
Supporting Planning Statement 
For Full Planning Permission for 

the Erection of Three 
Dwellinghouses at Huntly Lodge 

Farm, Huntly 



Background
Full planning permission is sought for the erection of three
dwellinghouses on ground to the east of Huntly Lodge Farm
farmhouse at Huntly Lodge Farm, Huntly. Huntly Lodge Farm is
owned and farmed by Mr Gordon Lawson who has engaged Lippe
Architects and Planners to coordinate a suite of planning
applications related to the conversion and restoration of a number
of buildings in his ownership.

The application site is located to the north of Huntly and west of
the River Deveron. The wider area contains a number of historic
buildings including Huntly Castle Hotel and Ice House and much
further to the south towards Huntly again, the A listed Castle
Bridge over the River Deveron.

The site is accessed from the B9022 onto Marquis Drive which
serves around 14 houses and the hotel. Marquis Drive is owned by
the Castle Hotel owner and all home and landowners along the
road have a legal right of access to use it.

The original farmyard has a number of older steading buildings and
a listed doocot on the Buildings at Risk Register. Further to the
north are newer agricultural sheds. Farmland surrounds the site to
the north and pockets of woodland exist further to the west and
north and also south of the hotel. S
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Location in Scotland Location in Aberdeenshire  

OS MAP Location 
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Wider context
The approach taken for the redevelopment of buildings and land at
Huntly Lodge Farm seeks to retain the most important buildings
and bring them back into use and also redevelop brownfield land
off site to protect the setting of those remaining buildings.

The steading is a characterful vernacular building and its
conversion is the first part of the wider redevelopment of the farm
complex. A planning application is pending to convert the steading
into three dwellinghouses (APP/2020/2534). An application to
restore, convert and extend the B listed doocot to create one
dwellinghouse has also been submitted (APP/2021/0283 + 0277).

The overall masterplan has been carefully designed to ensure the
removal of this building from the Buildings at Risk Register and
bring it back into active use.

The remaining ground within the original farm complex comprises
a number of less important or characterful buildings and previous
uses such as silage pits, which is permitted by the LDP.

1871 Map 

1938 Map 
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Design Principles

Replacing the redundant farm buildings and yard with
dwellinghouses in situ is not possible as the impact on the setting
of the listed doocot would not be acceptable. The brownfield site
opportunity cannot therefore be built on this ground. A vacant
paddock site across the road has been chosen as the most
appropriate in terms of its relationship to the wider area, existing
development, the proposed new development and the original
farmhouse.

A number of old dilapidated buildings including an old cottage and
pig pen, some portal frame structures and a small area of
farmyard are redundant from farming operations due to the
difficulties of using steadings for modern farming and machinery
and the constraint the doocot presents to the wider operation of
the farmyard and circulation around it. The demolition of these
buildings and the protection of the setting of the doocot are
central to the redevelopment being off site. Some of the existing
brownfield site is being utilised for the access, gardens and
drainage associated with the steading and the doocot houses and
the remaining ground will be returned to greenfield.

Helpful pre-application discussions have taken place with the
Planning Service and the design approach has been agreed with
officers. The detailed design shows a courtyard created by the
three dwellings reflecting a traditional and estate style.
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Masterplan Site Plan 
Site Plan 

Site Section 
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Front Elevation

Side Elevation

Rear Elevation
Ground Floor Plan 

First Floor Plan Roof Plan 
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Materials

The houses are to be finished with a mixture of materials, the walls would also include vertical PVC timber effect vertical
linings (grey) & off white render. Windows and doors to be timber aluclad with a grey finish. The pitched roof will be
provided with a traditional finish – slates to match the vernacular buildings nearby. Elevations have been altered on
housetypes 1 + 2 to provide variety to the design.

. Sustainability

In terms of sustainability and in compliance with the current Scottish Building Regulations, the dwellings have been
designed to minimise heat loss, maximise energy efficiency and sustainability using a combination of appropriate materials
and suitably orientating on site to maximise solar gain and minimise north facing openings. They will be constructed from
an extremely thermally efficient timber frame closed panel system or similar. Renewable technologies will be utilised,
minimising the reliance upon fossil fuels and eradicating the need for fuel deliveries in this rural location and further
reducing the carbon footprint.

Technical 

The site will be drained via a treatment plant and soakaway with surface water drainage also to a soakaway. The site is also
easily and safely accessed from the existing access on Marquis Drive and via the proposed access drive to the east of the
steading.

Landscaping 

The site is surrounded by trees (not in the ownership of the applicant) and the boundaries of each house will be planted
with native hedging. Hard landscaping will comprise grey granite chuckies to the drives and granite slabs to walkways. The
garden ground will be grass seeded to provide private lawn areas.

Vertical Linings 

Smooth Cement Render 
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National Plans and Policies
Scottish Planning Policy 2014 aims to ensure that development and changes in land use occur in suitable locations and are

sustainable. A greater emphasis is placed on the planning system directing the ‘right development to the right place’ through

adopting a ‘design-led approach’ to ensure the creation of ‘high quality places’. The primary objectives are to set the land use

framework for promoting sustainable economic development, to encourage and support regeneration to maintain and enhance

the quality of the natural heritage and built environment. It introduces a presumption in favour of development that

contributes to sustainable development. Due weight is to be given to net economic benefit and making efficient use of existing

capabilities of land, buildings and infrastructure. It goes on that the planning system should support economically,

environmentally and socially sustainable places by enabling development that balances the costs and benefits of a proposal

over the longer term. The aim is to achieve the right development in the right place, not to allow development at any cost. A

key element in directing the right development to the right place is considering the reuse or redevelopment of brownfield land.

Managing Change in the Historic Environment by Historic Environment Scotland sets out how to approach decisions in the

planning system affecting the historic environment.

Planning Advice Note 67 Housing Quality advises that development should reflect its setting and that natural features should
generally be conserved and emphasised to contribute to a sense of place and identity.

Planning Advice Note 72 Housing in the Countryside aims to provide widespread and good quality rural housing. It recognises

that more people want to live and work in rural areas.

Planning Advice Note 73 Rural Diversification confirms the commitment of the Scottish Government to supporting rural life,

communities and economy. It recognises that one size does not fit all and a flexible approach is often required and that new

housing in rural areas can play an important part in wider economic regeneration and environmental renewal especially in

remote areas. The provision of appropriately located, well designed homes, suitable for a range of incomes can help stem

depopulation, keep young people and skills in the area and help attract new people and entrepreneurs.



P
la

n
n

in
g

 P
o

lic
y 

www.lippearchitects.co.uk 16.

Regional Plans and Policies

The newly adopted Aberdeen City and Shire Strategic Development Plan 2020 aims to make sure the area has enough

homes and job opportunities to support the level of services and facilities needed to maintain and improve quality of life.

The SDP distinguishes between Strategic Growth Areas (SGA’s) in which significant growth is planned and Local Growth and

Diversification Areas. Land should be used more efficiently and effectively and previously developed land should be reused.

The Local Development Plan
The vision of the Aberdeenshire Local Development Plan 2017 is to build on the Scottish Government’s purpose “to create

a more successful country, with opportunities for all of Scotland to flourish through increasing sustainable growth” and

encourage high quality development. It promotes the efficient use of land to deliver long-term benefits for the public, while

protecting and improving nature and local culture. It sets out policies and development land allocations that deliver the four

outcomes that the Scottish Government expects: successful and sustainable places, low carbon places, natural and resilient

places and better connected places.

Policy R1 Special Rural Areas states that housing and employment development opportunities will be significantly restricted

in the greenbelt and coastal zone to reflect the special nature of these areas. Development will be allowed if it is essential

and cannot be located elsewhere. The sensitive restoration, conversion or extension of a vernacular building or other

building or architectural merit is permitted.

Policy R2 Housing and Employment Development Elsewhere in the Countryside states that development proposals in the
countryside area outwith the Aberdeen greenbelt and coastal zone will be restricted to small scale development that would
be appropriate in the greenbelt, involve the refurbishment, on the same site, of an existing house or disused building or
involve remediation of brownfield land opportunities.
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Policy P1 Layout, Siting and Design states that development should demonstrate the six qualities of successful places will be
approved. A sense of local identity and sense of place should be created. Development should be aesthetically and visually
pleasing, safe and pleasant, provide security and protect amenity, create a welcome environment, be adaptable to future
needs, be flexible to adapt to the changing circumstances of occupants, be efficient in terms of resources used in terms of
waste management, water use, heating and electricity, use recycled materials and materials with low embodied energy,
respond to local climatic factors associated with cold winds, rain, snow and solar gain and create well connected places that
promote intermodal shifts and active travel.

Policy E1 Natural Heritage states that new development will not be allowed where it may have an adverse effect on a nature 
conservation site designated for its biodiversity or geodiversity importance.

Policy E2 Landscape states that development will be refused that causes unacceptable effects through its scale, location or
design on key natural landscape elements, historic features or the composition or quality of the landscape character.

Policy HE1 Protecting Historic Buildings, Sites and Monuments states that the protection, maintenance, enhancement and
appropriate active use and conservation of listed buildings will be encouraged and that development that would have a
negative effect on the character, integrity or setting of listed buildings or scheduled monuments or other archaeological sites
will not be allowed.

Policy PR1 Protecting Important Resources states that developments will not be approved that have a negative effect on

important environmental resources associated with the water environment, important mineral deposits, prime agricultural

land, identified open space and important trees and woodlands. In all cases development which impacts on any of these

features will only be permitted when public economic or social benefits clearly outweigh the value of the site to the local

community, and there are no reasonable alternative sites.
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Policy C1 Using Resources in Buildings states that all developments must be designed to reduce carbon dioxide

emissions. Proposals should aim wherever feasible to achieve a Gold sustainability label under Section 7 of the building

standards technical handbook and by 2019 a platinum label.

Policy RD1 Providing Suitable Services states that development will only be allowed that provides adequate road, waste

management, water or waste water facilities, connections and treatment as appropriate.

Policy RD2 Developers’ Obligations states that development will be supported if the developer makes a reasonable

contribution in cash or kind, to public facilities and infrastructure to reduce the negative effects of the development.

Contributions must fairly and reasonably relate in scale to the proposed development and will be needed to make the

proposed development acceptable in planning terms.

The Proposed Aberdeenshire Local Development Plan 2020 states that Proposals for more than three new homes on larger

rural brownfield sites will only be permitted in exceptional circumstances where the Planning Authority is satisfied that a

larger development can be accommodated on the site and it can be demonstrated beyond reasonable doubt that the scale

of development proposed will not cause adverse social or environmental impacts, including sub-urbanisation of the

countryside. The quality of the design will be paramount in such occasions. Development of large brownfield sites will be

capped at 7 homes.
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Marquis Drive 

Marquis Drive is a well maintained road, having had various works to it carried out over the years by the owner and the
frontagers to the road. Despite its good condition, the Roads Service has advised that the road must be brought up to
adoptable standard. This does not mean that the Council will ultimately adopt the road but it is the view of officers that the
additional traffic on Marquis Drive as a result of the steading conversion, doocot conversion and extension and the brownfield
site opportunity, requires some additional works to the road.

Works required have been identified as :
- widening and kerbing the bellmouth over an extension to the existing culvert at the junction with the public road,
- the installation of eight passing places with the works to these varying as upgrades to existing widenings or completely new

build,
- the formation of a turning facility close to the entrance to the farm
- improvements to limited sections of the existing road where surfacing is failing.

The Roads Service has also requested that a safe pedestrian/cycle route to school would be necessary to provide an appropriate
facility which may require to be street-lit. It should be noted that the route from Huntly past the Castle and over the Castle
Bridge, up towards the hotel and along Marquis Drive is a popular local walking route and is identified as a Core Path. The
historic bridge is closed to traffic but it is possible to walk over it.

A report accompanies this application to address the works which have been identified by the Roads Service in terms of the
technical requirements and the required safe route to school.
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Discussion and Conclusion 
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act requires that planning decisions be made in accordance

with the development plan unless material considerations indicate otherwise. In this instance the development plan comprises
the Aberdeen City and Shire Strategic Development Plan 2020 and the Aberdeenshire Local Development Plan 2017.

The deterioration of the doocot over the last few years is plain to see and the applicant is trying secure a sustainable future for
the doocot, existing other buildings along with his farm. He has already invested in a number of new buildings to the north of
the original farmyard and buildings in order to modernise the farm. While replacing the redundant farm buildings in situ is not
possible as the impact on the doocot and it’s setting would not be acceptable, it is hoped that the wider masterplan and other
applications which have been submitted demonstrate the commitment of the applicant to the restoration of the buildings
which can be retained and help facilitate a new use for the listed doocot. As well as the restoration of the doocot, the works
required to Marquis Drive would not be viable without support for all the proposals and the departure from policy in the case
of this application given the off site nature of the proposal. The site for the new houses has been chosen as it is across the road
from the old farmyard, it is immediately adjacent to the existing farmhouse and it is a small paddock which does not impact on
any agricultural ground or the active farm.

The application site is a perfect size for a small scale development of three houses and the Planning Service has been
supportive of the approach to all of the development proposed for the farm buildings including the doocot, and the option of
the brownfield redevelopment being in this location. In terms of layout, siting and design, the courtyard style was agreed by
the Planning Service as the best design solution for the site and it reflects the often historic pattern of farm complexes. The
design of the dwellinghouses, while modern, are of a traditional style and proportions to ensure the development fits in with
the site and the surroundings.

While the Proposed Aberdeenshire Local Development does not yet carry any weight in decision making, it has been agreed by
the Council and will shortly be submitted to the Scottish Government for Inquiry and this is also material to the consideration of
this application. The Proposed LDP makes provision for larger brownfield opportunity sites to be developed for up to seven
houses depending on the characteristics of each site. Without the presence of the listed doocot in the middle of the site and
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retaining good quality vernacular buildings, it may have been possible to create a development of up to seven houses on the

existing brownfield site in compliance with the proposed policy. The three planning applications for Huntly Farm Lodge would

allow for the development of seven houses comprising three in the steading, one at the doocot and three as the brownfield

redevelopment. For good planning reasons it has been demonstrated that this is not all possible on the exiting site and that,

again, for good planning reasons, the three new dwellinghouses can be developed off site but in close proximity to the

brownfield site. The wider proposals therefore comply with the spirit of the proposed new plan and policy.

While local planning policy is important, it is also important to take national planning policy into account as a material

consideration. New housing in rural areas plays an important part in wider economic regeneration and environmental renewal

and the proposed development accords with Scottish Planning Policy as it is small scale, appropriately located development in

the countryside and importantly makes use of the existing capabilities of the land, buildings and infrastructure of this site. It is

also well designed, energy efficient, good quality and sustainable. The wider aims for all the applications should be recognised

in line with PAN 73 Rural Diversification which is clear that ‘one size does not fit all’ and in this case while the application for the

three houses is a departure from Policy R2, the wider proposals must be recognised for the benefits they will bring to the

buildings, wider environment and landscape in the area, including assisting with the wider plans to secure the retention and

restoration of the listed doocot.

In overall conclusion, the wider masterplan shows how a sympathetic and viable development can be achieved which retains

the most important buildings to restore them and bring them back into use. Approval of this development will assist in the

wider redevelopment of a dilapidated site. The conversion of important buildings, compliant with various national and regional

policies which promote development which protects and improves our valued assets and resources including our built and

natural environment and which make the best use of land and buildings, is to be welcomed. The overarching principle of

ensuring a high standard of design has been applied in designing the development. The site has no technical or environmental

constraints. A balance needs to be struck in assessing the proposal and it is therefore respectfully requested that full planning

permission is granted.


