
















Environment and Infrastructure Services

REPORT OF HANDLING
Application Reference: APP/2021/2200
Proposal: Erection of Boathouse/Store and Forestry Store and Decking Area 
(Amendment to Planning Permission APP/2020/0477)
Address: Land Adjacent to Ardoe Hall, Ardoe, Aberdeen, AB12 5YN

1. Description of proposal

Full planning permission is proposed for the erection of one L shaped timber 
structure adjacent to the River Dee.  The site has recently been granted approval 
under APP/2020/0477 for a similar building, however this application proposes an 
amended to approved roof design of the building. The structure proposed is for the 
storage of a work boat, kayaks and forestry and fishing equipment store with decking 
area, no other alteration is proposed to the approved design other than the pitch of 
the roof.  

The site is located in an area of woodland with an existing small gravel parking area 
used for forestry and fishing access adjacent to the River Dee Special Area of 
Conservation (SAC).  It is accessed from the adjacent B9007, Ardoe Hall is located 
approx. 130m to the south west of the site.  The nearest neighbouring residential 
property is Mansefield House at approx. 90m to the east and the land is also near to 
Paul Lawrie Golf Centre.

The applicant has landownership and riparian right of approx. 1ha which covers two 
sections of the riverbank (north and south end of the Haugh) and also the area at 
Shakkin Briggie.  The proposal is for one building within the site boundary.  The 
building will provide a storage base and easy access for the necessary work to the 
flood plain from the south side of the River Dee.  The proposal is for a pitched roof 
building in the same location with the same footprint (approximately 54sqm).  The 
building will be used for storage for a small inflatable workboat for essential forestry 
maintenance to parts of the riverbank and trees, not accessible by vehicles along 
with associated tools and equipment.  There will also be a number of kayaks and 
associated equipment for recreational use by the family for access to the river for 
fishing.  

The L shaped building is proposed to be raised above the level of the ground 
vegetation on post foundations plus and will not exceed 4m above ground level.  No 
facilities are proposed.  Details have been approved for the use of a portable solar 
panel much like the ones used by mobile homes to provide light when required.

The proposed building is to be constructed of black corrugated metal for the pitched 
roof and walls clad in vertical timber larch cladding as previously approved.  No 
overnight accommodation will be provided in the building.



2. Relevant Planning History

None

3. Supporting Information

Construction Method Statement 19-09-2021
Includes; -
Buildings are designed to be raised above the ground vegetation and equipment 
required to dig foundation holes for the post supports will be transported to the site 
by tractor/agricultural forklift with low ground pressure tyres to minimise damage to 
vegetation.  Measures will be taken to avoid silt entering water course as per 
consultee comments.  No heavy plant will be on site.  The development site has 
been chosen to ensure there is a 20m buffer between the river and site.

Arboricultural report, Tree Protection measures and details of Replacement Planting 
on site has previously been approved, Methodology for sediment and pollution 
control measures and Invasive non-native species control is also detailed.
Replacement trees identified and species as per approved Bowlts letter will be 
conditioned.

The document states that the existing surfaced gravel car park area was surfaced 
approx. 20 years ago and is currently used by fishers to access the south riverbank 
of the Dee.  All construction vehicles will use this access.

4. Variations & Amendments 

N/A

5. Representations

No valid representations have been received.

6. Consultations

Internal

Environment and Infrastructure services (Contaminated Land): We are not 
aware of any past use that may have resulted in contamination.  However, an 
informative should be added to the decision notice.

Environment and Infrastructure services (Environment – Natural Heritage): 
Have previously no objection subject to the Tree Report and Construction Method 
Statement being conditioned.  This will be carried forward to this application.

Environment and Infrastructure services (Flood Risk and Coastal Protection): 
has commented;  

 The building should not be used for overnight accommodation;



 That as the boathouse falls within SEPA’s indicative 1‐in‐200 year flood 
extents, we advise flood resilient design and construction is utilised and 
suitable insurance is available.  

 A condition should be added that the minimum finished floor level of the huts 
should be 10.2m.  

Environment and Infrastructure services (Roads Development): has no 
objection.

External

SEPA: Have no objection on flood risk grounds subject to conditions as attached for 
APP/2020/0477; i.e. finished floor levels of 10.2m and that the land use does not 
include  accommodation (even overnight) as this would be considered a vulnerable – 
most vulnerable land use.

NatureScot: The advice remains the same as previously approved which is that, it is 
unlikely the proposal will have a significant effect on any of the qualifying interests 
either directly or indirectly.  

Scottish Forestry: Have not altered from the approved APP/2020/0477 Scottish 
Forestry have no comments to make.

7. Relevant Policies

Scottish Planning Policy
The aim of the Scottish Planning Policies is to ensure that development and changes 
in land use occur in suitable locations and are sustainable. The planning system 
must also provide protection from inappropriate development. Its primary objectives 
are:

 to set the land use framework for promoting sustainable economic 
development; 

 to encourage and support regeneration; and 
 to maintain and enhance the quality of the natural heritage and built 

environment.

Development and conservation are not mutually exclusive objectives; the aim is to 
resolve conflicts between the objectives set out above and to manage change. 
Planning policies and decisions should not prevent or inhibit development unless 
there are sound reasons for doing so.  The planning system guides the future 
development and use of land in cities, towns and rural areas in the long term public 
interest. The goal is a prosperous and socially just Scotland with a strong economy, 
homes, jobs and a good living environment for everyone.

Aberdeen City and Shire Strategic Development Plan 2020

The Strategic Development Plan was approved on 12 August 2020.

The purpose of this Plan is to set a clear direction for the future development of the 
City Region.  It sets the strategic framework for investment in jobs, homes and 



infrastructure over the next 20 years.  All parts of the Strategic Development Plan 
area will fall within either a strategic growth area or a local growth and diversification 
area.  Some areas are also identified as regeneration priority areas.  There are also 
general objectives identified.  In summary, these cover promoting economic growth, 
promoting sustainable economic development which will reduce carbon dioxide 
production, adapt to the effects of climate change and limit the amount of non-
renewable resources used, encouraging population growth, maintaining and 
improving the region’s built, natural and cultural assets, promoting sustainable 
communities and improving accessibility in developments.

The Aberdeenshire Local Development Plan 2017 will continue to be the primary 
document against which applications are considered. The Aberdeen City & Shire 
SDP 2020 as approved forms part of the Development Plan.

Aberdeenshire Local Development Plan 2017

Policy R1 Special rural areas
Policy P1 Layout siting and design
Policy E1 Natural heritage
Policy E2 Landscape
Policy C4 Flooding
Policy RD1 Providing suitable services
Policy PR1 Protecting Important Resources

Proposed Aberdeenshire Local Development Plan 2020

Aberdeenshire Council on 5 March 2020 resolved to agree the Proposed 
Aberdeenshire Local Development Plan (LDP) 2020 as the ‘settled view of the 
Council’ on what the final adopted content of the LDP 2021 should be.  A period 
during which representations on the Proposed LDP 2020 could be made took place 
between 25 May and 31 July 2020. 

The Proposed LDP 2020 is a material consideration in the determination of planning 
applications. The Planning Authority must therefore assess what weight it should 
have in the context of this particular application. The Proposed LDP has been 
subject to public scrutiny and has now been submitted for Examination by an 
independent Reporter. Nevertheless, it is considered that the level of weight that 
should be applied to the Proposed LDP 2020 remains as not significant at this time.  
The Aberdeenshire LDP 2017 remains the up-to-date LDP for the area and the 
primary document against which planning applications should be determined until 
such time as a new LDP for the area is adopted.

8. Other Material Considerations

An integrated impact assessment is not required because the granting or
refusing of the application will not have a differential impact on the protected 
characteristics of the applicant or any third parties.



9. Implications and Risk

Not applicable

10. Directions by Scottish Ministers

Not applicable 

11. Discussion

The principle of development on the site has already been set by virtue of the 
consent granted to the previous application APP/2020/0477and still complies with 
Policy R1 Special rural areas, as the building is intended for forestry, nature 
conservation and recreational use.  Therefore, the main issues to be addressed in 
the determination of this application includes the acceptability in principle of the 
alteration in roof pitch and the impact this revision would have in the overall context 
of the site. Any additional impacts the proposal would have on the character, 
appearance and amenity of the surrounding area.

Layout, siting and design

The proposed pitched roof single storey structure utilises natural and traditional 
materials. It will have minimal intrusion on the ground vegetation of the site as it will 
raised on posts and is well-suited to the wooded setting it is located within.  No 
overnight stays will be permitted, and it will be conditioned as such.  Additionally, the 
proposed building will not be connected to a public drainage, water and electricity 
supplies.

The Planning Service is content that the amended roof design would not have an 
unacceptable impact upon landscape character or visual quality of the area as it is 
considered to fit comfortably within the setting against a wooded area.  There will be 
no adverse amenity impact as it will be hidden from view by surrounding trees as 
well as hedging along the roadside boundary, thus the privacy of the nearest 
dwellings would continue to be protected.  The proposed alteration to the roof design 
is therefore considered to comply with Policy P1 Layout, siting and design and Policy 
E2 Landscape.

Natural Heritage Matters

NatureScot and Environment – Natural Heritage has given advice previously for the 
site as the proposal is close to the River Dee Special Area of Conservation (SAC).  
There are also a number of protected species in the River Dee and invasive species 
on the riverbanks potentially within the site.  The supporting information is 
acceptable and has been assessed previously all conditions pertaining to 
APP/2020/0477 to be applied to this application.  An invasive survey was previously 
carried out and the results stated that there will be no significant natural heritage 
issues raised by the development, the method of installation of the buildings is 
suitable and on supports with minimal surface damage.  The buildings will be sited 
so as to avoid damage to existing mature trees and will be adequately protected.



The Construction Method Statement and also Tree Survey (including the 
Arboriculturalist Method Statement) will be conditioned as previously.  To ensure the 
management and protection of the trees on site during development works and to 
ensure the methods outlined are carried out to prevent pollutants from entering the 
River Dee.  This complies with Policy PR1 Protecting Important Resources and the 
proposed mitigation measures outlined in the Construction Method Statement for 
control of invasive non-native species with eradication methods proposed comply 
with Policy E1 Natural heritage. 

Flooding

SEPA have no objection to the proposed development on flood risk grounds, as the 
proposal omits any ‘overnight accommodation’ on the site. However, as previously 
advised, if this was to change in the future to include accommodation then this would 
be considered an increase in vulnerability to a Most Vulnerable land use.  SEPA 
would therefore object unless it had been demonstrated that the site is outwith the 1 
in 1000 year flood envelope of the River Dee.  Flood Risk and Coastal Protection 
have no objection subject to condition on the finished floor levels of the huts, this will 
ensure the structures are flood resilient and comply with Policy C4 Flooding. 

Technical Matters

Roads Development are satisfied with the parking availability at the site and the site 
can be adequately accessed in accordance with Policy RD1 Providing suitable 
services of the ALDP 2017. 

Conclusion

The proposal complies with the relevant policies of the Aberdeenshire Local 
Development Plan 2017 as discussed above.  The pitched roof timber building 
proposed is considered appropriate in design, scale and use of materials for 
forestry/riverbank maintenance/nature conservation and recreational use.  The 
proposal will not cause a risk to flooding and ground vegetation.   Therefore, the 
application is recommended for approval. 

All conditions pertaining to the approved APP/2020/0477 will be carried forward onto 
the decision notice as the issues on site have not altered.

12. Recommendation

That authority to GRANT be delegated to the Head of Planning and Economy 
subject to:-

01. The tree management and replacement planting proposals shall be carried out in 
complete accordance with the approved scheme in accordance with Tree Survey 
Report, by Bowlts, 28th May 2020 and Drawing No 3789-01 (Bowlts).  

Reason: In order to preserve the character and visual amenity of the area.



02. No works in connection with the development hereby approved shall commence 
unless all construction works on the site shall be carried out in strict accordance 
with the approved Construction Method Statement dated 19th October 2021 by 
Ron Gauld.

Reason: In the interests of protecting the biodiversity of the environment of the 
River Dee SAC.

03. The Boathouse and Forestry Store hereby approved shall not be used unless it 
has been erected in accordance with the finished floor levels suggested by the 
Infrastructure services (Flood Risk and Coastal Protection) which is 10.2m AOD 
and has been formed in accordance with this approved ground level.

Reason: To ensure that there is no increased risk of flooding as a result of the 
development.

04. The Boathouse and Forestry Store hereby approved shall not be used for any 
'overnight stays' as this would constitute a vulnerable flood risk.  The 
development shall not be used for any other purpose without the express grant 
of planning permission from the planning authority.

Reason: To ensure that there is no risk to life nor any increased risk of flooding 
as a result of the development use.

05. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (Scotland) Order 1992 no external lighting shall be 
installed within the site or on the building hereby approved without the prior 
express grant of planning permission by the planning authority.

Reason: In the interests of protecting and enhancing the biodiversity of the 
environment.

Reasons for Decision

01. The planning authority considers that the application is for a development that is 
in accordance with the Aberdeenshire Local Development Plan 2017.  The 
principle of development remains acceptable; the timber structure proposed is 
compatible with its natural setting for forestry, nature conservation and 
recreational use adjacent to the River Dee (SAC).  The amendment to the roof 
design is acceptable and the building subject to finished floor levels will be flood 
resilient.  The proposal will not have a negative impact on the environment or 
fisheries of the River Dee SAC within the Local Conservation area and complies 
with;  Policy R1 Special rural areas, Policy P1 Layout siting and design, Policy 
E1 Natural heritage, Policy E2 Landscape, Policy C4 Flooding and Policy PR1 
Protecting Important Resources.



13. Process of Determination

The application was determined via delegated powers under the Council’s Scheme 
of Governance.

14. Planning Obligations

No
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