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RECOMMENDATION
 
Refuse

APPLICATION BACKGROUND

Site Description
A 62sqm area of amenity open space to the east of 6 Craighaar Gables and west of Stoneywood 
Road, which is located in a residential area. The application site forms part of the wider soft-
landscaped communal amenity open space in and around the residential properties in Craighaar 
Gables. The site, like the wider open space, is soft landscaped as a maintained grass lawn. There 
is negligible change in ground level with a slight fall from the northeast of the site to southwest.

Relevant Planning History
There are no planning records of similar applications at Craighaar Gables and thus no record 
planning permission having been granted for such a proposal.

APPLICATION DESCRIPTION

Description of Proposal
The change of use of the site from amenity open space to residential curtilage and the hard 
surfacing of the area to form a double driveway which would facilitate two parked cars and would 
be accessed via Stoneywood Road to the east.  No soft landscaping is proposed within the site 
and the driveway would be entirely hard surfaced with impermeable bitmac. No details of SUDS 
arrangements have been provided and the only drain is a surface water gully which would 
discharge water into the drainage system of the dwelling.

This application considers the principle of use as residential curtilage, with land ownership and use 
rights a separate legal matter to be addressed by any parties concerned.

Supporting Documents



Application Reference: 181329/DPP Page 2 of 5

All drawings can be viewed on the Council’s website at:
https://publicaccess.aberdeencity.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PCF57HBZFZT00

CONSULTATIONS

ACC - Roads Development Management Team – The driveway would require a 5m wide 
footway crossing. It should have a gradient of no more than 1:20, it should be internally drained, it 
should not have loose material over the first 2m adjacent to the footway; and the driveway should 
be constructed by Aberdeen City Council and contact should be made with the Roads 
Maintenance Team to arrange for an estimate to the works. No objection subject to compliance 
with these technical requirements.

ACC - Land And Property Assets - The sale of the land is conditional upon the applicant 
obtaining consent for Change of Use to Garden Ground.

REPRESENTATIONS

None

MATERIAL CONSIDERATIONS

Legislative Requirements
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 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.     

National Planning Policy and Guidance
Scottish Planning Policy

Aberdeen Local Development Plan (ALDP) 2017
Policy D1 - Quality Placemaking by Design
Policy H1 - Residential Areas
Policy NE3 – Urban Green Space
Policy NE6 – Flooding, Drainage and Water Quality 

Supplementary Guidance 
The Householder Development Guide
Transport and Accessibility
Green Space Network and Open Space
Flooding, Drainage and Water Quality

EVALUATION

The Principle of the Change of Use
The application site is located within a residential area, under Policy H1 of the ALDP and relates to 
a change of use of the land to domestic garden ground. For this proposal to comply with Policy H1 
in principle, the change of use should not have an unacceptable impact on the character and 
amenity of the surrounding area, it should not result in the loss of valuable and valued open space, 
and it should comply with the Supplementary Guidance. 

https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PCF57HBZFZT00
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PCF57HBZFZT00
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To determine the effect of the proposal on the character of the area it is necessary to assess it in 
the context of Policy D1 of the ALDP. This policy recognises that not all development will be of a 
scale that makes a significant placemaking impact but recognises that good design and detail 
adds to the attractiveness of the built environment.

The site is part of a wider area of communal amenity open space in and around Craighaar Gables 
of maintained lawn with shared public walkways. The application site and the wider space 
currently contributes to the visual character and amenity of the area in that it provides an attractive 
soft landscaped setting in a prominent public location adjacent to Stoneywood Road. The physical 
development proposed, to hard surface the area in its entirety with a bitmac driveway would result 
in the loss of this attractive natural landscaped setting, to the detriment of the character and 
amenity of the surrounding area.

Whilst it is recognised that the space is partially enclosed to the east by an approximate 0.8m high 
boundary wall, which can somewhat discourage use by the wider public, it is a valuable area of 
usable communal open space which can be used by the residents of Craighaar Gables. The 
change of use of this land to domestic curtilage would thus result in the loss of this space to the 
public, particularly neighbouring residents, to the detriment of their amenity.

Policy NE3 states that permission will not be granted to redevelop areas of urban green space for 
any use other than recreation and sport. As this proposal would not be used for recreation and 
sport it would be contrary to this policy.

‘The Householder Development Guide’ states that proposals should not fragment or, if replicated, 
be likely to incrementally erode larger areas of public open space or landscaping. The change of 
use would fragment the wider open space and would result in an irregular boundary layout 
whereby there would be an isolated hard surface within the larger area of amenity open space.

There are no examples in the area whereby planning permission has been granted for the change 
of use to domestic garden ground under current policies and guidance. If planning permission 
were to be granted for this proposal, it would be likely to set a precedent whereby the wider 
amenity open space could be incrementally eroded and changed to hard surface/parking. The 
cumulative impact of the loss of separate areas of ground could lead to the gradual erosion of the 
wider amenity open space, to the significant detriment of the character and amenity of the 
surrounding area.

The Supplementary Guidance: ‘Transport and Accessibility’ states that permission will not be 
granted for a driveway across an amenity area unless it would produce a demonstrable 
improvement in road safety and have no adverse effect on the amenity of the area. It can be noted 
that the driveway would comply with the Supplementary Guidance: ‘Transport and Accessibility’ in 
that it would be of an adequate gradient, it would not have any loose chippings in the first 2m 
closest to the footway and it would not result in water discharging onto the public footway. The 
driveway is 10m from the junction with Prospect Terrace, which is not a through road and thus the 
proximity to this junction would not adversely affect road safety. Whilst the proposal would not 
adversely affect road safety it would not result in a demonstrable improvement in road safety and it 
would have an adverse effect on the amenity of the surrounding area. Although no safety concern 
have been raised by ACC Roads Development Management, the introduction of an additional 
vehicle access onto the public road close to an existing junction has the potential to result in 
conflict with existing road users. It would therefore not fully comply with ‘Transport and 
Accessibility’ guidance.

There is currently adequate on-street parking provision on Stoneywood Road. Given there is no 
additional parking demand and currently ample supply, additional parking provision would not 
justify the loss of amenity open space.
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Scottish Planning Policy states that NPF3 aims to significantly enhance green infrastructure 
networks, particularly in and around our cities and towns and that green infrastructure and 
improved access to open space can help to build stronger, healthier communities. The 
Supplementary Guidance: Green Space Network & Open Space recognises that access to good 
quality green infrastructure will contribute to a greener, healthier, smarter, safer, stronger, 
wealthier and fairer city. The proposal would result in the loss of an area of valuable amenity open 
space which makes a worthwhile contribution to the character and amenity of the area and replace 
it with a bitmac double driveway. The proposal could set a precedent for the loss of the wider 
amenity open space. The proposal would therefore conflict with the principles of Scottish Planning 
Policy, Policies H1 – Residential Areas, NE3 – Urban Green Space and D1 – Quality Placemaking 
by Design of the Aberdeen Local Development Plan; the Supplementary Guidance: ‘The 
Householder Development Guide’, ‘Green Space Network and Open Space’ and ‘Transport and 
Accessibility’.

Policy NE6 states that development will not be permitted if it would increase the risk of flooding 
through the discharge of additional surface water. The SEPA Flood Map identifies the area to the 
west of Craighaar Gables as an area at risk of flooding. The Supplementary Guidance: ‘Flooding 
Drainage & Water Quality’ would require SUDS for this type of development. As no details of 
SUDS have been provided and a non–porous hard surface is proposed, the proposal would result 
in an increase in the rate of surface water run-off from the site. Both in itself, and particularly if 
replicated, it would therefore potentially increase the risk of surface water flooding outwith the site 
(e.g. associated with the nearby railway line to the west). The proposal therefore conflicts with the 
objectives of Policy NE6 of the ALDP and the related Supplementary Guidance.

RECOMMENDATION

Refuse

REASON FOR RECOMMENDATION

1) The proposed change of use to residential curtilage and the formation of a hard surfaced 
double driveway would result in the loss of an area of valuable communal amenity open 
space which makes a worthwhile contribution to the character and amenity of the area by 
providing a soft landscaped setting to Stoneywood Road and in terms of providing usable 
communal open space to the public, particularly the residents of Craighaar gables. The 
proposal would in itself fragment the wider area of open space around Craighaar Gables 
and would result in an irregular domestic boundary by resulting in an isolated domestic 
curtilage within the wider open space. The proposal would thus have an adverse impact on 
the character and amenity of the surrounding area. The proposal would conflict with the 
principles of Scottish Planning Policy, Policies H1 – Residential Areas and D1 – Quality 
Placemaking by Design of the Aberdeen Local Development Plan 2017; the Supplementary 
Guidance: ‘The Householder Development Guide’ and ‘Transport and Accessibility’.

2) As no details of SUDS have been provided and a non–porous hard surface is proposed, the 
proposal would result in an increase in the rate of surface water run-off from the site. It 
would therefore potentially increase the risk of surface water flooding outwith the site (e.g. 
associated with the nearby railway line to the west) and therefore conflicts with the 
objectives of Policy NE6 – Flooding, Drainage and Water Quality of the Aberdeen Local 
Development Plan 2017 and the associated ‘Flooding, Drainage and Water Quality’ 
Supplementary Guidance. 
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3) If planning permission was granted it would be likely to set a precedent for the incremental 
erosion of the wider amenity open space, thereby resulting in further detriment to the 
character and amenity of the surrounding area and increased flood risk to nearby land.

There are thus no material planning considerations which warrant the grant of planning permission 
in this instance.


