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Signed (authorised Officer(s)): 55 CARDEN PLACE, ABERDEEN

PARTIAL DEMOLITION OF BOUNDARY
WALL, REMOVAL AND REPLACEMENT OF
1 NO.TREE AND FORMATION OF 2
NO.PARKING SPACES

For: Salmac Ltd

Application Type : Detailed Planning
Permission
Application Ref. : P140608
Application Date : 05/05/2014
Advert : Section 60/65 - Dev aff
LB/CA
Advertised on : 21/05/2014
Officer : Andrew Miller
Creation Date : 27 August 2014
Ward: Hazlehead/Ashley/Queen's Cross(M
Greig/J Stewart/R Thomson/J Corall)
Community Council: No response received

RECOMMENDATION:

Refuse

DESCRIPTION

The site forms the rear garden area of an end terraced 1½ storey granite built
villa used as an office (Use Class 4) on Carden Place, backing on to Albyn
Terrace Lane. The rear of the property contains an area of garden enclosed by a
random granite rubble wall 1.6 metres in height with Seaton brick coping.

The building is category B listed, forming part of a larger category A listed
building group and also falls within the Albyn Place/Rubislaw Conservation Area.

RELEVANT HISTORY

P140609 � Application for Listed Building Consent for partial demolition of wall
and formation of two parking spaces. Currently pending consideration alongside
this application.
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PROPOSAL

Detailed planning permission is sought for the part demolition of the rear
boundary wall and the provision of a parking area for two cars and turning area.
To accommodate the works, the removal of a Crab Apple tree to the north of the
site at the proposed entrance. The outbuilding within the rear garden area would
also be demolished. Granite Setts would be used to pave the first two metres of
the proposed new parking/access to Albyn Place Lane, whilst the remainder of
the proposed parking area would be surfaced with gravel.

The opening of the proposed access would measure 4.5 metres wide, with a
further section of wall to the west of the proposed access being reduced to an
overall height of 1 metre, with the existing coping reused where the wall would be
lowered. Two replacement trees would be planted to take account of the tree that
would be lost.

Supporting Documents

All drawings and the supporting documents listed below relating to this
application can be viewed on the Council�s website at -
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref.=140608

On accepting the disclaimer enter the application reference quoted on the first
page of this report.

CONSULTATIONS

Roads Projects Team � Following provision of a lowered wall to provide
sufficient visibility, no objections.
Environmental Health � No observations.
Enterprise, Planning & Infrastructure (Flooding) � No observations.
Community Council � No response received.

REPRESENTATIONS

One letter of objection has been received. The objections raised relate to the
following matters �

1. The proposals would damage the geometry of the end of Albyn Terrace
Lane.

2. There would be a danger of vehicles colliding on a blind and very narrow
corner at the west end of the lane

3. One of the most attractive trees on the lane would be removed.
4. Justification for in-garden parking is somewhat weak.
5. The case of a precedent from neighbouring properties should have been

the subject of more rigorous scrutiny as those developments do destroy
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the continuity of the boundary walls. However they are not as close to the
dangerous corner as this proposal.

PLANNING POLICY

National Policy and Guidance

Scottish Planning Policy (SPP)
Development should pay regard to the layout, design, materials, scale, siting and
use of listed buildings, as well as their surrounding area�s character and
appearance. It also states development should either enhance or preserve the
character or appearance of a conservation area.

Scottish Historic Environment Policy (SHEP)
Development should not adversely affect the special interest and character of
Listed Buildings and Conservation Areas.

Managing Change in the Built Environment: Boundaries (MCBE)
Alterations or repairs to a historic boundary should protect its character. Walls
and fences can be valuable in their own right as major elements in the design of
a historic building and its setting, or in a broader streetscape or landscape.

Aberdeen Local Development Plan (ALDP)

D1 � Architecture and Placemaking
New development must be designed with due consideration for its context and
make a positive contribution to its setting. Factors such as siting, scale, massing,
colour, materials, orientation, details, proportions, coupled with the physical
characteristics of the surrounding area, will be considered in assessing that
contribution.

D4 � Aberdeen�s Granite Heritage
Consent will not be given for the demolition of granite-built garden or other
boundary walls in conservation areas.

D5 � Built Heritage
Proposals affecting Conservation Areas will only be permitted if the comply with
Scottish Planning Policy.

Other Relevant Material Considerations

The Council�s Albyn Place and Rubislaw Conservation Area Appraisal and
Management Plan (CAA) is a material consideration in this instance.
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EVALUATION

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as
amended) require that where, in making any determination under the planning
acts, regard is to be had to the provisions of the development plan and that
determination shall be made in accordance with the plan, so far as material to the
application, unless material considerations indicate otherwise.

Section 64 of the Planning (Listed Buildings and Conservation Areas) (Scotland)
Act 1997 places a duty on planning authorities to preserve and enhance the
character or appearance of conservation areas

The main considerations in this instance relate to the impact of the works on the
appearance of the Listed Building and grouping as well as the surrounding
Conservation Area and the implications on road safety.

Within the surrounding area, there are a number of properties (residential and
commercial) that have parking areas within rear garden areas. The opening of
boundary walls to accommodate these has been identified as a threat in the
CAA. Policy D4 of the ALDP states that consent will not be given for the
demolition of granite built garden walls or other boundary walls, whilst MCBE
states that boundaries walls are major features within the historic environment
and the lowering of walls to create better sightlines can be damaging to the
character of a boundary, echoing the requirements of SHEP. In this instance, the
proposals would result in a significant proportion of the rear boundary wall being
lost, taking account of the required opening and lowering of wall to provide
sufficient visibility. The proposed opening up of the boundary wall would have a
negative impact on the listed building and terrace as it undermines the strong
linear character of the rear lane boundary, which is largely intact at the rear of
these properties. It would also adversely affect the wider Conservation Area.

The supporting statement provided with the application is noted, particularly the
investigations of alternative schemes with this option being highlighted as the
preferred option, as well as the justification of the works in helping the business
expand and provide parking for lone female employees. The points raised in the
objection are also noted.

The loss of the original tree to accommodate the proposals would be mitigated by
the planting of two replacement trees � it being considered that in principle this is
acceptable, given the net gain of an additional tree within the Conservation Area
as a result of the replacement planting proposed.

It is considered that this substantial alteration to the rear wall to accommodate
the proposed parking would be detrimental to the character of the listed building
with which it is associated, the wider grouping of listed buildings and the
surrounding Conservation Area. The provision of two parking spaces is unlikely
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to have a significant impact on the expansion of any business operating from the
premises that would outweigh the impact of the proposals on special interest of
the listed building and the Conservation Area.

Accordingly the proposals are considered contrary to the requirements of policies
D4 and D5 of the ALDP, SPP and the guidance contained with the CAA and
Historic Scotland�s MCBE and SHEP.

Policy D1 of the ALDP requires development to be designed with due
consideration to it context and make a positive contribution to its setting. Taking
account of the above considerations on the removal of the original fabric of the
wall outline above, it is considered the proposed development does not accord
with the requirements of policy D1.

The Council�s Roads Projects Team required sufficient visibility splays to be
provided (lowering of wall to 1 metre in height to the west of the proposed access
for 6 metres) as well as the provision of a 4.5 metre wide opening. Following
amendments of the proposals to meet these requirements, Roads Projects raised
no objections to the proposed development. It is therefore considered that the
proposals provide a suitable and safe access to the public highway.

In relation to point 5 of the objection received (see above) the premises adjacent
to the site (number 53) is currently a breach of planning control and the Council
are seeking to resolve this.

RECOMMENDATION

Refuse

REASONS FOR RECOMMENDATION

The substantial alteration to the rear wall to accommodate the proposed parking
would be detrimental to the character and setting of this Category B listed
building with which it is associated, the wider grouping of listed buildings and the
surrounding Conservation Area as it undermines the strong linear character of
the rear lane boundary, which is largely intact at the rear of the terrace of
properties of which the listed building forms the end of. It would also adversely
affect the wider Conservation Area. Accordingly, the proposals are contrary to the
requirements of policies D1 � Architecture and Placemaking, D4 � Aberdeen�s
Granite Heritage and D5 � Built Heritage of the Aberdeen Local Development
Plan 2012, Scottish Planning Policy and the guidance contained within the Albyn
Place and Rubislaw Conservation Area Appraisal and Management Plan and
Historic Scotland�s Managing Change in the Built Environment: Boundaries and
Scottish Historic Environment Policy.
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Policy D1 - Architecture and Placemaking 
 
To ensure high standards of design, new development must be designed with due 
consideration for its context and make a positive contribution to its setting. Factors 
such as siting, scale, massing, colour, materials, orientation, details, the proportions 
of building elements, together with the spaces around buildings, including streets, 
squares, open space, landscaping and boundary treatments, will be considered in 
assessing that contribution. 
 
To ensure that there is a consistent approach to high quality development 
throughout the City with an emphasis on creating quality places, the Aberdeen 
Masterplanning Process Supplementary Guidance will be applied. 
 
The level of detail required will be appropriate to the scale and sensitivity of the 
site. The full scope will be agreed with us prior to commencement.  
 
Landmark or high buildings should respect the height and scale of their 
surroundings, the urban topography, the City’s skyline and aim to preserve or 
enhance important views. 
 
 
 
 
Policy D4 - Aberdeen’s Granite Heritage 
 
The City Council will encourage the retention of granite buildings throughout the 
City, even if not listed or in a conservation area. Conversion and adaptation of 
redundant granite buildings will be favoured. Within conservation areas, neither 
conservation area consent nor planning permission will be given for the demolition 
or part removal of granite buildings (excepting those buildings that make an 
insignificant contribution to the character of the conservation area). Consent will 
not be given for the demolition of granite-built garden or other boundary walls in 
conservation areas. Where a large or locally significant granite building that is not 
listed or in a conservation area is demolished, the City Council will expect the 
original granite to be used on the principal elevations of the replacement building. 
 
The City Council will seek to retain original setted streets and granite pavements in 
conservation areas, and elsewhere if they contribute significantly to a sense of 
place. Where the opportunities occur, greater use will be made of granite in 
resurfacing historic streets in the City Centre. 
 
The City Council will seek to retain coach houses and other large granite-built 
outbuildings adjoining rear lanes in conservation areas and conversion to 
appropriate new uses will be encouraged. 
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Policy D5 - Built Heritage 
 
Proposals affecting Conservation Areas or Listed Buildings will only be permitted if 
they comply with Scottish Planning Policy. In relation to development affecting 
archaeological resources further details are set out in Supplementary Guidance on 
Archaeology and Planning. 
 
Planning permission for development that would have an adverse effect on the 
character or setting of a site listed in the inventory of gardens and design 
landscapes in Scotland or in any addition to the inventory will be refused unless: 
 
1. the objectives of designation and the overall integrity and character of the 
designated area will not be compromised; or 
 
2. any significant adverse effects on the qualities for which the area has been 
designated are clearly outweighed by social, economic and strategic benefit of 
national importance. 
 
In both cases mitigation and appropriate measures shall be taken to conserve and 
enhance the essential characteristics, aesthetics, archaeological and historical value 
and setting of the site. 
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8. PARKING IN CONSERVATION AREAS

Introduction

Large parts of Aberdeen, mainly to the south and west of the city centre, have been
designated as conservation areas in order to protect and, where possible, enhance
their architectural character and environmental amenity.

The typical layout of most of these areas consists of broad streets, often tree lined,
occasionally having service roads and gardens between the street and the buildings.
The buildings may vary in size and style, but generally they have small front gardens
and long walled gardens to the rear, frequently accessed from a rear lane running
parallel to the street.

The increasing demand for off street parking brought about by ever expanding car
ownership, and the introduction of traffic management schemes, generates pressure
for car parking in garden areas, both to the front and rear of commercial and
residential properties in conservation areas.

Statutory and Other Requirements

In conservation areas, planning permission is required to form a car park within a
front or rear garden, and in some situations, conservation area consent may also be
required where the proposals entail demolition work. Planning permission is also
required to form a car park within the curtilage of a listed building, whilst listed
building consent is required if any structure within the curtilage of a listed building is
to be altered or removed. In all cases, including those where no planning or listed
building consents are required, there is a requirement to apply to the City Council to
form a footway crossing. Applicants should contact the Planning Authority at the
earliest opportunity.

Trees in conservation areas are statutorily protected, and their removal without prior
consent from the Council constitutes an offence, as does the removal of any tree that
is protected by a tree preservation order. Consent is also required before any work,
such as lopping or thinning, is carried out to a protected tree.

Removal of existing parking spaces

Whilst generally the pressure from property owners is to create additional car parking
space, there may be an occasion when an owner will wish to convert existing parking
space back to landscaping. Residents will be encouraged to restore private car
parking in conservation areas to its original use as garden space, to help restore the
character of an area. The condition to this is that the planning authority must be
satisfied that any loss of off-street parking will not have a detrimental effect on road
safety.

PARKING IN FRONT GARDENS

The conversion of front gardens for car parking will only be permitted where:

the site is outwith the West End Office Area;

rear garden parking is not an option;

where there are no implications for road safety;

29
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where there is no impact on significant street or garden trees; and

where on-street parking is readily available in the vicinity.

Other situations will be considered on their own merit, but with the provision that the
garden will have to be large enough to take a single car whilst leaving a reasonable
space between the parked car and the house, and at least 50% of the garden ground
for soft landscaping. A detailed list of the criteria for assessing proposals for new
driveways are set out below.

Road Safety
All applications to form a driveway must be assessed against road safety
standards to ensure they do not present hazards to other road users or
pedestrians.

Definitions of Road Types
A Classified Road is a highway which has been identified as being of
importance for the movement of traffic. Classifications given are Class A, B or
C, and any new access onto a classified road requires planning permission.
Primary Distributor Roads form the primary network for the urban area and
comprise trunk roads and important classified roads. All Trunk Roads are
Class A. District Distributor Roads may be class A, B or C whilst Local
Distributor Roads may be Class B or C, but are generally unclassified. Trunk
Roads and Primary Routes are shown in the Finalised Aberdeen Local Plan in
the Additional City Wide Proposals maps.

Access onto Classified Roads
There is a presumption against granting planning permission for a driveway
onto a trunk road or primary distributor road. On district distributor roads there
is also a presumption against granting consent for driveways, but this may be
relaxed provided the proposal meets road safety criteria, and vehicles are
able to enter and exit the parking area in forward gear. Local distributor roads
are treated similarly to district distributors but without the requirement to enter
and exit in forward gear.

Visibility
Driveways must be positioned to allow adequate visibility, particularly on busy
pedestrian routes, in accordance with national standards.

Proximity to Road Junctions
Driveways will not normally be closer to a junction than 15 metres, although
this may be relaxed if the road is lightly trafficked.

Footpath Crossings
No more than one footpath crossing per property will be permitted, except in
situations where a large house may have a long frontage when an �in� and
�out� may be acceptable.

Driveways
Driveways must be at least 5.0 metres in length, and new houses must have a
driveway of at least 6.0 metres. Where, however, a driveway is more than 7.0
metres long, it must be at least 10.0 metres in length to prevent the possibility
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of two cars being parked, with the second car overhanging the footpath. The
gradient of the driveway must not normally exceed 1:20, although 1:15 may
be acceptable in some circumstances, depending on the surface texture
employed. The first two metres of the driveway adjacent to the footpath must
not be surfaced with loose material such as gravel, to prevent material being
carried onto the footpath or roadway. The driveway must be drained internally,
with no surface water discharging onto the roadway. A driveway might not be
permitted if it is accessed from a �Pay and Display Area�, or via a parking lay-
by, where the lay-by is regularly occupied.

Planning Criteria in relation to Parking in Front Gardens
Planning criteria considered when assessing whether consent may be granted
for parking in front gardens of listed buildings or buildings in conservation
areas. Similar criteria apply to front gardens of flats.

General Criteria
1. No more than 35% of the front garden area may be given over for the
combined parking area, driveway and any turning area, or 50% if footpaths
and other hard surfaced areas are included. At least 50% of the garden area
should be left in topsoil to permit soft landscaping.
2. Where the property originally had cast iron railings, their reinstatement will
be encouraged to lessen the impact of parked cars, failing which some other
form of enclosure will be required, or appropriate soft landscaping.
3. The formation of the access driveway or parking area must not result in the
loss of any street trees or significant garden trees.
4. Consent will not be granted where the property has a rear garden area,
suitable for parking, which is accessible from a rear lane or side street.
5. Where the garden is owned by more than one resident, owners will not be
permitted a separate driveway and parking area each unless they can be
achieved without fragmenting the garden or unduly reducing on-street
parking. A communal driveway and parking area may be permissible provided
they occupy no more than 35% of the front garden, or 50% if footpaths and
other hard surfaced areas are included.
6. Where the building is in multiple ownership, the formation of an access
driveway for one or more owners should not result in any of the remaining
owners having no opportunity to park in the street adjacent to their property.
7. Consent will not normally be granted for parking in garden areas in front of
tenement flats.

Situations where classification of road and location of driveway permits
reversing out from the parking area
1. The parking area should be no closer to the front wall of the property than
1.0 metre.
2. The driveway must be no wider than 3.0 metres, or 3.5 metres if combined
with the footpath.

Situations where classification of road permits garden parking provided
it can be entered and exited in forward gear
1. The parking and turning areas should be no closer to the front wall of the
property than 1.0 metre.
2. The design of any turning area should be such that it can be used only for
turning and not as additional parking area.
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3. Suitable landscaping should be provided to screen both parking and turning
areas, and generally to soften the intrusive effect of cars parked in front of the
property.

Sketch layout of smallest front garden capable of accepting a single car parking
space whilst retaining 50% garden ground for soft landscaping.
Total area + 51m2approx
Total area of landscaping = 25m2approx
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PARKING IN REAR GARDENS

In certain areas of the City, where rear lanes provide access to back gardens, it may
be acceptable to convert part of these back gardens to car parks. In order to
preserve as much as possible of the amenity provided by these gardens, the area
given over to parking will be the minimum required to provide no more than one car
space for each flat, and the treatment of other areas, including boundary walls,
landscaped areas and screen planting, will require careful consideration. In the case
of houses, or houses which have been subdivided into a small number of flats, it may
be easier to provide parking space, as most rear gardens will be able to
accommodate a small number of cars, whilst still leaving a good proportion of garden
ground unaffected.

General requirements for Parking areas in Gardens

1. The car park should be internally drained and should incorporate Sustainable
Urban Drainage Systems to deal with surface water run off.

2. Parking spaces should be delineated on the site.

Parking Layout in Rear Gardens

Where car parks in rear areas are permissible, their layout will vary depending on the
site characteristics and parking requirements. A high priority is placed on retaining
significant trees, original outbuildings such as stables or coach houses, boundary
features such as granite walling and even changes in level which add interest to the
site.

Parking bays should be 5.0 metres by 2.5 metres, and access aisles around 6.0
metres wide. Adequate space should be allowed to permit turning entirely within the
site. A generous space of around 5.0 metres should be allowed between the parking
area and the rear lane to permit adequate landscaping, and for trees to develop
without threatening boundary walls.
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Surfacing of Parking Areas

An area of granite setts or other similar finish is required at the entrance to the car
park, to provide an identifiable boundary between the lane and the car park and to
retain any loose materials which may be used to surface the car park. The parking
surface may be constructed in a variety of durable materials such as block pavers,
tarmac or gravel. Water bound materials such as clay and sand based hoggin or
granite dust are temporary measures which are not acceptable. Where the surface of
the parking area is to be gravel, the length of granite setts or similar material at the
entrance to the car park must be at least 2metres, to prevent gravel being dragged
onto the public road or lane.

Rear Boundary Walls

Boundary walls are generally around two metres high, built of granite pinnings or
granite rubble, usually left exposed but occasionally harled. They will normally have a
granite or red brick-on- edge coping. Openings formed in rear boundary walls should
be of a width of around 3.5 metres to allow vehicular access. A length of boundary
wall on each side of the opening will likely have to be reduced in height to permit
visibility in each direction for parking areas serving commercial premises or more
than a single residential unit. Beyond this the wall must step back up to its original
height, to provide a degree of screening of the car park. Materials matching the
original should be used in any alterations to boundary walls.
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Gates

Close-boarded timber pedestrian pass gates, or vehicular gates to a single
residential unit, either stained or painted and constructed to the same height as the
boundary wall, are a common feature of these lanes, and provide reasonable security
and privacy. Cast and wrought iron or mild steel gates can be used at entrances to
commercial premises or flatted developments, and can be effectively employed in
conjunction with railings on top of an adjacent lowered wall. Ornate scrollwork is
however, alien to Aberdeen�s special architectural character, particularly in the
context of rear or service lanes, and ought to be avoided. Gates must always open
into the garden rather than into the lane.

Trees and Landscaping in Rear Gardens

Where rear garden ground is to be given over for car parking there will be an
inevitable loss of amenity space, or potential amenity space where the ground in
question has been neglected. This type of space is of great importance for visual
stimulation, wildlife, air quality, sustainable drainage, and practical and leisure uses
such as clothes drying or simply gardening and sitting outdoors. The area given over
for parking should therefore, be kept to an absolute minimum. In order that garden
ground remains the dominant feature of the garden it is suggested that no more than
45%-50% be given over for parking and other areas of hard surfacing, although these
percentages may increase slightly in flatted situations to allow one parking space per
flat. Where consent is given for the formation of parking area in garden ground, it will
be a condition of that consent, that the remainder of the garden will be landscaped in
accordance with an approved scheme. It is a normal requirement of such conditions
that the landscaping be maintained for a period of five years following the
implementation of the landscaping.

The Council has a statutory duty to have regard to the preservation of existing trees
and to require the planting of new trees in appropriate circumstances. In that respect
it should be noted that trees within conservation areas are statutorily protected, and
that it is an offence to remove a protected tree before express consent has been
granted by the City Council. A tree survey is required if there are any trees over
75mm in diameter at chest height. Existing trees contribute greatly to the
attractiveness and character of a locality, and must be retained and protected from
any damaging construction activities. An area no less than half the tree height or
canopy spread, whichever is the greater, (British Standard 5837; Trees in Relation to
Construction), must be kept free of any disturbance such as changes in ground
levels, excavation and compaction. Where there is insufficient space to comply with
the British Standard, encroachment into the protected area will be permissible only if
it can be demonstrated to the satisfaction of the planning authority, that the proposal
can be carried out in a manner which will not cause damage to the trees, or
detrimentally affect their setting.

The council will normally require the planting of new trees as part of proposals for the
landscaping of parking areas. Such trees can be particularly effective when planted
just inside the feu, near the rear lane. The species of tree chosen should be the
largest type suitable for the particular site, as these will tend to produce the greatest
impact and environmental benefits. Native species of trees should be used where
suitable.
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Lock-up Garages in Rear Gardens

The formation of lock-up garages off rear lanes, serving houses or a small number of
flats, can usually be achieved satisfactorily. The design and positioning of the garage
should be given careful consideration, particularly with regard to the effect the garage
will have on the appearance of the lane. Where, as in most situations, the garage
opens onto the lane, the outer wall of the garage should be on the same line as the
garden wall, and not recessed back from it, as this helps to maintain the delineation
of the lane. This may affect the choice of garage door as it is not acceptable for the
door to encroach onto the lane as it is opened.

The formation of ranks of garages in the rear gardens of tenements has an extremely
detrimental effect on the appearance of rear garden areas, and will not normally be
permitted. They occupy more garden ground than simple parking spaces. They also
protrude above garden walls and cannot easily be screened by trees or other
landscaping measures. It is virtually impossible to recreate any sense of enclosure in
these situations, and the turning space in front of the garages tend to become
desolate areas which attract vandalism. Additionally the formation of banks of
garages can greatly increase the built footprint of the feu to the extent that it could
push it over the 33% maximum area which is generally considered permissible to be
developed.
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Signed (authorised Officer(s)): 28 ALBERT TERRACE, ABERDEEN

REMOVAL OF 2 NO.DORMER WINDOWS
AND ERECTION OF NEW DORMER
WINDOWS

For: Mr D Davidson

Application Type : Detailed Planning
Permission
Application Ref. : P140833
Application Date : 03/06/2014
Advert : Listed Building
Advertised on : 25/06/2014
Officer : Alex Ferguson
Creation Date : 7 August 2014
Ward: Hazlehead/Ashley/Queen's Cross(M
Greig/J Stewart/R Thomson/J Corall)
Community Council: No comments

RECOMMENDATION:

Refuse

DESCRIPTION

The property is a traditional, mid-terraced granite dwelling build circa. 1848-
1867. The 1½ storey dwelling is finished with slate roof and white timber window
frames. There is a single storey utility room extension to the centre of the rear
elevation, a small 2.5m high brick outhouse to the western boundary and a
detached garage located at the far south-west corner of the plot.

The rear elevation of the dwellinghouse contains a 3.5m high central granite
chimney stack that rises from the eaves of the dwellinghouse. This is flanked by
2no traditional piended dormers, 1no to each side.

The rear garden plot measures 137sqm in size and is screened on all boundaries
by approximately 1.5m high masonry walls.

The dwelling is a Category �B� Listed Building (Part of a Category �A� Listed
Grouping) situated within the Albyn Place/Rubislaw Conservation Area.

Agenda Item 4.1
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RELEVANT HISTORY

P131068 & P131086 � Listed Building Consent & Planning Applications for the
removal of the existing piended dormers and their replacement with a modern
box dormer were refused in 2013. The applicant did not appeal the decisions in
time, hence the submission of the current application for the same works.

P130107 & P121430 � Listed Building Consent & Planning Applications for the
erection of a single storey rear extension to the application property were
approved in 2013. The original applications included the removal of the existing
piended dormers on the rear elevation. This aspect of the applications was
subsequently removed.

PROPOSAL

Planning permission is sought for the removal of the 2no existing traditional
piended dormers on the rear elevation of the dwellinghouse and their
replacement with a modern box dormer.

The proposed replacement dormer would be a large flat-roofed box dormer of a
modern design. The dormer would be 5.8m wide, with a 6.4m wide lead roof
overhang. The 2.2m high dormer would be centrally located within the roofscape,
set 900mm and 1m in from each of the mutual boundaries on either side of the
property. The dormer would be set 500mm up from the eaves of the
dwellinghouse and 1.4m down from the roof ridge.

The dormer would be finished with a powder coated aluminium (dark grey) fascia
and windows on its front elevation and vertically hung roof slates on each of its
side elevations. The dormer�s front, south-facing elevation would be
predominantly glazed with no aprons or solid infill panels.

Supporting Documents

All drawings and the supporting documents listed below relating to this
application can be viewed on the Council�s website at -
http://planning.aberdeencity.gov.uk/PlanningDetail.asp?ref.=140833

On accepting the disclaimer, enter the application reference quoted on the first
page of this report.

CONSULTATIONS

Roads Projects Team � No observations
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Environmental Health � No observations
Enterprise, Planning & Infrastructure (Flooding) - No observations
Masterplanning, Design & Conservation � NOTE - The following consultation
response was received from the Council�s Conservation Officer for the previous
planning and listed building consent applications (P131068 & P131086) for the
same works. As the development proposed remains the same as in the previous
applications, a fresh consultation was not requested and the following comments
from the previous application remain valid and relevant to this application::
Context
All of the properties on 1-34 Albert Terrace are category B listed with the entire
terrace having a category A group value. The terrace was designed by Archibald
Simpson and built circa 1848-1867. The properties are of the Aberdeen cottage
style comprising a single storey and attic lit by canted dormer windows. The
terrace�s rear elevations along have been subject to a number of alterations and
there have been a variety of rear extensions over the years as well as alterations
to the dormer windows. 28 Albert Terrace lays towards its western end. Albert
Terrace makes a significant contribution to Albyn Place and Rubislaw
Conservation Area.
Proposal
Last year an application for planning permission (P121430) was received for a
ground floor rear extension and box dormer windows. The dormer window
element was removed from the application, in part due to my concerns on the
adverse impact that this would make on the historic environment. Planning
permission and listed building consent (P130107) were granted for the
contemporary ground floor rear extension; the public views of which would be
largely hidden by the high rear boundary wall running along the lane. It is
disappointing that the applicants have now submitted the dormer element of the
original scheme again despite having given clear guidance that the loss of
traditional dormers would be unacceptable due to its adverse impact on the listed
building and the Conservation Area. The size of the existing two canted dormer
windows is proportionate to the roof pitch. Windows form an important element in
defining a historic building�s character and their contribution to its character must
be understood before considering alteration. Any enlargement or replacement
with boxed dormers would have an adverse impact on both the listed building
and the terrace as a whole.
Policy
The proposal does not comply with the Scottish Historic Environment Policy
(SHEP) or Aberdeen Local Development Plan Policy D5 Built Heritage because it
would detract from the special character of the category B listed building and the
wider Conservation Area. Furthermore the proposed development does not
comply with the City Council�s Householder Development Guide Supplementary
Guidance as it relates to dormer windows, namely:

Dormer Windows: General Principles - The following principles will normally
apply in all cases: a) On traditional properties, original dormers must be retained
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and repaired, and their removal and/or replacement with larger or modern
dormers will not be permitted;�(p10)

Conclusion - The proposal as submitted should be refused because of its
adverse impact on the listed building and wider Conservation Area.

Community Council � No comments

REPRESENTATIONS

1no letter of objection has been received. The objections raised relate to the
following matters �

� The modern dormer would be highly detrimental to the character of the
Category B Listed Building.

� The dormer would result in a loss of privacy for a neighbouring property

PLANNING POLICY

Scottish Planning Policy
The layout, design, materials, scale, siting and use of any development which will
affect a listed building or its setting should be appropriate to the character and
appearance of the building and setting.

Scottish Historic Environment Policy (SHEP)
Conservation areas are defined as areas of special architectural or historic
interest the character or appearance of which it is desirable to preserve or
enhance.

Aberdeen Local Development Plan (2012)

Policy D1 - Architecture and Placemaking
To ensure high standards of design, new development must be designed with
due consideration for its context and make a positive contribution to its setting.
Factors such as siting, scale, massing, colour, materials, orientation, details, the
proportions of building elements, together with the spaces around buildings,
including streets, squares, open space, landscaping and boundary treatments,
will be considered in assessing that contribution.

Policy D5  Built Heritage
Proposals affecting Conservation Areas or Listed Buildings will only be permitted
if they comply with Scottish Planning Policy.

Policy H1 - Residential Areas
Within existing residential areas and within new residential developments,
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proposals for new residential development and householder development will be
approved in principle if it:
1. Does not constitute over development;
2. Does not have an unacceptable impact on the character or amenity of the
surrounding area;
3. Complies with the Supplementary Guidance on Householder Development.

Supplementary Guidance
Householder Development Guide � Listed Buildings - The authority shall have
special regard to the desirability of preserving the building or its setting or any
features of special architectural or historic interest which it possesses.

Householder Development Guide � Dormers on traditional properties � On
traditional properties, original dormers must be retained and repaired, and their
removal and/or replacement with larger or modern dormers will not be permitted.

EVALUATION

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as
amended) require that where, in making any determination under the planning
acts, regard is to be had to the provisions of the development plan and that
determination shall be made in accordance with the plan, so far as material to the
application, unless material considerations indicate otherwise.

Section 64 of the Planning (Listed Buildings and Conservation Areas) (Scotland)
Act 1997 places a duty on planning authorities to preserve and enhance the
character or appearance of conservation areas

The application has been assessed in accordance with the Local Development
Plan and related guidance, having regard for all material considerations.
Following a detailed assessment of the site and the submitted plans, the
following conclusions have been reached.

Scottish Planning Policy
The dormer extension would be constructed of a modern design and finished with
suitably modern materials. The loss of the existing dormers and their
replacement with a modern dormer of a non-traditional design would have a
detrimental impact upon the character of the listed building.

Scottish Historic Environment Policy (SHEP)
The proposed dormer would have a detrimental impact upon the character of the
Conservation Area. The proposed dormer would be visible from Rubislaw
Terrace Lane and although several other properties on the street have erected
non-traditional dormer extensions in recent years, the loss of the existing,
traditional dormers would further erode the character of the Conservation Area.
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Historic Scotland feel that the retention of the existing dormers would preserve an
important historic architectural feature of the listed building. The Council�s
Conservation Officer objects to the removal of the existing dormers and feels that
the proposed development would have an adverse impact on the listed building
and the Conservation Area.

Aberdeen Local Development Plan (2012):

Policy D1: Architecture and Placemaking
The modern design and materials of the proposed dormer extension would
contrast with the traditional design of the listed dwellinghouse. The proposed
dormer extension would be visible from Rubislaw Terrace Lane.

Policy D5: Built Heritage
See Scottish Planning Policy.

Policy H1: Residential Areas
The proposed dormer extension would not increase the built footprint of the
dwellinghouse and the proposed works therefore do not constitute
overdevelopment.

The replacement of the 2no traditional piended dormers with a large box dormer
would have a detrimental impact upon the character and amenity of the area.

Daylighting, privacy and overshadowing calculations demonstrate that the
proposed dormer would not have any detrimental impact upon any of the
neighbouring properties with regard to a loss of privacy, daylight to habitable
rooms or overshadowing of the rear garden ground.

Supplementary Guidance:

Householder Development Guide � Listed Buildings
The demolition of the 2no existing piended dormers would have a detrimental
impact upon the appearance of the building. The loss of the dormers, which are
visible from the adjacent rear lane, would diminish the special character of the
listed terrace.

Householder Development Guide � Dormers on traditional properties
The removal of the existing, traditional dormers and their replacement with a
modern dormer extension is contrary to the supplementary guidance contained
within the Householder Development Guide relating to dormer extensions on
traditional properties which states that original dormers must be retained and
repaired, and their removal and/or replacement with larger or modern dormers
will not be permitted.
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Historic Scotland � Historic Scotland responded to a consultation request for a
previous planning application for the same dormer proposals (P121430) on 25th

January 2013 with the following comments:

�retention of the existing traditional canted dormers and without enlarging them,
would safeguard more of the listed terrace�s special character. This would
preserve an important historic architectural feature which is mentioned in the list
description.�

Historic Scotland were not consulted on the current application as the dormer
proposals do not differ from those in the previous application (P121430),
therefore the comments relating to the importance of retaining the existing
traditional dormers remains valid and relevant to this application.

Points raised in letters of objection
The following concern raised in the letter of objection has been addressed in the
foregoing evaluation:

� The modern dormer would be highly detrimental to the character of the
Category B Listed Building.

With regard to the concern raised in the letter of objection that the proposed
dormer would result in a loss of privacy to a neighbouring property, it is not
considered that the proposed dormer would significantly increase the potential for
overlooking of neighbouring property�s compared to the existing situation.

RECOMMENDATION

Refuse

REASONS FOR RECOMMENDATION

The proposal to replace the existing traditional dormers with a modern box
dormer has been assessed against Scottish Planning Policy, SHEP, Policy D5
(Built Heritage) of the Aberdeen Local Development Plan and the Council's
supplementary guidance contained in the Householder Development Guide. The
proposal would not preserve the features of special architectural or historic
interest which form an important element of the character of the listed building
itself and the terrace of which it forms part. The proposal would be highly
detrimental to the character of the Category B Listed Building and is therefore
contrary to Scottish Planning Policy, Scottish Historic Environment Policy and
Policy D5 (Built Heritage) of the Aberdeen Local Development Plan and the
supplementary guidance in the Householder Development Guide.
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Policy D1 - Architecture and Placemaking 
 
To ensure high standards of design, new development must be designed with due 
consideration for its context and make a positive contribution to its setting. Factors 
such as siting, scale, massing, colour, materials, orientation, details, the proportions 
of building elements, together with the spaces around buildings, including streets, 
squares, open space, landscaping and boundary treatments, will be considered in 
assessing that contribution. 
 
To ensure that there is a consistent approach to high quality development 
throughout the City with an emphasis on creating quality places, the Aberdeen 
Masterplanning Process Supplementary Guidance will be applied. 
 
The level of detail required will be appropriate to the scale and sensitivity of the 
site. The full scope will be agreed with us prior to commencement.  
 
Landmark or high buildings should respect the height and scale of their 
surroundings, the urban topography, the City’s skyline and aim to preserve or 
enhance important views. 
 
 
 
 
Policy D5 - Built Heritage 
 
Proposals affecting Conservation Areas or Listed Buildings will only be permitted if 
they comply with Scottish Planning Policy. In relation to development affecting 
archaeological resources further details are set out in Supplementary Guidance on 
Archaeology and Planning. 
 
Planning permission for development that would have an adverse effect on the 
character or setting of a site listed in the inventory of gardens and design 
landscapes in Scotland or in any addition to the inventory will be refused unless: 
 
1. the objectives of designation and the overall integrity and character of the 
designated area will not be compromised; or 
 
2. any significant adverse effects on the qualities for which the area has been 
designated are clearly outweighed by social, economic and strategic benefit of 
national importance. 
 
In both cases mitigation and appropriate measures shall be taken to conserve and 
enhance the essential characteristics, aesthetics, archaeological and historical value 
and setting of the site. 
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Policy H1 - Residential Areas 
 
Within existing residential areas (H1 on the Proposals Map) and within new 
residential developments, proposals for new residential development and 
householder development will be approved in principle if it: 
 
1. does not constitute over development; 
2. does not have an unacceptable impact on the character or amenity of the 
surrounding area; 
3. does not result in the loss of valuable and valued areas of open space. Open 
space is defined in the Aberdeen Open Space Audit 2010; 
4. complies with Supplementary Guidance on Curtilage Splits; and 
5. complies with Supplementary Guidance on House Extensions. 
 
Within existing residential areas, proposals for non-residential uses will be refused 
unless: 
 
1. they are considered complementary to residential use; or 
2. it can be demonstrated that the use would cause no conflict with, or any 
nuisance to, the enjoyment of existing residential amenity. 
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� INTRODUCTION 

Good quality design, careful siting and due consideration of scale are key to 
ensuring that domestic development does not erode the character and 
appearance of our residential areas. Poorly designed extensions and 
alterations to residential properties can have a significant impact on the 
character and appearance of a building which, when repeated over time, can 
significant cumulative impact upon the wider area. By ensuring that careful 
consideration is given to such works, and consistent standards applied, we 
can seek to retain the characteristics of the built environment which contribute 
towards the character and identity of an area, while also protecting the 
amenity enjoyed by residents. 

� OVERALL OBJECTIVE 

All extensions and alterations to residential properties should be well 
designed, with due regard for both their context and the design of the parent 
building. Such extensions and alterations should make a positive contribution 
to the design and appearance of a building, maintain the quality and character 
of the surrounding area, and respect the amenity of adjacent neighbours. This 
document seeks to facilitate good design and provide a sound basis for 
restricting inappropriate development, bringing together a number of existing 
pieces of supplementary guidance into a single document in the process. 

� SCOPE OF GUIDANCE 

The guidelines set out in this document shall apply, on a city-wide basis 
unless otherwise stated, to all domestic properties. In the case of dormer 
windows and roof extensions, the guidelines will also extend to originally 
residential properties now in non-domestic use. It should be noted that the 
guidance contained within this document will be applicable only to those 
development proposals which require an express grant of planning 
permission, and shall not apply where any proposal is exempted from the 
application process by virtue of relevant permitted development rights. 
Permitted Development is a term used for certain types of development 
which, by satisfying specified conditions, is automatically granted planning 
permission without the submission of an application to the planning authority. 

This document supersedes existing supplementary guidance relating to 
‘Dormer Windows and Roof Extensions’, ‘Dwelling Extensions in Aberdeen 
City’, ‘Dwelling Extensions in Cove’ and ‘Extensions forward of the Building 
Line’. The guidelines set out in this supplementary guidance should, where 
relevant to the development proposal, be read in conjunction with the City 
Council’s other published Supplementary Guidance and Technical Advice 
Notes. 
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� THE ROLE OF THE PLANNING SYSTEM 

In coming to a decision on any planning application, the planning authority 
must determine that application in accordance with the development plan, 
unless ‘material considerations’ indicate otherwise. At time of writing, the 
development plan comprises the Aberdeen Local Plan 2008 and the 
Aberdeen City and Shire Structure Plan 2009. 

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

ÿ It should serve or be related to the purpose of planning – it 
should therefore relate to the development and use of land; and 

ÿ It should fairly and reasonably relate to the particular application. 

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 provisions of the development plan. As a result of changes to 
the planning system, made through the 2006 Planning etc. (Scotland) Act and 
associated regulations, Supplementary Guidance prepared and adopted in 
connection with a Local Development Plan will form part of the development 
plan. 

It should be noted that the planning system does not exist to protect the 
interests of one person against the activities of another, although in some 
cases private interests may well coincide with the public interest. 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. 

� STATUTORY REQUIREMENTS 

The definition of “development” is set out in the Town and Country Planning 
(Scotland) Act 1997, as amended by the Planning etc (Scotland) Act 2006, 
and is termed as the carrying out of building, engineering, mining or other 
operations in, on, over or under land, or the making of any material change in 
the use of any buildings or other land. There are various exemptions to this, 
details of which can be provided by the planning authority. 

Permitted Development rights set out in the Town and Country Planning 
(General Permitted Development) (Scotland) Order 1992, as amended. This 
document, commonly termed the ‘Permitted Development Order’ or ‘PD 
Order’, sets out various works which will not require an express grant of 
planning permission, provided those works are carried out in accordance with 
certain criteria. Where it is intended to utilise these rights, we encourage 
householders to seek confirmation from the planning authority before any 
works are carried out. The permitted development rights available to any 
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particular property can vary depending on factors such as location within a 
conservation area, removal of such rights by condition placed on a past 
approval, or removal of such rights by a virtue of an Article 4 direction. The 
effect of such a Direction is to remove permitted development rights, thereby 
necessitating submission of a formal application for planning permission. All of 
Aberdeen’s Conservation Areas are covered by Article 4 Directions, with the 
exception of Rosemount and Westburn (Conservation Area 11). Article 4 
directions also apply to areas of areas of Kingswells and Burnbanks, which lie 
outwith any Conservation Area. Please contact the planning authority for 
further details. 

Taking into account the above, householders considering any works to land or 
property, should ask the following questions; 

1. Do these works constitute ‘development’ as set out in planning 
legislation? 

2. If the works constitute ‘development’, can they be carried out as 
‘Permitted Development’? 

The answers to these questions will determine whether a planning application 
is necessary for any works, though it is recommended that the Council be 
consulted in order to ensure that any interpretation of legislation is correct. 

In assessing planning applications, there are a number of duties incumbent 
upon Aberdeen City Council as the planning authority. These are duties set 
out in relevant planning legislation, and include the following; 

Listed Buildings – The authority shall have special regard to the desirability 
of preserving the building or its setting or any features of special architectural 
or historic interest which it possesses. 

Conservation Areas – With respect to buildings or land in a conservation 
area, special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area. 

Trees – The planning authority shall, in granting planning permission for any 
development, ensure adequate provision is made for the preservation or 
planting of trees. Furthermore the authority shall make tree preservation 
orders (TPOs) as it considers to be necessary in connection with the grant of 
any such permission. 

Protected Species – Where there is reason to believe that protected species 
may be located within or adjacent to a development site, the Planning 
Authority may deem it necessary for an application to be accompanied by 
additional supporting information in order to allow proper assessment of any 
likely impact as a result of development. For further guidance in relation to 
protected species, applicants should consult the City Council’s published 
Supplementary Guidance on Natural Heritage; and Bats and Development. 

4 

Householder Development Guide  

Page 126



Where works would affect a listed building, it may be necessary to apply for a 
separate consent for those works, called Listed Building Consent.  This 
consent is independent from ordinary planning permission, and may be 
required in addition to planning permission. Where both consents are 
necessary, the applicant must obtain both consents before work can begin. 

In assessing any application for Listed Building Consent, the emphasis is 
placed on preserving the historic character of the building(s) in question. 
Applications can be made online via the Scottish Government’s e-planning 
website (www.eplanning.scotland.gov.uk) or direct to Aberdeen City Council 
using the application forms available on our own website. For advice on 
whether Listed Building Consent will be necessary for your proposal, please 
contact Aberdeen City Council’s Development Management section on 01224 
523 470 or by email via pi@aberdeencity.gov.uk. In considering proposals for 
Listed Building Consent, Conservation Area Consent or planning permission 
for development which may affect the historic environment, the planning 
authority will be take into account Scottish Planning Policy (SPP), the Scottish 
Historic Environment Policy (SHEP)  and the Managing Change in the Historic 
Environment guidance note series published by Historic Scotland. 

Planning legislation requires that certain applications are advertised in the 
local press. Applications for Listed Building Consent or planning applications 
that affect the setting of a listed building will be advertised, while those located 
within a Conservation Area may be advertised depending on the potential 
impact of the proposal. There is no charge to the applicant in such instances. 
Advertisement is also required where it has not been possible to issue 
notification because there are no properties on adjacent land, and for this the 
cost will be borne by the applicant. 

� GENERAL PRINCIPLES 

Elsewhere in this document, guidelines are set out in relation to specific types 
of development, such as house extensions, porches etc. In addition to those 
specific criteria, the following principles will be applied to all applications for 
householder development: 

1. Proposals  for extensions, dormers and other alterations should be 
architecturally compatible in design and scale with the original house 
and its surrounding area. Materials used should be complementary to 
the original building. Any extension or alteration proposed should not 
serve to overwhelm or dominate the original form or appearance of the 
dwelling. 

2. Any  extension or alteration should not result in a situation where 
amenity is ‘borrowed’ from an adjacent property. Significant adverse 
impact on privacy, daylight and general residential amenity will count 
against a development proposal. 
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3. Any  existing extensions, dormers or other alterations which were 
approved prior to the introduction of this supplementary guidance will 
not be considered by the planning authority to provide justification for a 
development proposal which would otherwise fail to comply with the 
guidance set out in this document. This guidance is intended to 
improve the quality of design and effectively raise the design standards 
and ground rules against which proposals will be measured. 

4. The built footprint of a dwelling house as extended should not exceed 
twice that of the original dwelling. 

5. No more than 50% of the front or rear curtilage shall be covered by 
development. 

� REAR & SIDE EXTENSIONS 

In addition to the design considerations noted above, the planning authority 
shall continue to apply guidelines relating to specific types of dwellings, as 
follows. Where dimensions are stated for projection of extensions, these 
should be measured from the rearmost original part of the main building, and 
should not include any store or outhouse which did not originally contain any 
internal living accommodation. Where an extension is proposed as part of a 
steading conversion, the proposal will be assessed primarily against the 
Council’s published Supplementary Guidance on ‘The Conversion of 
Steadings and other Non-residential Vernacular Buildings in the Countryside’.

1. Detached Dwellings 

a) The maximum dimensions of any 
single-storey extension will be 
determined on a site-specific basis. 

b) On detached properties of 2 or more 
storeys, two storey extensions will 
generally be possible, subject to the 
considerations set out in the ‘General 
Principles’ section, above. 
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2. Semi-detached Dwellings 

a) Single storey extensions will be 
restricted to 4m in projection along 
the boundary shared with the other 
half of the semi-detached property. In 
all other cases, the maximum size of 
single storey extension will be 
determined on a site-specific basis, 
with due regard for the topography of 
the site and the relationship between 
buildings. 

b) On properties of 2 or more storeys, two storey extensions may be possible, 
subject to the design considerations set out in the ‘General Principles’ section, 
above. The projection of two-storey extensions will be restricted to 3m along 
the boundary shared with the other half of the semi-detached property. 

3. Conventional Terraced Dwellings 

(a) Single storey extensions to terraced 
dwellings will be restricted to 3m in 
projection along a mutual boundary. 

(b) Two storey extensions will normally 
be refused where the proposal runs 
along a mutual boundary. There will 
generally be limited scope for the 
addition of two-storey extensions to 
terraced properties. 

(c) Proposals for extensions to end-terrace properties will be subject to these 
standards unless it can be demonstrated that the specific circumstances of 
the site and the proposal justify a departure from the above. 

4. Grouped Terraces 

(a) Extensions should not project forward 
of any established building line 

(b) Single-storey extensions to group 
terrace properties will be restricted to 
3m in projection from the rear wall of 
the original dwelling 

(c) Two-storey extensions to grouped 
terrace properties will not normally be 
acceptable 
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� FRONT EXTENSIONS / PORCHES 

The Council has developed the practice, when considering proposals for 
porch extensions in front of a formal building line, of limiting such structures to 
the minimum size necessary for protection from storms. 

The practice which has become established is intended to preserve the 
consistent architectural form of a terrace, maintain an uncluttered street scene 
and to ensure that light and prospect are not lost to neighbouring properties. 
Recent changes to permitted development legislation allow the construction of 
porches in certain prescribed instances. In assessing applications of this 
nature, the following will apply; 

a) Front extensions of any type should be of a scale and design which is 
complementary to, and consistent with, the original dwelling. Modest 
porches will generally be acceptable, but these should not incorporate 
additional rooms (e.g. toilet, shower room), and should not detract from the 
design of the original building or the character of the street. 

b) In all cases, careful consideration will be given to (i) impact on adjacent 
property; (ii) visual impact; and (iii) the extent of any building line and the 
position of the adjacent buildings generally. 

c) Within a Conservation Area, it will not be permitted to add a front 
extension to any property which forms part of an established building line. 

d) Given the wide variety of house types across the city and the existence 
of ‘dual-frontage’ dwellings, it will be for the planning authority to determine 
which elevation forms the principal elevation of a dwelling for the purposes 
of this guidance. 

e) It may be permissible to incorporate bay windows on front elevations, 
subject to an appropriate restriction in depth and an acceptable design 
outcome which will complement the original property. The design and 
scale of such extensions should reflect that of the original dwelling, and 
should not be utilised as a means to secure significant internal floorspace. 

f) Any front extension should incorporate a substantial proportion of 
glazing, in order to minimise its massing and effect on the streetscape. 
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� DORMER WINDOWS AND ROOF EXTENSIONS 

Recent changes to the Permitted Development rights available to 
householders allow for the addition of dormer windows (subject to criteria 
regarding position in relation to a road, distance from site boundaries etc) to 
properties outwith Conservation Areas. Nevertheless, such alterations can 
have a significant impact upon the character of a property and the wider 
streetscape, and so careful consideration of proposals remains important. 

As a basic principle, new dormer windows or roof extensions should respect 
the scale of the building and they should not dominate or tend to overwhelm 
or unbalance the original roof. The purpose of this design guide is to assist 
those intending to form, alter or extend dormer windows in their property, in 
formulating proposals which are likely to be considered favourably by the 
planning authority. Situations may arise where the extent of new dormers or 
roof extensions will be considered excessive. There may also be situations 
where any form of roof extension or dormer will be considered inappropriate 
e.g. on a very shallow pitched roof with restricted internal headroom. It is 
recommended therefore that advice from the planning authority is obtained 
before submitting a formal application for any consent. 

A series of general guidelines are outlined below, and are followed by further 
guidelines which will be applied to older properties of a traditional character 
and modern properties respectively. 

Above: Examples of the variety of dormer types to be seen around Aberdeen 
Below: Situation where roof pitch is too shallow to comfortably accept any type of dormer or roof 
extension 
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Example of a poorly designed roof extension – Dormers are too large, dominating the roof slope, and use of 
substantial infill panels and slated aprons contributes to bulky appearance 

Dormer Windows: General Principles 

The following principles will normally apply in all cases: 

a) On traditional properties, original dormers must be retained and 
repaired, and their removal and/or replacement with larger or modern 
dormers will not be permitted; 

b) The removal of inappropriate earlier dormers and roof extensions, and 
their replacement by architecturally and historically accurate dormers 
will be actively encouraged; 

c) In terraces or blocks of properties of uniform design where there are no 
existing dormers, the construction of new dormers will not be supported 
on the front or other prominent elevations (e.g. fronting onto a road); 

d) On individual properties or in terraces where there are existing well-
designed dormers and where there is adequate roof space, the 
construction of new dormers which match those existing may be 
acceptable. Additional dormers will not be permitted however, if this 
results in the roof appearing overcrowded. These dormers should be 
closely modelled in all their detail and in their position on the roof, on 
the existing good examples. They will normally be aligned with 
windows below; 

e) Box dormers will not be permitted anywhere on listed buildings, nor will 
the practice of linking existing dormers with vertical or inclined panels; 
and

f) In the case of non-listed buildings in conservation areas, consideration 
may be given to the provision of linked panels between windows on the 
private side of the building, where the extension is not seen from any 
public area or is otherwise only visible from distant view. In such cases 
any linked panel should slope at a maximum of 750 to the horizontal. 
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Non-traditional style dormers may be accepted on the rear of non-listed 
buildings in conservation areas, but generally not on the rear or any 
other elevations of listed buildings. 

Dormer Windows: Older properties of a traditional character 

1.  Front Elevations 

a) On the public elevations of older properties the Council will seek a 
traditional, historically accurate style of dormer window. In addition, all 
new dormers will have to be of an appropriate scale, i.e. a substantial 
area of the original roof must remain untouched and clearly visible 
around and between dormers. The main principles to be followed are: 

b) Existing original dormers should be retained or replaced on a "like for 
like" basis. Box dormer extensions will not normally be acceptable on 
the front elevations; 

c) The aggregate area of all dormers and/or dormer extensions should 
not dominate the original roof slope. New dormers should align with 
existing dormers and lower windows and doors; 

d) The front face of dormers will normally be fully glazed and aprons 
below the window will not be permitted unless below a traditional three 
facetted piended dormer; 

e) Dormers should not normally rise directly off the wallhead. In the case 
of stone buildings, dormers which rise off the inner edge of the 
wallhead will generally be acceptable. The position of the dormer on 
the roof is very important. Dormers which are positioned too high on 
the roof give the roof an unbalanced appearance 

f) The outer cheek of an end dormer should be positioned at least 
700mm in from the face of the gable wall or 1000mm from the verge. 
Where there is tabling on top of the gable, the cheek should be at least 
400mm in from the inside face of the tabling. It is never acceptable for 
a dormer haffit to be built off the gable or party wall; and 

g) The ridge of any new dormer should be at least 300mm below the ridge 
of the roof of the original building. If it is considered acceptable for the 
dormer ridge to be higher than this, it should not nevertheless, breach 
the ridge or disturb the ridge tile or flashing. 

11 

Householder Development Guide  

Page 133



Piended dormers on typical Aberdeen tenement (linking dormers not acceptable on front elevations) 

2. Rear Elevations and Exceptions 

The guidelines for older properties may be relaxed where a property is 
situated between two properties which have existing box dormer extensions, 
or in a street where many such extensions have already been constructed. 
They may also be relaxed on the non-public (rear) side of a property. In such 
cases, and notwithstanding the design and finish of neighbouring 
development, the following minimum requirements will apply: 

a) The aggregate area of all dormer and/or dormer extensions should not 
dominate the original roof slope; 

b) Dormer haffits should be a minimum of 400mm in from the inside face 
of the gable tabling; 

c) The front face of dormer extensions should be a minimum of 400mm 
back from the front edge of the roof, but not so far back that the dormer 
appears to be pushed unnaturally up the roof slope. 

d) Flat roofs on box dormers should be a reasonable distance below the 
ridge; 

e) Windows should be located at both ends of box dormers; 

f) A small apron may be permitted below a rear window; and 

g) Solid panels between windows in box dormers may be permitted but 
should not dominate the dormer elevation. 
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Flat roofed box dormer (normally only acceptable on rear elevations) 

Dormer Windows: Modern Properties 

a) Dormers and box dormer extensions have become common features in 
many modern housing areas, and the wide variety of designs of 
modern dwellings necessitates a greater flexibility in terms of design 
guidance. The amenity of other properties and the residential 
neighbourhood must however, still be protected, with the integrity of the 
building being retained after alteration. The following basic principles 
may be used to guide the design and scale of any new dormer 
extension: 

b) The dormer extension should not appear to dominate the original 
roofspace. 

c) The dormer extension should not be built directly off the front of the 
wallhead as the roof will then have the appearance of a full storey. On 
public elevations there should be no apron below the window, although 
a small apron may be acceptable on the rear or non-public elevations. 
Such an apron would be no more than three slates high or 300mm, 
whichever is the lesser; 

Dormer extension should 
not extend to or breach ridge 
(roof too shallow) 

Dormer extensions should 
not be built off front of wall 
head or include apron 
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d) The roof of the proposed extension should not extend to, or beyond the 
ridge of the existing roof, nor should it breach any hip. Dormer 
extensions cannot easily be formed in hipped roofs. Flat roofed 
extensions should generally be a minimum of 600mm below the 
existing ridge; 

e) The dormer extension should be a minimum of 600mm in from the 
gable. The dormer haffit should never be built off the gable or party 
walls, except perhaps in the situation of a small semi-detached house 
where the dormer extension may sometimes be built off the common 
boundary. In terrace situations, or where a detached or semi-detached 
bungalow is very long, dormer extensions should be kept about 
1500mm apart (i.e. dormer haffits should be 750mm back from the 
mutual boundary) so as not to make the dormer appear continous or 
near continous; 

Box dormer extension on small semi-detached house (in this case it is permissible 
to build up to the party wall). Dormers should not extend out to verge / roof edge. 

f) The outermost windows in dormer extensions should be positioned at 
the extremities of the dormer. Slated or other forms of solid panel will 
not normally be acceptable in these locations. In the exception to this 
situation, a dormer on a semi-detached house may have a solid panel 
adjacent to the common boundary when there is the possibility that the 
other half of the house may eventually be similarly extended in the 
forseeable future. In this case the first part of the extension should be 
so designed as to ensure that the completed extension will eventually 
read as a single entity; 

g) There should be more glazing than solid on the face of any dormer 
extension. 

h) Box dormer extensions should generally have a horizontal proportion. 
This need not apply however, to flat roofed individual dormer windows 
which are fully glazed on the front; 
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i) Finishes should match those of the original building and wherever 
possible the window proportion and arrangement should echo those on 
the floor below: 

j) The design of any new dormer extension should take account of the 
design of any adjoining dormer extension. 

Flat roofed dormers on more traditional hipped roof house (Dormers should 
not breach hips. A pitched roof on this kind of dormer greatly increases its 
bulk). Extending roof to the gable on one side only is best avoided. 
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� ROOFLIGHTS 

The installation of rooflights is a simple and cost effective method of allowing 
additional natural light and ventilation into an attic or roofspace. An excessive 
use of these rooflights can however, create visual clutter on a roof. Planning 
Permission is required for the installation of such rooflights on buildings in 
conservation areas and Listed Building Consent is required for proposals 
involving alteration of a listed building. When considering the installation of a 
rooflight, account should be taken of the following:-

a) A rooflight provides considerably more light than a normal vertical 
window of the same dimension. Many rooflights installed are 
consequently, larger and more numerous than is really necessary. In a 
roofspace used only for storage, the smallest rooflight will generally be 
adequate; 

b) Rooflights should have a conspicously vertical proportion. Seen from 
ground level, the foreshortening effect will tend to reduce the apparent 
height of the window, giving it a more squat appearance; 

c) On older buildings, and particularly on listed buildings and buildings in 
conservation areas, a 'heritage' type of rooflight will be expected. This 
is of particular importance on public elevations Even the addition of a 
central glazing bar to a rooflight can provide a more authentic 
appearance in such instances; 

d) Large timber or cast iron rooflights divided into several sections were 
frequently provided above stairwells. It is not ideal to replace these with 
a single-pane modern rooflight. If the original rooflight cannot be 
repaired, aluminum or steel patent glazing is a more satisfactory 
option; and 
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e) For rooflights fitted into slated roofs, manufacturers can provide a 
special flashing with their rooflights to keep the projection of the 
rooflight above the plane of the slates to a minimum. 

f) There are available metal roof windows which have an authentic 
traditional appearance whilst meeting current standards for insulation 
and draught exclusion. 
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� OTHER FORMS OF DORMER WINDOW AND ROOF EXTENSION 

Hipped roof extensions 
Modifying only one half of a hipped 
roof is likely to result in the roof having 
an unbalanced appearance. The 
practice of extending a hipped roof on 
one half of a pair of semi-detached 
houses to terminate at a raised gable 
will not generally be accepted unless; 

� The other half of the building 
has already been altered in this 
way; or

� Such a proposal would not, as a 
result of the existing streetscape and character of the buildings therein, 
result in any adverse impact on the character or visual amenity of the 
wider area. 

Half dormer windows 
Half dormer windows have the lower part of the window 
within the masonry wall, with the part in the roof space 
surrounded by masonry or timberwork. This type of 
window is usually quite narrow, vertical in proportion, and 
is appropriate when the floor is below the wall-head level. 

Wall-head gables 
A wall-head gable commonly has a centre window, with 
flues passing each side within the masonry to a common 
central chimney. It would be essential for any such feature to be constructed 
in the same material as the wall below. (Both half dormer window and wall-
head gables have a strong visual impact which could substantially alter the 
character of a building. They are therefore, unlikely to be acceptable on listed 
buildings, but might be accepted in conservation areas or on other older 
buildings of a traditional character.) 

Mansard Roofs 
Mansard roofs are a common, even a 
somewhat overused method of obtaining 
additional attic floorspace having standard 
headroom overall. Mansard roofs tend to have 
a top heavy appearance on buildings which 
have only a single storey of masonry, and 
should be restricted to buildings of two or more 
masonry storeys. They will not normally be 
acceptable in semi-detached or terraced 
situations unless all the other properties in the 
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group are to be similarly altered at the same time. In effect, few situations will 
arise where an existing roof can readily be converted to a mansard roof. 

On the occasions when a mansard roof solution is acceptable, considerable 
attention to detail is required to ensure that the altered roof is visually 
authentic. The following points should be observed: 

a) There should be no fascia at the eaves, nor should the mansard project 
forward of the masonry line; 

b) The mansard should be taken down to either a concealed lead gutter 
behind a masonry parapet, or to an "ogee" or half round cast iron gutter 
in line with the face of the masonry; 

c) The gables of the building should be extended up in the same material 
as the original gables, and should terminate at a masonry skew in the 
same profile as the mansard roof. It will not normally be acceptable to 
return the mansard roof across the gable with hipped corners; 

d) The lower slope of the roof should be inclined at no greater than 75° to
the horizontal. 

� OTHER DOMESTIC ALTERATIONS 

Replacement Windows and Doors 
Windows and doors are important features of a building that contribute greatly to 
the character of the building and of the street in which the building stands. They 
are also increasingly subject to alteration or replacement. Householders are 
referred to the council’s Supplementary Guidance entitled ‘Guidance on the 
Repair and Replacement of Windows and Doors’.

Satellite Dishes 
In all cases, microwave antennas should, as far as is practicable, be sited so 
as to minimise their visual impact and effect on the external appearance of a 
building. The cumulative effects of such seemingly minor additions can be 
significant, particularly within conservation areas and where installed on listed 
buildings. Permitted development rights exist for the installation of satellite 
dishes on dwellinghouses outwith Conservation Areas, provided any dish 
installed would not project more than 1m from the outer surface of an external 
wall, roof plane, roof ridge or chimney of the dwellinghouse. 

For buildings containing flats, satellite dishes may only be installed without 
planning permission where the site; 

1. Lies outwith any Conservation Area 
2. Is not within the curtilage of a Listed Building 
3. Would not protrude more than 1m from the outer surface of any 

wall, roof place, roof ridge or chimney. 
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Where planning permission is required for such works, the Council’s duties in 
relation to listed buildings and conservation areas will be of relevance. 
Householders should also be aware that, irrespective of the Permitted 
Development rights set out above, a separate application for Listed Building 
Consent is likely to be required where installation is proposed within the 
curtilage of a listed building. 

Decking 
Homeowners are often unaware that the formation of decking may require 
planning permission. It is therefore important to discuss any such proposals 
with the planning authority at an early stage to determine what consents may 
be necessary and to identify any potential issues with a proposal. The 
formation of decking will require planning permission in the following 
instances; 

� Any part of the deck would be forward of a wall forming part of the 
principal elevation, or side elevation where that elevation fronts a road; 

� The floor level of any deck or platform would exceed 0.5m in height; 

� The combined height of the deck and any wall, fence, handrail or other 
structure attached to it, would exceed 2.5m; 

� If located within a Conservation Area or within the curtilage of a Listed 
Building, the deck or platform would have a footprint exceeding 4 
square metres 

Raised decking can in many cases provide a desirable outdoor amenity 
space, but the impact upon adjacent properties should be given careful 
consideration. The raised surface of a deck may result in overlooking into 
neighbouring gardens and a consequent loss of privacy. Equally, enclosing 
raised decks with additional fencing can result in neighbours being faced with 
excessively tall boundary enclosures which can affect light in neighbouring 
gardens. 

The following guidelines will be relevant to the assessment of proposals 
involving raised decking areas; 

a) Proposals should not result in an unacceptable loss of privacy for 
neighbouring residents. 

b) Proposals should not result in an adverse impact upon the amenity of 
adjacent dwellings, including both internal accommodation and external 
private amenity space. 

c) There will be a presumption against the formation of decking to the 
front of any property, or on any other prominent elevation where such 
works would adversely affect the visual amenity of the street scene. 
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Fences, Walls and Other Boundary Enclosures 
Boundary enclosures such as fences, gates and walls may not require 
planning permission, due to the permitted development rights which exist. 

a) Planning permission will always be required for such works to a listed 
building, or within the curtilage of a listed building. 

b) Planning permission will always be required for such works within a 
Conservation Area. 

c) Conservation Area Consent may be necessary for the demolition of 
boundary walls with conservation areas. 

d) In all instances, the scale and form of boundary enclosures should be 
appropriate to their context and should not detract from the street 
scene as a result of inappropriate visual impact. 

e) In all instances, proposals for boundary enclosures should not result in 
an unacceptable impact upon the amenity of neighbouring dwellings. 

Driveways 
The Council’s Supplementary Guidance on ‘Transport and Accessibility’ 
provides guidance on situations where planning permission will be required 
for such works. This guidance also sets out criteria by which applications for 
parking areas in Conservation Areas and within the curtilage of Listed 
Buildings will be assessed. 

Planning permission will be required in the following circumstances; 

� The property is a flat; 
� Construction work involves over 0.5 metres of earthworks (excavation 

or raising of ground level); 
� The verge to the footway has grass over 2.5 metres wide; 
� The driveway accesses on to a classified road; 
� The property is a listed building or is situated in a conservation area. 

Permission will not be granted for a driveway across an amenity area or 
roadside verge unless it would have no detrimental impact in road safety and 
would have no adverse effect on the amenity of the area (e.g. involves the 
loss of mature or semi-mature trees). 

For more detailed guidance on proposals involving the formation of a 
driveway, please consult sections 8 and 9 of the Council’s ‘Transport and 
Accessibility’ Supplementary Guidance. 

Microrenewables 
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The term ‘micro-renewables’ refers to all forms of domestic micro-generation 
utilising a renewable form of energy. These come in a number of forms, and 
are increasingly common as the relevant technology evolves and becomes 
more widely available, efficient, and reliable. 

The planning authority aims to encourage the use of micro-renewable 
technologies within the curtilage of domestic dwellinghouses. Careful 
consideration is required in relation to their positioning, however, in order to 
avoid undue prominence within the street scene, particularly within 
conservation areas and where proposals may affect the setting of a listed 
building. Installation of such equipment can in many cases be carried out by 
virtue of Permitted Development rights, which allow for improvements and 
alterations to dwellinghouses and other works within the curtilage of a 
dwellinghouse, provided the site is located outwith any designated 
Conservation Area and does not involve works within the curtilage of a Listed 
Building. At present there are no permitted development rights available for 
domestic microgeneration via the installation of wind turbines on a 
dwellinghouse. In most circumstances, planning permission will be required 
for the installation of wind turbines elsewhere within the curtilage of a 
domestic property. 

� CHANGE OF USE FROM AMENITY SPACE TO GARDEN GROUND 

Amenity space and landscaping are valued assets within residential areas. 
They are common features in most housing developments and are provided 
for a number of reasons including –  

� to improve the appearance of the area; 

� to provide wildlife habitats, enhance ecology and often form part of 
sustainable urban drainage systems; 

� to act as pedestrian routes through developments; 

� to provide informal recreation areas; 

� to provide good safety standards for drivers, cyclists and pedestrians in 
terms of road verges or visibility splays. 

Many homeowners seek to purchase areas of such land from either the 
Council or a housing developer to enlarge their own gardens. In all 
circumstances this requires planning permission for a change of use from 
amenity ground to garden ground. 

Prior to submitting a planning application it is advisable to contact the 
landowner to see if they would be willing to sell the particular piece of land. In 
the case of the Council land you should contact –  

Asset Management 
Enterprise, Planning and Infrastructure  
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Business Hub 10  
Second Floor South   
Marischal College   
Broad Street 
AB10 1AB  

It is also advisable to contact Planning and Sustainable Development prior to 
submitting your application for planning advice on acceptability of your proposal. 

Planning applications will be assessed in the context of Policy H1 (Residential 
Areas) of the Aberdeen Local Development Plan which states that proposals 
for householder development will only be approved if they do not result in the 
loss of valuable open space. Each planning application for change of use is 
dealt with on its own individual merits, however in considering whether an 

application is acceptable the Council will assess the proposal against the 
following criteria –   

� The proposal should not adversely affect amenity space which makes 
a worthwhile contribution to the character and amenity of the area or 
contains mature trees that make a significant contribution to the visual 
amenity of the wider neighbourhood. In most circumstances the 
amenity ground will make a contribution, however sometimes small 
incidental areas of ground make little contribution to the appearance of 
the neighbourhood. For instance it may be acceptable to include within 
garden ground secluded areas that are not visible from footpaths or 
roads and that do not make a contribution to the wider visual amenity 
of the area. Similarly it may be acceptable to include small corners of 
space that can be logically incorporated into garden ground by 
continuing existing fence lines. 

� The proposal should not fragment or, if replicated, be likely to 
incrementally erode larger areas of public open space or landscaping. 

� The proposal should not worsen or create a deficiency in recreational 
public open space in the area. The less amenity space there is in an 
area the more value is likely to be placed on the existing amenity 
space. The Open Space Audit identifies areas of the city where there is 
a deficiency and should this be the case there will be a presumption 
against the granting of planning permission. 

� The proposal should not result in any loss of visual amenity including 
incorporating established landscaping features such as mature trees or 
trees that make a significant contribution to the area. It is unlikely the 
Council would support the incorporation and likely loss of such 
features, however in circumstances where it is acceptable replacement 
planting to compensate will normally be required. 

� The proposal should not result in an irregular boundary layout that 
would be out of keeping with the otherwise uniform character of the 
area. 
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� The proposal should not result in the narrowing of footpath corridors or 
lead to a loss of important views along such footpaths, making them 
less inviting or safe to use. 

� The proposal should not prejudice road or pedestrian safety. Areas of 
amenity space often function as visibility splays for roads and junctions. 

� The proposal should not give rise to the setting of a precedent that 
would make it difficult to resist similar proposals in the future. Over time 
the cumulative impact of the loss of separate areas of ground can lead 
to the gradual erosion of amenity space, which is not in the public 
interest and can affect the overall amenity and appearance of the area. 

� HOUSES IN MULTIPLE OCCUPATION (HMOs) 

Presently the term House in Multiple Occupation (HMO) is not one commonly 
associated with the planning system in Scotland. The term is not defined in 
planning legislation, though Scottish Government Circular 8/2009 does 
provide some advice on HMOs, suggesting that there may be a role for the 
planning system in managing HMOs where a material change in the use of a 
house or flat has taken place. Multiple occupancy can intensify pressure on 
amenity, particularly with regards to shared/mutual areas and car parking. It is 
therefore appropriate to ensure that appropriate provision is made prior to 
granting planning permission for an HMO. 

A useful starting point is to clearly identify what constitutes an HMO for the 
purposes of this Supplementary Guidance. The planning system defines 
‘dwellinghouse’ and ‘flat’ as detailed below; 

Flat “means a separate and self contained set of premises whether or not on 
the same floor and forming part of a building from some other part which it is 
divided horizontally.” Part 1 (2) Town and Country Planning (General 
Permitted Development) (Scotland) Order 1992) 

A house is defined within class 9 (houses) under the Town and Country 
Planning (Use Classes) (Scotland) Order 1997. This allows for use as; 

a) A house, other than a flat, whether or not as a sole or main residence, by-

(i) A single person or by people living together as a family; or 

(ii) Not more than 5 residents living together including a household  
where care is provided for residents 

b) as a bed and breakfast establishment or guesthouse, where at any one 
time not more than 2 bedrooms are, or in the case of premises having less 
than 4 bedrooms, 1 bedroom is, used for that purpose. 

24 

Householder Development Guide  

Page 146



This means that, where more than 5 persons are living together, other than as 
a family, the premises would not fall within the definition of a ‘dwellinghouse’ 
for planning purposes. It is reasonable to use this same threshold as the point 
at which a material change in the use of premises has occurred, and an 
application for change of use to form an HMO would be necessary. 

Where flats are concerned, planning legislation does not specify any number 
of residents above which premises will not longer be considered a ‘flat’ for 
planning purposes. Given the potential for increased pressure on amenity, 
particularly in shared/mutual areas and car parking, it is necessary for this 
guidance to set a threshold above which use will no longer be considered as a 
‘flat’. HMOs account for a significant proportion of the available rental 
accommodation in Aberdeen, and are particularly important in supporting the 
City’s sizeable student population. In setting a threshold above which planning 
permission will be necessary, it is noted that any number of people may live 
together in a single property, provided they are part of the same family unit. 
Taking this into account, it is considered that 6 or more unrelated people living 
together in a flat would be materially different from family use. This will be the 
threshold used for the purposes of this guidance. 

Planning permission will be required for change of use to a House in Multiple 
Occupation in the following instances; 

1. The occupation of a house by 6 or more unrelated persons 

2. The occupation of a flat by 6 or more unrelated persons 

It is important to note that separate licensing requirements exist for the 
establishment of an HMO, irrespective of the planning-specific guidance set 
out in this document. The granting of planning permission does not remove 
any requirement to obtain the appropriate licence and vice versa. 
Furthermore, success in obtaining planning permission for use of premises as 
an HMO does not guarantee a successful license application. It should be 
noted that, while the term ‘HMO’ is common to both systems, it has a different 
meaning depending on the context in which it is used. For licensing purposes, 
an HMO is defined as any house or flat which is the principal residence of 
three or more people who are members of three or more families. 

This guidance is intended to set the thresholds at which a house or flat will no 
longer be considered to be in domestic use and will be treated as a House in 
Multiple Occupation for planning purposes. Having identified where such 
changes of use take place, it is then necessary to set out the factors which will 
be considered in assessing any such application. 
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Proposals involving formation of an HMO as defined in this guidance will be 
assessed with regard to matters including, but not limited to, the following; 

1. Any adverse impact upon pedestrian or road traffic safety as a result of 
increased pressure on car parking; 

2. Significantly adverse impact upon residential amenity for any reason. 
This may include, but not be limited to, adequate provision of refuse 
storage space, appropriate provision of garden ground/amenity space, 
and an appropriate level of car parking. 

3. An excessive concentration of HMOs in a given locality, cumulatively 
resulting in a material change in the character of that area. This will be 
assessed in consultation with the Council’s HMO Unit within the 
Housing & Environment service, who hold relevant information on the 
location of existing licensed HMO properties. 

Where it is not practicable for dedicated car parking to be provided alongside 
the development, a proposal must not exacerbate existing parking problems 
in the local area. 
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APPENDIX A: GLOSSARY OF TERMS 

Amenity - The attributes which create and influence the quality of life of 
individuals or communities. 

Amenity space - Areas of open space such as gardens, balconies and roof 
terraces. 

Article 4 direction – Some types of development do not need planning 
permission by virtue of permitted development rights.  An Article 4 Direction is 
an order made by Scottish Ministers which suspends (for specified types of 
development) the general permission granted under the Town and Country 
(General Permitted Development) (Scotland) Order 1992 (as amended), 
thereby removing permitted development rights. 

Bay window - a window or series of windows forming a bay in a room and 
projecting outward from the wall externally 

Boundary enclosure – Boundary treatment such as a fence, wall, hedge, 
ditch or other physical feature which demonstrates the edges of a site or 
otherwise encloses parts of that site 

Building line - The line formed by the frontages of buildings along a street. 
For the purposes of this guidance, this shall not generally include elements 
such as the front of any porches, canopies, garages or bay windows. 

Common boundary – A boundary which is shared by residential properties 
on either side 

Conditions – Planning conditions are applied to the grant of planning 
permission and limit and control the way in which a planning consent may be 
implemented. Such conditions can require works to be carried out in a certain 
way (e.g. restriction on opening hours or adherence to an approved tree 
management plan) or can require submission of further information in order to 
demonstrate the suitability of technical details (e.g. drainage or landscaping 
schemes for a new development) 

Conservation Area – Conservation Areas are areas of special architectural 
or historical interest, the character or appearance of which it is desirable to 
preserve or enhance. Such areas are designated by the local planning 
authority. Details of the Conservation Areas in Aberdeen can be found on the 
Council’s website, www.aberdeencity.gov.uk. 

Conservation Area Consent – Conservation Area Consent is required for 
proposals which involve the whole or substantial demolition of any unlisted 
building or structure in a Conservation Area. Conservation Area Consent is 
not required for the demolition of a building which has a volume of less then 
115 cubic metres, or for the partial demolition of a building, or for minor 
alterations to gates, walls and fences within a Conservation Area. Demolition 
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works may, however, require planning permission, and so confirmation should 
be sought from the planning authority. 

Curtilage - The land around, and belonging to, a house. 

Daylight – Diffuse level of background light, distinct from direct sunlight 

Development Plan – The “Development Plan” is a term used to incorporate 
both the current Local Plan/Local Development Plan and the current Structure 
Plan/Strategic Development Plan. 

Dormer Window – Dormer windows are a means of creating useable space 
in the roof of a building by providing additional headroom. 

Dwellinghouse – For the purposes of this guidance, the term “dwellinghouse” 
does not include a building containing one or more flats, or a flat contained 
within such a building 

Fenestration - The arrangement of the windows in a building. 

Gable - The part of a wall that encloses the end of a pitched roof. 

Habitable rooms - Includes bedrooms and living rooms, but does not include 
bathrooms, utility rooms, WCs or kitchens when not accompanied by dining 
facilities. 

Haffit – The sides or ‘cheeks’ of a dormer window. 

Hipped Roof – A four-sided roof having sloping ends as well as sloping sides 

Listed Building – Working on behalf of Scottish Ministers, Historic Scotland 
inspectors identify buildings which are worthy of statutory protection. These 
are ‘Listed Buildings’. The criteria by which the Scottish Ministers define the 
necessary quality and character under the relevant legislation are broadly; 
Age and Rarity; Architectural Interest; and Close Historical Association   

Listed building Consent – Listed Building Consent is obtained through an 
application process which is separate from, but runs parallel to, that by which 
planning permission is obtained. This separate regulatory mechanism allows 
planning authorities to ensure that changes to listed buildings are appropriate 
and sympathetic to the character of the building. Listed Building Consent must 
be obtained from the planning authority if you wish to demolish, alter or 
extend, either internally or externally, a listed building. 

Mansard Roof – A four-sided roof having a double slope on all sides, with the 
lower slope much steeper than the upper. 

Material Consideration - Any issue which relates to the use and 
development of land and is relevant to the planning process. 
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Permitted Development - an aspect of the planning system which allows 
people to undertake specified forms of minor development under a deemed 
grant of planning permission, therefore removing the need to submit a 
planning application. 

Piended – scots term for hipped (pronounced peended) 

Planning Authority – This is the term given to the Council in its role 
exercising statutory functions under Planning legislation. Authorities have 
three main planning duties: Development Management (assessing and 
determining planning applications); Development Planning (preparing, 
updating and monitoring the authority’s Local Plan/Local Development Plan); 
and Enforcement (seeking to investigate and resolve breaches of planning 
control) 

Porch - A covered shelter projecting in front of the entrance of a building. 

Roads Authority - This is the term given to the Council in its role exercising 
statutory functions under Roads legislation. Where trunk roads are concerned, 
Transport Scotland is the relevant roads authority. 

Sunlight – The sun’s direct rays, as opposed to the background level of 
daylight 

Supplementary Guidance – Supplementary Guidance is prepared by the 
planning authority in support of its Local Plan/Local Development Plan. These 
documents are generally intended to provide greater detail or more specific 
and focused guidance than might be practicable within the Plan itself. 

Tabling – A raised horizontal surface or continuous band on an exterior wall; 
a stringcourse 

Tree Preservation Order – The planning authority has the powers to make 
Tree Preservation Orders if it appears to them to be a) expedient in the 
interest of amenity and/or b) that the trees, groups of trees or woodlands are 
of a cultural or historical significance. The authority has duties to a) make 
such TPOs as appear to the authority to be necessary with any grant of 
planning permission; and b) from time to time to review any TPO and consider 
whether it is requisite to vary or revoke the TPO. 

Wallhead – The uppermost section of an external wall. 
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APPENDIX B: APPLICATION CHECKLIST GUIDE ��

Have you discussed the proposed works with your neighbours? 

Is planning permission required? Remember, some works can be 
carried out as ‘Permitted Development’ 

Is any other form of consent required for the works? 

Have you considered the appointment of an architect, planning 
consultant or other agent to act on your behalf? Though not 
mandatory, this can be worthwhile as agents will be familiar with the 
planning system and should be able to provide the drawings and 
supporting information to the necessary standards. 

Will any supporting information be necessary to enable the 
planning authority to make a full assessment of issues relevant 
to the proposal? For example, are there trees or protected species 
within the site? 

Is the building a Listed Building or within a Conservation Area? If
so, it is recommended that advice is sought from the planning 
authority prior to submission in order to gauge the potential impact on 
these designations. 

Have you considered your proposal in relation to the guidance 
contained within the Householder Development Guide? Any 
proposal for householder development will be assessed against this 
Supplementary Guidance 

Is the proposed design consistent with the character of the 
property and the surrounding area? 

Would the development proposed result in any significant 
adverse impact on your neighbours in terms of loss of light, 
overshadowing and/or privacy? 

Would the proposed development result in an insufficient 
provision of amenity space/private garden? 

Have any changes to access and/or parking requirements been 
discussed with the Council in its role as Roads Authority? 
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APPENDIX C: DAYLIGHT AND SUNLIGHT 

Daylight 

It is appropriate to expect that new development will not adversely affect the 
daylighting of existing development. Residents should reasonably be able to 
expect good levels of daylighting within existing and proposed residential 
property. 

A useful tool in assessing the potential impact of proposed development upon 
existing dwellings is the BRE Information Paper on ‘Site Layout Planning for 
Daylight’. This document sets out techniques which can be applied as a 
means of assessing the impact of new development upon daylighting. These 
techniques should only be applied to “habitable rooms”, which for the 
purposes of this guidance shall mean all rooms designed for living, eating or 
sleeping eg. lounges, bedrooms and dining rooms/areas. Kitchens without 
dining areas are not considered as habitable rooms. 

For domestic extensions which adjoin the front or rear of a house, the 45°
method will be applied in situations where the nearest side of the extension is 

perpendicular (at right-angles to) the window to be assessed. The 45° method 
is not valid for windows which directly face the proposed extension, or for 
buildings or extensions proposed opposite the window to be assessed. In 

such instances, the 25° method, also detailed below, may be appropriate. 

It should be noted that these guidelines can only reasonably be applied to 
those buildings which themselves are good neighbours, standing a 
reasonable distance from the boundary and taking only their fair share of light. 
Existing windows which do not meet these criteria cannot normally expect the 
full level of protection. It is important to note that these tools will be used as 
and when the planning authority deems it appropriate due to a potential 
impact on daylight to an existing dwelling. The results of the relevant 
daylighting assessment will be a material consideration in the determination of 
an application, and should not be viewed in isolation as the sole determining 
factor.  

The 45° Method for daylight 
This method involves drawing 45° lines from the corner of a proposed building 
or extension in both plan and section views. If the shape formed by both of 
these lines would enclose the centre point of a window on an adjacent 
property, the daylighting to that window will be adversely affected. 
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DIAGRAM 1: 45° METHOD 
The line drawn at 45° would pass through the mid-point of the window on 
elevation drawing, but not on the plan. This extension would therefore satisfy 
the 45° method for daylighting assessment. Were the proposal to fail on both 
diagrams, it is likely there would be an adverse affect on daylight to the 
adjacent window of the neighbouring property. 

Fig A: Elevation view 

Fig B: Plan view 

The 25° Method 
The 25° method should be applied in situations where existing windows would 
directly face the proposed building or extension. Firstly, a section should be 
drawn, taken from a view at right angles to the direction faced by the windows 
in question. On this section, a line should be drawn from the mid-point of the 
lowest window, 25° to the horizontal, towards the obstructing building or 
extension. If the proposed building or extension is entirely below this line, it is 
unlikely to have a substantial effect on the diffuse daylighting of the existing 
building. Where the 25 degree approach is not satisfied, it will be for the 
planning authority to make a judgement on the degree of impact upon an 
adjacent dwelling. 
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DIAGRAM 2: 25° METHOD  

Fig A: Proposed extension may result in loss of daylight to adjacent window of a 
habitable room 

Fig B: Proposed extension would not result in loss of daylight to adjacent window of a 
habitable room 

Both diagrams show line drawn from mid-point of affected window, at 25° to 
the horizontal. 

Sunlight 
In many instances, extensions to residential property will have at least some 
effect on the level of direct sunlight which falls on adjacent land or buildings. 
Where such overshadowing is excessive, substantial areas of land or 
buildings may be in shade for large parts of the day, resulting in a significant 
impact on the level of amenity enjoyed by residents. It is therefore helpful to 
have some means by which an assessment of any potential overshadowing 
can be made. 

The method used involves drawing a 
line at 45 degrees to the horizontal. 
This line will begin at a point above 
ground level on the relevant 
boundary. The height above ground 
level will be determined by the 
orientation of the proposed building 
or structure relative to the affected 
space, as shown in the table 
opposite; 

Orientation of 
extension relative 
to affected space 

Height from which 
45 degree line 
should be taken 

N 4m

NE 3.5m 

E 2.8m 

SE 2.3m 

S 2m

SW 2m

W 2.4m 

NW 3.3m 
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This method is intended as a tool to assist case officers in their assessment of 
potential overshadowing, and it is important that this be applied sensibly and 
with due regard for the context of a particular site. Where a proposal is not 
able to satisfy the requirements of the relevant test, it will then be appropriate 
for officers to consider other factors relevant to the likely impact on amenity. 
These will include, but will not be limited to: the proportion of amenity 
space/garden affected; the position of the overshadowed area relative to 
windows (of habitable rooms) of an adjacent property; and the nature of the 
space affected (e.g. overshadowed driveway). 

Example 1: In this example (right), the 
proposed extension would be located 
to the East of the neighbouring garden 
ground. A point 2.8m above ground 
level, on the site boundary, is found. 
From this point, a line is drawn at 45 
degrees to the horizontal. 

The diagram in Example 1 shows that 
the line drawn would not strike any 
part of the proposed extension, and 
therefore for the purposes of this test 
there would be no adverse affect on 
sunlight to the neighbouring garden. 

Example 2: In this second example 
(left), the proposed extension would be 
constructed to the south of the 
adjacent garden ground. The same 
process is followed, but in this instance 
the line is drawn from a point 2m 
above ground level. 

As the first diagram shows, the 
proposed extension would intersect the 
45 degree line drawn. This suggests 
that there would be an area of adverse 
overshadowing in the neighbouring 
garden as a result of this proposal. 

The second diagram demonstrates the 
area of adjacent garden ground which 
would be affected in plan view. This 
allows the case officer to make an 
assessment of the proportion of 
garden affected relative to the total 
useable garden area. As mentioned 
previously, the nature of the affected 
area will also be of relevance in 
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determining whether there is justification in allowing a proposal which does 
not satisfy the 45 degree test for sunlight. There will be instances where 
proposals will be approved on this basis. 

Appendix D: Privacy 

New development should not result in significant adverse impact upon the 
privacy afforded to neighbouring residents, both within dwellings and in any 
private garden ground/amenity space. What constitutes an acceptable level of 
privacy will depend on a number of factors. The purpose of this guide is not to 
create a rigid standard which must be applied in all instances, but rather to set 
out the criteria which will be taken into account in determining the impact of a 
particular development. 

It is common practice for new-build residential development to ensure a 
separation distance of 18m between windows where dwellings would be 
directly opposite one another. Given the application of this distance in 
designing the layout of new residential development, it would appear 
unreasonable to then apply this to residential extensions to those same 
properties. 

Assessment of privacy within adjacent dwellings will therefore focus upon the 
context of a particular development site, taking into account the following 
factors:  

� existing window-to-window distances and those characteristic of the 
surrounding area; 

� any existing screening between the respective windows; 
� appropriate additional screening proposed 
� respective site levels 
� the nature of the respective rooms (i.e. are windows to habitable 

rooms); and  
� orientation of the respective buildings and windows. 

Any windows at a distance of 18m or more will not be considered to be 
adversely affected through loss of privacy. At lesser distances, the factors 
stated above will be considered in order to determine the likely degree of 
impact on privacy. For the purposes of this guidance, habitable rooms 
constitute all rooms designed for living, eating or sleeping eg. lounges, 
bedrooms and dining rooms/areas. 

Any windows to habitable rooms should not look out directly over, or down 
into, areas used as private amenity space by residents of adjoining dwellings. 
In these circumstances the windows of non-habitable rooms should be fitted 
with obscure glass. 

The addition of balconies to existing residential dwellings will require careful 
consideration of their potential impact upon privacy. Such additions, if poorly 
considered, can result in significant overlooking into adjacent gardens. Any 
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proposed balcony which would result in direct overlooking of the private 
garden/amenity space of a neighbouring dwelling, to the detriment of 
neighbours’ privacy, will not be supported by the planning authority. 
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