
 

Strategic Place Planning 

Report of Handling 

 

Site Address: Denhead, Skene Road, Aberdeen, AB15 8PT. 

Application 
Description: 

Demolition of steading and erection of 2 storey dwelling house with terrace 

Application Ref: 181539/DPP 

Application Type: Detailed Planning Permission 

Application Date: 29 August 2018 

Applicant: Mr David Mennie 

Ward: Kingswells/Sheddocksley/Summerhill 

Community 
Council: 

Kingswells 

Case Officer: Gavin Clark 

 

RECOMMENDATION 

  
Refuse 
 
APPLICATION BACKGROUND 

 
Site Description 
The application site relates to an area of ground (which includes an existing steading outbuilding) 
in the rear garden of the house known as ‘Denhead’ at Kingswells. The site lies approximately 1m 
below the level of the access road and slopes down slightly from west to east. The west building 
line abuts a grass verge alongside the public road. Beyond the north boundary sits a 1½ storey 
dwelling that has an east-west aspect with a driveway lying between the application site and the 
southern gable end of the neighbouring dwelling. 
 
Relevant Planning History 
Planning permission (Ref: P150364) was approved in July 2015 for the conversion of the 
outbuilding on site to form a residential unit. There is some evidence that this is consent was 
commenced – the digging of a trench for the foundations of an extension to be constructed as part 
of the conversion of the building. That being the case, the permission will remain valid in 
perpetuity. This application was preceded by a withdrawn application (Ref: P141016) for a similar 
proposal. Planning permission (Ref: A8/1109) was previously granted in March 2009 for the 
conversion of the same steading building to form a residential unit. 
 
APPLICATION DESCRIPTION 

 
Description of Proposal 
Demolition of the existing steading building and erection of a 1½ storey detached dwellinghouse 
which would be located out with the current footprint of the steading and would be 6.7m back from 
the public road. The dwellinghouse would include timber windows, a slate roof and blockwork 
walls rendered in off-white dry dash render. The porch would be finished in stone reclaimed from 
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the steading. A new access and driveway, finished in tarmac, would be provided from the public 
road to the west of the site, which would extend across the front and north side of the house. An 
area of sloping garden ground would be provided to the rear of the dwellinghouse. A raised 
decked area to the immediate rear of the dwellinghouse and extending across the full width of the 
dwellinghouse is also proposed. A 1.8-metre-high fence would be erected along the south 
boundary, separating the new dwellinghouse from the existing property. 
 
Supporting Documents 
All drawings and supporting documents listed below can be viewed on the Council’s website at: 
https://publicaccess.aberdeencity.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PE7VMYBZ01700 
  
Design Statement: August 2018: provides an introduction to the proposal including details of the 
site and previous applications on site (including the difficulties in implementing the previous 
permission), site analysis, precedents of developments of a similar nature and design principles 
and solutions. 
 
CONSULTATIONS 

 
ACC - Roads Development Management (RDM) Team – have no objection subject to the 
provision of adequate visibility splays and completion of the driveway to an appropriate standard. 
 
ACC - Environmental Health – no response received. 
 
ACC - Flooding and Coastal Protection – no objection. 
 
ACC - Waste Strategy Team – advise of waste management requirements. 
 
REPRESENTATIONS 

 
2 written representations have been received (1 objection, 1 in support). The matters raised can 
be summarised as follows: -  
 

• Objecting Comment: The proposed use is not consistent with Policies NE1 and NE2 of the 
ALDP 

• Supporting Comment: The proposal will be an improvement to the current streetscape.  
 
Comments were also received with regards to unauthorised works which have taken place out 
with the boundary of the application property relating to the erection of entrance gates.  
 
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 (SPP) paragraphs 49-52 sets out uses appropriate to the green 
belt. 
 

Aberdeen Local Development Plan (ALDP) 

https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PE7VMYBZ01700
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PE7VMYBZ01700
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• Policy D1: Quality Placemaking by Design; 

• Policy D5: Our Granite Heritage; 

• Policy T2: Managing the Transport Impact of Development; 

• Policy T3: Sustainable and Active Travel; 

• Policy NE2: Green Belt; 

• Policy NE6: Flooding, Drainage & Water Quality; 

• Policy NE8: Natural Heritage; 

• Policy R6: Waste Management Requirements for New Developments; 

• Policy R7: Low & Zero Carbon Buildings & Water Efficiency; 

• Policy CI1: Digital Infrastructure 
 
Supplementary Guidance (SG) 

• Transport and Accessibility 

• Natural Heritage 

• Flooding, Drainage and Water Quality 

• Resources for New Development 
 

EVALUATION 

 
Principle of Development 
SPP sets out that green belts can be used to direct development to the most appropriate location; 
protect and enhance the character, landscape setting and identity of the settlement; and protect 
and provide access to open space. To enable this, local development plans should describe the 
types and scales of development which would be appropriate within the green belt. Paragraph 52 
of SPP provides guidance on the types of development that may be appropriate in green belts. 
New houses are not included as an appropriate type of development. The ALDP sets out that, 
within areas designated as Green Belt, Policy NE2 applies. Policy NE2 sets out that no 
development will be permitted for purposes other than those essential for agriculture, woodland 
and forestry, recreational uses compatible with an agricultural setting, mineral extraction or 
restoration, or landscape renewal. These categories of development are consistent with the types 
of development listed in SPP as suitable within a green belt setting. 
 
In this case, the proposal is for the demolition of an existing steading building and erection of a 
detached dwelling in its place. It is noted that permission has been approved previously for the 
conversion of the steading building to form a residential dwelling; a consent that, due to a start 
having been made on the development, remains valid in perpetuity and thus could be fully 
implemented. Policy NE2 includes five stated exceptions allowing for other types of development 
as described above. The conversion of existing buildings within green belt locations would fall 
under exemption four, and as such, the conversion of the steading building was considered 
acceptable and in compliance with Green Belt policy. 
 
Green Belt policy also states that no development will be permitted within the green belt other than 
those essential for agriculture; woodland and forestry; recreational uses compatible with an 
agricultural or natural setting; mineral extraction/ quarry restoration or landscape renewal. No 
justification/ information has been submitted to demonstrate that the dwellinghouse is required for 
an agricultural, woodland or forestry enterprise. Indeed, the application site does not appear to be 
associated with any such uses or business enterprises. Therefore, the proposal would also fail to 
comply with this element of the aforementioned policy.  
 
The current proposal does not involve any such conversion, nor would it qualify under any of the 
other exemption scenarios. As such, the principle of the development proposed is not in line with 
the provisions or aspirations of NE2 and thus the proposal is contrary to the policy. It is therefore 
considered that the proposal would conflict with the aims of the green belt, which is to direct 
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growth to the most suitable locations and prevent urban sprawl on the edge or near the edge of 
the city, thus avoiding adverse impacts on the landscape setting of the city in general and the 
erosion of the character of this area on the Green Belt boundary, where it is of particular 
importance and where development pressure is often at its greatest. No material planning 
considerations set out in the Supporting Statement, including the previous permissions for 
conversion on site, would justify a departure from the provisions of the development plan. 
 
Notwithstanding the above comments, whilst this site is located on the edge of the defined Green 
Belt, it nevertheless sits some 1km to the west of the current urban edge. The area between the 
urban edge and the green belt boundary, bounded by Lang Stracht on the north and the Den Burn 
on the south is allocated for residential development (Opportunity Site OP31). The Masterplan and 
the planning permission to delivery that residential development is phased over a number of years 
and thus the application site will remain detached and isolated from the urban edge for several 
years. The application site’s character is formed by densely planted trees on ground to the rear of 
Denhead and Hillcrest, beyond which the ground falls steeply to the east; with the result being that 
the Green Belt boundary is visible from the public road when heading westwards out of the city 
(particularly from the Lang Stracht and Queens Road). The proposal would be visible above the 
tree line; and it is the view of the Planning Authority that the scale, form and design of the 
dwellinghouse would result in the erosion of the Green Belt boundary. The house would be located 
marginally further back than the house at Hillcrest, and on higher ground, and would sit 
approximately 4m higher than the existing steading building. This matter is also discussed further 
below. 
 
Design 
Policy D1 (Quality Placemaking by Design) states that all development must ensure high 
standards of design and requires all proposals to be considered against six essential qualities. 
These are: 

1. Distinctive 
2. Welcoming 
3. Safe and pleasant 
4. Easy to move around 
5. Adaptable 
6. Resource efficient 

 
The supporting text sets out the criteria against which each of these qualities would be assessed, 
relevant to the scale, character and nature of the proposal.  In terms of this application, the focus 
of such assessment would be on the ‘distinctive’ character of the proposal, and more specifically 
how it responds to the site context; whether it has been designed with due consideration to siting, 
scale, massing and proportions; and planned with a high quality design, including materials and 
craftmanship.  Policy NE2 also states that all proposals for development in the Green Belt must be 
of the hgihest quality in terms of siting, scale, materials and design. 
 
As noted above, and explained in detail below, the general principle of development cannot be 
supported. Notwithstanding this, it is still necessary to assess the design of the proposed dwelling.  
 
The proposed design would utilise a number of materials including blockwork and off-white dry-
dash render, which are not considered to be of a high-quality architectural design befitting of the 
site’s Green Belt location. The design and form proposed would not respect or reflect the 
character of the green belt, but instead would adversely affect the character, amenity and 
landscape of its setting. The proposal has not been designed with due consideration for its context 
and would not be an appropriate addition to the Green Belt. The proposal is therefore contrary to 
policies D1 and NE2 of the ALDP.  
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The proposal would also result in the loss of a traditional granite steading, which would be 
demolished as part of the proposal to construct the new house. Traditional steadings are a major 
feature of the Scottish landscape and an important part of Scotland’s architectural and cultural 
heritage. Its demolition would negatively impact on the landscape character of this part of the 
green belt. Policy D5 seeks the retention and appropriate re-use, conversion and adaption of all 
granite buildings. This proposal does not achieve or delivery any of these. Further, insufficient 
information has been submitted as to the re-use of the granite downtakings within the site 
boundary either on the proposed dwellinghouse or on any other features within the application site 
boundary (other than a small amount of the downtakings that would be used within the proposed 
porch). The proposal would therefore fail to comply with Policy D5 of the ALDP. 
 
As the principle of a new house on this green belt site is clearly contrary to Policy NE2, it is not 
necessary, nor is it appropriate to consider the proposal against the criteria set out in Sub-Division 
and Redevelopment of Residential Curtilages Supplementary Guidance. 
 
Amenity 
No windows would directly overlook any other residential properties and it is not considered that 
there would be any significant adverse impact on overshadowing, and the proposal would not 
have an overbearing impact. The one matter of concern relates to the installation of a deck on the 
rear elevation, which could potentially have an adverse impact on the level of amenity afforded to 
the host property. Further screening along the southern edge of the deck, which could be 
controlled as a planning condition were permission to be granted, would help negate this issue.  
 
Natural Heritage 
The previous application for the conversion of the steading on site required the submission of a 
bat survey. However, no such document has been submitted with the current application. The 
previous survey advised that the steading did offer some bat roosting potential and is located near 
an area with good bat foraging habitat, although no evidence of bats was found at that time. 
However, the survey report does state “while this survey found no evidence of bats roosting in the 
building, this is no guarantee that bats will not come to use the building….”. It was also concluded 
that nesting birds had been found nesting, and that any demolition should not take place during 
the bird breeding season. As such, no information has been supplied by the applicant that allows 
the planning authority to assess whether there would be any impact on bats, a European 
Protected Species (EPS), which are protected by European, UK and Scottish law. Bats surveys, 
under EPS legislation, must be completed prior to the granting of a planning permission and 
cannot be the subject of a planning condition. There is an onus on both the Planning Authority and 
the applicants to ensure that such a protected species is not adversely impacted upon by a 
development proposal. There are wooded areas to the south and east and inland water features to 
the north of the application site which ideal habitats for bats. Bat Surveys expire after a period of 
18 months and thus the survey carried out in 2015 cannot be relied upon. Due to the lack of a bat 
survey covering the building to be demolished, the proposal cannot establish whether any bat 
roosts are present or assess what impact there may be and thus cannot supported by the planning 
authority based on lack of information, and the proposal would therefore fail to comply with Policy 
NE8 (Natural Heritage) and its associated SG.  
 
The survey submitted with the previous planning application concluded that nesting birds had 
been found nesting on the site. All wild birds, including their nests are protected through the 
Wildlife and Countryside Act 1981 (as amended). Amongst other things, it is an offence to 
intentionally kill or injure a wild bird, to damage, destroy or interfere with the nest of any wild bird 
whilst it is in use. An updated survey of nesting birds has not been provided by the applicant and, 
given their noted presence in the previous planning application, it has not been demonstrated to 
the planning authority that nesting birds would not be affected by the proposal. The proposal fails 
to comply with Policy NE8 (Natural Heritage) and its associated SG. 
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Transportation Matters 
The proposal has been assessed by officers in RDM, who have raised no objection to the 
application provided adequate visibility is provided and the driveway is constructed to an adequate 
standard. This matter could be controlled via an appropriately worded planning condition. It is also 
noted that adequate parking could be provided within the curtilage of the site. The proposal is 
considered to comply with Policy T2 and its associated SG. 
 
The site, despite being within the green belt would be accessible by bicycle (being close to the 
Den of Maidencraig and a bus stop is located in front of the host application property (Denhead) 
ensuring that the site is easily accessible by public transport. The proposal therefore complies with 
Policy T3. 
 
Waste Management Requirements 
The proposal has been assessed by officers in Waste Management, who have no objection and 
have advised of the waste management requirements for the proposed development. 
Subsequently the proposal is considered to comply with Policy R6 and its associated SG. 
 
Flooding Matters 
The proposal has also been assessed by officers in the Flooding Team, who have no objection to 
the proposal, as they do not consider the application poses a flood risk. They have suggested  the 
use of permeable materials and rain water harvesting where suitable in the design. The proposal 
is considered to comply with Policy NE6 and its associated SG. 
 
Low/ Zero Carbon Developments 
All new buildings must meet at least 20% of the building regulations carbon dioxide emissions 
reduction target applicable at the time of the application through the installation of low and zero 
carbon generating technology. Whilst no details have been submitted in this regard, this matter 
could be controlled via an appropriately worded planning condition to ensure compliance with 
Policy R7 and its associated SG of the ALDP. 
 
Digital Infrastructure 
All new residential development will be expected to have access to modern, up-to-date high-speed 
communications infrastructure. Whilst the site is located within the green belt, a review of the 
superfast broadband website indicates that the area has access to high-speed broadband 
facilities. Subsequently, the proposal would comply with Policy CI1. 
 

Matters Raised in Letters of Representation 
In terms of the objection received, the site is not located within the Green Space Network, 
therefore Policy NE1 does not apply. Non-compliance with Green Belt policy (Policy NE2) has 
been discussed above. 
 
In terms of the supporting letter received. It is noted that there are a variety of designs found in the 
surrounding area, and compliance with Policy D1 is discussed above. Unauthorised works (by way 
of the installation of pillars at the entrance to the host property) will require an application for 
planning permission, and the applicants have been advised accordingly.  
 
RECOMMENDATION 

Refuse 

REASON FOR RECOMMENDATION 

 

1. The proposal, if approved would undermine the principles of controlling development and 
preventing the construction of additional housing in the Green Belt, leading to the erosion of 
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the character of such areas and adversely affect the landscape setting of the City in 
general. The applicant has also failed to demonstrate that the proposed dwellinghouse is 
required as being essential for the operation of an existing agriculture; woodland or forestry 
enterprise. The proposal is therefore considered to be contrary to the main functions of the 
Green Belt, which are to preserve the landscape setting of the city and to resist urban 
sprawl and the proposal would therefore fail to comply with Policy NE2 (Green Belt) of the 
Aberdeen Local Development Plan and Scottish Planning Policy. 
 

2. The proposal would result in the demolition of a traditional granite steading, which is an 
important architectural, historic and landscape feature in the green belt, to the detriment of 
the landscape character of the green belt. Further, insufficient information has been 
submitted with regards to the use of granite downtakings from the steading to be 
demolished in the proposed development (other than a small amount of granite that would 
be utilised in the porch). The proposal therefore fails to comply with Policy D5 (Our Granite 
Heritage) of the Aberdeen Local Development Plan. 
 

3. The design and form of the proposed house that has not been designed with due 
consideration for its context within a Green Belt location, which requires proposals to be of 
a high-quality design, which would result in a development that would have an adverse 
impact on the setting of the Green Belt. The proposal therefore fails to comply with Policies 
D1 (Quality Placemaking by Design) and NE2 (Green Belt) and associated Supplementary 
Guidance: Sub-Division and Re-Development of Residential Curtilages of the Aberdeen 
Local Development Plan. 
 

4.  The application is deficient of information in respect of a Bat Survey. It is therefore not 
possible to make a full assessment of the implications of the development with regard to the 
impact upon the European Protected Species with regard to Policy NE8: Natural Heritage 
and its associated Supplementary Guidance: Natural Heritage of the Aberdeen Local 
Development Plan.   


