Local Review Bo
15th June 2022

211791/DPP - 242 North Deeside Road
Erection of 14 residential flats over 3 and 4 storeys, 1 shop unit

and subdivision of existing flat to form 2 flats with associated
infrastructure

Lucy Greene, Planning Advisor
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Demolitions




Proposed Site Plan

14 new build Flats:
6no. 1 bed flat
8no. 2 bed flats
1no. Retail unit

Cycle Storage

16no. Total Spaces - 8 spaces x 2 high
(1no. space [ flat) = 14

2 spaces for Retail.

Car Parking

Flats:

14no. Flats @ 1 spaces / flat = 14.0 spaces required.
2.0 spaces required for existing.

= 16 spaces required.

18no. Total Car Parking Spaces Provided.

Retail Unit (Ground Floor) :

Area = 57.6m>

Area < 1000m* @ 1.0 space / 30m?
2no. Car Parking Spaces Needed.
3no. Total Car Parking Spaces Provided to Front of Retail Unit.
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Landscaping Plan
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Proposed site plan showing decked landscaping over car parking




Ground Floor Plan




Proposed First Floor
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Proposed second floor

i i
miwy
50| s
+-l! = .
4l
=) )
st I 11
O
[ 1
= .
=1







"th

Proposed Roof Plan
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Proposed West Elevation
1:200
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Proposed South Elevation
1:200

Proposed MNorth Elevation

1:200
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Existing ground floor plan
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Existing Elevations
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Existing Sections

Proposed Section BB

1:200




Planning History

210112/DPP — Change of use from shop to class 2 (financial and professional
services) to allow use as tanning salon — Approved 26 Feb 2021

181596/PREAPP Erection of 7 flats with retail units 30.10.2018

Consultees Representations
Roads Development Management Team — parking, access, 2 Objections
public transport, cycling & walking 1 Support

Environmental Health - noise

Waste Team — Refuse access and refuse storage

School Estates Team — capacity

Housing Team — affordable housing provision

Developer Obligations Team — contributions to core paths,
healthcare, open space and AH

Contaminated Land Team - site investigation

Scottish Water

Police Scotland

Dee District Salmon Fishery Board — impact on River Dee SAC
NESBREC - protected species

Culter Community Council & Response to Case Officer’s Report




Reasons for Recommendation in Case
Officer’s Report

- Stated in full in Report of Handling in Agenda. Key points:

- Insufficient info - detailed cross sections and sun shadow
analysis on properties to north; transport statement and clarity
on servicing arrangements; and additional bat survey

- Residential Amenity

- Overdevelopment

- Design Quality

- Adverse Impact on Peterculter Neighbourhood Centre

- Road Safety (Access)

- Sustainable Development




Applicant’s Case

 Scale and density — precedent set by buildings adjacent

 Impact on retail centre — proposed retail space size has been
maximised, customer parking would increase

 Residential Amenity — adjacent house to north is at higher level
and report includes shadow cast analysis

 Daylight acceptable to proposed flats

* Access — Roads Service does not object

 Parking — residents will use public transport, there is also a car
park diagonally opposite

* Bin store is only marginally outside travel distance standard

 lLandscaping is generous

* Tree impact is acceptable and planting is proposed

 Additional bat survey can be conditioned




Applicant’s Case, continued

* Proposed will comply with low and zero carbon policy, highly
insulted and with air source heat pumps

 Crime — car park will be overlooked and movement sensor lights
installed

* Proposal complies with various other policies

Matters Raised in response to Case Officer’s Report




Policies — LDP 2017

Town, District, Neighbourhood

Zoning: Policy NC6:

and Commercial Centres

Policy H1: Relates to new

residential developments

Policy NC6 - Town, District, Neighbourhood
and Commercial Centres

Retail is the preferred use within these
designated centres, however a mix of uses
is desirable. Proposals for changes of use
from retail to non-retail use in town, district,
neighbourhood and commercial centres will
only be allowed if it meets all of the following
criteria:

1 the proposed alternative use makes a
positive contribution to the vitality and
viability of the centre;

2 the proposed alternative use will not

undermine the principal function of the centre
in which it is located;

3 the applicants can demonstrate a lack of
demand for continued retail use of the
premises (applicants may be required to
demonstrate what efforis have been made to
secure a new retail use);

4 the proposed use caters for a local need;

S the proposed use retains or creates a live
and attractive shop frontage;

6 the new use does not create clustering of
a particular use in the immediate vicinity
which would undermine the character and
amenity of the centre or the well-being of
communities; and

7 the alternative use does not conflict with the
amenity of the neighbouring area.

Policy H1 - Residential Areas

Within existing residential areas (H1 on the
Proposals Map) and within new residential
developments, proposals for new development
and householder development will be approved
in principle if it:

1 does not constitute over development;

2 does not have an unacceptable impact on
the character and amenity of the surrounding
area,;

3 does not result in the loss of valuable and
valued areas of open space. Open space is
defined in the Aberdeen Open Space Audit
2010; and

4 complies with Supplementary Guidance.

Within existing residential areas, prosposals for
non-residential uses will be refused unless:

1 they are considered complementary to
residential use; or

2 it can be demonstrated that the use would
cause no conflict with, or any nuisance to, the
enjoyment of existing residential amenity.

Any proposed loss of Local Shops or
Community facilities would need to comply
with the relevant policies Policy CF1 Existing
Community Sites and Facilities and Policy NC7
Local Shop Units.




Policies — LDP 2017

 D1: Quality Placemaking by Design ,
e D2: Landscape

 D3:Big Buildings .

* D5: Our Granite Heritage .

* NC4: Sequential Approach and
mpact .

 |1: Infrastructure Delivery & .
Planning Obligations

e T2: Managing the Transport .

Impact of Development
e T3:Sustainable and Active Travel

* T5:Noise .
* H3: Density
 H5: Affordable Housing .

NE4: Open Space Provision in New
Development

NE5: Trees and Woodland

NE6: Flooding, Drainage & Water
Quality

NES&: Natural Heritage

R2: Degraded & Contaminated
Land

R6: Waste Management
Requirements for New
Development

R7: Low & Zero Carbon Building &
Water Efficiency

Cl1: Digital Infrastructure




D1: Quality Placemaking by Design

All development must “ensure high standards of design
and have a strong and distinctive sense of place which is
a result of context appraisal, detailed planning, quality
architecture, craftsmanship and materials”.

Proposals will be assessed against the following six
essential qualities:

- Distinctive

- Welcoming

- Safe and pleasant

- Easy to move around
- Adaptable

- Resource-efficient



Evaluation

ABERDEEN

CITY COUNCIL

Primacy of Development Plan

The Planning Act requires all applications to be determined in
accordance with Development Plan unless material considerations
indicate otherwise

Careful assessment, each application treated on its merits




Basis for Decision

Zoning: Do members consider that the proposed development would comply with NC6 ?
How would it affect the character and amenity of the area as set out in policy H1?
Does this constitute over development ?

Would an adequate level of amenity be provided for residents in terms of light and
outlook, density etc.

Other considerations, including: Access, parking, refuse collection, landscaping, bats,
drainage, trees, affordable housing and developer obligations

1. Does the proposal comply with the Development Plan when considered as a whole?

2. Do other material considerations weigh for or against the proposal? Are they of
sufficient weight to overcome any conflict with the Development Plan?

Decision — state clear reasons for decision



Thank you
Questions ?

Lucy Greene (Planning Advisor): Igreene@aberdeencity.gov.uk



mailto:lgreene@aberdeencity.gov.uk

