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Item: 4.2 

Local Review Body: 19 May 2023. 

Proposed Erection of Replacement House (One for One) with 
Integral Garage and Air Source Heat Pump at Rennibister, Firth 
(22/396/PP). 

Report by Corporate Director for Strategy, Performance and 
Business Solutions. 

1.  Purpose of Report 
To determine a review in light of the failure by the Appointed Officer to determine the 
application for planning permission for the proposed erection of a replacement house 
(one for one) at Rennibister, Firth, within the period allowed for determination of the 
application (22/396/PP). 

2.  Recommendations 
The Local Review Body is invited to note: 

2.1. 
That the Appointed Officer failed to determine the application for planning permission 
for the proposed erection of a replacement house (one for one) at Rennibister, Firth, 
within the two month period allowed for determination of the application. 

2.2. 
That the applicant has submitted a Notice of Review in light of the failure by the 
Appointed Officer, referred to at paragraph 2.1 above to determine the application. 

2.3. 
That, in accordance with policy, the Local Review Body undertook an 
unaccompanied visit to the site, referred to at paragraph 2.1 above, on 31 March 
2023. 

2.4. 
That, on 31 March 2023, the Local Review Body resolved that the review should be 
deferred, to enable an assessment of the application for planning permission for the 
proposed erection of a replacement house (one for one) at Rennibister, Firth, to be 
carried out by an independent planning advisor, with all costs being met by the 
Council. 
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It is recommended: 

2.5. 
That the Local Review Body determines whether it has sufficient information to 
proceed to determination of the review, and if so: 

• Whether to grant or refuse planning permission. 
• In the event that planning permission is granted, the reasons and the detailed 

conditions to be attached to the decision notice. 

2.6. 
That, in the event the Local Review Body agrees that further information is required 
to determine the review, what further information is required, which parties are to be 
requested to provide the information, and whether to obtain further information by 
one or more of the following methods: 

• By means of written submissions; and/or. 
• By the holding of one or more hearing. 

3. Background 
3.1. 
Planning application 22/396/PP relates to the proposed erection of a replacement 
house (one for one) at Rennibister, Firth.  

3.2. 
The Appointed Officer failed to determine the application for planning permission for 
the proposed erection of a replacement house (one for one) at Rennibister, Firth, 
within the two month period allowed for determination of this type of application. The 
determination period runs from the application validation date which was 15 
November 2022.  

3.3. 
In terms of the Town and Country Planning (Schemes of Delegation and Local 
Review Procedure) (Scotland) Regulations 2013, the applicant has submitted a 
Notice of Review, which is attached as Appendix 1 to this report. 

3.4. 
As the application has not been determined by the Appointed Officer, there is no 
Planning Handling Report available for the Local Review Body to consider.  The 
Planning Services file, containing the plans, supporting documents and responses 
from consultees, is attached as Appendix 2 to this report. 
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3.5. 
In accordance with the Council’s policy to undertake site inspections of all planning 
applications subject to a local review, prior to the meeting to consider the review, a 
site visit to Rennibister, Firth, was undertaken at 10:20 on 31 March 2023. 

4. Further Information 
4.1. 
On 31 March 2023, the Local Review Body resolved that the review should be 
deferred, to enable an assessment of the application for planning permission for the 
proposed erection of a replacement house (one for one) at Rennibister, Firth, to be 
carried out by an independent planning advisor, with all costs being met by the 
Council.  This information is attached as Appendix 3 to this report. 

4.2. 
No further comment has been received from the applicant, in response to the 
assessment provided by the independent planning advisor. 

5.  Review Procedure 
5.1. 
The Local Review Body must determine whether it has sufficient information to 
proceed to determine the review, and if so: 

• Whether to grant or refuse planning permission. 
• In the event that planning permission is granted, the reasons and the detailed 

conditions to be attached to the decision notice. 

5.2. 
If the Local Review Body grants planning permission, it is proposed that powers be 
delegated to the Corporate Director for Strategy, Performance and Business 
Solutions, in consultation with the Planning Advisor and the Legal Advisor, to 
determine the necessary conditions, based on the relevant matters, as detailed in 
the Independent Planning Advisor’s assessment, attached as Appendix 3 to this 
report. 

5.3. 
If the Local Review Body decides that further procedure is required, it may decide to 
hold a pre-examination meeting to consider what procedures to follow in the review, 
or to obtain further information by one or more of the following methods: 

• By means of written submissions; and/or. 
• By the holding of one or more hearing(s). 
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5.4. 
The relevant regulations state that the Local Review Body must consider and 
determine the review within three months from the date it was received. The Council 
received the Notice of Review on 23 February 2023. The review has therefore to be 
determined by 22 May 2023, failing which the application is deemed to be refused 
permission and the applicant can appeal to the Scottish Government. 

6. Relevant Planning Policy and Guidance 
6.1. 
Section 25 of the Town and Country Planning (Scotland) Act 1997 as amended 
states, “Where, in making any determination under the Planning Acts, regard is to be 
had to the development plan, the determination is, unless material considerations 
indicate otherwise….to be made in accordance with that plan…” 

6.2. 
The full text of the Orkney Local Development Plan 2017 (OLDP 2017) and other 
supplementary planning advice and guidance can be read on the Council website 
here. Although the Orkney Local Development Plan 2017 is “out-of-date” and has 
been since April 2022, it is still a significant material consideration when considering 
planning applications. The primacy of the plan should be maintained until a new plan 
is adopted. However, the weight to be attached to the Plan will be diminished where 
policies within the plan are subsequently superseded. 

6.3. 
National Planning Framework 4 (NPF4) was approved by Parliament on 11 January 
2023 and formally adopted by Scottish Ministers on 13 February 2023. The statutory 
development plan for Orkney consists of the National Planning Framework and the 
Orkney Local Development Plan 2017 and its supplementary guidance. In the event 
of any incompatibility between a provision of NPF4 and a provision of the Orkney 
Local Development Plan 2017, NPF4 is to prevail as it was adopted later. It is 
important to note that NPF4 must be read and applied as a whole, and that the intent 
of each of the 33 policies is set out in NPF4 and can be used to guide decision-
making.  

7.  Corporate Governance 
This report relates to the Council complying with its statutory duties as a Planning 
Authority and therefore does not directly support and contribute to improved 
outcomes for communities as outlined in the Council Plan and the Local Outcomes 
Improvement Plan. 

8.  Financial Implications 
All resources associated with supporting the review procedure, mainly in the form of 
staff time, are contained within existing Planning Service revenue budgets. 

https://www.orkney.gov.uk/Service-Directory/D/Planning-Policies-and-Guidance.htm
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9.  Legal Aspects 
9.1. 
Under the Town and Country Planning (Scotland) Act 1997 and the Town and 
Country Planning (Schemes of Delegation and Local Review Procedure) (Scotland) 
Regulations 2013 where there is a failure by the Appointed Officer to determine an 
application for planning permission for local development within the period allowed 
for determination of the application, the applicant is entitled to seek a review of that 
decision by the Local Review Body. 

9.2. 
The procedures to be followed in respect of the review are as detailed in section 5 
above. 

10. Contact Officers 
Karen Greaves, Corporate Director for Strategy, Performance and Business 
Solutions, extension 2202, Email karen.greaves@orkney.gov.uk 

Angela Kingston, Clerk to the Local Review Body, Email 
angela.kingston@orkney.gov.uk 

Susan Shearer, Planning Advisor to the Local Review Body, extension 2530, Email 
susan.shearer@orkney.gov.uk 

Stuart Bevan, Legal Advisor to the Local Review Body, Email 
stuart.bevan@orkney.gov.uk 

Georgette Herd, Legal Advisor to the Local Review Body, Email 
georgette.herd@orkney.gov.uk 

11. Appendices 
Appendix 1 – Notice of Review (pages 1 – 4). 

Appendix 2 – Planning Services File (pages 5 – 40). 

Appendix 3 – Independent Planning Advisor Assessment. 

The Notice of Review documents can be viewed at here, clicking on “Accept and 
Search” and inserting the planning reference “22/396/PP”. 

mailto:karen.greaves@orkney.gov.uk
mailto:angela.kingston@orkney.gov.uk
mailto:susan.shearer@orkney.gov.uk
mailto:stuart.bevan@orkney.gov.uk
mailto:georgette.herd@orkney.gov.uk
https://www.orkney.gov.uk/Service-Directory/D/application_search_submission.htm
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Planning Handling Report 

1. Application Details

Application Reference: 22/396/PP 

Application Type: Application for Full Planning Permission 

Proposal: Erect a replacement house (one for one) 
with an integral garage and air source heat 
pump 

Location: Rennibister Farm, Rennibister, Firth KW15 
1TX 

Applicant: Mr A Watson 

Agent: N/A 

All application documents (including plans, consultation responses and 
representations) are available for members to view here (click on “Accept and 
Search” to confirm the Disclaimer and Copyright document has been read and 
understood, and then enter the application number given above). 

2. Consultations

2.1. Roads Services. 

The Roads Authority received a consultation request on 22 November 2022. The 
Roads Authority recorded “No adverse comment” subject to the following factors 
being managed through any planning permission which may be granted: 

 Any damage caused to the existing road infrastructure during constructure of
the development shall be repaired prior to the development being brought into
use, to the satisfaction of the Planning Authority, in conjunction with Roads
Services

 It is an offense under Section 95 of the Roads (Scotland) Act 1984 to allow
mud or any other material to be deposited, and thereafter remain beyond the
working day, on a public road from any vehicle or development site.

2.2. Environmental Health. 

There is no information in the Planning Services File made available to the Local 
Review Body to confirm what date the Environmental Health Service was consulted. 
However, there is an e-mail response from the Environmental Health team’s 
Environmental Technical Officer dated 29 November 2022 (15:53). This states that 
“having reviewed the information provided by the applicant, Environmental Health 
have no adverse comments”. 

Appendix 3



Page 2. 

2.3. Scottish Water 

There is no information in the Planning Services File made available to the Local 
Review Body to confirm what date Scottish Water were consulted. However, there is 
a letter response from Scottish Water’s Development Operations Analysist dated 24 
November 2022. This states that Scottish Water “has no objection” to the planning 
application. 

The Scottish Water response goes on to advise that there is no public waste water 
infrastructure within the area and that the applicant should explore private treatment 
solutions. Scottish Water also advise that there is live Scottish Water Infrastructure in 
the proximity of the development area  and that the applicant must identify any 
potential conflict with such assets and contact the Scottish Water Asset Impact Team 
to request written permission before any works are started within the area of Scottish 
Water assets. 

2.4. Islands Archaeologist 

The Orkney Islands Archaeologist received a consultation request on 1 December 
2022. The Islands Archaeologist confirmed that they were satisfied that the proposal 
would result in no significant effects on the setting of nearby historic environment 
assets such as Rennibister Earth House and Ingashowe Broch. However, the 
Islands Archaeologist advises that there may be further remains associated with Iron 
Age farm settlement which may be associated with the nearby nationally important 
Rennibister Earth House which is a Scheduled Ancient Monument. Two planning 
conditions are recommended to be attached to planning permission should this be 
granted. These are detailed in section 9 below. 

2.5 Pre-application advice 

Within the Planning Application documentation in the Planning Services file made 
available to the Local Review Body, the applicant states that pre-application advice 
was sought and received. The applicant states that relevant drawings and overall 
site development proposals and possible future development information was 
emailed and discussed, with information being provided by planning officers 27 July 
2021. The applicant states that the outcome of this pre-application engagement was 
“Generally agreed on the proposals put forward and taken as pre-application advise” 
and that “all information provided within this planning application was based on 
discussions and information given out with the preapplication advise received”. 

There is no further information available in the Planning Services file made available 
to the Local Review Body regarding this statement from the applicant. 

There are no other consultation requests or responses within the Planning Services 
File made available to the Local Review Body.  

3. Representations

3.1. There is no information on neighbour notification in the Planning Services File 
made available to the Local Review Body. However, it is recorded in the report to the 
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Local Review Body of 31 March 2023 (Item 4.2) that representations had been 
invited from “interested parties” but that no representations had been received. 

4. Relevant Planning History 

Reference Proposal Location Decision Date 

19/042/SCO Scoping opinion 
request to erect 5 * 
4MW turbines (max 
height 125m) 

Rennibister, Firth, 
Orkney, KW15 1TX 

Unknown  

16/225/APN Erect a GP Shed Rennibister, Firth, 
Orkney, KW15 1TX 

No 
objections 

9/06/2016 

13/203/PN Upgrade existing 
11kv overhead line 

Rennibister, Firth, 
Orkney, KW15 1TX 

Decided 4/06/2013 

12/800/TPP Amend planning 
permission 
12/108/TPP to 
change from a 
900kW wind turbine 
(max height 67m) to 
a 900kW wind 
turbine (max height 
77m), switchgear 
building and access 
track 

Rennibister, Firth, 
Orkney, KW15 1TX 

No 
objections 

3/4/2013 

12/650/PP Re-roof and extend 
existing farm 
building, and erect 
an adjoined farm 
building 

Rennibister, Firth, 
Orkney, KW15 1TX 

Grant 
subject to 
conditions 

1/11/2012 

12/108/TPP Erect a 900kW wind 
turbine (max height 
67m), switchgear 
building and access 
track 

Rennibister, Firth, 
Orkney, KW15 1TX 

Grant 
subject to 
conditions 

25/06/2012 

05/149/PPF Erect bedded cattle 
court and barley 
store 

Rennibister, Firth, 
Orkney, KW15 1TX 

Grant 
subject to 
conditions 

7/06/2005 

     

16/225/APN, 12/650/PP and 05/149/PPF are considered relevant to the Assessment 
of the status of building redundancy as a candidate for one for one replacement 
presented in Section 7 of this report. 12/800/TPP is relevant to consideration of 
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potential requirement to address noise impact associated with the wind turbine and 
this current planning application. 

5. Relevant Planning Policy and Guidance

5.1. 

The full text of the Orkney Local Development Plan 2017 and supplementary 
guidance can be read on the Council website here. 

5.2. 

The planning application falls to be considered against all policies within the Local 
Development Plan and the National Planning Framework. For the purposes of this 
assessment, the key policies, supplementary guidance and planning policy advice 
listed below are considered relevant to this application: 

 Orkney Local Development Plan 2017:

o The Spatial Strategy.

o Policy 1 – Criteria for All Development.

o Policy 2 – Design.

o Policy 5E(iii) Housing in the Countryside – The replacement of an existing
building or structure

 Supplementary Guidance: Housing in the Countryside (March 2021).

 National Planning Framework 4.

6. Legal Aspects

6.1. 

Section 25 of the Town and Country Planning (Scotland) Act 1997 as amended (the 
Act) states, “Where, in making any determination under the Planning Acts, regard is 
to be had to the development plan, the determination is, unless material 
considerations indicate otherwise…to be made in accordance with that plan…” 

6.2. 

Annex A of Planning Circular 3/2013: ‘development management procedures’ 
provides advice on defining a material consideration, and following a House of Lord’s 
judgement with regards the legislative requirement for decisions on planning 
applications to be made in accordance with the development plan, confirms the 
following interpretation: “If a proposal accords with the development plan and there 
are no material considerations indicating that it should be refused, permission should 
be granted. If the proposal does not accord with the development plan, it should be 
refused unless there are material considerations indicating that it should be granted.” 
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6.3. 

Annex A continues as follows: 

 The House of Lord's judgement also set out the following approach to deciding an
application:

o Identify any provisions of the development plan which are relevant to the
decision.

o Interpret them carefully, looking at the aims and objectives of the plan as well
as detailed wording of policies.

o Consider whether or not the proposal accords with the development plan.

o Identify and consider relevant material considerations for and against the
proposal.

o Assess whether these considerations warrant a departure from the
development plan.

 There are two main tests in deciding whether a consideration is material and
relevant:

o It should serve or be related to the purpose of planning. It should therefore
relate to the development and use of land.

o It should relate to the particular application.

 The decision maker will have to decide what considerations it considers are
material to the determination of the application. However, the question of whether
or not a consideration is a material consideration is a question of law and so
something which is ultimately for the courts to determine. It is for the decision
maker to assess both the weight to be attached to each material consideration
and whether individually or together they are sufficient to outweigh the
development plan. Where development plan policies are not directly relevant to
the development proposal, material considerations will be of particular importance.

 The range of considerations which might be considered material in planning terms
is very wide and can only be determined in the context of each case. Examples of
possible material considerations include:

o Scottish Government policy and UK Government policy on reserved matters.

o The National Planning Framework.

o Designing Streets.

o Scottish Government planning advice and circulars.

o EU policy.

o A proposed local development plan or proposed supplementary guidance.

o Community plans.

o The environmental impact of the proposal.
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o The design of the proposed development and its relationship to its
surroundings.

o Access, provision of infrastructure and planning history of the site.

o Views of statutory and other consultees.

o Legitimate public concern or support expressed on relevant planning matters.

 The planning system operates in the long term public interest. It does not exist to
protect the interests of one person or business against the activities of another. In
distinguishing between public and private interests, the basic question is whether
the proposal would unacceptably affect the amenity and existing use of land and
buildings which ought to be protected in the public interest, not whether owners or
occupiers of neighbouring or other existing properties would experience financial
or other loss from a particular development.

6.4. 

Where a decision to refuse an application is made, the applicant may appeal under 
section 47 of the Act. Scottish Ministers are empowered to make an award of 
expenses on appeal where one party's conduct is deemed to be unreasonable. 
Examples of such unreasonable conduct are given in Circular 6/1990 and include: 

 Failing to give complete, precise and relevant reasons for refusal of an
application.

 Reaching a decision without reasonable planning grounds for doing so.

 Not taking into account material considerations.

 Refusing an application because of local opposition, where that opposition is not
founded upon valid planning grounds.

6.5. 

An award of expenses may be substantial where an appeal is conducted either by 
way of written submissions or a local inquiry. 

6.6. Status of the Local Development Plan 

Although the Orkney Local Development Plan 2017 is technically “out-of-date” and 
has been since April 2022, it is still a significant material consideration when 
considering planning applications. The primacy of the plan should be maintained 
until a new plan is adopted.  However, the weight to be attached to the Plan will be 
diminished where policies within the plan are subsequently superseded. 

6.7. Status of National Planning Framework 4 

6.7.1. 

National Planning Framework 4 (NPF4) was adopted by Scottish Ministers on 13 
February 2023, following approval by the Scottish Parliament in January 2023. The 
statutory development plan for Orkney consists of the National Planning Framework 
and the Orkney Local Development Plan 2017 and its supplementary guidance. In 
the event of any incompatibility between a provision of NPF4 and a provision of the 
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Orkney Local Development Plan 2017, NPF4 is to prevail as it was adopted later. It 
is important to note that NPF4 must be read and applied as a whole, and that the 
intent of each of the 33 policies is set out in NPF4 and can be used to guide 
decision-making. 

6.7.2. 

In the current case, there is not considered to be any incompatibility between the 
provisions of NPF4 and the provisions of the Orkney Local Development Plan 2017 
to merit any detailed assessment of this planning application in relation to individual 
NPF4 policies. 

7. Assessment

7.1. Site Description 

The application seeks full planning permission to develop a replacement house with 
an air source heat pump and integral garage at Rennibister Farm, Firth. The 
application therefore seeks to establish the principle of development of a new house 
in the countryside as a one for one replacement for a redundant farm building. 

The applicant states that the proposal was subject to pre-application advice. 

The application site is set within a complex of “original” farm buildings of mixed age 
and block/concrete or stone construction which appear in to be early-mid 20th 
century or older. In addition to functional farm buildings, there is a 2 storey farm 
house currently in occupation which forms part of the farm building complex. The 
application would require the demolition of three block/concrete construction 
buildings. In addition to farm buildings within the immediate vicinity of the application 
site, there are a number of large modern farm buildings located a short distance to 
the north east of the original farm building complex which the applicant identifies as 
the “working farm” buildings. The planning history at Section 4 above indicates these 
buildings would have been constructed within the last 10-20 years. 

The proposed development is to be a 2 storey building which will be set to a roughly 
east-west orientation, similar to the existing building line of the existing farm house 
which is situated to the east of the application site. The proposed orientation would 
also roughly align with the main public A965 Road. The integral garage will be a 
single storey building attached to the rear/north elevation of the main dwelling house. 
Both buildings will have pitched gable roofs with a small flat roof connecting section 
to the rear of the main dwelling house. Access to the dwelling will be from the 
existing farm access which is a well maintained farm access track leading from the 
A965. There is public access to the first part of this access, allowing public to park 
and walk to visit the Rennibister Earth House which is located within the farm 
building complex. A mix of rough dash harling and weatherboarding materials are 
proposed for all new buildings with Cambrian slate roofing tiles, grey windows and 
doors and black fixtures. The proposed boundary treatment is post and wire fencing. 

It is proposed that the original farm dwelling house will be vacated following this 
development and the applicant notes that this could have potential for 
redevelopment at a later date (not forming part of this planning application). Further 
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future development of other buildings within the original farm complex is indicated in 
the Development Statement, but does not form part of this planning application.  

The building to be replaced is described by the applicant as “an existing storage 
shed” and identified as building 03 in the planning application supporting information. 
The building is single storey likely concrete or block construction with a damaged 
(holed) tiled roof. This building is smaller than the proposed replacement building, 
but it is proposed that the new dwelling house will partially occupy the main part of 
this original building footprint and follow similar alignment/orientation. The building is 
in a poor state of repair with broken guttering, holed roof and cracked cement render 
(there is possible indication of structural damage at the north western corner but this 
is not professionally verified as structural). The building interior has evidence of past 
use for farming activity which looks to have included animal housing most likely 
associated with lambing activity. The interior of the building presents an abandoned 
feel, with a build up of undisturbed moss/detritus on the floor, broken structural 
rafters, disconnected/loose electrics and general disrepair. Two other buildings are 
also proposed for demolition as part of this application – identified as buildings 04 
and 05 in the planning application supporting information. These buildings are of a 
similar age, and similar state of use/condition. Evidence of farming supplies was 
found within these buildings with use by date of 2002, 2013 and 2014. 

7.2 The Principle of Development 

The Local Development Plan Spatial Strategy establishes the Council’s desire to 
support the economic and social aspirations of rural communities by providing 
multiple opportunities for the development of new rural homes whilst seeking to 
protect Orkney’s landscape and natural environment.  

Local Development Plan Policy 5E and Supplementary Guidance: Housing in 
the Countryside (2021) are relevant. Local Development Plan Policy 5E states the 
following: 

Single Houses and new Housing Clusters in the Countryside Outwith the 
settlements, on the Mainland and Linked South Isles, developments of single houses 
and housing clusters will be supported where it involves one of the following:  

i. The reinstatement or redevelopment of a former dwelling house;

ii. The conversion of a redundant building or structure;

iii. The replacement of an existing building or structure;

iv. The re-use of brownfield land, where the previous use is evident on site;

v. The subdivision of a dwelling house or its residential curtilage;

vi. Single house infill development within existing housing groups; vii.

The provision of a single dwelling house for a rural business where 24 hour 
supervision is an operational requirement; or viii. The provision of a single dwelling 
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house to allow for the retirement succession of a viable farm holding. If a building or 
structure is of architectural and / or historic merit, the consolidation and retention of 
the building will be required by planning condition through options i), ii), iii) or iv). 

Supplementary Guidance Policy 5Eiii establishes three types of building which can 
be considered as sacrificial for a one for one replacement in the Countryside. This 
includes “A building or structure that is redundant and complies with the definitions of 
this Supplementary Guidance”. 

The Policy establishes that the Planning Authority may ask for additional evidence to 
support the definition of redundancy if it appears suitable for its use with the example 
provided - if the building forms part of a working farm or a commercial building that is 
in a good state of repair. Where a building has no architectural merit the original 
building can be removed from the site with the replacement dwelling being located 
on the same site. Where a proposed house may form part of a larger site where 
there may be opportunities for more than one housing development, a Site 
Development Statement as noted in Development Criteria DC1 within the 
Supplementary Guidance, will be required. 

The building that is to be considered as sacrificial for the one for one replacement is 
located within the original group of buildings which form part of the Rennibister Farm 
complex. It may therefore be considered part of a working farm in terms of the policy. 
It is then necessary to consider whether the building “appears suitable for its use”. 
The information provided by the applicant within the Development Statement states 
that the “working farm” is focused on the modern larger farm buildings to the north 
east of the original farm building complex, and that buildings 03, 04 and 05 are 
redundant and proposed for demolition.  

This position was verified by my site visit with buildings clustered around the original 
farm house all having the appearance of not having been actively used for farming 
activity for several seasons. The photographs at Appendix 2 illustrate this judgement, 
which evidences the following factors: 

 Build up of moss/detritus on the flooring – undisturbed other than by natural
rainfall through the holed roof in some places, with no evidence of animal or
human footprints

 Roof and weather goods in very poor state of repair – holed, incomplete tiling,
broken internal rafters, substantial leaking

 Cramped internal fixture arrangements, animal housing and doorway –
unlikely to be in keeping with modern farming practice/requirements

 Disassembled electrics and lighting (no apparent functioning electric or
lighting)

 Evidence of farming materials within the buildings with use by dates of 2002,
2013 and 2014. This evidence from farming materials broadly co-incides with
the planning history noted in section 4 above – indicating the period when the
main working farm activity migrated to new buildings to the north east of the
original farm complex.
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 General character of historic/past/non-current use of building 003 and
surrounding buildings with the main working farm activity appearing to have
migrated to modern, larger farming buildings to the north east.

As noted, it is apparent that the operational farm has moved to the new building 
complex to the north east where there was active farm activity on the day of the site 
visit and modern, machinery and equipment present. This contrasted markedly with 
the disused character of buildings 03.04 and 05 which have a general feeling of 
historic/past use rather than present activity.  A photograph of this working area is 
provided at Appendix 2.  I am therefore satisfied that the building is no longer 
suitable for its original use by virtue of its present condition and state of repair, and 
the fact that modern farming practice for Rennibister relies upon the more spacious, 
modern accommodation to the north east. 

In terms of architectural or historic merit, building 03 (and 04 and 05) are not 
considered to have intrinsic architectural or historic appeal or merit. 

Based on these factors, I am satisfied that there is sufficient evidence of 
redundancy, that the property identified as building 003 has no architectural or 
historic merit and thus that it presents a legitimate case as a candidate to 
support 1 for 1 replacement in terms of Supplementary Guidance Policy 5Eiii. 

7.3 Design considerations 

The Local Development Plan Policies 1 Criteria for All Development, Policy 2 Design 
and Supplementary Guidance Housing in the Countryside establish policy 
parameters for considering the design merits of planning applications in Orkney. This 
context establishes the ambition of the Planning Authority to secure good quality 
development across Orkney, and that design is a material consideration of significant 
weight for all planning applications. 

The Planning Application comprises site layout and building design plans as follows: 

 Drawing 001 – Existing Site Location and Site Layout

 Drawing 002 – Proposed Site Location and Site Layout

 Drawing 003 – Existing Farm buildings – current and future use

 Drawing 004 – Site Layout Possible Future Development

 Drawing 005 – Proposed layout and elevations

 Drawing 006 – Proposed elevations and sections

A Development Statement has also been prepared to present further details on the 
design and site development considerations that have informed the proposed 
development. 
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7.3.1 Policy 1 Criteria for All Development; Policy 2 Design and Supplementary 
Guidance Development Criteria 

All developments are required to be sited and designed with due consideration of the 
setting and character of the area in which they are proposed. This is a fundamental 
principal of development and is stated as the foremost requirements of development 
as stated in the Local Development Plan Policy 1 and Policy 2 as follows: 

Policy 1: 

Development will be supported where: 

i) it is sited and designed taking into consideration the location and the wider ii)
townscape, landscape and coastal character;

ii) the proposed density of the development is appropriate to the location

iii) it is not prejudicial to the effective development of, or existing use of, the wider
area.

and Policy 2 Design which establishes fundamental principles that development 
must be assessed in terms of character, appearance, access, energy and lighting 
considerations. 

Supplementary Guidance Housing in the Countryside provides further detailed 
information to supplement this policy including Development Criteria to direct 
development. Nine Development Criteria (“DC”) are established. This includes DC1 
which establishes the requirement for Development Statements to be prepared with 
the first planning application. An example Statement is provided within the SG. 

Eight further Development Criteria are established to direct consideration of site 
location (including fit within the landscape setting) (DC2), management of scale and 
form (DC3), addressing relationship with other buildings and roads (DC4), roads 
infrastructure capacity (DC5), consideration of biodiversity (DC6), managing foul 
drainage in terms of consideration of the water environment (DC7), historic value of 
existing buildings (DC8), establishing a maximum curtilage for new properties of no 
more than 1,500 SQM (DC9) and finally incorporation of low carbon technologies 
(DC10).  

The remainder of this section considers the planning application against this policy 
framework to inform a judgement on the suitability of the proposed design. 

The proposed new building is considerably larger (scale, massing and height) than 
the building which it is intended to replace (building 03). However, buildings 04 and 
05 are also to be demolished, with the new house to be sited partially on the site of 
building 03 and occupying land which will also be vacated by these other buildings. 
Whilst the new house is up to 2 storey high (compared to the single storey buildings 
that it is to replace), the 2 storey height is not considered to be out of keeping with 
the overall setting of the farm building complex, which includes the original 
farmhouse building which is formed across two buildings (a main 2 storey building 
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and a secondary single storey building) and a mix of other larger farm buildings 
across the Farm complex. Consideration of final site levels to ensure as far as 
possible alignment with existing site building ridge levels can be addressed by site 
level/landscaping planning condition. 

The proposed building line has also been chosen to fit well with the building line 
and orientation of the original farm house and other buildings in the complex; being 
slightly offset from the original house line, but on the same primary east-west axis, 
addressing the main elevation towards the main public road. The proposed new 
buildings, whilst they will be dominant within the overall farm complex from main 
public viewpoints, are not considered to be significantly dominant, particularly when 
considering the role of the new building which is to replace the existing farmhouse as 
the main dwelling at Rennibister Farm. 

In terms of landform considerations, the site slopes downwards in an east to west 
orientation across the development site. The Site plans/elevations available to the 
LRB do not provide details of how the proposed new building foundations will 
accommodate this site slope, or how the final site form will address the slope. This is 
considered an important matter to ensure that the building sits well not only with 
neighbouring buildings, but within the site form and surrounding environment. The 
Development Statement does not provide any information on landscaping, other than 
a brief mention of boundary treatments which are to be as per existing, repaired or 
replaced with similar walling or post and wire boundary fencing. However, Plan 004 
confirms the proposed domestic curtilage of the new property as 1,400 SQM in 
compliance with DC10 of the SG. 

Site landscaping should be designed to minimise visibility of underbuilding, and 
ensure that the final site landscape and layout presents a “natural” appearance and 
transition from the new buildings into the surrounding fields. This could be supported 
by site planting features also. Ideally a site section/landscape plan would be 
submitted with the planning application to demonstrate how these factors will be 
accommodated in the detailed site level/building arrangement plans. However, this 
omission is not necessarily considered of sufficient weight to warrant refusal in its 
own right on the basis that it could be addressed through planning condition 
requiring detailed information on final site levels and landscaping in order to ensure 
that the development integrates as effectively with existing landform, and minimises 
underbuilding, as far as possible. Site landscaping and levels are therefore 
recommended as a matter for detailed management through a planning condition 
which requires detailed agreement on site landscaping, to include site boundary 
treatment, planting, final site levels and landform features, with the aim being to 
ensure an effective “naturalistic” transition of the new built area into the surrounding 
fields, with particular focus on how this is viewed from the main public road A965. 

The proposed materials are detailed on the site elevation plans 005 and 006 and in 
the Development Statement as follows: 

 Roof – Flat profile Cambrian slate – slate grey or similar approved

 Walls – White render base with dashing chips “Glenarm”

 Windows and Doors – uPVC Colour Anthracite RAL7016
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 Facias and Soffits – uPVC Anthracite RAL7016

 Rainwater goods – uPVC – black
 Garage doors – Anthracite colour
 In addition, detailing on the south elevation (lounge gable) and garage are to

be Weatherboarding (Anthracite Grey)

The overall arrangement of materials and choice of materials are not considered to 
be out of keeping with new contemporary housing elsewhere in similar settings 
across Orkney. The proposed building design is relatively simple and uncluttered 
with weatherboard feature gable breaking up the main public south elevation, and 
additional weatherboarding on the rear (northern) garage building carrying through 
this weatherboarding design feature. The building will be prominent within the farm 
complex, but this is not considered to be out of keeping with the function of the 
building which is to be established as the main farmhouse dwelling for Rennibister. 
Critically the new building is to be located within the original footprint of part of the 
redundant buildings 003, 004 and 005 and following a similar building line/orientation 
– therefore retaining the link with the Rennibister farm complex and presenting
effectively to the main public road.

However, a key consideration in terms of the relationship of Rennibister Farm with 
the wider landscape setting is the colour of buildings. When viewed from a 
distance, for example from the main road to the south, the present farm complex 
presents a generally muted darker appearance which blends well with the wider 
landscape and sea-scape context. Colour of new materials will be a critical factor to 
integrate the buildings with the complex. Whilst plans 005 and 006 include some 
detail of materials, it is considered prudent that if the planning application is to be 
approved that the choice of final materials is managed carefully to ensure that new 
materials do not unacceptably dominate this overall character of the farm complex in 
its’ setting. This could be achieved through a planning condition to closely manage 
the final agreement on material choices.  

Access is to be taken from the existing access track. This is a private access road, 
with the additional consideration of the fact that pubic visitors will use the track to 
visit the Rennibister Scheduled Monument. Car parking is proposed within the new 
development proposal including garage and external parking arrangements for up to 
3 cars adjacent and to the side and rear of the new dwelling. The Roads Authority 
has not raised any concerns with the proposed development. It is therefore 
considered that the proposed access utilising the existing access track is acceptable. 

A 77m high, 990KW wind turbine is located to the north east of the site. This places 
the development site potentially within noise risk parameters of the existing turbine. 
The applicant has confirmed that the proposed new dwelling house is to be directly 
associated with the current operating wind turbine and that legal provision will be 
established through title deeds to link the turbine with the new property. The 
Council’s Environmental Health team has confirmed that they have no objection to 
the planning application as proposed. The matter of potential noise disruption from 
the wind turbine can therefore be addressed through planning condition.  
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In terms of energy considerations for the proposed development, solar thermal 
panels and air-water heat pump systems are proposed. These will establish efficient 
heating systems to minimise use of energy arising from the new development. 

In terms of water, drainage and flooding considerations, Plan 002 indicates the 
approximate location of a septic tank and soakaway which is located down slope to 
the west of the proposed house. The planning application form conforms that a 
connection to public water supply is proposed, and that no sustainable urban 
drainage systems are proposed.  The applicant has further stated that the site is not 
in a known flood risk area, or likely to increase flooding elsewhere. There is limited 
information provided on these issues, and no consideration of biodiversity factors. 
However, the site plans indicate that the site area is of sufficient extent to 
accommodate appropriately engineered private drainage solutions with no 
heightened drainage concerns apparent from constraints mapping nor raised by 
Scottish Water. There are also no flood or water management concerns raised 
through the consultation. Scottish Water have recommended processes to follow to 
secure connections and manage infrastructure which can be secured by appropriate 
planning condition(s). Biodiversity considerations can also be addressed through a 
planning condition associated with site landscaping, where appropriate structural 
planting can be required to increase site biodiversity. 

Archaeology  considerations have been established by the Islands Archaeologist – 
associated mainly with the Scheduled Rennibister Earth House which is located to 
the east of the application site within the Rennibister farm building complex. The 
Islands Archaeologist does not raise any issues of concern with the principle of the 
loss of existing buildings, or the development of a new dwelling at this location. 
However, planning conditions are recommended to ensure appropriate professional 
archaeological supervision of the development process, and action which should be 
taken should new archaeological evidence emerge through the development 
process. 

7.3.2 Site Development Statement 

Supplementary Guidance Development Criteria 1 states that where a site has 
potential to deliver more than one house the overall development should be planned 
as a whole to ensure cohesion of design and layout. A Development Statement for 
the whole site is to be prepared and submitted with the first planning application for 
the site. 

A “Development Statement” and plans (2.no) “Plan 003 Existing Farm Buildings – 
current and future use” and “ Plan 004 Site Layout – possible future development” 
have been provided as part of the planning application submission.  

The Development Statement includes: 

 written information regarding the overall site which confirms the current status 
of the individual buildings within the farm unit 

 notes which buildings are to be retained as part of the working farm (buildings 
01 on plan – 6 buildings) 
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 notes which buildings are proposed to be demolished as part of this planning
application (buildings 03, 04 and 05 on plan, 3 buildings)

 notes that building 03 is the building which is proposed for demolition in
relation to the assessment of the 1 for 1 policy assessment

 notes which buildings which remain in use for storage and are to be retained
(buildings 06,07, 08 and 011 on plan, 4 buildings). All these buildings are
identified as having some potential for re-use/refurbishment in the future.

 notes buildings which may be considered at a later date for future
development (buildings 09 and 10 on plan, 2 buildings). These buildings are
identified as requiring demolition.

 notes the existing farm house which is not considered part of this
development and would require refurbishment and structural works to be
retained as a dwelling house (building 02 on plan, 1 building).

 Information on pre-application advice
 Information on the description of works, consideration of the site setting,

landform character, roads, buildings, access and parking arrangements,
outbuildings, site boundaries, massing and scale. It also provides some
limited information on the proposed building material choices (roof, walls,
windows and doors and materials).

 Manufacturer’s details on the air source heat pump and solar equipment is
also referred and provided as part of the planning application.

 Information of the existing wind turbine which is located nearby, which
includes the commitment to a legal agreement being established to confirm
that the new dwelling house would have a financial connection to the turbine;
this would control occupation of the dwelling through title deed commitments.

Plan 003 is a 1:1250 scale plan (at A3). This presents basic building arrangement 
Details for all of the farm buildings which are colour coded and numbered 
according to the proposed future status of each building (as per the Design 
Statement information above). This includes the core “working farm” buildings 01 
which are located at a short distance to the north east of the original group of 
farm buildings. A short description of each building is also provided. 

Plan 004 is a 1:1250 scale plan (at A3). This presents a basic site plan which 
focuses only on the original group of farm buildings (excluding the “working farm” 
buildings 01). Plan 004 illustrates the arrangement of buildings which would be in 
place post development of this present planning application. It further identifies 3 
additional future “development areas”. There is no substantive detail provided for 
these areas. 

Assessment: The Development and Statement and Associated Plans do not 
follow the template provided within the Supplementary Guidance. Nor do they 
provide substantial detail or illustration of future development potential or likely 
intended scale or type of development which may be considered at a later date. 
There is no assessment of roads or infrastructure capacity matters or any design 
or landscaping considerations. 
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However, they are an attempt to establish a basic framework for developing 
future plans which the Development Statement anticipates could involve a mix of 
reuse and refurbishment of some buildings and demolition of others. This is also 
not a greenfield site where consideration of common shared access, boundary 
treatment, provision of open space etc are more critical considerations to set in 
place with the first planning application. The farm complex is a built up area and 
working farm. The proposed development does not directly influence or limit 
future development potential of the wider complex as it would for a greenfield 
site. 

A strict interpretation of Supplementary Guidance DC1 could reject this 
information as insufficient to meet the core purpose of the Supplementary 
Guidance to establish the future development potential of the site and buildings, 
and establish direction on core planning matters such as scale, massing, access 
etc. The Local Review Body may therefore decide that the information provided is 
insufficient to satisfy the Supplementary Guidance and refuse the application on 
such grounds.  

However, I have undertaken an anecdotal review of the Planning Register and 
find that other applications have been granted in recent times with a not dissimilar 
level of information or style of Development Statement being provided. The fact 
that this planning application relates to an existing working farm building complex 
rather than a greenfield site is also a critical  consideration in determining the 
level of risk arising from proceeding with the limited level of detail presented in 
the Development Statement at this first application stage. I do not believe the 
level of risk to be sufficiently high to warrant refusal of planning permission 
on the basis of the limited information presented in the Development 
Statement as an issue in its own right in this case. This should not be 
considered a precedent for future applications, but rather a judgement on this 
specific case and the level of risk associate with impact on future development 
activity. 

8. Conclusion and Recommendation

Section 7 provides an overview of the key policy considerations relevant to this 
planning application and an appraisal of the level of compliance of the proposed 
development with the Development Plan and other material considerations. No 
objections have been received, with the representations that have been received by 
relevant consultees being possible to address through planning conditions.   

The principle of development is to be tested through Policy 5E of the Local 
Development Plan and Supplementary Guidance Housing in the Countryside. It is 
recommended that there is sufficient evidence (as outlined at section 7.2 and 
Photographs at Appendix 2) that the new dwelling would replace a building that can 
be confidently considered to be redundant as a working farm building. The proposed 
sacrificial building is also not considered to have architectural or historic merit. The 
proposal to demolish the building, and two other buildings of similar style, age and 
character is also considered acceptable in terms of wider Development Plan Design 
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considerations. The principle of the development of a new dwelling at this 
countryside location is therefore considered acceptable and compliant with the 
Development Plan Spatial Strategy and Housing in the Countryside Policy. 

The Local Development Plan and Supplementary Guidance then establish the 
design considerations which must be considered in coming to a determination of 
suitability of a proposed development in terms of particular consideration against 
Local Development Plan Policy 1 and 2 and Supplementary Guidance Development 
Criteria. Design factors alone can carry sufficient weight to warrant refusal of a 
planning application. In addition to standard building form, appearance and character 
considerations is the Supplementary Guidance Development Criteria 1 which 
requires that where a site may include development of more than 1 dwelling that a 
Development Statement should be provided with the first planning application.  

A Development Statement has been included with this planning application. This 
identifies the future development potential for other buildings within the farm 
complex, including the existing farmhouse which is proposed to be vacated if the 
new dwelling which forms the subject of this planning application is built. No details 
of the future development potential or form of development is provided.  

The Development Statement is a basic document and does not closely align with the 
example template Development Statement set out within the Supplementary 
Guidance. However, it does provide some basic information on some of the factors 
listed in Supplementary Guidance DC1 including wider site, siting and access. There 
is no information on wider parking, drainage, open space or other development 
features. As noted above, whilst not strictly in line with the DC1 requirements, the 
fact that this is not a greenfield site is considered to present a critical mitigating factor 
in this case – as the impacts of an unplanned development on matters such as 
access, open space etc are less critical in this case where there are fixed structures 
and access points associated with the working farm. A strict interpretation of the 
Supplementary Guidance could warrant consideration of refusal as this is not strictly 
compliant with the Development Plan requirement for a comprehensive Development 
Statement to be provided. However, this is not considered a proportionate approach 
in this case to warrant refusal.  

Local Development Plan Policy 2 Design and Supplementary Guidance 
Development Criteria provide the core tests for the suitability of the design approach 
which is applied to new development. As detailed in section 7, whilst the proposed 
new building will establish a dominant new building within the Rennibister Farm 
complex, this is not considered to be inappropriate for the new house which is to 
become the main farm dwelling at Rennibister Farm. The proposed max 2 storey 
building is also in line with the existing 2 storey form of the existing farmhouse. 
Choice of materials and building detailing proposed are relatively simple and inline 
with other new build developments in the countryside elsewhere in Orkney. 
However, given the imperative to ensure that the new building can be associated 
closely with the wider Rennibister farm complex, a planning condition to address 
further detailed consideration of materials proposed. A further planning condition to 
address landscaping, including treatment of any site boundary treatment, levels, 
screening of underbuilding and biodiversity considerations is proposed. Planning 
conditions to address matters raised by consultees, including the Roads Authority, 
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Islands Archaeologist and Scottish Water are also proposed. Based on this 
assessment, and the capacity to attach planning conditions the proposal is 
considered to comply with LDP Policy 2 and Supplementary Guidance Development 
Criteria. 

Based on the assessment presented in Section 7 of this report, and subject to the 
attachment of conditions as set out in Appendix 1 it is recommended that this 
planning application can be considered to accord with the Development Plan, 
and that there are no material considerations of sufficient weight indicating 
that it should be refused. Consequently it is recommended that full planning 
permission is granted, subject to conditions as outlined in Appendix 1. 

9. Appendices
Appendix 1: Planning Conditions 

This report has been prepared by an independent planning advisor to respond to the 
Local Review Body request. It has not been appropriate for the Independent advisor 
to discuss the case with Council planning officials. The assessment has been 
completed through independent site visit and access to the Planning Services file 
information available to the Local Review Body only. In order to ensure that 
planning conditions are attached to the planning permission which comply 
with the Planning Authority standard terminology and practice, should the 
Local Review Body decide to grant planning permission it is recommended to 
delegate the detailed definition of planning conditions to the Council’s 
Planning Advisor officer team. 

To support direction of drafting of conditions, it is recommended that in addition to 
any standard planning conditions considered appropriate by the Local Review Body 
or those that are routinely attached to every Orkney Islands Council planning 
permission, that conditions are drafted and attached to the planning permission to 
the satisfaction of the Council’s Planning Advisor officer team to address the 
following matters referred in this report: 

Roads Authority related conditions: 

1. A condition to require that any damage caused to the existing road
infrastructure during construction of the development shall be repaired prior to the
development being brought into use, to the satisfaction of the Planning Authority,
in conjunction with Roads Services.

2. A condition to address the fact that it is an offense under Section 95 of the
Roads (Scotland) Act 1984 to allow mud or any other material to be deposited,
and thereafter remain beyond the working day, on a public road from any vehicle
or development site.

Environmental Health related conditions: 

3. A condition to establish the requirement that prior to occupation, Legal
agreement is established within the title deeds to the new dwelling house which
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links the new dwelling house to the existing wind turbine located to the north east 
of the Farm complex. This in order to mitigate the likely risk of noise thresholds 
being breeched within the new dwelling, due to proximity factors.  

Scottish Water related conditions: 

4. A condition to establish the requirement that prior to works commencing, the
applicant must engage with Scottish Water to address potential impact on
Scottish Water Assets and that if necessary written permission be obtained and
evidenced to the Planning Authority from Scottish Water to address any concerns
prior to commencement of development.

Archaeology related conditions: 

5. A condition to establish the requirement that prior to works commencing, a
Written Scheme of Investigation that details intrusive archaeological evaluation of
not less than 20% of the development site that is currently open field is submitted
and approved by the Planning Authority in conjunction with the Islands
Archaeologist. Please see Islands Archaeologist consultation response (pages 37
and 38) included within the Planning Services File for full text recommendation
for this condition.

6. A condition to establish the requirement that prior to works commencing, a
Programme of Archaeological works which will be funded by the applicant and
including details of the intrusive archaeological investigation is approved by the
Planning Authority in conjunction with the Islands Archaeologist. Please see
Islands Archaeologist consultation response (pages 38 and 39) included within
the Planning Services File for full text recommendation for this condition.

Other conditions: 

7. A condition to establish the requirement that prior to works commencing, there
is detailed approval from the Planning Authority on a schedule of materials
including the use of colour of materials, in order to ensure that the final colour
and appearance of new buildings presents effectively and appropriately within the
context of the existing farm complex, and within the wider landscape setting. This
could include the requirement for material samples to be provided and agreed by
the Planning Authority.

8. A condition (or conditions) to establish the requirement that prior to works
commencing, a Landscaping plan and site level plan is prepared and submitted
for approval by the Planning Authority  to include details of final site and building
levels, earth movements and planting in order to ensure minimal underbuilding
visibility in the final finished development profiling with the aim to ensure an
effective “naturalistic” transition of the new built area into the surrounding fields.
Also with consideration of building height ridge levels to ensure that as far as
possible new buildings fit well within the remaining original farm building complex
(key reference point being the existing 2 storey farm house building). A particular
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focus for this condition will be how the overall collection of buildings is viewed as 
a unit from the main public road A965. This also to include details of site 
landscaping, to include site boundary treatment and proposed schedule of 
planting which will result in overall net improvement to local biodiversity within the 
site area. 

9. A condition to establish the requirement to incorporate the solar and air source
heating system specification as outlined in the documentation submitted with the
Planning Application ( Grant and Daikin systems as specified).

10. A condition to establish the planning use and function of the rear/north single
storey new building as a garage/utility/office space directly associated with the
main dwelling as constructed.

Appendix 2 – Site Photographs – site visit 19/04/2023 12:50 -13 :45 

Contact  

Mr Gavin Barr, MRTPI  

Independent Planning Advisor, Aquatera Ltd. 

25 April 2023. 
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APPENDIX 3a SITE PHOTOGRAPHS 
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Distant View from west towards Farm Distant View from east towards Farm View of Farm complex from main road (south) 

– showing sloping site from east to west 

   

   

   

Building 3 (north and east) 

candidate for 1 for 1  redundant building 

Building 3 (north and west) 

candidate for 1 for 1  redundant building 

Building 3 (west) 

candidate for 1 for 1  redundant building 
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Building 3 (south) 

candidate for 1 for 1  redundant building 

Building 3 

cracked render and broken guttering 

Building 3 

fallen tiling 

   

Building 3 

holed roof 

Building 3 interior 

holed roof 

Building 3 interior 

broken timber roof struts 
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Building 3 interior 

disfunctional electrics 

Building 3 interior 

tight-cramped stalls 

Building 3 interior 
detritus accumulated over seasons with 

leaking puddle marks on floor from holed roof 
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Building 3 – tight/small entrance Building 5 and corner of building 6 Building 6 - entrance 

   

Farming suplies dated 2014 Farming suplies dated 2013 Farming suplies dated 2002 
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The “Working Farm” area to the north east of the original farm complex – larger, modern farm buildings, machinery and farming activity. 

Wind turbine in distance. 
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