
integrity and character of the designated area will not be compromised and
mitigation and appropriate measures shall be taken to conserve and enhance the
essential characteristics, aesthetics, archaeological and historic value and setting
of the site”.

Proposed Aberdeen Local Development Plan

The following policies substantively reiterate policies in the adopted local
development plan as summarised above:

D1- Quality Placemkaing by Design (D1- Architecture and Placemaking);
B3- West End Office Area (BI3- West End Office Area)

H1- Residential Properties (H1- Residential Properties)

D5- Our Granite Heritage (D5- Built Heritage)

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.

Albyn School has a programme of continual improvement for maintaining a high
record of academic achievement in Scotland. As stated in the associated design
statement “ the school has identified that there is a need for as many pupils as
possible to have education in engineering and technology related subjects”. The
proposed development would accommodate the new Engineering Science
Facility and would support the existing educational buildings on site.

Design, Scale & Massing

The proposed development would be located to the southern most section of the
site and will be facing Queen’s Lane, which gives access to the rear of properties
and garages on Queen’s Road and Gladstone Place. The proposed building
would not be visible from Queen’s Road or Forest Avenue. The proposal would
have a contemporary design appropriate for a new school building. It should be
noted that over the years there has been an established development pattern
within Albyn School for contemporary design and therefore approval of this
application would be in-keeping with the evolving character of the school.
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It is considered that the new building would have no significant impact on the
appearance of the locality or on the character of the conservation area as there is
already a variety of different properties (residential, educational and office
buildings of various design) facing to Queen’s Lane. The Council’'s Conservation
officers have raised no concerns in regards to the proposed design and
materials. The use of pre-weathered zinc is welcomed as the material would
display a more monochromic appearance when installed versus unfinished zinc
that would patina differently depending on the exposure to the environment.

The overall height of the development would be higher than the existing building
to the west, however it would still be subservient to the original buildings facing
Queen’s Road and the coach house belonging to No.15 Queen’s Road.

The proposal would result in an increase in site coverage from 46% to
approximatley 48%, which is considered to be acceptable within the context of a
school in an urban site.

Residential Amenity Impact

The school itself is not located within a ‘Residential Area’, however as the
properties to the south of the proposed development are all residential, the
development has been assessed against the relevant policy of H1- Residential
Areas. It is considered that the revised proposal would not result in any impacts
in terms of overshadowing or loss of daylight to the neighbouring properties, in
compliance with Policy H1. The introduction of windows to the east and north
elevation is deemed appropriate as it will not compromise the privacy of the
neighbouring properties.

West End Office Area

This policy is not directly relevant to the assessment of this application as it is an
enabling policy for change of use for office development. Also, the proposal
relates to an existing and well established use in the West End.

Matters Raised in Representations

Objection points 1-4 relating to design, size, scale, materials, impact on
surrounding conservation areas and impact on residential amenity have been
addressed in the evaluation section of this report. All elements of the proposal
have been found to comply with the relevant policies set out in the Aberdeen
Local Development Plan.

Objection point 5 relates to the loss of green space as a result of proposed
development. The proposal will be replacing an amount of green space (grass)
that was originally intended to serve the school as playground, however this area
is mentioned to be largely underused. The applicant has advised that the the
school is served by its playing field facility at Milltimber, which provides regular
recreational and physical education opportunities for pupils of all ages. It is also
considered that after development sufficient areas of open space and under-
cover play areas will remain on site.
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Objection point 6-10 relates to the access, roads and traffic management. As
stated in the submitted design statement, the number of students will not be
increased and the new facility is intended to extend the education facilities for the
current school role. As a result the proposal is not going to have any detrimental
impact on traffic management. Other points raised regarding the lack of
enforcement on illegal parking is not a relevant material consideration for
assessment of this application. The roads officer has considered the application
and has no objection to the proposal.

Objection 11 is not a material planning consideration as the proposed use for the
facility would serve the existing educational purpose of the school which is not
considered to be an incompatible or unacceptable use.

Objection 12 & 13 are refering to the previous developments, however it should
be noted that problems arising from the construction period are not a material
planning consideration and accordingly are not relevant to this decision.

Full regard has been given to all concerns raised in representations, but neither
do they outweigh the policy position as detailed above, nor they justify further
amendments to the plans or refusal of the application.

Conclusion

The proposed development complies with the development plan and meets the
requirements of SPP and SHEP. The location, scale, design and finishing
material are acceptable. The proposal would not be detrimental to the character
of the conservation area nor it would have a significant impact on the setting of
the listed buildings that form the main part of the school. The proposal would not
have a detrimental impact on residential amenity of the neighbouring properties.
Accordingly, it is recommended that the application be approved.

Proposed Aberdeen Local Development Plan

The Proposed ALDP was approved at the meeting of the Communities, Housing
and Infrastructure Committee of 28 October 2014. It constitutes the Council’s
settled view as to what should be the content of the final adopted ALDP and is
now a material consideration in the determination of planning applications, along
with the adopted ALDP. The exact weight to be given to matters contained in the
Proposed ALDP (including individual policies) in relation to specific applications
will depend on whether:
- these matters have been subject to public consultation through the Main
Issues Report; and
- the level of objection raised in relation these matters as part of the Main
Issues Report; and
- the relevance of these matters to the application under consideration
The foregoing can only be assessed on a case by case basis. In relation to this
particular application, Policies D1- Quality Placemaking by Design, BI3- West
End Office Area, H1- Residential Areas and D5- Built Heritage substantively
reiterate the guidance given from policies in the adopted Local Development
Plan.
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RECOMMENDATION

Approve Unconditionally

REASONS FOR RECOMMENDATION

The location, scale, design and finishing materials of the proposed development
are acceptable. The proposal would not be detrimental to the character of the
conservation area nor would it have a significant impact on the setting of the
listed buildings that form the main part of the school. The proposal would not
have a detrimental impact on residential amenity of the neighbouring properties.
Therefore the application complies with the adopted Local Development Plan
Policies D1- Architecture and Placemaking, H1- Residential Areas, BI3- West
End Office Area and D5- Built Heritage and the equivalent policies in the
Proposed Local Development Plan. The proposal also meets the requirements of
Scottish Planning Policy and Scottish Historic Environment Policy.

INFORMATIVE

(1) In order to protect the residents of the surrounding/ adjacent properties from
any potential noise nuisance arising from the proposed buildings works, no
construction or demolition work shall take place:

(a) Out with the hours of 0700 to1900 on Monday to Friday

(b) Out with the hours of 0900 to 1600 on Saturdays, and

(c) at any time on Sundays, except for works inaudible out with the
application site boundary

(d) If Pilling Operations are to be carried out, agreement should be
reached with this Service regarding hours of operation.
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PI

From: . webmaster@aberdeencity.gov.uk
Sent: 26 May 2015 17:43

To: PI o
Subject: Planning Comment for/150161 ¢

Comment for Planning Application 150161
Name : Pamela Forgie

Address : 50 Gladstone Place

Queens Cross

Aberdeen

AB10 6XA

Telephone :_

Email :

type : )

Comment : | object strongly to this development for the following reasons:

(’?-ere has been a drip feed of development at Albyn School, each one unacceptable to and with no consideration for

“the neighbours.Since this growth started, the conditions set to manage traffic issues caused by parents dropping off
their children have not been implemented and therefore Albyn School does not warrant any further lenience, The
council turns a blind eye to this and conveniently no traffic wardens are around at drop off or pick up times to catch
them out. There is absolute disregard of the parents, who park illegally and unsafely, daily, and have utmost
conviction that they have the right to. Unbelievablel
This latest development looks initially like a single story, but its height is almost equivalent to the two story
residenice nearby and from the plans looks about three times the height of the current wall. Although referred to
throughout the documents as a cottage, there is nothing cottage like in either the shape or the materials. A very odd
roof cable {ine/end and zinc and render walls with metal windows is more in keeping with an industrial estate. We in
essence shall.be fooking at an ugly, overbearing wall, with not one, but two.materials out of keeping with the
surroundings: it is certainly not in keeping with a conservation area. All other developments in the area on the back
lane are stone or granite walls and slate roofs. We do not want to look at an ugly overly modern metal and render
building at right angles to the lane and visible from house back gardens. it is a concern that this will be just the start
and eventually there shall be an application to double the height into this pitched roof to make a full two storey
building. Can you absolutely guarantee this is not the case? There are also limitations to how developed an area can
be I.e, a ratio of build to open space. Surely this exceeds those regulations. Can you confirm the status on this? |

/"'j‘.iise that area has been reduced, but is this enough? .

“when the previous build was done, the same wall.opposite my back gate was opened up to allow trucks access. This
shall be the case again. Last time there was no consideration of access for the residents along the back lane, access
to our garages, also constant noise, substantial pounding and the vibration (as | work from home)was horrendous,
all day long. Since then 1 have had cracks appearing in my house when everything for the previous twenty years was
fine. Last time a construction lorry or truck hit my back garden wall {and they did not tell me}and it was only when |
went to take out my wheely bin that | realised the wall had been hit and the wooden gate no longer opened, due to
the caved in wall pressing on and distorting it. This was a health &amp; safety matter as if there had been a fire in
my House that may have been my only exit route, but it was blocked. When | did approach the builders they
admitted it straight away and repaired the wall, but the gate is still damaged (it is only a few years old).

The information in the planning details is contradictory &#8211; In 4.0 Design Solution in the 4th paragraph, in one
part it states the area selected is largely unused by pupils and then it says there is an unintentional benefit in
keeping the pupils away from the wall, thereby reducing noise levels. How can this be if it is largely unused,
anyway? :

How much more do we in the neighbourhocd have to accept from Albyn School. There has to be a point when
enough is enough. | am not sure why they keep getting away with inappropriate builds. The council have 1o speak
up this time and say NO. Nothing in their amendments have changed addressed any of my previous concerns.

Page 15



PI

From: Gerald Cunningham ||

Sent: 15 March 2015 13:06

To: Pi ' -
Subject: Engineering Science Facility at Albyn School - Planning Application No@%@é

I'am the owner and occupier of 62 Gladstone Place Queern's Cross Aberdeen which is a stanes throw from my
backgate on to Queen’s Lane South. | wish to tender my objection to the above application on several grounds:-

1.

9

The existing large extensions within the school site already constitute overdevelopment of the site and their
design is quite out of keeping with the other buildings in this part of our Conservation area. Past objections on
this ground have gone unheeded by the Planning Authority. This new proposed building , which to some
extent will be hidden behind the existing boundary wall on the Queen’s Lane South froniage, constitutes
further overdevelopment of the site, The fact that it will be pariially hidden is no excuse for allowing it in the
first place! '

The design of the proposed building is not in keeping with the rest of the actual buildings fronting the south
side of Queen’s Lane South which are of granite construction with slated roof ( with the exception of the walls
of the existing Science block approved last time round). Walls of zinc cladding and a metal roof seemn quite
inappropriate. . '

While the application stresses that the additional building will not increase the number of pupils attending the
school and lead to further traffic problems the concerns which were raised at the time the last extension was
mooted regarding traffic problems are still very real and have not been addressed. Despite the no parking
signs in the Lane between 8am and 6pm Monday to Friday parents continue to park their vehicles at drop off
and pick up fimes causing chaos at times for through traffic in such a narrow overused “thoroughfare”. My
driveway into the back lane is very often blocked at these times . What galls me is that at pick up times |
cannot get my car parked in Gladstone Place caused mainly by parents { who have not paid for a parking
ticket) using up spaces. This necessitates me on many occasions driving my car to park it in my back
driveway only to find that | cant access my driveway on account of ilegally parked vehicles. The School { and
the Council, if | remember correctly) undertook to solve the parking and congestion problems but we are still
waiting , waiting , waiting! If the traffic wardens timed their visits to the area at these critical times the council
would make a fortune from iliegal parking in Gladstone Place and queen’s Lane South!

Apart from the problems of illegal parking above mentioned, Forest Avenue from Gt Western Road io
Queen’s Road is now used as an arterial route by the public at all times and at peak times gridlock occurs,
This is due to the fact that parking on both sides of the street is allowed, thus narrowing the free flow of two
way traffic. | think it is about time that the Traffic gurus at the Council bite the bullet and make Forest Avenue
and other streets in the vicinity (with similar problems) One Way only.

When the previous extension was buil over a period of 18 months or so, access to the building site was from
Queen’s Lane South and at times there was utter chaos with vehicles meeting face to face,damage

to boundary walls and deterioration of the carriage way of the lane. While the construction of the proposed
building hopefully would not take such a long period of time, if the project is given the go ahead there will still
be the same temporary problems ermerging. To ease the problem, | would suggest that there should be no
access to Queen’s Lane South from Forest Avenue and One Way Traffic only from St Swithin St. This may

help educate the parents of the pupils not to park illegally in the lane as most of the offenders enter the lane
from forest Avenue.

Please acknowledge receipt of this letter of objection and confirm that its contents will be biaced before the
Planning Commities for consideration.

Gerald Cunningham, 62 Gladstone Place, Aberdeen AB10 6XA
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From: George Booth

Sent: : 16 March 2015 20:43

To: ' PI

Cc: " Jennifer Stewart :

Subject: ! Engineering Science Facility Queens Road ~ P150161
Dear Sirs,

“As aresident of Forest Road 1 wish to put forward my thoughts on the above planning application..

~ bam'surprised to see yet another planning application from Albyn School being made when there is still a
serious issue of illegal parking by school parents. :

The school has a drop off and pick up point at the Queens Road entrance, if this is not sufficient for the rolil
call of the school/pre-school then this has to be solved before any further planning applications
; ( )re accepted. Also, the pre-school on Forest Road has caused further probiems on Queens Lane South as

parentsare using this lane as an unofficial car park. | feel this too must be resolved before any additional
services can be added to the school, - oo S

A possiblé solution to the above problem would be to make Queens Lane South one way with a pavement
similar fo the Queen's Lane junction with St Swithin Street. Thisisa public thoroughfare and should be.
safe forpedestrians also. '

Finally, could you please advise me of when a by-law was passed to allow parents of the school children
attending Albyn School 10 minutes amnesty to park on the 2 yellow lines, street corners and pavements
for the purpose.of dropping off their children to the school and pre-school? This was information given to
me by one of your traffic wardens when | drew the illegal parking outside my property to his attention. -

I look forward to hearing from you.

_Kind regards,
\__RorgeBooth

Page 17



PI

From; webmaster@aberdeencity.gov.uk
Sent: 17 March 2015 13:28

To: _ P

‘Subject; Planning Comment for 150161

Comment for Planning Application 150161
Name : Graeme Hetherington

Address: 46 Gladstone place

Aberdeen

ABLO6XA

Telephone :

e

type :

Comment : | object on the following basis

- whilst the facility is described as being a one storey building the heights and the use of materials will give the
(:J\ppearance of a two-storey building

- The materials used zinc cladding and the pitched roof are not in keeping with a conservation area and wil] further

detract from that area

- The additional facility will add to an already overdeveloped area

IMPORTANT NOTICE: This e-mail {including any attachment to it) is confidential, protected by copyright and may be
privileged. The information contained in it should be used for its intended purposes only, If you receive this email in
error, notify the sender by reply email, delete the received email and do not make use of, disclose or copy it. Whilst
we take reasonable precautions to ensure that our emails are free from viruses, we cannot be responsible for any
viruses transmitted with this.email and recommend that you subject any incoming email to your own virus checking
procedures. Unless refated to Council business, the opinions expressed in this email are those of the sender and
they do not necessarily constitute those of Aberdeen City Council. Unless we expressly say otherwise in this email or
its attachments, neither this email nor its attachments create, form part of or vary any contractual or unilateral
obligation. Aberdeen City Council's incoming and outgoing email is subject ta regular manitoring.

)
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{ )outd be extremely difficult to pass with cars, vans & lorries parked.
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PI

—— — e ——
From: o " Faye Hamilton
Sent: - 17 March 2015 17:49
To: . PI - .
" Subject; : Planning application Albyn School P150161

To Planning Department, -
I am writing to you with regards to the planning application for the above & my concerns for the application.. .

My main concerns are the construction & what happens during this with parking. At present, especially during
school hours traffic is very bad. Parents park on double & single lines along the lane where the construction will take -
place. They give no consideration to residents that require access to their property. With past experience | know
that construction companies & their vehicles wiil adopt the same attitude. I feel strongly with regards to this &
would need assurance from yourself & the school that traffic will not be parking on our lane, The lane is ina very
bad state, lots of potholes & not wide enough for large vehicles. If emergency vehicles had to get down the lane it

Having looked at the proposed building | feel that the school is already over developed & leaves very little space for
a playground. I understood that this area of Aberdeen was conservatiorni area & planning would be more restrictive.
This area of Aberdeen is residential & shod_!d be encouraged to remain this way.’

Regards,

Faye Hamilton
186 Forest Avenue.,

Sent from my iPad’

| ,IQ
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From: Brian Hamilton |

Sent: 17 March 2015 17:23
To: Pl
Subject: . Fw: Planning Application P150161 at Albyn School

I made atypo in my original email. 1 have corrected it.

-—-- Original Message -----
From: Brian Hamilton
To: pi@aberdeencity.qov.uk

Cc: Brian Hamilton
" Sent: Tuesday, March 17, 2015 4:50 PM
Subject: Planning Application P150161 at Albyn School

Tof The Planning Department

“—rlive at 186 Forest Avenue, which is on the corner with Queens Lane South.
With reference to the above planning application, | have the following concerns:-
{1} Traffic congestion on Queens Lane South, which will undoubtably increase during the construction period,
particularly during the morning (8-9am) & the afternoon {3-4pm) which is when school parents park on the lane
(ilegally on a single yellow line, | add) to drop their children off or pick them up. ’

(2) Access to our garage which is opposite the Albyn Schoot rear exit on Queens Lane South. We do not want
construction vehicles parking in the lane blocking access to the garage.

(3) Damage to the road surface by construction traffic. The road surface is currently in a poor state with many
potholes. Construction traffic can only further damage the surface.

How will these issues be managed? - The planning application does NOT address them’
Hook forward to hearing from you.
Regards Brian Hamilton

9

"B Forest Avenue
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PI

From: Bill Laver

Sent: 09 March 2015 14:26

To: PI :

Subject: Planning Appication - Engineering Science Facility (P150161) - Objection
Dear SitYMadam,

T'write to object to the above planning application on the following grounds:-

1. 'The extemal appearance of the building is out of character to the West End 1.e. zinc cladding for the walls
and pitched roof. No doubt this selection has been made by the Architect/Engineers based on cost i.¢ use the
cheapest materials that you can get away with instead of using traditional granite and slate which is West
End. The building should be made of traditional West End materials,

2. The disruption to Gladstone Place/Queens lane over past years due to Albyn School developments has
~~—been enormous in term of traffic management and disruption. Frankly we are fed up with the School as they
"._/nake no attempt to engage with the Residents and just {ake us for granted completely, and feel they can ride

rough shot over our opinion.

3. The West End is increasing being overdeveloped and as Resident in Gladstone Place since 1989 (26
years) we see this in deterioration of the road (full of potholes} and uneven surface due to frequent bus use,
they should be banned from using the street. Any Developer should be made to resurface the road after they
have finished. :

- 4. No matter what assurance the Builders give to minimising disruption we know this is never enforced by
the Council (no staff) and as soon as permission is given any assurances go out the window and the builders
do their own thing. Assurance are never policed. ‘

5. In my opinion Aberdeen Council and the Planning Department ignore any objections anyway, so would
not be surprised if yet another Development gets the nod.

Lastly the Residents of Aberdeen are fed up of an incompetent Council and Councillors, and an inept
; ";}anning Department that over the years have let many carbuncles through the system such as the Stewart
~wlilne Kepplestone Development, the Ice Box Library at the University of Aberdeen, the extension to the
Art Gallery, the Three Kirk Development, the proposed Muse Development (shame on you for ignoring
Public Opinion and the wind turbine erected at the 14th hole at Royal Aberdeen Golf Club. The Golf Club
were not even given the courtesy of objecting since they were not advised in writing, another Planning

Department blunder, one of many this Council has made.

Yours sincerely
Bill Laver

13 Gladstone Place
Queens Cross
Aberdeen ABI0 6UX

Home Te!: [ ENEGzGcG_
Mobile Tel: | NG
Skype N ’
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Graham Thom
15 Queens Road
ABERDEEN
AB15 4YL

19.02.2015

Aberdeen City Council,
Planning Reception,
Marischal College
Broad Street
Aberdeen

AB10 1AB

Attention : Mr Sepideh Hajisoltani,

Dear Sir,

Re : Application Number : 150161 Applicant : Albyn .Schoo], 17-23 Queens Road
Thank you for the Notification document regarding the above application.
We are the owners of the property at 15 Queens Road and the Coach House at 15

Queens Lane South which borders Albyn School and is affected by the above planning
application.

I wish to register my objection to this development on the basis that it shall significantly
impact on the limited natural light which the Coach House enjoys and will completely
reduce the outiook of our property and its amenity.

My reading of the pians show that the building runs in a north to south direction where it
seems logical that if it ran from east to west, there would be far less disruption to our
property. '

We also enjoy telephone access from a telegraph pole which is situated in the Queens

Lane South and there has been no nofification on how this would be dealt with if the
development were to go ahead. :

We have not been consulted in any way by the School or their appointed agents, which
is of course very disappointing as an immediate neighbour.

i ook forward to hearing from with regard to this objection

“Yours sincereii

‘Graham Thom

Home Telephone Number :
Mobile Telephone Number
Email Address
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From: webmaster@aberdeencity.gav.uk
Sent: 21 May 2015 14:05

To: , p1 '

Subject; Planning Comment for 150161,

Comment for Planning Application 150161
Name : Graeme Hetherington

Address : 46 Gladstone Place,

Aberdeen

ABI1G 6XA

Telephone _ :
emeil:
type: ‘
Comment : | objected to the previous application on various grounds, none of which | believe are being addressed
by this revised pla nning application.
r) eiterate that the current design
-~ is notin keeping with a conservation area
- the materials used are not in keeping with a conservation area
- the building detracts from the area :
- It adds to the over development of the Alibyn school site in particular and the area in general
- the height of the building proposed is not in keeping with the area

In addition will the increase in class space provided by this accommodation lead to increased student numbers and

has any impact of this been assessed on the local traffic situation which is frankly at breaking point at peak times.
Regards,

Graeme

IMPORTANT NOTICE: This e-mail (including any attachment to it) is confidential, protected by copyright and may be
privileged. The information contained in it should be used for its intended purposes only. If you receive this email in
error, notify the sender by reply email, delete the received email and do not make use of, disclose or copy it. Whilst

~~~2 take reasonable precautions to ensure that our emails are free from viruses, we cannot be responsible for any

‘x.,_]'uses transmitted with this email and recommend that you subject any incoming email to your own virus checking
procedures. Unless related to Council business, the opinions expressed in this email are those of the sender and
they do not necessarily constitute those of Aberdeen City Council. Unless we expressly say otherwise in this emait or
its attachments, neither this email nor its attachments create, form part of or vary any contractual or unilatera!
obligation. Aberdeen City Council's incoming and outgoing email is subject to regular monitoring.
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Agenda ltem 2.2

Planning Development Management Committee

32 ROSEBERY STREET, ABERDEEN

PROPOSED APPLICATION FOR THE CHANGE
OF USE OF EXISTING RESIDENTIAL
PROPERTY, TO FORM A HOUSE OF

MULTIPLE OCCUPANCY TO ACCOMMODATE
6 UNRELATED PERSONS

For: Grant Property

Application Type : Detailed Planning Permission

Advert
Application Ref. : P150742

' n/a

Advertised on: n/a
Application Date: 12/05/2015 Committee Date: 16" July 2015
Officer: Sally Wood Community Council : Comments
Ward : Midstocket/Rosemount (B Cormie/J
Laing/F Forsyth)
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RECOMMENDATION: Approve subject to conditions
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DESCRIPTION

The application site relates to an upper floor flat which occupies the first and
second floor within an established residential terrace. The terrace consists of
granite built dwellings with slate roof, two storeys in height with attic rooms.
Rosebery Street is an established residential area, with a mix of terraced two
storey dwellings with attic space, and single storey properties.

To the front of the flat is a small garden beyond which is a public footpath.
Rosebery Street operates a parking permit between the hours of 10:00-16:00
Monday to Friday. To the rear of the premises is a garden.

RELEVANT HISTORY
None relevant to the assessment of this application.
PROPOSAL

Planning permission is sought for a change of use from a single residential unit to
a house in multiple occupation (HMO), with 6 bedrooms. The plans
accompanying the application show that the flat currently has four bedrooms a
lounge, dining room, kitchen, a bathroom and store room. The proposal shows
six bedrooms, a lounge, kitchen, shower room and a bathroom. Two rooflights
are proposed on the front elevation, though it is considered that they would not
require planning permission.

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?ref=150742

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 more than five objections have been received and an
objection from the Community Council. Accordingly, the application falls outwith
the scope of the Council’'s Scheme of Delegation.

CONSULTATIONS

Roads Development Management — no objections. No parking standard
currently exists for HMO, parking assessment usually carried out on merit.
Ideally seek 3 car parking spaces; therefore one additional parking space will be
required. Note that the HMO could apply for two permits. Notes that the Traffic
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Management Department advises that the shortfall of one space would not have
any significant impact on parking. Seeks four cycle spaces.

Environmental Health — ‘'no comments’

Communities, Housing and Infrastructure (Flooding) - ‘no comments’

Waste and Recycling Services — no objections, comments on the provision
required.

Rosemount and Mile-End Community Council — objection, summarised as
follows:-

Not in-keeping;

Over-development;

Additional refuse;

Noise;

Parking;

Questions in connection with parking permit allocation;

The works are already completed.

Nogokwh =

REPRESENTATIONS

27 letters of representation have been received objecting to the application. The

objections raised relate to the following matters —

Lack of car parking;

Refuse bins being stored outside neighbouring properties;

Rosebery Street is a ‘family street’;

The use is not in-keeping;

Increased noise/disturbance;

Increase in traffic;

Increased risk of anti-social behaviour;

Tenant turnover leads to concerns;

. Devaluation;

10. Maintenance of property/garden;

11.How many more (HMO) licences to be granted in the area;

12.Work has already commenced on site;

13.Impact on existing services, e.g. schools, nurseries;

14.Increased fire risk;

15.Set a precedent for further House in Multiple Occupation applications;

16. The House in Multiple Occupation licence has been refused;

17.The application should be refused or limited to three people;

18.Plenty of Houses in Multiple Occupation elsewhere within the city’

19. Depletion of family houses;

20. Profit orientated;

21.Proposal does not comply with statutory guidance for Scottish Local
Authorities;

22.Questions raised do not meet Building Warrant standards;

23.The proposal may require multiple overhead telephone lines for internet
access.

CoNo>OhwN =

PLANNING POLICY

National Policy and Guidance

Page 27



Scottish Planning Series — Planning Circular 2/2012 (Houses in Multiple
Occupation: Guidance on Planning Control and Licensing): states that planning
authorities should be mindful of the potential impact that concentration of HMO
properties may have on the amenity of the area. Essentially, it encourages
policies being put in place in order to ensure there are not an over-concentration
of HMO properties in particular locations.

Aberdeen Local Development Plan

Policy H1: Residential Areas: states that within existing residential areas,
proposals for non-residential uses will be refused unless: they are considered
complementary to residential use; or it can be demonstrated that the use would
cause no conflict with, or nuisance to, the enjoyment of existing residential
amenity.

Proposed Aberdeen Local Development Plan

Policy H1: Residential Areas: for non-residential uses within existing residential
areas the same criteria applies as in the current plan (see above).

Supplementary Guidance

The Council’'s supplementary guidance “Householder Development Guide” is a
relevant material consideration. Page 24-26 of the Householder Development
Guide gives specific guidance on how to assess proposals for HMO. Where flats
are concerned, planning legislation does not specify any number of residents
above which premises will no longer be considered a ‘flat’ for planning purposes;
however, the guidance continues to state it is considered that 6 or more
unrelated people living together in a flat would be materially different from family
use. It should be noted that planning and HMO licence have different thresholds
and should not be confused. Furthermore, the granting of planning permission
does not guarantee a successful licence application and vice versa.

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 Development and impact on character of the area

Whilst the intensity of the proposed use is such that it is not considered to be of a
domestic scale, and is therefore neither a dwellinghouse (class 9) nor a flat (sui
generis), the nature of the use is nevertheless pseudo-residential in nature. In
that respect it is considered there is no conflict with Aberdeen Local Development
Plan Policy H1.
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Intensive occupation for residential purposes generally increases pressure on
shared facilities, such as gardens, car parking and refuse arrangements.
Rosebery Street currently operates a parking permit between 10:00-16:00
Monday to Friday. The existing flat has access to two parking permits, and such
a use would generate the need for two car parking spaces. The proposed HMO
use would also have access to two car parking permits, and whilst there is no
specific guidance on car parking for a House in Multiple Occupation, the Roads
Development Management Team have advised that three spaces would be
required. Whilst no car parking spaces can be provided within the confines of the
application site, it is noted that the existing flat would generate in parking terms a
requirement of two car parking spaces within the street, as is the case with many
of the residential properties. On the basis that the existing use would generate
two car parking spaces and the proposed use three spaces, it is the ‘balance’ of
one car parking space that is the shortfall. There are no objections from the
Roads Development Management Team, further noting that the Traffic
Management Department do not consider that the shortfall of one space would
have a significant impact on parking. Therefore it is considered that there are no
parking issues as a result of this proposal.

Given the surrounding area is predominantly residential in nature, and contains a
large number of flatted properties, the intensity of the proposed use is not
considered to be fundamentally incompatible with the character and amenity
thereof. As noted above, if the scheme was for five unrelated persons planning
permission would not be required. Furthermore, it is noted that the dwelling is
located within close proximity to bus stops. On the basis of these considerations
it is considered unreasonable to refuse the scheme on lack of car parking,
particularly as the Council has no specific car parking standard for this use. In
turn, given the above considerations it would be unreasonable to refuse on the
grounds of increased traffic,c as raised in a number of the letters of
representation. The Roads Development Management Team has advised that it
seeks four cycle parking spaces; this is to encourage other forms of transport and
to provide secure facilities. Cycle storage provision would be secured by
Condition and can be accommodated within the garden to the rear, accessed off
Hosefield Avenue; the Agent has advised that this is possible.

The potential for direct disturbance from six individuals living in the property via
noise nuisance is not considered to be significantly different from the five
unrelated residents which could be living in the same property without the need
for planning permission. It is therefore unlikely that there would be any significant
adverse impact upon the adjoining properties or surrounding area as a result of
the proposed change of use. It is also worth noting that if this property was
mainstream residential, six or more related people could live at the address
without the need for planning permission. Therefore it is considered that the
application is not contrary to Policy H1 and would not be contrary to the defining
principles of Circular 2/2012 or the Householder Development Guide.

Planning records indicate that only a limited number of HMO’s have been granted
planning permission (which is required for properties with more than 5 unrelated
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occupants) in the area between Raeden Park Road and Argyll Place. A search
identifies the following properties:

e P111509 Change of use from maisonette to HMO registered property (4

unrelated persons), 27 Bonnymuir Place.

Whilst there may be a number of HMO properties within the area, as planning is
only required if it more than 5 unrelated persons, it is considered that in planning
terms there is no clear evidence of an excessive concentration of HMO’s in the
locality, such that the character of the area could be considered to have changed
and which may warrant refusal of planning permission On the basis of these
considerations it is considered that the proposed use is not incompatible with the
adjacent dwellings, and therefore not out of keeping. In conclusion it would be
inappropriate to refuse planning permission, particularly as there are no specific
planning policies contained within the Local Development Plan. Nevertheless, in
considering the HMO licence, the issue of intensification, or rather overprovision,
would be considered by the Council.

Planning Circular 2/2012 states that the “The licensing of HMOs seeks to ensure
high standards in terms of; the suitability of a property owner (and their agent) to
be a HMO owner (or to act for the owner); the suitability of the living
accommodation itself; and allows the local authority to consider overprovision. A
licensing authority has discretion to set any reasonable conditions it thinks fit.
These issues are matters properly dealt with through the HMO licensing regime
and are therefore not matters for planning authorities to take into account in the
granting of planning permission. A decision on the granting of planning
permission must take account only of relevant planning issues, and should make
no assumptions about the potential behaviour of tenants.”

Therefore, it is clear that the following objections raised are not material
considerations to the planning application (the numbered bullet points relate to
the points referred to under ‘Representations’):

7. Increased risk of anti-social behaviour

8. Tenant turnover leads to concerns

10.  Maintenance of property/garden

11.  How many more licences to be granted in the area

16.  The House in Multiple Occupation licence has been refused

17.  The application should be refused or limited to three people

18.  Plenty of Houses in Multiple Occupation elsewhere within the city’

21.  Proposal does not comply with statutory guidance for Scottish Local
Authorities

A number of representations made objected on the basis of refuse bins being
stored outside neighbouring properties. Given that the planning consideration
relates to one additional person living at the property over what is permitted
development, it is not considered that the proposal can be refused on this basis.
Furthermore, it is noted that no objections to the scheme were made by Waste
and Recycling Services.
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In addition, the following are not material considerations for the reasons
described:

Point 9: Devaluation and, Point 20: Profit orientated

The impact on value of land is not a material planning consideration, nor are
profits or a perceived need or lack of need for a development.

Point 12: Work has already commenced on site

The application is for a change of use, and it is understood that the use has not
been implemented. In any case planning applications can be considered for
retrospective works, which are carried out at the developers.

Point13: Impact on existing services, e.g. schools, nurseries

The nature of a House in Multiple Occupation is such that the impacts on schools
and nurseries are minimal, as they tend to be for more transient people on short
term leases. It is therefore considered that there should be no burden placed on
these facilities. Indeed, occupation of the property as a family residence would
be much more likely to place additional demand on local schools and nurseries.
It is noted that the application is for six persons.

Point 14: Increased fire risk.

This is not a material planning consideration, and would be considered by
licencing (in terms of fire doors, alarms, etc.) and Building Standards.

Point 15: Set a precedent for further House in Multiple Occupation

Each planning application is determined on its own merits, and therefore no
precedent would be set.

Point 19: Depletion of family houses

The Local Development Plan does not have a policy relating to Houses in
Multiple Occupation and this matter.  Furthermore, the approval of this
application would not result in any notable change of the availability of family
houses. This is not a material planning consideration, but may be a
consideration under the HMO licence application.

Point 22: Questions are raised with regards to whether the proposal complies
with Building Standards

This would be assessed under any building warrant application.

Point 23: The proposal may require multiple overhead telephone lines for internet
access.

This is not a material planning consideration.

Matters Raised by the Community Council.

Rosemount and Mile-End Community Council have made a number of points in
their letter of representation, which have already been covered and assessed
within this report.

Proposed Aberdeen Local Development Plan

The Proposed ALDP was approved at the meeting of the Communities, Housing
and Infrastructure Committee of 28 October 2014. It constitutes the Council’s
settled view as to what should be the content of the final adopted ALDP and is
now a material consideration in the determination of planning applications, along
with the adopted ALDP. The exact weight to be given to matters contained in the
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Proposed ALDP (including individual policies) in relation to specific applications
will depend on whether:
- these matters have been subject to public consultation through the Main
Issues Report; and
- the level of objection raised in relation these matters as part of the Main
Issues Report; and
- the relevance of these matters to the application under consideration
The foregoing can only be assessed on a case by case basis. In relation to this
particular application there are no new issues raised.

RECOMMENDATION
Approve, subject to conditions
CONDITIONS

It is recommended that approval is given subject to the following
condition:-

(1.) Prior to first occupation of the development hereby approved four cycle
spaces shall be provided in accordance with details that shall be first submitted to
and approved in writing by the Planning Authority. Thereafter the four cycle
spaces shall be retained and made available for such use at all times. — To
promote alternative modes of travel.

REASONS FOR RECOMMENDATION

That the use of the premises as an House of Multiple Occupation (HMO) (being
quasi-residential in nature) is consistent with the residential character of the
surrounding area and would not result in any undue impact on the character and
amenity of the property, or those in the locality. There would be a neutral impact
on the character and appearance of the surrounding area. The proposal would
have no adverse impact on pedestrian or road safety. The proposal is therefore
considered to accord with Policy H1 (Residential Areas) of the Aberdeen Local
Development Plan, and the relevant content pertaining to HMOs in the Council's
adopted Householder Development Guide.

The proposal does not offend the principles of Policy H1 (Residential Areas) of
the Proposed Local Development Plan.
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8 Rosebery Street
Aberdeen
- AB155LL
3 June 2015
Aberdeen City Council
Planning & Sustainable Development
Marischal College
Broad Street
Aberdeen
AB10 1AB
Dear Sirs,

Proposed application for change of use from residential property
to an HMO — 32 Rosebery Street, Aberdeen

I wish to express my concern about the proposal to make 32
- Rosebery Street an HMO.

While I live at the other end of the street and will not be affected
by noise, my main worry is parking. Already in this street parking can often be
a problem. Iam surrounded by families who, understandably, often have two
cars, many of them large 4x4 vehicles which take up more room than the average
car. If 6 individuals living at 32 Roscbery Street, each have a car, the situation

will be impossible. We pay dearly for our parking permits with no gnarantee
~ that t