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1.0 Introduction: 
 
The following supporting statement has been prepared in relation to the application for planning 
permission in principle for 2no. dwellings at Mundurno Farm, Tarves Road.  
 
The site consists of a Farmhouse, “E” Block agricultural barn and various standalone buildings.  
 
Planning Permission has been granted by Aberdeen city council to carry out the following; 
 

1. Construct a new access road ACC ref P160570 
2. Replace a dilapidated extension to the farmhouse ACC ref P151715 
3. Convert the main barns into 4no. Dwellings , Garage Block and stores ACC ref P161156 

 
Works for the above are well under way and it is anticipated that the program completion should be 
middle of 2019.  
 
The development is being carried out to a high standard and providing a total of 5no. quality dwelling 
homes to the available stock to the North side of the city.   
 
The applicant purchased the site in a state of disrepair after it had been on the open market for 
over 10 years. Previous purchases fell through due to cost feasibility issues.  
 
As part of the purchase, an area of land to the South East of the principal farmhouse was included. 
This land was integral to the boundary of the farm activities, and houses 2no. built forms. These can 
be seen marked in a red hatch shown on Taylor Architecture drawing E(90)001. The building to the 
West was linked to a farmworkers bothy and housed sleeping accommodation. The sleeping 
accommodation was evident due to presence of “bunk” style beds, utility services, drainage and 
working chimney breast. The building to the east provided general and multi purpose storage for the 
farm holding. Both buildings had fallen into a state of disrepair and surplus to requirements of the 
latter years Mundurno farm model. The properties lay disused and further deterioration occurred 
during the prolonged period of attempted sale.  
 
2.0 Application 
 
Skarradon Developments Ltd commissioned Taylor Architecture Ltd to site test the residual portion 
of land to the South East of the site to establish if additional dwellings could be supported on the site. 
 
The site area appraisal determined that 2no. single dwelling house plots could be fitted onto the site 
without adversely affecting the character of the existing farmhouse or streetscape.  
 
An application for planning permission was lodged to Aberdeen City Council and validated 17th 
August 2016.  
 
The officer issued a decision notice to refuse the Planning Permission in Principle dated 18th of 
October.  
 
Three reasons to justify refusal were as follows; 
 



 

 

1. The proposed development would not be essential for the types of development generally 
acceptable in the green belt, including agriculture; woodland/forestry; recreational uses 
compatible with an agricultural or natural setting, mineral extraction/quarry restoration; or 
landscape renewal. Neither would it be compliant with any of the exceptions listed in policy 
NE2, as the proposal would not facilitate the rehabilitation of existing buildings; nor would it 
comply with all criteria for proposals for development associated with existing activities in 
the green belt. As such, it is considered that the proposal would be contrary to the 
overriding aims of protection of the green belt, which include maintaining a distinct identity 
and clear physical boundary around Aberdeen; directing growth to the most suitable 
locations; and preventing urban sprawl. It would therefore be contrary to Scottish Planning 
Policy - paragraphs 49-52 and policy N2 (Green Belt) of the 2017 Aberdeen Local 
Development Plan.   

2. Supplementary Guidance on Trees and Woodlands sets out that any proposal for planning 
in principle should be supported by a Tree Survey where any trees are within 15m of the 
site boundary. In this case, this information has not been provided, and it is therefore not 
possible to fully assess the impact of the proposal on the mature trees immediately to the 
west of the site. However, due to the limited distance between the trees and the proposed 
western most dwelling, it is likely that this will intrude into the zone of influence and root 
protection areas of these trees. Due to the proximity of the trees to the proposed dwellings, 
these could have an adverse impact on residential amenity due to loss of day light/ 
excessive overshadowing, which could result in a requirement to remove the trees in the 
future. Policy NE5 (Trees and Woodlands) carries a presumption against development that 
will have an adverse impact on mature trees, and as such, the proposal would not comply 
with this policy or with Supplementary Guidance on Trees and Woodlands.   

3. The site is located in an unsustainable location as it would not be easily accessible by public 
transport and is not connected to safe walking and cycling routes. As such, the proposal 
would be entirely reliant on the private car. Policies D1 (Quality Placemaking by Design), T2 
(Managing the Transport Impact of Development) and T3 (Sustainable and Active Travel) 
and Supplementary Guidance on Transport and Accessibility sets out that all new 
development should promote access to sustainable transport methods, and as such the 
proposal is considered contrary to the requirements of these policies.   

 
The applicant /owner of the land disagrees with the decision notice and appeals to the Local Review 
Board to re-consider this position. 
 
3.0 Development in the Greenbelt Policy NE2 
 
3.1 Policy NE2 from the Aberdeen Local Plan 2017 states that; 
 
No development will be permitted in the Green Belt for purposes other than those essential for 
agriculture; woodland and forestry; recreational uses compatible with an agricultural or natural 
setting; mineral extraction/quarry restoration; or landscape renewal.  
 
The land in question, by virtue of its annexation to the new Mundurno group of houses, limited size 
and access arrangements would not be appropriate for any of the above alternative opportunities. 
 
The land portion shape, features and topography is not suitable for arable agricultural use or 
grazing. The stone boundary and shape also prohibits feasible inclusion into the surrounding fields.  
 
Residential use has been established on the adjacent land via the conversion of the agricultural 
buildings to residential use. The view of trying to retain this land for any of the uses mentioned above 
is no longer compatible with the new residential use and access is now cut off by same development.  
 
Maintaining strong natural boundary conditions in the form of the trees, stone dyke and post / wire 
fencing ensures that the land is naturally included within the demise of the dwellings, yet location and 
size of each individual plots means surplus to any meaningful garden grounds.  
 
With such physical qualities we propose that the land reads as an exception to the above.        
 
 



 

 

3.2 
The following exceptions apply to this policy:  
 
 Proposals for development associated with existing activities in the green belt will be permitted but 
only if all of the following criteria are met:  
a)  The development is within the boundary of the existing activity;  
b)  The development is small-scale;  
c)  The intensity of activity is not significantly increased; and  
d)  Any proposed built construction is ancillary to what exists.  
 
a) The development land proposed is within the natural boundary of the residential site. There was 
2no. existing built forms on the proposed land that is clearly visible and not naturalised. Upon 
possession of the site sleeping quarters, chimney breasts, doors and windows were all visible. The 
site has beyond doubt been used for residential use.  
 
b) The total site area purchased by the applicant not including the access road accumulates to 
11,280sqm thereby. The total sqm of the 2no. proposed plots is 1961sqm therefore equating to 
17% of the total available land.  
 
c) The total site area is 11,280sqm, the current residential building footprint is 1283sqm (11.3%). 
This density is significantly lesser than most residential developments in the countryside, let alone 
that visible at nearby CALA, Barratt and Scotia developments. Inclusion of the 2no. new dwellings 
increases the building footprint to 1771sqm. or 15.7% footprint to site ratio. The 2no buildings to 
be removed totals 210sqm or 1.9% equivalent. We can therefore deduce an increase of footprint 
to site area ratio of 2.5% when considering the whole site. We propose that this is a very minor 
increase to the overall settlement. 
 
d) The entire development site consists of 5 no. dwellings. (1no. farmhouse and 4no. dwellings 
created using the agricultural buildings). We propose the construction of 2no. dwellings, in lieu of 
2no. displaced built forms, to be ancillary to what exists.  Fig 9 shown below shows the cohesion of 
the proposed 2no. dwellings in context of the wider site.  
 
In considering items 1a-1d we propose that there will be no detrimental impact or erosion of 
character to the Green Belt as a result of this development.  
 
3.3 
 
Essential infrastructure (such as electronic communications infrastructure, electricity grid 
connections, transport proposals identified 
in the LDP or roads planned through the master planning of opportunity sites) will only be permitted 
if it cannot be accommodated anywhere other than the Green Belt.  
 
All utility services, drainage connection, fire fighting water storage and road access are currently on 
site. As a result we propose that there will be no detrimental impact or erosion of character to the 
Green Belt.  
 
3.4 
 
Buildings in the Green Belt which have a historic or architectural interest, or a valuable traditional 
character, will be permitted to undergo an appropriate change of use which makes a worthwhile 
contribution to the visual character of the Green Belt. Please see relevant Supplementary Guidance 
for detailed requirements.  
 
The built forms as existing were of minimal architectural interest, and in a state of disrepair. The 
condition of the buildings deteriorated rapidly during the prolonged period te development site was 
on the open market. Metal clad roofs and walls had collapsed, and upon possession the applicant 
has made safe by removing parts of the built form. Please see below Figs 1-7. 
 
The main body of the bothy shown in Fig 1 is considered to be the only element of built form worthy 
of keeping on the site. From west to east it forms a natural termination to the parking and garage 



 

 

areas for the farmhouse and units 2,3,4. We propose to retain the bothy building as part of a 
gardeners shed. If it was deemed that this should be removed under clause 5b) of the below then 
the bothy could be removed and the granite stone re-used in the new dwellings.  
 
3.5 
 
Proposals for extensions of existing buildings, as part of a conversion or rehabilitation scheme, will 
be permitted in the Green Belt provided:  
a)  The original building remains visually dominant;  
b)  The design of the extension is sympathetic to the original building in terms of massing, detailing 
and materials, and  
c)  The siting of the extension relates well to the setting of the original building.  
 
a) The size and shape of both buildings to be replaced, be it in their current form or extended with a 
sub-serviant addition, do not provide suitable good design floor space for modern family living.  
 
b) and c) These clauses can be ruled on based on 4a)  
 
3.6 
 
Replacement on a one-for-one basis of existing permanent houses currently in occupation will 
normally be permitted provided:  
a)  It can be demonstrated to the Council that they have been in continuous occupation for at least 5 
of the seven years immediately prior to the date of the application;  
b)  The replacement house, except in exceptional circumstances (e.g. to improve a dangerous 
access), occupies the same site as the building it would replace. Where replacement houses  
are permitted on sites different from the original site, the original house will require to be removed;  
c)  Replacement houses should be of a scale, design and external appearance that contributes to 
the visual character of the Green Belt.  
 
a) Sleeping quarters within the bothy and use of the 2 buildings ceased with the viable operation of 
the Farm holding. Succession of the estate has meant that the land was encompassed by other 
holdings and the farmhouse site fell into disrepair. The site was subsequently placed on the open 
market but due to financial and local economy downturns, it rendered the site unfeasible for 
development or re-generation.  
As a result in cannot be demonstrated that the units were occupied within 5 of the last 7 years the 
entire site had been left to ruin for greater than 10 years, however in can be demonstrated that the 
land has been used for accommodation for farm workers. There is a clear precedent for residential 
use on the land.  
 
b) During our site investigation works we reviewed the siting of the buildings and determined that 
the layouts and interactions between each built form could be improved, allowing the building to 
maximise views to the south along with adopting techniques for natural day lighting and ventilation. 
These would be explored further and conveyed post establishing the principle of development.  
 
c) Our proposals demonstrate that the scale is suitable for the land in terms of density, topography, 
finished floor level heights and delivering a form a form tat would be sub-serviant to the principal 
streetscape. The buildings have designed using a shape and form that is consistent with modern 
homes in the countryside.  
 
3.7 
 
All proposals for development in the Green Belt must be of the highest quality in terms of siting, 
scale, design and materials.  
 
The proposed dwellings will provide 2no. good sized Family homes to the north of the city and be 
constructed using high quality materials including the re-use of Granite from the site.   
 



 

 

All developments in the Green Belt should have regard to other policies of the Local Development 
Plan in respect of landscape, trees and woodlands, natural heritage and pipelines and control of 
major accident hazards.  
 
The officers states  “it is considered that the proposal would be contrary to the overriding aims of 
protection of the green belt, which include maintaining a distinct identity and clear physical boundary 
around Aberdeen; directing growth to the most suitable locations; and preventing urban sprawl”  
Our proposal does not breach or inhibit the existing rural character and identity of the site or wider 
greenbelt. The development land is clearly within the grounds of the residential site (former farm 
holding). The proposal seeks to regenerate a the disused and bring into the wider context. There will 
be no physical detriment to the greenbelt or visual amenity.  
 
  
4.0 Supplementary Guidance Trees and Woodland  
 
The officer has raised concern with regards to the existing Trees on the site.  
 
Our proposals will maintain the all boundary line trees and shrubbery. A tree survey will be carried 
out and any trees that may be lost, particularly on plot A shall be compensated for as part of a 
proposed planting scheme. The trees located within plot A on the footprint of the dwelling are of 
poor condition. Our development proposals will enable the opportunity to enhance and add to the 
biodiversity and natural character of the site. A planting and maintenance schedule will be included 
in the submission.  
 
We ask that this may be conditioned and discharge prior to commencement of works on site.  
 
5.0 Sustainable Transport 
 
The officer has raised concerns in respect of accessibility by public transport, nor is it connected to 
footpath or cycle ways.  
 
Mundurno is a rural site set in farmland within the bounds of Aberdeen City. It is accessed off the 
B999 Tarves road via a newly formed access road as part of application P160570.  
With the application P160570, the applicant at his cost worked with the adjoining proprietary at 
Hillcrest to consolidate 4 potential access routes off the B999 to one singular access. This greatly 
improved the safety of traffic accessing the site. The new junction was formed large enough for 
waste collection and emergency services vehicles, and would allow for drop off and pick from the 
site from buses or taxis not indifferent to any other home along the B999 corridor. Cycling or 
walking from this site could not be accommodated without a full scale re-development of the B class 
road. It is worthy to note that the anticipated traffic on the B999 would likely be reduced upon 
opening of the Aberdeen Western Peripheral Route AWPR.  
 
 
6.0 Conclusion  
 
In conclusion the application safely demonstrates that the fundamentals of the Green Belt policy can 
be upheld and an opportunity presents to improve the character of the existing residential site.  
 
The addition of 2no high quality dwellings within the Bridge of Don Area housing stock can be 
accommodated. 
 
It is respectfully requested that planning permission could be granted.     
 
 
 
 
 
 
 
 



 

 

 
 
  



 

 

 
 
 

 
Fig.1 Existing Bothy, Sleeping Accommodation  

 
 

Fig.2 Bothy Annex 
 

 
 

Fig.3 Existing Bothy, view west towards steading buildings 
 



 

 

 

 
Fig.4 Dismantled shed to East of site.  

 
Fig.5 Dismantled storage building, out house.  

 



 

 

 
Fig.6 Existing Bothy, Existing Stone Dyke to remain 

 
Fig.7 Existing South Boundary, Existing Stone Dyke to remain 

Boundary Trees to remain to maintain border to Green Space Network 

 
Fig.8 Existing South Boundary, Existing post and wire fence to remain.  
Boundary Trees to remain to retain border to Green Space Network 



 

 

 

 
Fig.9 Proposed Site Planometric. Looking South 

Plot A and B as proposed can be seen to the SE corner of the site. 
This image demonstrates that the proposed dwellings can be accommodated without visual hindering the aesthetics of the 

existing residential development.   
Fig.9 Proposed Site Planometric. Looking South 

Plot A and B as proposed can be seen to the SE corner of the site. 



 

 

 
Fig.10 Proposed Site 3d View looking South East towards Plot A and B from the main access road.  

This image shows the minimal impact of Plot A and B on the character of the Farmhouse / Steading grouping. Plot A and B 
are “Tucked “ behind the garage and Bothy so that the grouping relationship of the Granite forms remain in tact. 



 

 

 
Fig.11 Proposed Site 3d View looking North West towards Plot A and B from Plot B garden space.  

This image shows the careful selection of materials to match those of the main development. All Granite shall be used shall 
match the coursing of the existing residential development and be sourced from the existing site. 

The simple shapes of the proposed new dwellings shall reflect the vernacular of the site, but afford the owners high quality 
modern living layouts. Boundary conditions and proposed planting schemes will be consistent with existing tree lines and all 

species to be native to the area.      
 


