
 

 
 

 

 
To: Councillor Milne, Convener; and Councillors Boulton, Donnelly, Jaffrey and Stuart 

 

 
Town House, 

ABERDEEN, 27 January 2015 
 
 

LOCAL REVIEW BODY OF ABERDEEN CITY COUNCIL 

 

 The Members of the LOCAL REVIEW BODY OF ABERDEEN CITY COUNCIL are 
requested to meet in Committee Room 5 - Town House on WEDNESDAY, 4 FEBRUARY 

2015 at 10.00 am. 
 

  

 
JANE G. MACEACHRAN 
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B U S I N E S S 

 

1 Procedure Notice  (Pages 1 - 2) 
 

 COPIES OF THE RELEVANT PLANS / DRAWINGS ARE AVAILABLE FOR 

INSPECTION IN ADVANCE OF THE MEETING AND WILL BE DISPLAYED AT 

THE MEETING 

 

 TO REVIEW THE DECISION OF THE APPOINTED OFFICER TO REFUSE THE 

FOLLOWING APPLICATIONS 

 

2 42 Albyn Place, Aberdeen - Alterations and extension to form new office 
accommodation - 140365   
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Signed (authorised Officer(s)): 
 
 

 

 

 

 

 

 

 

 

 

 
 

  

 

 

 

 

 

42 ALBYN PLACE, ABERDEEN 
 
ALTERATIONS AND EXTENSION TO 
FORM NEW OFFICE ACCOMMODATION     
 
For: Quantum Claims 
 
Application Type : Detailed Planning 
Permission 
Application Ref. :  P140365 
Application Date : 14/03/2014 
Advert   : Section 60/65 - Dev aff 
LB/CA 
Advertised on : 02/04/2014 
Officer   : Garfield Prentice 
Creation Date : 14 November 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 located on the south side of Albyn Place, close to its junction with 
Queen’s Cross and comprises a detached 1½ storey, plus basement, granite 
building. The front elevation is quite ornate with granite portico and granite faced 
dormers. The premises ground floor and basement level are currently used for 
offices, occupied by a company known as Broad Cairn, while the first floor is a 
residential flat. The rear garden contains four significant trees (Sycamore, 
Cherry, Copper Beech and Western Hemlock), three of which are located 
approximately midway between the building and the rear double garage (which 
abuts St. Swithin Row), the other being adjacent to the garage. The garage has a 
mansard roof with rooflights on the elevation facing the lane. There is a large tree 
at the front of the property, close to the front boundary. Informal car parking is 
available at the front of the property. 
 
The site located within the Albyn Place and Rubislaw Conservation Area. To the 
west of the site is a rather ornate 2½ storey listed building currently occupied by 
Clydesdale Bank, while to the east is a 1½ storey office building occupied by 
Scottish Enterprise. Both properties have been extended, by 2 storey and single 
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storey extensions respectively. Adjacent to the garage at the rear is a residential 
property fronting on to St. Swithin Row. 
 
RELEVANT HISTORY 
 
None that is relevant to the consideration of this proposal. 
 
PROPOSAL 
 
Detailed planning permission is sought for the construction of a 3 storey 
extension to the rear of the building and the conversion of the first floor 
residential flat to provide additional office accommodation. The proposed 
extension would measure approximately 21.5 metres long by 12.5 metres and 
would attain a height of 9.5 metres. It would be of contemporary design and 
finished mostly in glass curtain walling on the side and rear elevations. Some 
areas of timber effect cladding and Chinese granite are also proposed. Grey K-
Rend render and grey cladding panels are proposed on the north elevation. The 
link section between to the existing building and the new office accommodation 
would also be 3 storeys high (plus basement level) and would include toilet 
facilities and stairs to all floors. 
 
It is proposed to provide a car parking area comprising 8 parking spaces within 
the rear part of the site, with motorcycle and cycle parking being within an 
existing garage located close to the rear lane. That garage would also be altered 
to permit access through it to the parking area. It is also proposed to alter the 
parking area at the front of the building. A semi-circular driveway and 5 parking 
spaces would be formed. No details of surface materials for the two parking 
areas and driveway have been provided.  
 
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.=140365 

On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
 
Tree Reports by Astell Associates and Enviro Centre 
Design and Access Statement 
 
CONSULTATIONS 
 
Roads ProjectsTeam – In accordance with the current parking standards, the 
applicant should provide 1 parking space per 50sqm gross floor area (GFA). The 
proposed site could provide up to 28 parking spaces. It is noted that the applicant 
proposes to provide 18 parking spaces, a shortfall of 10 spaces. The 
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development is located with a controlled parking zone with pay and display 
parking facilities. Although the parking would be below the allowable level, given 
the site’s good accessibility to public transport and proximity to the city centre, 
the shortfall in parking is acceptable. However, to mitigate the potential for 
additional parking pressure in the area it is requested that planning approval is 
conditional on the provision of measures to promote sustainable access to the 
development. As a minimum these should include the promotion of public 
transport and the city car club. 
The applicant should provide 1 cycle parking space per 300sqm and 1 
motorcycle parking space per 1,000sqm of GFA. Accordingly, at least 5 cycle 
spaces and 1 motorcycle space should be provided. The parking should be 
secure and shower and changing facilities should be provided for use by staff. 
The disabled parking bay should be relocated to the front of the premises. 
As the proposal is below the thresholds, no contribution will be required to the 
Strategic Transport Fund. 
One point of access with restricted width would not be suitable at this location 
and thus the western access should be retained and additional parking at this 
location should be relocated. 
The applicant should provide information about deliveries and refuse vehicles 
arrangements to the proposed site. 
A Drainage Impact Assessment in line with SUDS principles should be submitted.  
Environmental Health – No observations 
Communities, Housing and Infrastructure (Flooding) – No observations 
Community Council – No response received 
 
REPRESENTATIONS 
 
No letters of representation/objection/support have been received.  
 
PLANNING POLICY 
 
National Policy and Guidance 
 
Scottish Planning Policy (SPP) is the statement of Scottish Government policy on 
land use planning and includes the Scottish Government’s core principles for the 
operation of the planning system and concise subject planning policies. The 
subject planning policy relating to the historic environment is a relevant material 
consideration. 
 
Scottish Historic Environment Policy (SHEP) is a relevant material consideration.  
 
Aberdeen Local Development Plan 
 
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. 
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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. 
 
Policy BI3 – West End Offices 
In this area (shown on the Proposals Map), applications for change of use for 
office purposes will be given favourable consideration. 
 
Policy NE5 - Trees and Woodlands 
There is a presumption against all activities and development that will result in 
the loss of or damage to established trees and woodlands that contribute 
significantly to nature conservation, landscape character or local amenity, 
including ancient and semi-natural woodland which is irreplaceable. 
 
Proposed Aberdeen Local Development Plan 
The following policies substantively reiterate policies in the adopted local plan as 
summarised above:  
 
Policy D1 – Quality Placemaking by Design 
All development must ensure high standards of design and have a strong and 
distinctive sense of place which is a result of context appraisal, detailed planning, 
quality architecture, craftsmanship and materials. 
 
Policy D4 – Historic Environment 
The Council will protect, preserve and enhance the historic environment in line 
with Scottish Planning Policy, SHEP, its own Supplementary Guidance and 
Conservation Area Character Appraisals and Management Plan. It will assess 
the impact of proposed development and support high quality design that 
respects the character, appearance and setting of the historic environment and 
protects the special architectural or historic interest of its listed buildings, 
conservation areas, archaeology, scheduled monument, historic gardens and 
designed landscapes. 
 
Policy NE5 – Trees and Woodlands 
There is a presumption against all activities and development that will result in 
the loss of, or damage to, trees and woodlands that contribute to nature 
conservation, landscape character, local amenity or climate change adaptation 
and mitigation. 
 
The policy below has been changed significantly from Policy BI3 of the adopted 
local development plan in that it introduces new consideration relating to the size, 
scale and design of development proposals and how such proposals would affect 
the special historic and architectural character of the area. 
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Policy B3 - West End Office Area 
In the West End Office Area (as shown on the Proposals Map) proposals for 
change of use to office use or the expansion of existing office use will only be 
acceptable provided;  
a) the size, scale and design of development proposals respect the special 
historic and architectural character of the area and;  
b) the design meets all of the relevant criteria set out in the Historic Environment 
TAN, with regards to relationship to the existing building, context and 
modifications to existing extensions (see also the Design Policies). 
 
Other Relevant Material Considerations 
 
The Albyn Place/Rubislaw Conservation Area Appraisal is a relevant material 
consideration. 
 
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 

 
Policy BI3 – West End Offices 
Policy BI3 supports changes of use to office use. The majority of the property is 
currently used for that purpose. The conversion of the residential flats to office 
use is supported by the policy. However, the policy relates to changes of use and 
is not directly relevant to the consideration of extensions to buildings.  
 
Design and Scale of the Proposed Extension 
Whilst the property at 42 Albyn Place is not listed, there are a significant 
proportion of listed buildings in the surrounding area, including the adjacent 
building at 1 Queen’s Cross. The property remains mostly unaltered having not 
been extended. As such, the front and rear elevations have not changed from 
their original design and form. The buildings to either side of the site have been 
extended, 1 Queen’s Cross by a 2 storey extension and 41 Albyn Place by a 
single storey pitched roof extension. It is acknowledged, as highlighted in the 
applicant’s Design and Access Statement, that there is precedent for large rear 
extensions to properties in the surrounding area, these ranging from single storey 
to 3 storeys high. However, each planning application must be assessed and 
determined on its own merits, but with particular regard being paid to the specific 
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characteristics, scale and form of the original building and those immediately 
adjacent to it.  
 
Policy D1 of the local development plan seeks to ensure all development is 
designed with due consideration for its context and make a positive contribution 
to its setting. In this case, the original building is 1½ storey high on its Albyn 
Place frontage and 2 storeys on its rear elevation. The applicant acknowledges in 
the Design and Access Statement the importance of the building and the need to 
give careful consideration to the design of the proposal, stating ”Whilst the 
existing property is not listed, it is still a fine example of a detached granite villa, 
set back from the street with a dominant front façade, typical of Albyn Place. As 
such the site is of both historical and architectural merit, therefore careful 
consideration has been input into the design process”. Notwithstanding this 
statement, for the reasons explained below, insufficient analysis and 
consideration of the context and the impact on the historic environment has been 
given to the formulation of the proposal. 
 
The proposed extension, at 3 storeys high, would be out of keeping with the 
existing building in terms of its scale and massing and would have a very uneasy 
and incongruous relationship with the existing building. Although mostly hidden 
from view from Albyn Place, it would be partially visible from St. Swithin Street 
across the car parking of the adjacent property and thus its scale and massing 
would be clearly discernible from a public place. The extension would dominate 
and overwhelm the existing building, being of substantially larger massing and 
footprint than the existing property. Contrary to the applicant’s assertion in the 
Design and Access Statement, the proposal cannot reasonably or legitimately be 
described as being subservient to the existing building. The height, massing and 
detailing of the ‘link’ section and how it would connect to the existing building (i.e. 
above wallhead level) is wholly inappropriate and would have a detrimental 
impact on the appearance of the original building. Most of the extensions in the 
locality are linked to the existing buildings below wallhead level, this being a more 
satisfactory design solution. Where 3 storey extensions have been permitted on 
Albyn Place, they relate to considerably larger original buildings, generally 
substantial 2 or 2½ storey properties and where rear ground levels permit such 
an extension. 
 
Whilst the principle of contemporary design for extensions to properties in the 
conservation area is acceptable, in this case the failing of the proposal in terms of 
scale, massing and form are such that the proposal does not respect its context, 
nor would it make a positive contribution to character of the area. Rather, the 
proposal would have a negative impact, contrary to the terms of Policy D1 of the 
local development plan. Further, the scale and massing of the extension and its 
proximity to the adjacent property at 41 Albyn Place would be somewhat 
dominating and overwhelming for the occupants of that building. 
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Impact on the Character of the Conservation 
The site is located within the Albyn Place and Rubislaw Conservation Area. Albyn 
Place was originally built on the lands of Rubislaw, owned by James Skene who 
commissioned Archibald Elliot to prepare a scheme for Aberdeen based on the 
New Town in Edinburgh. Albyn Place is characterised as a wide tree lined 
avenue with large and distinguished detached granite villas set back from the 
road in their own substantial grounds. Many of the buildings are relatively plain 
with little ornate detail. The properties on the application site and the adjacent 
site (1 Queen’s Cross) are notable exceptions having quite ornate frontages. A 
large number of the buildings have been converted to office use with a 
substantial number being extended to the rear. Albyn Place and the eastern part 
of Queen’s Road, in particular, are characterised by this pattern of the 
development.  
 
SPP and SHEP seek to ensure that the character and appearance of 
conservations areas are preserved or enhanced. Indeed, there is statutory duty 
on planning authorities under section 64 of the Planning (Listed Buildings and 
Conservation Areas) (Scotland) Act 1997 for the desirability to preserve or 
enhance the character of conservation areas. The property remains mostly 
unaltered having not been extended. As such, the front and rear elevations have 
not changed from their original design and form. It is acknowledged that the 
existing character of the Albyn Place and Rubislaw Conservation Area is one of a 
substantial number of commercial premises, many of which have been altered 
and extended over time. For that reason, it is considered that, in principle, the 
property can be extended, provided such an extension would be of appropriate 
scale, massing, form, design and relationship to the existing and adjacent 
buildings. As noted above, the proposed extension, at 3 storeys high, would be 
out of keeping with the existing building in terms of its scale and massing and 
would have a very uneasy and incongruous relationship with the existing building. 
The proposal would not preserve the character or appearance of the 
conservation area and thus is contrary to SPP, SHEP and Policy D5 of the local 
development plan. 
 
The proposal would result in the loss of the majority of the rear garden and the 
loss of at least two of the four trees. The trees are protected by virtue of being 
within a conservation area. A 19 metre high Western Hemlock tree and a 9 metre 
high Cherry tree would be directly affected by the proposal. The Tree Report 
submitted by the applicant also indicates that a 13 metre high Sycamore tree 
next to the boundary should be felled. The loss of the trees would have localised 
impact on the character of the area, but would not significantly affect the overall 
character of the conservation area. Whilst, the loss of garden ground would have 
an adverse impact, the prevailing character of the surrounding area is one of 
significant areas of car parking to the rear of the majority of buildings. In that 
regard, the provision of car parking would not significantly impact on the 
character of the conservation area.  
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The alterations to the front parking area would have a small positive impact on 
the appearance and setting of the building. The current appearance of that area 
is less than ideal and detracts from the appearance of this part of the 
conservation area. Whilst, the new arrangements would improve the frontage, it 
would be at the cost of a significant area of hardstanding. 
 
Impact on the setting of the Adjacent Listed Building 
The property to the west of the application site is a Category B listed building, 
dating from 1865. It was listed in 1984. Currently in use by Clydesdale Bank, it 
was designed for George Washington Wilson, who was the first Photographer 
Royal. A 2 storey flat-roofed extension was added in the mid 1990s. The 
proposed extension at No. 42 would be located in close proximity to 1 Queen’s 
Cross and would be seen to sit behind that property when viewed from St. 
Swithin Street. It would be seen mostly in the context of the extension to 1 
Queen’s Cross, rather than the original building. It is considered the proposal 
would have only a limited impact on the setting of the listed building. 
 
Car parking, Access and Accessibility 
The proposal was revised to retain the two accesses off Albyn Place, as 
requested by the Roads Projects Team. A consequence of that revision is the 
number of car parking spaces has been reduced to 13 parking spaces. That level 
of car parking would be less than 50% of the maximum number of spaces 
allowable by the Council’s car parking standards. However, the site is located 
within a controlled parking zone with pay and display parking. This would 
discourage parking in the surrounding streets by occupants of the development. 
The site is close to the city centre and is accessible by public transport. For these 
reasons the proposed level of car parking would be acceptable. 
 
Impact on Residential Amenity 
The site backs on to St. Swithin Row beyond which are the residential properties 
fronting St. Swithin Street. Whilst the proposed extension would result in the 
building being closer to those properties the separation distance would be 
sufficient to ensure there would be no significant impact on the amenity of the 
residents. There would be no loss of privacy for residents and no impact on 
sunlight and daylight reaching the properties. The provision of car parking would 
have some impact on the residence immediately adjacent to the site due to the 
increase activity and disturbance arising from manoeuvring vehicles. However, 
the impact would be limited due to the presence of a boundary wall.  
 
Impact on Trees 
The proposal would result in the loss of two trees, a 19 metre high Western 
Hemlock tree and a 9 metre high Cherry tree would be directly affected by the 
proposal. The Tree Report submitted by the applicant also indicates that a 13 
metre high Sycamore tree next to the boundary should be felled. The stage of 
maturity and the height of the trees are such that they contribute to the character 
and amenity of the local area. The removal of the Western Hemlock has already 
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been approved under an application for tree work (ref. P130749). The loss of the 
other two trees would have a negative impact on the area, contrary to Policy NE5 
of the local development plan. 
 
Proposed Aberdeen Local Development Plan 
The Proposed ALDP was approved at the meeting of the Communities, Housing 
and Infrastructure Committee of 28 October 2014. It constitutes the Council’s 
settled view as to what should be the content of the final adopted ALDP and is 
now a material consideration in the determination of planning applications, along 
with the adopted ALDP.  The exact weight to be given to matters contained in the 
Proposed ALDP (including individual policies) in relation to specific applications 
will depend on whether: 

- these matters have been subject to public consultation through the Main 
Issues Report; and 

- the level of objection raised in relation these matters as part of the Main 
Issues Report; and  

- the relevance of these matters to the application under consideration.   
 
In relation to this particular application the following policies are of relevance. Of 
these Policies D1, D4 and NE5 substantively reiterate policies in the adopted 
local plan. Policy B3 introduces new consideration relating to the size, scale and 
design of development proposals and how such proposals would affect the 
special historic and architectural character of the area. 
 
Policy D1 – Quality Placemaking by Design 
Policy D4 – Historic Environment 
Policy B3 - West End Office Area 
Policy NE5 – Trees and Woodlands 
 
The same reasons as set out above in relation to the relevant policies of the 
adopted local development plan, the proposed development would be contrary to 
Policies D1, D4 and NE5 of the Proposed Local Development Plan. The proposal 
would also be contrary to Policy B3 because the inappropriate and excessive 
scale, massing and form of the proposed extension would not respect the special 
historic and architectural character of the area. 
 
 
RECOMMENDATION 
 
 
Refuse 
 
REASONS FOR RECOMMENDATION 
 
(1) That the proposal, if approved, would be detrimental to and thus not preserve 
or enhance the character of Conservation Area 4 (Albyn Place/ Rubislaw) due to 
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the inappropriate and excessive scale, massing and form of the proposed 
extension, contrary to Scottish Planning Policy, Scottish Historic Environment 
Policy and Policies D1 (Architecture and Placemaking) and D5 (Built Heritage) of 
the Aberdeen Local Development Plan and Policies D1 (Quality Placemaking by 
Design), D4 (Historic Environment) and NE5 (Trees and Woodlands) of the 
Proposed Aberdeen Local Development Plan. 
 
(2) That the proposal, if approved, would result in the loss of two additional trees, 
not previously granted for removal, which would be to the detriment of the 
character, amenity and appearance of the local area, contrary to Policy NE5 
(Trees and Woodlands) of the Aberdeen Local Development Plan. 
 
(3) That the proposal, if approved, would be contrary to Policy B3 West End 
Office Area of the Proposed Aberdeen Local Development Plan due to its 
adverse impact on the character of the conservation area arising from the 
inappropriate and excessive scale, massing and form of the proposed extension.  
 
(4) That the proposal, if approved, would set an undesirable precedent for similar 
developments in Conservation Area 4 (Albyn Place/ Rubislaw) that would 
significantly adversely affect and undermine the special character of the area. 
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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 
thropughout the City with an emphasis on creating quality places, the 
Aberdeen Masterplannign 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 additional to the inventory will be refused 
unless: 
 

1. The objectives of designation and the overall integrity and character of 
the designated areas will not be compromised;  or 

2. Any significant adverse effects on the qaulities 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. 
 
 
Policy NE5 – Trees and Woodlands 
 
There is a presumption against all activities and development that will result in 
the loss of or damage to established trees and woodlands that contribute 
significantly to nature conservation, landscape character or local amenity, 
including ancient and semi-natural woodland which is irreplaceable. 
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Appropriate measures should be taken for the protection and long term 
management of existing trees and new planting both during and after 
construction.  Buildings and services should be sited so as to minimise 
adverse impacts on existing and future trees and tree cover. 
 
Native trees and woodlands should be planted in new developments. 
 
Where trees are affected by a development proposal the City Council may 
make Tree Preservation Orders. 
 
A tree protection plan for the long term retention of trees should be submitted 
and agreed with the Council before development commences on site. 
 
See Supplementary Guidance on both protecting trees and woodlands and 
the trees and woodland strategy for Aberdeen for more information. 
 
 
Policy BI3 - West End Office Area 
 
In this area (shown on the Proposals Map), applications for change of use for 
office purposes will be given favourable consideration.  Applications for 
change of use of properties to residential use will also be encouraged, subject 
to a satisfactory residential environment being established and that the 
continued operation of existing uses is not prejudiced. The creation of new 
residential buildings, where considered acceptable, on the rear lanes of 
properties requires that a safe means of pedestrian and vehicular access be 
provided. 
 
Where there is scope to provide access to properties from rear lanes this will 
only be considered acceptable if satisfactory traffic management measures 
are in place, or can be provided by the developer, along the rear lanes. In 
their absence, proposals will be expected to contribute to the future 
implementation of satisfactory traffic management measures in rear lanes. 
The development of associated front gardens to car parks and driveways, and 
the subsequent erosion of associated landscaping, will not be permitted. The 
reinstatement and restoration of car parks to front gardens will be encouraged 
by the Council. 
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Business Hub 4, Ground Floor North Marischal College, Broad Street ABERDEEN AB10 1AB

Tel: 01224 523 470

Fax: 01224 523 180

Email: pi@aberdeencity.gov.uk

Applications cannot be validated until all necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 000098986-001

The online ref number is the unique reference for your online form only. The Planning Authority will allocate an Application Number
when your form is validated. Please quote this reference if you need to contact the Planning Authority about this application.

Applicant or Agent Details

Are you an applicant, or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application) Applicant Agent

Agent Details

Please enter Agent details

Company/Organisation: RYDEN LLP

Ref. Number:

First Name: * Michael

Last Name: * Lorimer

Telephone Number: * 01224 588866

Extension Number:

Mobile Number:

Fax Number:

Email Address: * michael.lorimer@ryden.co.uk

You must enter a Building Name or Number, or
both:*

Building Name:

Building Number: 25

Address 1 (Street): * Albyn Place

Address 2:

Town/City: * Aberdeen

Country: * UK

Postcode: * AB10 1YL

Is the applicant an individual or an organisation/corporate entity? *

Individual Organisation/Corporate entity
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Applicant Details

Please enter Applicant details

Title:

Other Title:

First Name:

Last Name:

Company/Organisation: * Quantum Claims

Telephone Number:

Extension Number:

Mobile Number:

Fax Number:

Email Address:

You must enter a Building Name or Number, or
both:*

Building Name:

Building Number: 70

Address 1 (Street): * Carden Place

Address 2: Queens Cross

Town/City: * Aberdeen

Country: * Scotland

Postcode: * AB10 1UP

Site Address Details

Planning Authority: Aberdeen City Council

Full postal address of the site (including postcode where available):

Address 1: 42 ALBYN PLACE

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement: ABERDEEN

Post Code: AB10 1YN

Please identify/describe the location of the site or sites.

Northing 805770 Easting 392481

Description of the Proposal

Please provide a description of the proposal to which your review relates. The description should be the same as given in the
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Alterations and extension to form new office accommodation
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Type of Application

What type of application did you submit to the planning authority? *

Application for planning permission (including householder application but excluding application to work minerals).

Application for planning permission in principle.

Further application.

Application for approval of matters specified in conditions.

What does your review relate to? *

Refusal Notice.

Grant of permission with Conditions imposed.

No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review

You must state in full, why you are seeking a review of the planning authority’s decision (or failure to make a decision).  Your
statement must set out all matters you consider require to be taken into account in determining your review.  If necessary this can be
provided as a separate document in the ‘Supporting Documents’ section: * (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at
the time of expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before
that time or that it not being raised before that time is a consequence of exceptional circumstances.

PLEASE REFER TO ATTACHED GROUNDS OF APPEAL STATEMENT

Have you raised any matters which were not before the appointed officer at the time the
determination on your application was made? * Yes No

Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and
intend to rely on in support of your review.  You can attach these documents electronically later in the process: * (Max 500
characters)

PLEASE REFER TO ATTACHED GROUNDS OF APPEAL STATEMENT AND APPENDED DOCUMENT

Application Details

Please provide details of the application and decision.

What is the application reference number? * P140365

What date was the application submitted to the planning authority? * 03/03/14

What date was the decision issued by the planning authority? * 21/11/14
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Review Procedure

The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review
process require that further information or representations be made to enable them to determine the review.  Further information may
be required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other
parties only, without any further procedures? For example, written submission, hearing session, site inspection. *

Yes No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may
select more than one option if you wish the review to be conducted by a combination of procedures.

Please select a further procedure *

Inspection of the land subject of the appeal. (Further details below are not required)

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal
it will deal with? * (Max 500 characters)

In order to fully appreciate the site in the context of neighbouring buildings and allow for a better understanding of the level of

existing extensions and building within the rear garden grounds of properties on Albyn Place.

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *
Yes No

Is it possible for the site to be accessed safely and without barriers to entry? *
Yes No

If there are reasons why you think the Local Review Body would be unable to undertake an unaccompanied site inspection, please
explain here. (Max 500 characters)

It may be necessary for an accompanied site visit as the rear garden area is only accessible via a locked gate or through the office

building. Given existing buildings, boundary treatments etc, the site is not completely visible from surrounding roads/public areas.
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Checklist - Application for Notice of Review

Please complete the following checklist to make sure you have provided all the necessary information in support of your appeal.
Failure to submit all this information may result in your appeal being deemed invalid.

Have you provided the name and address of the applicant? *
Yes No

Have you provided the date and reference number of the application which is the subject of this review? *
Yes No

If you are the agent, acting on behalf of the applicant, have you provided details of your name and
address and indicated whether any notice or correspondence required in connection with the review
should be sent to you or the applicant? *

Yes No N/A

Have you provided a statement setting out your reasons for requiring a review and by what procedure
(or combination of procedures) you wish the review to be conducted? * Yes No

Note:  You must state, in full, why you are seeking a review on your application.  Your statement must set out all matters you consider
require to be taken into account in determining your review.  You may not have a further opportunity to add to your statement of review
at a later date.  It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely
on and wish the Local Review Body to consider as part of your review.

Please attach a copy of all documents, material and evidence which you intend to rely on (e.g. plans and
drawings) which are now the subject of this review * Yes No

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the
application reference number, approved plans and decision notice (if any) from the earlier consent.

Declare - Notice of Review

I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Michael Lorimer

Declaration Date: 17/12/2014

Submission Date: 17/12/2014
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Proposal Details

Proposal Name 42 Albyn Place LRB Review

Submission

Proposal Description Review of ACC Decision on Planning

Application ref P140365

Address 42 ALBYN PLACE, ABERDEEN, AB10

1YN

Local Authority Aberdeen City Council

Application Online Reference 000098986-001

Application Status

Form complete

Main Details complete

Checklist complete

Declaration complete

Supporting Documentation complete

Email Notification complete

Payment Method incomplete

Attachment Details

Appendix 1 Attached A4

Appendix 10 Attached A4

Appendix 2 Attached A4

Appendix 3 Attached A4

Appendix 4 (a) Attached A3

Appendix 4 (b) Attached A3

Appendix 4 (c) Attached A3

Appendix 4 (d) Attached A3

Appendix 4 (e) Attached A3

Appendix 4 (f) Attached A3

Appendix 4 (g) Attached A3

Appendix 4 (h) Attached A3

Appendix 4 (i) Attached A3

Appendix 4 (j) Attached A3

Appendix 5 (a) Attached A4

Appendix 5 (b) Attached A4

Appendix 6 Attached A4

Appendix 7 Attached A4

Appendix 8 Attached A4

Appendix 9 Attached A4

Grounds of Appeal Statement Attached A4

Notice of Review System A4

Notice of Review System A4

scotapp System A4
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1.0 INTRODUCTION 

 

1.1 This Notice of Review has been prepared by Ryden Property 

Consultants on behalf of Quantum Claims Ltd under the terms of 

section 43A(8) of the Town and Country Planning (Scotland) Act 

1997 and Regulation 9 of the Town and Country Planning 

(Schemes of Delegation and Local Review Procedure) (Scotland) 

Regulations 2013, against the refusal by Aberdeen City Council to 

grant detailed planning permission for the alterations and 

extension to form new Class 4 office accommodation at no. 42 

Albyn Place Aberdeen . 

 

1.2 The application (Appendix 1: Application Form) falls under the 

class of ‘local development’ and was submitted by Fitzgerald 

Associates on 3rd March 2014 and subsequently registered as valid 

on 14th March 2014 under planning application ref no: P140365. 

The application was refused under delegated powers by the 

appointed officer on 21st November 2014 (Appendix 2: Report of 

Handling and Appendix 3: Decision Notice). The reasons provided 

for refusal are detailed extensively under paragraph 5 below. 
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2.0 SITE DESCRIPTION AND PROPOSALS 

 

2.1 The site is located to the western end of Albyn Place directly 

adjacent to the Clydesdale Bank forming one of a row of plots 

extending from Albyn Place southwards toward Albyn Lane and St 

Swithin Row. The existing 1 ½ storey (attic dormer) detached villa 

occupies the northern part of the plot fronting onto Albyn Place, 

with a substantial area of garden ground remaining undeveloped 

at the rear of the property. A small traditional granite outhouse is 

situated to the south western boundary which backs onto a narrow 

lane at St Swithin Row.   

 

2.2 The line of 17 plots stretching along Albyn Place lie within the heart 

of Aberdeen’s West End Office Area. As such, they are 

predominantly utilised for commercial purposes, having been 

wholly or partially converted to class 4 office use. Typically the 

office space has been maximised through large rear extensions or 

sub-division of plots and erection of new build accommodation 

formed to the rear of the existing villas, with new access and 

parking arrangements provided from the south directly off Albyn 

Lane. No. 42 Albyn Place remains one of the few remaining 

properties in the area which has not been extended or sub-dived 

to the rear in such a way.  

 

2.3 The site is also situated within the Albyn Place and Rubislaw 

Conservation Area. Dating back to the 19th Century, the area was 

built by Victorians to showcase the wealth of the city and to this 

day the area’s prestige is still very evident. The existing property at 

no.42 is typical of the substantial detached granite villas which are 

prevalent throughout the area. Whilst it is not specifically listed, 

there are a high concentration of listed buildings in the immediate 

locale. To the north, virtually every building situated along Albyn 

Terrace is listed, including the A-Listed Victorian Gothic Queens 

Cross Church. Two B-listed properties lie immediately to the west 

at 1 Queens Cross, which is currently occupied by Clydesdale 

Bank and also to the east at no.40, occupied by Royal Bank of 

Scotland.  
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2.4 The plot lies sandwiched between two generously sized rear 

extensions associated with the neighbouring Category B-Listed 

Clydesdale Bank to the west and no.41 to the east. The existing 

premises provides office accommodation at basement and ground 

floor levels, with a self-contained residential unit on the first floor. 

Internal alterations would convert the 1st floor to class 4 use, with 

a new modern extension proposed to the rear of the building, which 

would provide additional office accommodation over three storeys. 

 

2.5 The proposed extension will link with the rear of the existing 

building via a glazed link, to distinguish between the original granite 

building and the new modern addition. The three storey extension 

utilises a flat roof design, which sits subserviently below the 

ridgeline of the existing building. The contemporary theme is 

evident throughout, with a flat roof design incorporating a high 

quality, modern palette of materials such as glazing, aluminium, 

timber effect cladding and smooth render incorporated into the 

external finish.  

 

2.6 The total site measures approximately 1365 m2 and the proposed 

extension will incorporate a net lettable area of approximately 

892m2. As a result the overall plot ratio after development would 

be very similar to that of No.41 Albyn place, as can be seen in the 

submitted drawing no 3787_104c (Appendix 4: Submitted 

Application Plans and Drawings). 

 
 
 

3.0 PLANNING HISTORY  

 

3.1 The ground floor and basement of the existing premises at no 42 

have been operating under Class 4 (Office) for a considerable 

period of time. A planning application was lodged with Aberdeen 

City Council on 8th August 1995 under planning authority reference 

95/1726, seeking permission for the change of use of the 

basement and ground floor from residential to form storage and 

office accommodation respectively. The application was refused by 

the Council’s Planning Committee (decision date 17th January 

1996) but subsequently allowed on appeal by Scottish Ministers 
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under case reference PPA-GA-619 (appeal decision date 17th June 

1996). 

 

3.2 A further application was lodged with Aberdeen City Council on 14th 

September 2001 under planning authority reference A1/1599, 

seeking permission for a variation to condition no 7 (Ref 

P/PPA/GA/619 dated 17th June 1996 to allow office use to 

basement & formation of fire escape door). This application was 

also refused by the City Council’s Planning Committee (decision 

date 31st January 2002) and subsequently allowed on appeal by 

Scottish Ministers under case reference PPA-100-206 (appeal 

decision date 2nd September 2002). 

 

 

4.0 PLANNING APPLICATION CORRESPONDENCE (P140365) 

 

4.1 During the course of determining the planning application, 

correspondence took place between the Case Officer and The 

Client’s appointed agent, Fitzgerald Associates via exchange of a 

number of emails and formal written communication. Copies of this 

correspondence is attached in (Appendix 5: Application 

Correspondence). The relevant points are provided in summary 

below; 

 

4.2 Following submission of the planning application, the Agent met 

with the Case Officer to discuss the proposals. During the course 

of this meeting some concerns were raised over the scale of the 

extension and it was suggested by the case officer that a reduction 

in scale would be more acceptable to the Planning Service. A 

consultation response from the Council’s Roads Service was also 

passed to the agent which raised a number of concerns over 

parking/access arrangements to the front of the building.  

 

4.3 Further to the abovementioned meeting, the Agent undertook to 

respond to the comments of the Case Officer, incorporating a 

revised design to reduce the height and scale of the proposed 

extension. Revisions were also made to provide a dedicated 

entrance/exit with a reduction in car parking.  Prior to formal 

submission the revised scheme was emailed to the Case Officer in 

draft form on 1st July 2014 for feedback. 
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4.4 A response was received from the Case Officer on 11th August 

2014, acknowledging the reduction in scale of the proposed 

extension. However the Officer reiterated concerns that the revised 

proposal would “still dominate the original building to an 

unacceptable degree and would not preserve or enhance the 

conservation area”. Concern was also raised that the proposals 

would likely impact on the setting of the adjacent listed building 

(Clydesdale Bank). It was suggested that a two storey extension 

may be more acceptable, however this would require further 

assessment. 

 

4.5 A response was sent to the Case Officer on 28th August, providing 

further justification for the proposals. It was argued that Albyn 

Place is part of the West End Office Area where commercial 

development is encouraged and supported and as a result the area 

is dominated by large scale office extensions, with the proposals 

effectively nestled between two existing modern extensions. It was 

also stated that the proposals would not impact the adjacent listed 

Clydesdale Bank, given it has a substantial modern extension to 

the rear. It was argued that the proposals were of a high quality, 

contemporary design which sought to enhance, not detract from 

the Conservation Area. A recent appeal decision (PPA-100-2053) 

for no.29 Albyn Place was also put forward as a material 

consideration given the similarity in the issues presented in the 

Reporter’s conclusions (Appendix 6: No. 29 Albyn Place Appeal 

Decision). Significant revisions to reduce to a 2 storey extension 

were cited to render the proposals economically unviable to the 

Client. 

 

4.6 A formal letter was received from the Case Officer dated 16th 

September 2014 in response to the Agent’s email of 28th August. 

Concerns were reiterated over the height of the proposals, in that 

a 3 storey extension would be “incongruous” to the existing 

building. The appeal decision was deemed to have “little weight” 

as the appeal site was larger than that of application site. 
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5.0 REASONS FOR REFUSAL 

 

5.1 The reasons provided by Aberdeen City Council on which they 

have based their decision are as follows: 

 

a) That the proposal, if approved, would be detrimental to and thus 

not preserve or enhance the character of Conservation Area 4 

(Albyn Place/ Rubislaw) due to the inappropriate and excessive 

scale, massing and form of the proposed extension, contrary to 

Scottish Planning policy, Scottish Historic Environment Policy and 

Policies D1 (Architecture and Placemaking) and D5 (Built 

Heritage) of the Aberdeen Local Development Plan and Policies 

D1 (Quality Placemaking by Design), D4 (Historic Environment) 

and NE5 (Trees and Woodlands) of the Proposed Aberdeen Local 

Development Plan. 

 

b) That the proposal, if approved, would result in the loss of two 

additional trees, not previously granted for removal, which would 

be to the detriment of the character, amenity and appearance of 

the local area, contrary to Policy NE5 (Trees and Woodlands) of 

the Aberdeen local Development Plan. 

 
c) That the proposal, if approved, would be contrary to Policy B3 

West End Office Area of the Proposed Aberdeen Local 

development Plan due to its adverse impact on the character of 

the conservation area arising from the inappropriate and 

excessive scale, massing and form of the proposed extension. 

 
d) That the proposal, if approved, would set an undesirable 

precedent for similar developments in conservation Area 4 (Albyn 

Place/ Rubislaw) that would significantly adversely affect and 

undermine the special character of the area. 
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6.0 DEVELOPMENT PLAN CONTEXT 

 

6.1 The development plan for the area comprises the Aberdeen City 

and Shire Strategic Development Plan (SDP) 2014 and the 

Aberdeen Local Development Plan (LDP) 2012. 

  

 Aberdeen City and Shire Strategic Development Plan (2014) 

http://www.aberdeencityandshire-

sdpa.gov.uk/nmsruntime/saveasdialog.asp?lID=1111&sID=946  

 

6.2 The vision of the Strategic Development Plan (SDP) is to make 

Aberdeen City and Shire “an even more attractive, prosperous and 

sustainable European city region and an excellent place to live, visit 

and do business. In order to help realise this vision, the SDP sets 

out a number of aims. These aims plan to: 

 

· Provide a strong framework for investment decisions 

which help grow and diversify the regional economy, 

supported by promoting the need to use resources more 

efficiently and effectively; and  

· Take on urgent challenges of sustainable development 

and climate change; 

· make sure the area has enough people, homes and jobs 

to support the level of services and facilities needed to 

maintain and improve the quality of life; 

· protect and improve our valued assets and resources, 

including the built and natural environment and our 

cultural heritage;  

· help create sustainable mixed communities, and the 

associated infrastructure, which meet the highest 

standards of urban and rural design and cater for the 

needs of the whole population; and 

· make the most efficient use of the transport network, 

reducing the need for people to travel and making sure 

that walking, cycling and public transport are attractive 

choices.    
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6.3 A number of objectives geared towards helping achieve the above 

aims are also set out within the SDP.  These include a requirement 

to ‘provide opportunities which encourage economic development 

and create new employment’ (Economic Development, page 24); 

to ensure ‘that new development meets the needs of the whole 

community, both now and in the future, and makes the area a more 

attractive place for residents and businesses to move to’ 

(Sustainable Mixed Communities, page 36); and that all 

developments contribute ‘towards reducing the need to travel and 

encourage people to walk, cycle or use public transport by making 

these attractive choices’ (Accessibility, page 38). 

 

6.4 In meeting the accessibility objective, the SDP emphasis the ‘link 

between land use and transport to make sure that all new 

development is conveniently located and designed in such a way 

as to encourage walking, cycling and the use of public transport’ 

(para. 4.43) 

 

. 

Aberdeen Local Development Plan (2012) 

http://www.aberdeencity.gov.uk/nmsruntime/saveasdialog.as

p?lID=42278&sID=9484  

  

 6.5 The Local Development Plan (LDP), adopted by Aberdeen City 

Council in February 2012 in conformity with the previous Aberdeen 

City and Shire Structure Plan 2009. The LDP identifies the site as 

falling within the West End Office Area, where development 

proposals are assessed against principle Policy ‘B13’. 

 

 Policy B13 - West End Office Area 

 

 6.6 The LDP recognises this designated area as a “prestigious, high 

quality office location on the edge of the city centre, readily 

accessible by public transport”. The continual development of this 

area should be encouraged, with applications for change of use to 

office accommodation being given “favourable consideration”. 

    

 6.7 The policy goes on to discuss opportunities to provide access into 

properties within this area from rear lanes, which would only be 

considered satisfactory if “satisfactory traffic management 

measures are in place, or can be provided by the developer, along 
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the rear lanes.” In their absence any such proposals will be 

expected to make a contribution to future such management 

measures.  

   

 Policy D1 – Architecture and Placemaking  

 

 6.8 The policy seeks to ensure that new development adopts high 

standards of design which should be “designed with due 

consideration for its context and make a positive contribution to its 

setting”. 

 

 Policy D5 – Built Heritage  

 

 6.9 The policy states that proposals that affect Conservation Areas or 

Listed Buildings will “only be permitted if they comply with Scottish 

Planning Policy”.   

 

 Policy NE5- Trees and Woodlands 

 

 6.10 The policy establishes a presumption against all activities and 

development that will result in the loss of or damage to established 

trees and woodlands that contribute significantly to nature 

conservation, landscape character or local amenity. Tree 

protection plans for the long term retention of trees should be 

submitted to the Council prior to the commencement of 

development on site. 

 

  Proposed Aberdeen Local Development Plan 

 

 6.11 The Proposed Local Development Plan was approved and 

authorised to be published subject to minor drafting changes at 

the Aberdeen City Council Communities, Housing and 

Infrastructure Committee on 28th October 2014 and it is accepted 

that this constitutes the Council’s settled view as to what should 

be the content of the final adopted ALDP. The Proposed Plan is 

scheduled to be published in early February 2015 for a 10 week 

consultation period, where representations can be made. The 

materiality of the policies contained therein will vary depending on 

the level of objection received, with the proposed Plan still 

requiring examination by Scottish Ministers.  
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 6.12 As set out within paragraph 5 above, a number of policies within 

the Proposed Local Development have been utilised in the Case 

Officer’s assessment and determination of the application. These 

are as follows; 

 

 Policy D1 – Quality Placemaking by Design   

 

 6.13 Similar to existing Policy D1 of the adopted LDP, this policy seeks 

to ensure high standards of design and have a “strong distinctive 

sense of place” as a result of good planning, architecture, 

materials and craftsmanship.  

     

  Policy NE5 – Trees and Woodlands  

 

 6.14 Similar to existing Policy NE5 of the adopted LDP stating a 

presumption against all activities and development that will result 

in the loss of or damage to trees that contribute to nature 

conservation, landscape character, local amenity or climate 

change adaption and mitigation. For works that could impact on 

trees, a tree protection plan is required.   

 

  Policy B3 – West End Office Area 

 

 6.15 Similar to existing Policy BI3 of the adopted LDP there is a 

presumption in favour of proposals for change of use or 

expansions to form office accommodation. It does however 

consolidate elements from other design policies currently 

contained within the adopted LDP and applicable in any case to 

the consideration of the proposals, in that attention will be given to 

the design and scale of proposals in relation to the existing building 

and surrounding historic context. It should be noted that the 

proposed changes to the West End Office Area Policy were not 

published within the Council’s Main Issues Report, therefore it is 

questioned whether they have been subject to sufficient public 

consultation? 
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7.0 MATERIAL CONSIDERATIONS  

 

Scottish Planning Policy 

(http://www.scotland.gov.uk/Resource/0045/00453827.pdf)  

 

 7.1 Scottish Planning Policy (SPP) is a statement of Scottish 

Government Policy on how nationally important land use planning 

matters should be addressed across the country. 

 

 7.2 The central purpose of SPP is to help create a more successful 

country through increasing sustainable economic growth. In that 

regard it introduces the policy principle of “a presumption in favour 

of development that contributes to sustainable development”, 

stating the planning system should support economically, 

environmentally and socially sustainable places by enabling 

development that balances the long term costs and benefits of a 

proposal, aiming to achieve “the right development in the right 

place” 

 

  Supporting Business and Employment 

 

7.3 Echoing NPF 3, SPP supports a range of opportunities for planning 

to support business and employment. This recognises our cities as 

key drivers to the economy. Paragraph 92 states that “planning 

should address the development requirements of businesses and 

enable key opportunities for investment to be realised”. 

 

7.4 Paragraph 93 further highlights that the planning system should 

“promote business and industrial development that increases 

economic activity while safeguarding and enhancing the natural 

and built environments as national assets “. It goes on to stress 

that sites should “meet the diverse needs of the different sectors 

and sizes of business which are important to the plan area in a way 

which is flexible enough to accommodate changing circumstances 

and allow the realisation of new opportunities”. Material weight 

should also be attributed to the net economic benefit of proposed 

development.  
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  Valuing the Historic Environment 

 

7.5 SPP highlights the importance and contribution made by our 

cultural heritage and the associated positive impacts this has on 

the economy, cultural identity and quality of life. The historic 

environment is seen as being integral to creating successful 

places. It is recognised that positive intervention can often enhance 

the historic environment and secure new uses for existing 

buildings. Paragraph 137 states that the planning system should 

“enable positive change in the historic environment which is 

informed by a clear understanding of the importance of the heritage 

assets affected and ensure their future use”. It goes onto highlight 

that “Change should be sensitively managed to avoid or minimise 

adverse impacts on the fabric and setting of the asset, and ensure 

that its special characteristics are protected, conserved or 

enhanced”. 

 

7.6 Paragraph 143 highlights the importance of sympathetic 

development within conservation areas and that proposed works 

within these areas should “preserve or enhance the character or 

appearance of the conservation area”. 

  

  Promoting Sustainable Transport and Active Travel 

 

7.7 The Scottish Government are focused on the promotion of more 

sustainable forms of transport and travel in order to help deliver a 

more low carbon environment. As such the planning system should 

help facilitate the reduction in the need to travel and “provide safe 

and convenient opportunities for walking and cycling for both active 

travel and recreation, and facilitate travel by public transport” 

(paragraph 270). 

 

Scottish Historic Environment Policy (SHEP) 

http://www.historic-scotland.gov.uk/shep-dec2011.pdf  

 

 7.8 The Scottish Historic Environment Policy (SHEP) in addition to 

SPP and supporting Managing Change in the Historic Environment 

Guidance Notes, sets out Scottish Ministers’ policies, providing 

direction for Historic Scotland and a policy framework that informs 
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the work of a wide range of public sector organisations. documents 

to which planning authorities are directed in their consideration of 

applications for conservation area consent, listed building consent 

and their consideration of planning applications affecting the 

historic environment and the setting of individual elements of the 

historic environment.  

 

 Aberdeen City Conservation Area Character Appraisals and 

Management Plan: Albyn Place and Rubislaw 

 

 7.9 The above Conservation Area Appraisal as highlighted in the Case 

Officer’s Delegated Report, is a material consideration in the 

assessment of the proposed development. The Appraisal identifies 

the conservation area as one of the first to be designated in the city, 

built to showcase wealth and prosperity. Albyn place is 

characterised as a “wide tree lined avenue with large and 

distinguished detached granite villas set back from the road in their 

own substantial grounds”. It also appreciates there is a 

concentration of business and commercial premises which occupy 

the granite buildings situated along Albyn Place, Carden Place and 

Queen’s Road.  

  

 7.10 The appraisal also recognises that the majority of the Queens Road 

and south side of Albyn Place area is zoned within the West End 

Office Area which promotes commercial enterprise and has “lead 

to change in many of the forecourts and back garden areas, which 

have been turned into parking spaces or now accommodate large 

rear extensions.”  

 

Planning Appeal Reference: PPA-100-2053 – No29 Albyn 

Place 

 

7.11 The property at no.29 Albyn place, which is located approximately 

245 m to the east of the appeal site, is in commercial use as Class 

4 office accommodation. The building incorporates a substantial 3 

storey extension to the rear and planning permission was sought 

for a further 2 storey extension onto this under planning ref 

(P131464). The application was refused on similar grounds to that 

of the appeal site, those being inappropriate design to the 

character of the Albyn/ Rubislaw Conservation Area, which could 
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set an “undesirable precedent” for similar development within this 

area (Appendix 7 No.29 Albyn Place Decision Notice). 

 

7.12 The decision was appealed to Scottish Ministers under the above 

reference and the appointed Reporter sustained the appeal and 

granted planning permission (Appendix 6). There were a number 

of determining factors contained within the appeal decision, 

particularly in relation to perceived impact on the conservation area 

that can be directly related to the appeal case for no.42 Albyn 

Place, which should therefore be considered material to this Local 

Review. 

 

7.13 In determining the siting and design of the extension at 29 Albyn 

Place, the Reporter concluded that the historic setting of the site 

would be “essentially related to the frontage of the building within 

the impressive streetscape of Albyn Place” from which the 

extension would have “limited visibility”. Assessing the proposals 

from the rear the Reporter concluded that given the roof height did 

not encroach the height of the existing building and the structures 

were separated by a glazed link, this would “reduce the bulk and 

provide a distinction between the original building…and the 

proposed extension”. As such the conclusion deemed the 

proposals did not “dominate visually or physically”.  

 

7.14  In considering the impact on the character of the conservation 

area, the Reporter paid significant weight to the conservation area 

appraisal, which recognises that many of the buildings in this area 

are in commercial use and a number of which have “substantial 

rear extensions”. It was also noted that the site was designated 

within the West End Office Area, “where commercial enterprise is 

promoted”. Given the substantial number of commercial buildings 

to the rear of Albyn Place the Reporter could not accept that the 

“proposal would set an undesirable precedent” within that part of 

the conservation area. Furthermore, in the context of the West End 

Office Area, the Reporter deemed that that standard of design 

proposed “might well be regarded as enhancing the character or 

appearance of the conservation area.” 
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8.0 GROUNDS OF APPEAL 

 

8.1 Section 25 of the Town & Country Planning (Scotland) Act 1997 

requires applications to be determined in accordance with the 

Development Plan unless material considerations indicate 

otherwise. The extant Aberdeen Local Development Plan (ALDP) 

was adopted in February 2012 and is the primary consideration for 

site specific decision making.  

 

8.2 The application subject to this Notice of Review seeks permission 

for alterations and extension to the existing premises at 42 Albyn 

Place, for a change of use of 1st floor residential accommodation 

at 42 Albyn Place to Class 4 (Office) and the erection of an 

extension to the rear of the building to provide new office 

accommodation over three storeys, with a new access and parking 

area formed at the rear off St Swithin Row. 

 

8.3 Until recently the applicant (Quantum Claims) had ownership over 

the ground floor and basement of the existing property, with the 

first floor under separate ownership as a residential unit. The latter 

has been recently purchased by the applicant, with a view to 

maximising the site’s commercial viability through the internal 

refurbishment of the entire existing building in addition to a rear 

extension that would provide new Grade-A office accommodation 

throughout. The applicant recognises Aberdeen’s West End is an 

attractive area to invest and do business and wishes to play an 

active role in helping contribute to the continued economic growth 

and prosperity of the city, by actively seeking to draw new business 

to the site, who would benefit greatly from a prestigious West End 

location within close proximity to the city centre and related 

services. 

 

8.4 Having been assessed against the relative policies, as denoted 

under paragraphs 6.5 -6.10 above and also highlighted within the 

Case Officer’s Report of Handling (Appendix 2), the proposals 

were refused under delegated powers for the reasoning as set out 

in paragraph 5 above. Taking account of the Case Officer’s 

evaluation of the proposals, it cites a number of areas of concern 

which can be attributed to the reasons for the decision, pertaining 
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to design and scale, loss of trees and the overall impact posed to 

the conservation area. It should be noted that in regard to Policy 

BI3- West End Offices, the Case Officer accepts the principle of 

the internal alterations to convert the upper floor accommodation 

are satisfactory. So too is the proposed access and parking 

arrangements.  

 

 Design and Scale of Proposals 

 

 8.5 No. 42 Albyn Place occupies a relatively central position within the 

heart of the Albyn Place/ Rubislaw Consevation Area and given 

the proximity of a number of listed buildings and the historic 

character of the immediate surrounding area, significant 

consideration has been given to the design of the proposals. It 

was also recognised that the existing premises remains one of the 

last remaining large detached villas, situated on Albyn Place 

which has not been significantly altered and extended. In that 

regard, the site offered a prime opportunity to showcase fresh and 

contemporary architecture for the proposed extension which 

would serve to enhance the conservation area, not detract from 

its built heritage. As highlighted in the Design and Access 

Statement submitted in support of the application (Appendix 8), 

“any attempt to replicate the design and finish of the existing 

property would create an undesirable pastiche”. This is also 

echoed in the Case Officer’s evaluation within the Report of 

Handling, which highlights that “the principle of contemporary 

design for extensions to properties in the conservation area is 

acceptable”.  

 

      8.6 The existing property is detached, incorporating 1 ½ storey 

dormer proportions, with additional accommodation at basement 

level. The property is typical to those in the immediate locale, 

offering a dominant frontage onto Albyn Place which forms the 

principle elevation. As mentioned above, the rear the property 

remains unaltered, therefore the proposed extension is able to link 

seamlessly with the existing building.  

 

 8.7  The Report of Handling cites the proposed extension “would be 

out of keeping with the existing building in terms of scale and 

massing”, however this is refuted. Whilst it is accepted that the 
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existing building is a raised 1 ½ storey Victorian design, which 

requires access to the ground floor front entrance by a flight of 

steps. The 3 storey extension would link with the exiting building 

via a glazed entrance/staircase arrangement and would be set 

approximately 1.2 m below the ridge height of the existing building. 

Furthermore, the ground levels form a gradual slope from Albyn 

Place through the rear garden ground, which would further act to 

reduce the overall height of the extension. Given the proportion of 

high quality materials such as glazing, which have been 

incorporated into the design, the extension will have a much lighter 

composition, serving as a contrast to the solid granite of the 

existing building. As such, the new elements will be viewed 

subserviently to the main building. 

 

 8.8 Albyn Place’s position within Aberdeen’s West End Office Area 

has meant that over time the buildings have evolved to 

accommodate commercial use. This is evidentially clear when 

moving along Albyn Lane, where it can be witnessed clearly that 

there is a strong precedent for large scale extensions within the 

rear garden grounds of existing properties. As highlighted 

previously, both properties on either side of the appeal site, unlike 

no.42 are listed buildings, yet they have been extended 

substantially to the rear. In that regard the proposals will in effect 

be “tucked-in” between these two existing modern additions. 

Whilst the adjacent Clydesdale Bank extension may be 2-storey, 

it sits at an elevated position from that of the appeal site. 

   

 8.8 The Report of Handling states that the proposed extension would 

be partially visible from the car parking area of the adjacent 

property and therefore “its scale and massing would be clearly 

discernible from a public place”. However, as highlighted above, 

the principle views of the site and neighbouring properties is from 

Albyn Place, where the extension would “be mostly hidden from 

view”, and as stated by the Case Officer, neither would it be clearly 

visible from the rear from Albyn Lane. The only glimpses of the 

extension would be across a car parking area associated with the 

adjacent bank, and would therefore be read in the context of a 

commercial car park, surrounding commercial uses and the 

existing extension associated with 1 Queens Cross. The Case 

Officer actually alludes to this in his evaluation of the impact on 
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this listed building, indicating that the extension would “be seen 

mostly in the context of the extension to 1 queens cross, rather 

than the original building”. As such, the Officer concludes that the 

proposals would have a “limited impact on the setting of the listed 

building”.  

 

 8.9 In relation to numerous other properties along Albyn Place, where 

large rear extensions can be seen to clearly dominate the rear of 

buildings (Appendix 9: Photographs of Site and Surrounding 

Area), by comparison the proposals for No. 42 will be relatively 

concealed within the confines of the site, tucked between two 

existing extensions and will not encroach the existing ridgeline of 

the main building. It is therefore difficult to comprehend how the 

Officer’s conclusions have been reached, as it is clear that the 

extension would not be clearly visible within the context of the 

immediate surrounding area nor dominate the existing building by 

way of its scale.  

 

 8.10 It should also be noted that the proposals have been revised since 

the original submission in direct response to initial concerns raised 

by the Planning Service over the scale of the proposals. This has 

incorporated a reduction in the overall scale of the extension, by 

compromising some of the internal floorspace. This has been 

achieved through a reduction in the 1st and 2nd storey cantilevers, 

pulling the rear building line back approximately 3 metres, to tie in 

directly with the adjacent extension at No.41. The overall width of 

the extension has also been decreased and pulled back from the 

respective east and western boundaries. Overall this has seen a 

reduction in the proposed net lettable floorspace from 950m2 to 

892m2. This has further aided in facilitating a reduction in the 

overall scale and massing of the extension.  

 

   8.11 Contrary to the conclusion of the Planning Service, it is deemed 

that the proposals demonstrate a high standard of contemporary 

architecture and design. Through the use of quality modern 

construction materials such as glazing and timber effect cladding, 

the 3 storey extension will incorporate a lightweight composition, 

offering a distinct contrast between old and new built fabric. The 

extension has therefore been designed with due consideration to 
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its setting and context, acting subserviently to the main building in 

accordance with Policy D1 of the ALDP.  

 

 

 Impact on Conservation Area 

 

8.12 Aberdeen City Council has acknowledged and accepted that Albyn 

Place is commercial in character and there is an established 

precedent for conversions of buildings to office space and large 

scale extensions to existing buildings. This is evidenced in the 

Albyn Place and Rubislaw Conservation Area Character Appraisal 

which is highly material to this request for a review. It recognises 

that this particular part of the conservation area is predominantly in 

commercial use, zoned within the West End Office Area which 

promotes commercial enterprise and has “lead to change in many 

of the forecourts and back garden areas, which have been turned 

into parking spaces or now accommodate large rear extensions.” 

Significant weight was also given to the commercial character of 

Albyn Place by the Scottish Government Reporter in paragraphs 

14-16 of the recent appeal decision for No 29 Albyn Place 

(Appendix 6).  

 

8.13 As can be seen from the policy section (paragraph 6) above, the 

overarching aims of the development plan seek to encourage and 

promote economic development and the creation of new jobs. This 

filters through to Policy BI3-West End Office Area, where change 

of use of office accommodation will be given favourable 

consideration. The supporting text highlights the prestigious nature 

of this office area, located on the edge of the city centre. It also 

recognises that it is “readily accessible by public transport and 

which also provides off-street car parking and space for 

expansion”.  The principle of development is therefore firmly 

supported by the ALDP. 

 

8.14 Policy D5- Built Heritage requires proposals within conservation 

areas or listed buildings to conform to SPP. SPP values the historic 

environment and in addition to Scottish Historic Environment Policy 

(SHEP), seeks to promote development that would “preserve or 

enhance the character or appearance” of conservation areas. As 

set out in detail above, it is maintained that the proposed extension 

Page 43



Quantum Claims Ltd 42 Albyn Place 

 22  
 

is of a high standard and contemporary design which will 

complement and link subserviently with the existing building. In 

addition and taking into consideration the range of extensions to 

the rear of buildings along Albyn Place and the various designs 

(Appendix 9) which already contribute to the character and built 

fabric of the area, the proposed extension will make a positive 

contribution to the wider conservation area. As such the proposals 

would conform with Policy D5 of the ALDP in that the extension will 

undoubtedly “preserve and enhance” the character and integrity of 

the conservation area as advocated within SPP. 

 

8.15 It is therefore also difficult to accept the Case Officer’s conclusions 

provided in the fourth reason for refusal, that the “proposal would 

set an undesirable precedent for similar developments in 

Conservation Area 4 (Albyn Place/ Rubislaw). As explained above, 

the proposals will have little visual impact within the wider 

conservation area, particularly from principle views along Albyn 

Place, which has been acknowledged by the case officer. Any 

views would be in the context of the numerous commercial 

buildings which are prevalent in the area. Together with the high 

quality design being proposed, the extension would, contrary to the 

case officer’s assessment, set a high standard for similar 

commercial developments within this conservation area. 

 

 Impact on Trees 

 

8.16 The removal of two trees from the site has also been considered 

by the Case Officer to warrant further reasoning for refusal. This 

came as somewhat of a surprise, given that at no point during the 

course of the determination of the application was impact on 

existing trees intimated to the Agent as a cause for concern, 

despite the application being accompanied by a supporting 

arboricultural assessment provided in the submitted 

“EnviroCentre” Tree Survey (Appendix 10).  

 

8.17 Notwithstanding the lack of communication on this matter, it is 

acknowledged that two trees will require to be removed from the 

site to accommodate the proposed extension. This includes a 

relatively unremarkable Category-C cherry tree to the southern 

boundary which will require to be removed to allow access and 
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parking arrangements at the proposed rear entrance. A further 

Category-B Sycamore has been recommended to be removed as 

it is located directly adjacent to the eastern common boundary and 

has the potential to cause future damage to the boundary wall. As 

such mitigation measures should be taken sooner rather than later 

as retention of the tree will result in inevitable future removal on 

health and safety grounds. A Western Hemlock tree has previously 

been granted permission by the City Council to be felled under 

Planning Ref P130749. The decision notice is attached as 

(Appendix 11). 

 

8.18 The Tree Report clearly identifies the long term management 

proposals for trees located within the site in accordance with ALDP 

Policy NE5- Trees and Woodlands. Whilst this includes the 

removal of two trees, it will also facilitate the establishment of an 

existing Category A- Copper Beech, which will serve to replace the 

Western Hemlock (which was recently granted permission to be 

removed) as the dominant feature tree within the site. During 

construction of the proposed extension, this tree will be subject to 

strict tree protection measures as identified within the Tree Report. 

Opportunities for replacement planting could also be explored 

within the site.  

 

8.19 It is therefore contested that the proposals will have an overriding 

detrimental impact on trees. As highlighted above, permission has 

already been granted for the removal of a tree from the site and 

sufficient tree management and compensatory measures have 

been put forward which would demonstrate removal of a further 

two trees, is in conformity with Policy NE5 of the Local 

Development Plan. Furthermore, considering the overall economic 

benefit that would be attributable to the proposed new office in line 

with SPP, this would outweigh the loss of the two trees from the 

site.   

 

 Proposed Local Development Plan Policy 

 

8.20 A number of polices contained within the Proposed Local 

Development Plan have been utilised in the assessment of the 

proposals and are contained within the reasons for refusal. 

However as highlighted by the Case Officer in the Report of 
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Handling Policy D1, D4 and NE5 “substantively reiterate policies in 

the adopted local plan”. The preceding sections set out above have 

adequately demonstrated that the proposals are in compliance with 

the aforementioned polices, intended for inclusion within the next 

Local Development Plan.  

 

8.21 Policy B3 – West End Office Area of the proposed plan, elaborates 

slightly from the current Policy BI3 of the adopted ALDP, in that it 

includes stipulations to ensure high quality design in the size and 

scale of new development proposals. Essentially the proposed 

policy changes incorporate an amalgamation of existing policies on 

design, contained within the adopted Plan. Given the arguments 

set out above, which demonstrate that the proposed extension 

incorporates a high quality design that would contribute to the 

character and integrity of the conservation area, the proposals 

therefore conform to the policy B3 of the Proposed Plan. 

 

 

9.0 CONCLUSIONS 

 

9.1 The proposed development fully conforms to the extant 

Development Plan. The preceding arguments demonstrate that the 

proposals to convert and extend the existing property at 42 Albyn 

Place to form new office accommodation will be in keeping with the 

established commercial character and historic built fabric evident 

within the prestigious West End Office Area and the site’s position 

within the Albyn Place and Rubislaw Conservation Area. The 

proposals will facilitate the existing office to expand to meet its full 

potential, attracting new business and continued economic vitality 

to this important commercial zone on the edge of the city centre. 

The proposals therefore accord with Policy BI3 of the adopted 

ALDP and also Policy B3 of the Proposed Plan. 

 

9.2 The proposals incorporate a high standard of contemporary 

design, which will fit in well with the two existing modern extensions 

located on either side of the plot, providing a valuable contribution 

to the character of the conservation area. The proposals will not 

present a detrimental impact to neighbouring listed buildings and 

be virtually unseen from principle views along Albyn Place. The 
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proposals therefore accord to Policies D1 and D5 of the adopted 

ALDP and also Policies D1 and D4 of the Proposed Plan. 

 

9.3 In addition, supporting arboricultural information has been 

independently produced and submitted with the application which 

details appropriate mitigation measures and a tree management 

plan in accordance with Policy NE5 of both the adopted ALDP and 

Proposed Plan.  

 

9.4 In view of the foregoing, contrary to the reasons for refusal, the 

proposals are fully compliant with relative policy and there are no 

outstanding objections from consultees, nor has any public 

representation been received in opposition to the development. It 

is hereby respectfully requested that the appeal is sustained and 

planning permission granted to allow this development to progress. 
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APPLICATION FOR PLANNING PERMISSION 
Town and Country Planning (Scotland) Act 1997 

The Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013 

 

Please refer to the accompanying Guidance Notes when completing this application 
PLEASE NOTE IT IS FASTER AND SIMPLER TO SUBMIT PLANNING APPLICATIONS 

ELECTRONICALLY VIA  https://eplanning.scotland.gov.uk 
 

1. Applicant’s Details   2. Agent’s Details (if any) 

 
Title     Ref No. 

Forename     Forename 

Surname     Surname 

 

Company Name    Company Name  

Building No./Name                                      Building No./Name 

Address Line 1 Address Line 1 

Address Line 2     Address Line 2 

Town/City     Town/City 

 

Postcode      Postcode 

Telephone     Telephone 

Mobile                             Mobile    

Fax                                 Fax  

Email     Email 

3. Postal Address or Location of Proposed Development (please include postcode) 

 
 
 
 
 
 

NB. If you do not have a full site address please identify the location of the site(s) in your accompanying 

documentation.     

4. Type of Application  

What is the application for? Please select one of the following: 

Planning Permission        

Planning Permission in Principle     

Further Application*        

Application for Approval of Matters Specified in Conditions*   

Application for Mineral Works**          

NB. A ‘further application’ may be e.g. development that has not yet commenced and where a time limit has been 
imposed a renewal of planning permission or a modification, variation or removal of a planning condition. 
 
*Please provide a reference number of the previous application and date when permission was granted: 
 
Reference No:     Date: 
 

 

Quantum Claims

70 Carden Place

Aberdeen

AB10 1UP

Fitzgerald + Associates Ltd

53 Albert Street

Aberdeen

AB25 1XT

01224 633 375

info@fitzgeraldassociates.co.uk

42 Albyn Place Aberdeen AB10 1YN
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**Please note that if you are applying for planning permission for mineral works your planning authority may have a 
separate form or require additional information. 

 5. Description of the Proposal 

Please describe the proposal including any change of use: 

 
 
 
 
 
 
 
 
Is this a temporary permission?  Yes   No  
 

If yes, please state how long permission is required for and why: 

 
 
 
 
 
 

Have the works already been started or completed? Yes   No  

 

If yes, please state date of completion, or if not completed, the start date: 

    

Date started:     Date completed:  

 

If yes, please explain why work has already taken place in advance of making this application 

 

 

 

 

 

    

6. Pre-Application Discussion 

 
Have you received any advice from the planning authority in relation to this proposal?  Yes  No  

 

If yes, please provide details about the advice below: 

 

In what format was the advice given?                               Meeting   Telephone call   Letter   Email  

 

Have you agreed or are you discussing a Processing Agreement with the planning authority? Yes  No  

 

Please provide a description of the advice you were given and who you received the advice from: 

 

Name:      Date:    Ref No.: 

 

 

 
 
 
   

7. Site Area 

Please state the site area in either hectares or square metres: 

 

 
Hectares (ha):    Square Metre (sq.m.)    

 

 

 

 

 

Alterations and Extension to Form New Office Accommodation.

1368
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8. Existing Use 

 

Please describe the current or most recent use: 

 

 

 

 

 

     

9. Access and Parking 

 

Are you proposing a new altered vehicle access to or from a public road?                    Yes  No  

 

If yes, please show in your drawings the position of any existing, altered or new access and explain the changes 

you propose to make. You should also show existing footpaths and note if there will be any impact on these. 

 

Are you proposing any changes to public paths, public rights of way or    Yes  No      

affecting any public rights of access? 

 

If yes, please show on your drawings the position of any affected areas and explain the changes you propose to 

make, including arrangements for continuing or alternative public access. 

 

 

How many vehicle parking spaces (garaging and open parking) currently  

exist on the application site? 

 

How many vehicle parking spaces (garaging and open parking) do you  

propose on the site? (i.e. the total number of existing spaces plus any 

new spaces) 

 

Please show on your drawings the position of existing and proposed parking spaces and specify if these are to be 

allocated for particular types of vehicles (e.g. parking for disabled people, coaches, HGV vehicles, etc.)  

  

10. Water Supply and Drainage Arrangements 

 

Will your proposals require new or altered water supply     Yes   No  

or drainage arrangements?  

 

Are you proposing to connect to the public drainage network (e.g. to an existing sewer?) 

 

Yes, connecting to a public drainage network    

No, proposing to make private drainage arrangements    

Not applicable – only arrangement for water supply required    

 

What private arrangements are you proposing for the new/altered septic tank? 

 

Discharge to land via soakaway       

Discharge to watercourse(s) (including partial soakaway)    

Discharge to coastal waters      

 

Please show more details on your plans and supporting information 

 

What private arrangements are you proposing? 

Treatment/Additional treatment (relates to package sewer treatment plants, or passive   

sewage treatment such as a reed bed) 

Other private drainage arrangement (such as a chemical toilets or composting toilets)  

 

Please show more details on your plans and supporting information. 

 
Do your proposals make provision for sustainable drainage of surface water?  Yes   No  

 Office + Residential.

7

18
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Note:- Please include details of SUDS arrangements on your plans 

 

Are you proposing to connect to the public water supply network?   Yes   No  

 

If no, using a private water supply, please show on plans the supply and all works needed to provide it (on or off 

site)   

   

11. Assessment of Flood Risk 

 

Is the site within an area of known risk of flooding?   Yes   No  

 

If the site is within an area of known risk of flooding you may need to submit a Flood Risk Assessment before your 

application can be determined. You may wish to contact your planning authority or SEPA for advice on what 

information may be required. 

 

Do you think your proposal may increase the flood risk elsewhere? Yes    No  Don’t Know   

 

If yes, briefly describe how the risk of flooding might be increased elsewhere. 

  

 

 

 

 

 

       

12. Trees 

 

Are there any trees on or adjacent to the application site?    Yes   No  

 

If yes, please show on drawings any trees (including known protected trees) and their canopy spread as they relate 

to the proposed site and indicate if any are to be cut back or felled.   

     

13. Waste Storage and Collection 

 

Do the plans incorporate areas to store and aid the collection   Yes    No  

of waste? (including recycling) 

 

If yes, please provide details and illustrate on plans. 

If no, please provide details as to why no provision for refuse/recycling storage is being made: 

 

 

 

 

  

 

14. Residential Units Including Conversion 

 

Does your proposal include new or additional houses and/or flats?   Yes    No  

 

If yes how many units do you propose in total?  

 

 

Please provide full details of the number and types of units on the plan. Additional information may be provided in a 

supporting statement. 

 

 

 

 

      

 

 Refer to plans
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15. For all types of non housing development – new floorspace proposed 

 

Does you proposal alter or create non-residential floorspace?   Yes   No  

If yes, please provide details below: 

 

Use type: 

 

If you are extending a building, please provide 

details of existing gross floorspace (sq.m): 

 

Proposed gross floorspace (sq.m.): 

 

 

Please provide details of internal floorspace(sq.m) 

 

Net trading space: 

 

Non-trading space: 

 

Total net floorspace: 

 

       

16. Schedule 3 Development 

 

Does the proposal involve a class of development listed in Schedule 3 of the Town and Country Planning 

(Development Management Procedure) (Scotland) Regulations 2008?  

 

Yes    No   Don’t Know   

 

If yes, your proposal will additionally have to be advertised in a newspaper circulating in your area. Your planning 

authority will do this on your behalf but may charge a fee. Please contact your planning authority for advice on 

planning fees.        

17. Planning Service Employee/Elected Member Interest 

 
Are you / the applicant / the applicant’s spouse or partner, a member of staff within the planning service or an 

elected member of the planning authority?   Yes   No  

 

Or, are you / the applicant / the applicant’s spouse or partner a close relative of a member of staff in the planning 

service or elected member of the planning authority?   Yes   No   

    

If you have answered yes please provide details:  

 

 

 

 
       

DECLARATION 

I, the applicant/agent certify that this is an application for planning permission The accompanying plans/drawings 

and additional information are provided as part of this application. I hereby confirm that the information given in this 

form is true and accurate to the best of my knowledge. 

 

I, the applicant/agent hereby certify that the attached Land Ownership Certificate has been completed   

 

I, the applicant/agent hereby certify that requisite notice has been given to other land owners and /or agricultural 

tenants        Yes   No  N/A   

 

Signature:            Name:     Date: 

       

Any personal data that you have been asked to provide on this form will be held and processed in accordance with 

the requirements of the 1998 Data Protection Act. 

 

Office

437

1387

950

Fitzgerald + Associates Ltd 24-02-2014
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LAND OWNERSHIP CERTIFICATES 
Town and Country Planning (Scotland) Act 1997  

Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013 

 
 

CERTIFICATE A, B, C, D OR CERTIFICATE E  
MUST BE COMPLETED BY ALL APPLICANTS 

 
CERTIFICATE A 

Certificate A is for use where the applicant is the only owner of the land to which the application 
relates and none of the land is agricultural land. 

 

I hereby certify that - 

(1) No person other than myself/the applicant* was owner of any part of the land to 
which the application relates at the beginning of the period of 21 days ending with the 
date of the application. 

(2) None of the land to which the application relates constitutes or forms part of 
agricultural land. 
 

Signed:   
 
On behalf of:   
 
Date:      
     
                                                               

CERTIFICATE B 
Certificate B is for use where the applicant is not the owner or sole owner of the land to which the 

application relates and/or where the land is agricultural land and where all owners/agricultural tenants 
have been identified. 

I hereby certify that - 

(1) The applicant has*    served notice on every person other than the applicant*    who, 
at the beginning of the period of 21 days ending with the date of the application was 
owner of any part of the land to which the application relates.  These persons are: 

Name Address 
Date of Service of 

Notice 

! ! !

 
(2) None of the land to which the application relates constitutes or forms part of 

agricultural land 

or 

(3) 
 

The land or part of the land to which the application relates constitutes or forms part of 
agricultural land and I have/the applicant has* served notice on every person other 
than myself/the applicant* who, at the beginning of the period of 21 days ending with 
the date of the application was an agricultural tenant.  These persons are: 
 
 
 

the applicant

Fitzgerald + Associates Ltd

24-02-2014

I have myself

I have
myself
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Name Address 
Date of Service of 

Notice 

! ! !

                                                             

CERTIFICATE C 
Certificate C is for use where the applicant is not the owner or sole owner of the land to which the 
application relates and/or where the land is agricultural land and where it has not been possible to 

identify ALL or ANY owners/agricultural tenants. 
 

(1) I have/The applicant has* been unable to serve  notice on every person other than 
myself/the applicant* who, at the beginning of the period of 21 days ending with the 
date of the application was owner of any part of the land to which the application 
relates.   
 

 or 

(2) I have/the applicant has* been unable to serve notice on any person other than 
myself/the applicant* who, at the beginning of the period of 21 days ending with the 
date of the accompanying application, was owner of any part of the land to which the 
application relates. 
 

(3)  None of the land to which the application relates constitutes or forms part of an 
agricultural holding.  

 or  

(4) The land or part of the land to which the application relates constitutes or forms part of 
an agricultural holding and I have/the applicant has* been unable to serve notice on 
any person other than myself/the applicant* who, at the beginning of the period of 21 
days ending with the date of the accompanying application was an agricultural tenant. 
 

 or 

(5) The land or part of the land to which the application relates constitutes or forms part of 
an agricultural holding I have/the applicant has* served notice on each of the 
following persons other than myself/the applicant* who, at the beginning of the period 
of 21 days ending with the date of the application was an agricultural tenant.  These 
persons are: 
 
 

Name Address 
Date of Service of 

Notice 

! ! !

                                                                                                           
(6) 

 
I have/The applicant has* taken reasonable steps, as listed below, to ascertain the names and 
addresses of all other owners or agricultural tenants and have/has* been unable to do so. 

 
Steps taken: 
 
 
 

I have

myself

I have

myself

I have

myself

I have
myself

I have

have
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CERTIFICATE D 
Certificate D is for use where the application is for mineral development. 

 
(1) 

 
No person other than myself/the applicant* was an owner of any part of the land to 
which the application relates at the beginning of the period of 21 days ending with the 
date of the accompanying application. 

 or 

(2) I have/the applicant has* served notice on each of the following persons other than 
myself/the applicant* who, at the beginning of the period of 21 days ending with the 
date of the accompanying application, was to the applicant’s knowledge, the owner, of 
any part of the land to which the application relates. These persons are: 
 

Name Address 
Date of Service of 

Notice 

   

 
(3) 

 
None of the land to which the application relates constitutes or forms part of an 
agricultural holding. 

 or 

(4) The land or part of the land to which the application relates constitutes or forms part of 
an agricultural holding and I have/the applicant has* served notice on each of the 
following persons other than myself/the applicant* who, at the beginning of the period 
of 21 days ending with the date of the application, was an agricultural tenant. 
 

(5) Notice of the application as set out below has been published and displayed by public 
notice 
 
Signed:   
 
On behalf of:   
 
Date:            

 
 

CERTIFICATE E 
Certificate E is required where the applicant is the sole owner of all the land and the land to which the 

application relates is agricultural land and there are or are not agricultural tenants. 
 

I hereby certify that - 

(1) No person other than myself/the applicant* was the owner of any part of the land to 
which the application relates at the beginning of the period 21 days ending with the 
date of the application. 
 

(2) The land to which the application relates constitutes or forms part of an agricultural 
holding and there are no agricultural tenants. 
 

 or  

(1) No person other than myself/the applicant* was the owner of any part of the land to 
which the application relates at the beginning of the period 21 days ending with the 
date of the application. 
 

myself

I have

myself

I have

myself

myself

myself
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(2) The land to which the application relates constitutes or forms part of an agricultural 
holding and there are agricultural tenants. These people are: 
 

Name Address 
Date of Service of 

Notice 

   

 
(3) 

 
I have/The applicant has* taken reasonable steps, as listed below, to ascertain the 
names and addresses of the other agricultural tenants and have/has* been unable to 
do so. 
 

Steps taken: 
 
 
 
 
 
 
 

  
Signed:   

 
On behalf of:   

 
Date:            

 

 
Any personal data that you have been asked to provide on this form will be held and processed in 
accordance with the requirements of the 1998 Data Protection Act 

 
 
 

I have

have
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NOTICE TO OWNERS AND AGRICULTURAL TENANTS 
 

Town and Country Planning (Scotland) Act 1997 
Regulation 15 (1) of the Town and Country Planning (Development Management Procedure) 

(Scotland) Regulations 2013 

 

Name [Note 1]           
            
Address 
             
  
 
 
 
 
Proposed development at [Note 2]          
            
            
            
            
Notice is hereby given that an application is being made to   

 
[Note 3]                    Council by      
        
For planning permission to [Note 4] 

 
       
       
If you wish to obtain further information on the application or to make representations about the 
application, you should contact the Council at [Note 5] 

 
       
       
(The grant of planning permission does not affect owners’ rights to retain and dispose of their property 
unless there is some provision to the contrary in an agreement or lease. The grant of planning 
permission for non-agricultural development may affect agricultural tenants security of tenure.) 
 
Signed 
On behalf of 
Date             

            
 
*Delete where appropriate   
[Note 1] – Insert name and address of owner or agricultural tenants 
[Note 2] – Insert address or location of proposed development. 
[Note 3] – Insert name of planning authority. 
[Note 4] – Insert description of proposed development. 
[Note 5] -  Insert planning authority address. 
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NOTICE TO OWNERS AND AGRICULTURAL 
TENANTS 

 
The Town and Country Planning (Scotland) Act 1997 

The Town and Country Planning (Development Management Procedure) (Scotland)  
Regulations 2013 (Regulation 15) 

 
NOTES FOR GUIDANCE 

Before applying for planning permission or planning permission in principle under regulations 9 to 11, 
applicants should notify all persons who (other than themselves), were the owners of any of the land 
to which the application relates, or were agricultural tenants at the beginning of the prescribed period 
(in effect 21 days ending with the date on which the application was submitted).  

Notices to owners and agricultural tenants should be in the form set out in schedule 1 of the 
regulations and must include: 

1. The name of the applicant 

2. The address or location of the proposed development 

3.  A description of the proposed development and  

4.  The name and address of the planning authority who will determine the application. 

The grant of planning permission will not affect the rights of an owner, or tenant under a lease which 
has at least 7 years to run, to dispose of the consented property unless there is express provision in 
the lease/Agreement.    

 
Applications for the working and winning of underground minerals 

The notification of site owners and agricultural tenants regarding applications for the working and 
winning of underground minerals may be both onerous and complex. In addition to those owners and 
agricultural tenants with rights in relation to the relevant surface land, there may be other people with 
ownership rights to minerals, other than those vested in the Crown (oil, gas, coal, gold and silver), 
who may be difficult to identify and notify. 

For the purposes of these applications, regulation 15(4) amends the requirement to notify owners to 
relate to those who "to the applicant's knowledge" are owners 

Any personal data that you may be asked to provide on this  form  will be held and processed in 
accordance with the requirements of the 1998 Data Protection Act. 
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From: Kevin Duguid [mailto:kevin.duguid@fitzgeraldassociates.co.uk]  

Sent: 01 July 2014 12:40 
To: Garfield Prentice 

Subject: 42 Albyn Place Aberdeen Ref - P140365 
Importance: High 
  

Garfield, 

  

Further to our recent meeting, i now attach revised scheme to reflect our discussion for your 

further consideration. The main points as follows - 

  

1. I have taken the wall adjacent to west & south boundary walls in, the 

passageway here now equates to 2m clear. 

2. I have removed the cantilever over the upper floors, this takes the rear 

building elevation in line with the adjacent property at 41 Albyn Place. 

3. I have reduced the height of the building by approximately 0.75m, this 

now is no higher than the rear dormer windows - this with a remodel to 

the east entrance, introducing glass curtain wall the full height to help 

reflect the existing part I trust will be something you can support - as 

the west elevation looks onto a high neighbouring wall, I have treated 

this part differently, again I trust you find this acceptable. 

4. I have reviewed the front vehicular access and redrafted to have a 

dedicated entrance exit with reduced parking and more soft 

landscaping. 

  

I look forward to your response in due course. If you feel a get together would help, please let 

me know. 

  

Regards, 

 

 

From: Garfield Prentice <GPrentice@aberdeencity.gov.uk> 

Subject: RE: 42 Albyn Place Aberdeen Ref - P140365 

Date: 11 August 2014 16:27:47 BST 

To: 'Kevin Duguid' <kevin.duguid@fitzgeraldassociates.co.uk> 

  

Good afternoon Kevin 

  
Sorry for the delay in replying to this email. With current workloads and priorities and key personnel 

on leave, today has been the first opportunity to provide a written response. 

  
It is noted that, amongst other amendments, you have endeavoured to reduce the overall height of 

the proposed extension relative to the original building and reduced the width of the extension. 

However, it is considered that the revised proposal would still dominate the original building to an 

unacceptable degree and would not preserve or enhance the character or appearance of the 

conservation area. Indeed, its size, height and position relative to the adjacent listed building 

(Clydesdale Bank) would be such that it would be likely to adversely impact on the setting of that 

building. For these reasons, the scale of the proposed extension is not acceptable. 
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It is considered that there may be scope to construct a 2 storey extension to the building. Given the 

constraints of the site, its footprint could not be greater than that shown on your latest revisions. 

Such an extension would not have such a dominating impact on the original building and would also 

have a reduced impact on the setting of the adjacent listed building. That said, the Council cannot 

give any firm commitment at this stage to supporting such a proposal until such time as it is 

presented with a revised proposal and has had to fully assess it. 

  
I would happy to discuss any draft revisions you may produce prior to them being formally 

submitted. 

  
I would be pleased if can advise how your client wishes to proceed. 

  
regards 
Garfield 

  
We are always trying to improve the quality of customer service that we provide and would like to 

know your views on the service you have received to help us learn what we need to do better. We 

would very much appreciate you taking a few moments to fill in our short feedback form by clicking 

on http://www.aberdeencity.gov.uk/customerfeedback and selecting Development Management 

(Planning Applications Team). Many thanks in advance. 

 

Garfield Prentice 

Team Leader (Development Management South) 

Planning and Sustainable Development 

Enterprise Planning and Infrastructure 

Aberdeen City Council 

Business Hub 4 

Ground Floor North 

Marischal College 

Broad Street 

Aberdeen 

AB10 1AB 

 

Tel. (01224) 522198 

  

 

From: Kevin Duguid <kevin.duguid@fitzgeraldassociates.co.uk> 
Subject: 42 Albyn Place Aberdeen - Ref P140365. 
Date: 28 August 2014 09:28:14 BST 
To: Garfield Prentice <GPRENTICE@aberdeencity.gov.uk> 
 
Garfield, 
 
Further to your email correspondence of 11 August regarding our proposals for no.42 Albyn place, I 
have now had a chance to review your concerns and would offer the following comment.  
 
It would appear that your concerns lie over the scale of the extension and the perceived impact on the 
conservation area and adjacent listed Clydesdale Bank and you have recommended a  
further reduction to a 2 storey extension. I have now had a chance to go back and discuss this with 
the client, however the significant reduction in floorspace that would result from a 2 storey  
redesign, would render the project unviable. I would also contest your view that the proposals 
would adversely impact on both the conservation area and the adjacent listed building. Albyn Place 
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is dominated by large villas which have been been significantly extended over time and no.42 is 
presently sandwiched between the existing extensions at no.41 and also Clydesdale Bank.  
With regard to the latter, it is difficult to conclude what impact the proposals would have on the main 
listed element of the bank, given it has a relatively substantial modern addition to the rear? 
 
The site is located within the West End Office Area, were there is a high concentration of office 
development and the Aberdeen Local Development Plan seeks to encourage and promote such 
uses.  
The character of the area is commercial and dominated by large extensions to the rear, many of 
which are unsympathetic in their design and finish and located on listed buildings, which I would 
emphasise  
that no.42 is not. Our proposals have sought to incorporate a high quality contemporary design, 
constructed with a high proportion of glazing in order to be read separately from the more solid granite 
of the  
main building. By its very virtue, the design seeks to enhance the rear aspect of the conservation 
area, not detract from it. 
 
Finally I would draw your attention to the recent appeal decision for no29 Albyn Place (PPA-100-
2053) which approved a further extension to the rear of the listed property, which already had been 
extended  
with a 3 storey office addition to the rear. The Reporter was conclusive in his assessment of the 
character of Albyn Place and I would suggest that the reasoning contained within the appeal decision 
is highly  
material to our application and would kindly ask that you take this into account and re-consider your 
current position which is opposed to the application. 
 
I would be more than happy to meet with you to discuss this further.  
 
Look forward to hearing back from you in due course. 
 
Regards, 
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GORDON McINTOSH 
DIRECTOR  

 

 
 
Our Ref. 
Your Ref. 
Contact 
Email 
Direct Dial 
Direct Fax 

GDP/P140365  
  
Garfield Prentice 
pi@aberdeencity.gov.uk 
01224 522198 
01224523180  

 
 
 
 
 
 
 
 

16/09/2014 
 
Fitzgerald + Associates Ltd 
 

 

53 Albert Street 

Aberdeen 

Aberdeen City 

AB25 1XT 

 
 
 
 

 

Planning & Sustainable 
Development 
Enterprise, Planning & 
Infrastructure  
Aberdeen City Council 
Business Hub 4   
Ground Floor North 
Marischal College 
Broad Street 
Aberdeen AB10 1AB 
 
Tel 01224 523470 
Fax 01224523180  
Minicom 01224 522381 
DX 529452, Aberdeen 9 
www.aberdeencity.gov.uk 

 
 
Dear Sirs 
 
42 Albyn Place, Aberdeen 
Alterations and extension to form new office accommodation     
Application Ref P140365 
 
I refer to the above planning application and to your email of 28th August 2014. 
 
The issues and comments made in your email are noted and, where appropriate, a 
response to those matters is provided below. However, I would reiterate that the 
Council’s position with regard to the unacceptability of this proposal remains. 
 
It is not disputed that there are numerous extensions to the buildings on Albyn Place 
and that this, to some extent, defines one the characteristics of that part the West 
End. It is worthy of note that the properties in close proximity to the application site 
comprise mostly 2 storey extensions, with the extension immediately to the east 
being single storey. The highest parts of all of these extensions are below the eaves 
level of the original buildings, which is important in maintaining the appearance, 
character and integrity of the original buildings. 
 
All planning applications must be considered on their merits, taking into account the 
characteristics of the site and the surrounding properties. The application site is 
considerably smaller than other sites on Albyn Place, the exception being the site 
immediately to the east (which has a single storey extension), and thus cannot 
accommodate an extension of the size that exists on some other properties. 
Furthermore, consideration must also be given to the size and characteristics of the 
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original building. In this case, the property is a 1½ storey building. A 3 storey 
extension to such a building would be incongruous and detrimental to the 
appearance and character of that building. 
 
It is not disputed that a contemporary design is the preferable approach for extending 
the building, provided the design is of high quality. The main concern is the scale, 
massing and height of the proposed extension, which as currently proposed, cannot 
be supported. 
 
It is acknowledged that site lies within the West End office area whereby Policy BI3 
‘West End Office Area’ of the local development plan applies. That policy merely 
supports the change of use of properties to office use. It does not lend any specific 
support to the construction of extensions. 
 
The recent appeal decision at 29 Albyn Place is noted. However, as stated above, all 
planning applications must be assessed and determined on their own merits. 
Furthermore, that appeal decision was the opinion of one Reporter, which in itself 
cannot be taken to set a precedent for other developments across the West End. The 
appeal decision also relates to a substantial site that is considerably larger than at 42 
Albyn Place and thus the impacts arising from a development on that site are 
significantly different to the constrained application site. For these reasons, little 
weight can be attached to the appeal decision. 
 
Whilst the Council is willing to engage in further discussions on alternative proposals 
for extending the property, any such discussions would need to focus on a 2 storey 
solution. As stated above and also in previous correspondence, a 3 storey extension 
cannot be supported and thus any further discussions on such a proposal would not 
serve any useful purpose. 
 
I would be please if you can confirm how your client wishes to proceed. In order for 
the planning application to proceed to determination, I need you to advise whether 
you wish the original proposal or the revised version sent by email on 1st July 2014 to 
be considered. If it is the latter, I would ask you to formally submit those drawings to 
the Council (2 copies). 
 
 
Yours faithfully 
 
 
 
Garfield Prentice 
Team Leader (Development Management South) 
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4 The Courtyard, Callendar Business Park, Falkirk, FK1 1XR 

DX 557005 Falkirk  www.scotland.gov.uk/Topics/Planning/Appeals  

 

 

 Directorate for Planning and Environmental Appeals 

 Appeal Decision Notice 

 T: 01324 696 400 

 F: 01324 696 444 

 E: dpea@scotland.gsi.gov.uk 

Decision 

I allow the appeal and grant planning permission subject to the two conditions listed in 
Schedule 2.  Attention is drawn to the three advisory notes following the conditions. 

Reasoning

1.  The appeal must be determined in accordance with the development plan, unless 
material considerations indicate otherwise.  As the site lies within a designated conservation 
area it is also necessary to pay special attention to the desirability of preserving or 
enhancing the character or appearance of that area. 

2.  The matters at issue are whether the massing and design of the proposed extension are 
acceptable taking account of the proximity of listed buildings, including Bishop’s Court to the 
front of the site, and also the spatial distribution of buildings within this part of the 
conservation area. 

3.  Bishop’s Court fronts Albyn Place, the original 1830 mansion house which is a category 
B listed building now being in office use.  There is small office building (29A) to the rear of 
the plot and a substantial recent three-storey office extension to the rear of the listed 
building.  The council argues the size and length of the existing extension and the proposed 
further extension must be considered as a whole.  The council contends the building in total 

Decision by Richard Dent, a reporter appointed by the Scottish Ministers 

 Planning appeal reference: PPA-100-2053 

 Site address: Bishop’s Court, 29 Albyn Place, Aberdeen AB10 1YL 

 Appeal by Johnston Carmichael and Ribnort Limited against the decision by Aberdeen 
City Council  

 Application for planning permission, reference P131464, dated 27 September 2013 
refused by notice dated 13 February 2014 
The development proposed: the erection of an extension to provide additional office 
accommodation and associated infrastructure works 

 Application drawings: see Schedule 1  

 Date of site visit by reporter: 1 July 2014

Date of appeal decision: 16 July 2014 
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would dominate Bishop’s House to an unacceptable level and therefore lead to an adverse 
impact on the setting of the listed building. The council also claims that the further 
extension now proposed would result in almost the entire eastern side of the site being built 
up.  As such, the open quality of the land would be eroded leading to an unacceptable 
impact on the setting, not only of Bishop’s Court, but also other listed buildings in the area.

4.  The appellants draw attention to the existing three-storey extension to the rear of 
Bishop’s Court and also to the large extension at the rear of the neighbouring property, 28 
Albyn Place.  The proposed extension would be “tucked in” between these buildings.
Accordingly, the appellants maintain, it is difficult to conclude what impact the proposal 
would have on the listed buildings.  

5.  I can accept that, at one time, when Bishop’s Court was in residential use, the entire plot 
within which the building was sited would constitute the setting.  More recently, that setting 
has altered very significantly in extent and character following the change to office use, the 
construction of the existing extension and the formation of the car park.  The important and 
historic setting of Bishop’s Court is now essentially related to the frontage of the building 
within the impressive streetscape of Albyn Place which contains numerous listed buildings.

6.  I agree with the council that the proposed extension must be considered as a whole.
However, in so doing, I do not think that the proposed additional extension would have any 
further impact on the setting of Bishop’s Court.  The existing extension has very limited 
visibility from Albyn Place and the proposal would not alter this perspective to any 
significant extent.  Similarly, there would be little visual impact from the east where a 
modern building has been built. I therefore agree with the appellants’ assessment that the 
proposed extension would be “tucked-in” - visually and physically separated from the 
settings of nearby listed buildings.    

7.  Equally, although the council claims that the extensions, existing and proposed, would 
dominate the listed building, I do not consider the current extension, although it is a large 
structure, to be unduly dominant.  As explained, there is little visual impact from Albyn 
Place.  From the rear, the extension obscures much of the original southern elevation of 
Bishop’s Court.  However, the roof height is below that of the listed building and the 
structures are separated by a glazed stairwell and atrium.  I therefore consider the existing 
extension also does not dominate physically or visually.   

8.  The proposed further extension would increase the length and mass of the overall 
building but it would be only two storeys in height with a significantly lower roof level.  The 
width would be the same as the existing building and again a degree of separation would be 
achieved by the intervening glazed stairwell and atrium.  In my opinion the scale of the 
extensions, in total, would neither overwhelm nor dominate Bishop’s Court or any other 
nearby listed buildings.       

9.  The appellants’ have undertaken a plot ratio analysis showing that following the 
construction of the further extension the built area would be some 31% of the plot.  The 
neighbouring properties range from 25% to 34%.  The council considers this information is 
irrelevant.  More importantly, the council argues, the proposed extension would pass 
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beyond an established rear building line, a defining characteristic of this part of the 
conservation area.  The council further states the reduced space between the building and 
the rear boundary line would result in an unacceptable loss of openness.  On the other 
hand, the appellants argue that there are various examples of new buildings towards and at 
the rear of plots in Albyn Place and Queen’s Road, to the west. 

10.  I consider that the plot ratio analysis provides a useful indication of the level of building 
that has been undertaken in the vicinity of the appeal site.  On this basis, the proposed 
extension would not appear to result in an exceptionally high proportion of built 
development on the plot.  I appreciate that it is also necessary to take account of the 
disposition of the buildings within the plot.  In this respect, my site inspection included 
walking along the lanes to the rear of the south sides of Albyn Place and Queen’s Road.  
This vicinity forms part of one of five distinct character areas identified by the council within 
the Albyn Place and Rubislaw Conservation Area Character Appraisal.  I did not gain the 
impression that a rear building line, formal or informal, has been established and I agree 
with the appellant that there are several examples of building to the rear of plots.  In some 
cases, in Queen’s Road especially, the extent of building within plots is at a high level.

11.  As previously explained, the character of the plot at 29 Albyn Place altered when the 
change of use to offices took place.  In my opinion, the current character would be 
unaffected by the proposed further extension and a reasonable degree of openness would 
be retained.  I therefore regard the level of building proposed within the plot to be 
acceptable. 

12.  The council is also concerned about the design of the proposed extension which, it 
states, is inappropriate and would have an uneasy and uncomfortable relationship with the 
existing extension.  The appellants explain that the proposed extension is a smaller version 
of what already exists.

13.  I note the intention to utilise matching materials for walls and roof in order that the 
proposed extension would provide a similar appearance to the existing.  Fenestration and 
roof details would also be the same.  I also accept the appellants’ argument that the glazed 
linking sections would reduce the bulk and provide a distinction between the original 
building, the existing extension and the proposed extension.  Accordingly, I do not share the 
council’s opinion that the two extensions would have an uneasy and uncomfortable 
relationship with one another.

14.  Turning to the council’s belief that the proposal would be detrimental to the character of 
the conservation area, I note the conservation area appraisal recognises that many of the 
buildings in this part of the designated area are now used as commercial properties.  The 
appraisal points out that there have been a number of additions, including substantial rear 
extensions and rear car parking, as is the case on the appeal site.  It is acknowledged that 
former large garden areas have been lost.  Indeed, the majority of this part of the 
conservation area is also within the designated West End Office Area, where commercial 
enterprise is promoted.
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15.  The council draws attention to the reference on page 46 of the appraisal to “the build 
line” but I note this relates to another character area.  In fact, the correct “key 
characteristics” are found on page 47 of the appraisal where the reference is to a “build line 
set back from the road”.  I share the appellants’ opinion that there is not a reference to a 
building line to the rear of the properties. 

16.  The appraisal clearly appreciates that Queen’s Road and the south side of Albyn Place 
now has a commercial character.  Nevertheless, this part of the conservation area does 
have a number of key characteristics, one of which is the building line to the front of the 
original buildings.  I have assessed the proposed extension in this context and I consider 
that the principle of the commercial use is undoubtedly acceptable and is not in conflict with 
the terms of the appraisal.  I have already considered the proposal in terms of design and 
scale and found these aspects to be acceptable.  Contrary to the opinion of the council, a 
building line to the rear of the properties is not a key characteristic in this part of the 
conservation area and therefore the proposal does not offend in this respect.   

17.  In the wider conservation area, the proposed extension would have little visual impact.
As explained, it would be virtually unseen from the main thoroughfare, Albyn Place.  To the 
rear, a substantial wall along the north side of Albyn Lane would provide a shield.  In any 
event, it would take its place as one of numerous commercial buildings to the rear of Albyn 
Place and Queen’s Road properties.  I therefore cannot accept that the proposal would set 
an undesirable precedent as claimed in the second reason for refusal.  I have no doubt that 
it would at least preserve character or appearance of the conservation area.  Indeed, in the 
context of the West End Office Area, the standard of design, as discussed below, might well 
be regarded as enhancing the character or appearance of the conservation area. 

18.  Assessing the proposal against the terms of the development plan, the reasons for 
refusal state that the new extension would be contrary to Policy D1, Architecture and Place-
making, and Policy D5, Built Heritage, in the Aberdeen Local Development Plan. 

19.  Policy D1 seeks to ensure high standards of design and sets out a range of factors to 
be considered when assessing proposals.  In my opinion, analysis of the proposed 
extension has shown that the structure would satisfy those requirements and provide a 
building with the required high standard of design.  Policy D1 also requires new 
development to make a positive contribution to its setting.  I have previously concluded that 
the building would, at least, preserve the character or appearance of the conservation area.
My conclusions also lead me to accept that the design of the building, the proposed 
materials and its relationship with the existing extension would result in a satisfactory built 
form.  In terms of Policy D1, I believe that this could be regarded as a positive contribution 
to the setting.

20.  Policy D5, Built Heritage, requires proposals affecting conservation areas or listed 
buildings to comply with Scottish Planning Policy (SPP).  A new version of SPP has recently 
been published and as this document is a material consideration, parties were given the 
opportunity to comment on the content.  Although the council believes that SPP supports 
the refusal of planning permission, my assessment of the development leads me to 
disagree with that opinion.  In terms of valuing the historic environment, I believe the 
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proposed extension would meet the policy principles of SPP and avoid any adverse impacts 
on the fabric or setting of the conservation area and listed building.  In complying with the 
provisions of SPP, the proposal, in turn, accords with Policy D5.

21.  As explained, the appeal site is within the West End Office Area and so Policy B13 
applies.  The policy states that applications for a change of use for office purposes will be 
given favourable consideration.  Supporting text describes the area as a high quality office 
location on the edge of the city centre where the council will encourage and promote 
continual development.  I believe, therefore, that the principle of the proposed development 
is firmly supported by the local development plan. 

22.  All-in-all, I conclude that the proposal complies with the provisions of the local 
development plan.  This points to the granting of planning permission although I am 
required to assess whether there are any material considerations to indicate otherwise.  I 
have already taken account of SPP in the context of Policy D5 and concluded that the 
proposal meets the policy principles.  I have also had regard to the guidance provided by 
Historic Scotland in respect of Managing Change in the Historic Environment: Extensions.  
In setting out the general principles, the guidance recognises the difficulty in laying down 
hard and fast rules.  However, where applicable, the proposal satisfies the principles. 

23.  I have regarded the submissions from third parties as material considerations insofar 
as they raise valid planning issues.  Matters relating to the impact on the listed building and 
conservation area have been dealt with in my analysis of the proposal as have the various 
design aspects.

24.  Concern has been expressed about parking and traffic generation but the council has 
raised no objections in this respect.  Indeed, I note the reduced level of parking would bring 
the number of spaces closer to the maximum parking standard.  Street parking in the 
vicinity is subject to regulatory control.  I therefore consider that the proposed parking 
provision would be satisfactory.   There is also concern that there would be an 
unacceptable impact on the privacy of residential properties in Stanley Street.  However, 
the council believes that there would be an adequate separation distance and I concur with 
that opinion.

25.  Lack of bicycle facilities was raised and the council indicated in the report of handling 
that this matter could be dealt with by condition should planning permission be granted.

 26.  Overall, no material considerations have been brought to my attention that cause me to 
set aside the provisions of the development plan.  I therefore allow the appeal and grant 
planning permission for an extension to provide additional office accommodation and 
associated infrastructure works at 29 Albyn Place, Aberdeen.  The approved drawings are 
listed in Schedule 1.  

27.  The council has not suggested any conditions should the appeal be allowed although, 
as indicated, reference was made to a condition requiring bicycle facilities.  I agree that this 
would be appropriate.  In the event of the implementation of the development authorised in 
terms of this planning permission, it is assumed that the existing offices at 29 and 29A 
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Albyn Place would continue to function despite the potential for disruption.  Clearly, it would 
be in the best interests of all concerned for site management to be well organised and 
therefore it is appropriate to apply a condition to secure this objective.  The conditions 
applied to the permission are listed in Schedule 2.

Richard Dent
Reporter

SCHEDULE 1 

Approved drawings 

Location Plan: P1928 Loc.; 
Existing Floor Plans and Elevations: 1965 EX01; 
Site Layout (existing): 1965 EX02; 
Site Layout (proposed): 1965 PL01 (referred to as 131464-02 in the council’s refusal 
notice);
Proposed Floor Plans and Elevations (including schedule of external materials): 1965 PL02 
(referred to as 131464-01 in the council’s refusal notice). 

SCHEDULE 2 

Conditions and advisory notes 

Conditions

1.  Prior to any work commencing on site, details shall be provided for the written approval 
of the planning authority to indicate: 

i)  which of the existing car parking spaces will remain available for use by office staff and 
visitors during construction work; 
ii)  the location and extent of any contractor’s compound (including arrangements for 
materials and equipment storage); and 
iii)  access and parking arrangements for vehicles associated with the construction of the 
office extension.  

Reason: to ensure the existing offices function throughout construction work with as little 
disruption as practical. 

2.  Prior to any work commencing on site, details shall be provided for the written approval 
of the planning authority to indicate the provision of facilities for bicycles. 

Reason: to ensure that those who cycle to the site are provided with suitable facilities to 
park bicycles. 
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Advisory notes 

1. The length of the permission:  This planning permission will lapse on the expiration of 
a period of three years from the date of this decision notice, unless the development has 
been started within that period.  (See section 58(1) of the Town and Country Planning 
(Scotland) Act 1997 (as amended).) 

2. Notice of the start of development:  The person carrying out the development must 
give advance notice in writing to the planning authority of the date when it is intended to 
start.  Failure to do so is a breach of planning control.  It could result in the planning 
authority taking enforcement action.  (See sections 27A and 123(1) of the Town and 
Country Planning (Scotland) Act 1997 (as amended).) 

3. Notice of the completion of the development:  As soon as possible after it is finished, 
the person who completed the development must write to the planning authority to confirm 
the position.  (See section 27B of the Town and Country Planning (Scotland) Act 1997 (as 
amended).)

Page 109



Page 110

This page is intentionally left blank



�����

����������	
��&
��
�������

���		
	����+�+��
	��������������	�

��������������������� !�"�#$""�%�����$�&�+'���'��

���(���	)����*����

������
��������
��������


�!���$+����&�#$��'�,��"�����%�-+ $'"��&.�� '��//0

(�1���"�$1��"�����%����2����$�

��������
������
��	��
�����	
� ��� 

!
�����	
�����

�"�����	

�#$%
$&�

�	
"� ��&
�&
3$!��'$��#��2� !��"���(���$�'��'&

'�� 
��&���	��
��
����
����������	
(������
�����(��
�	
)
����"��
*%$+
&��
���		�	,


���-�����	
�	���
� �
�"�(�
-�	���	��
���
&��
� �
&����.�	,
��(����-�	�/
(�012


��� '�$�� $1� �4'����$�� '$� 5�$6�&�� �&&�'�$��"� $11� �� � $22$&�'�$�� ��&

���$ ��'�&���1���'�� '����+$�7����

��
���!$5��#$��'��8/��"�,���"� �������&���

� �
 ���	���
 �	
 �3������
 �&
 � ���
 ��.���
 �	���
 � �
 �"�(�
 -�	���	��
 ���
  ���"�

���&��
 ���		�	,
 ���-�����	
 &��
 � �
 ����
 ��(����-�	�
 ��
 �����&���
 �	
 � �


����������	
 &��-
�	�
 � �
 ���	4�5
 �	�
 ����-�	��
 ���6����
 ��
 ������(�
 � �����
 �	�


	�-"����
��
&����.�12

�$7*8
9��/
$7!:
9�%$/
$+$;!;2%$/
$+$;!;2%*

� �
�����	�
�	
. �� 
� �
���	���
 ��
"����
� ��
�������	
���
��
&����.�12

� ��
 � �
 ��������/
 �&
 �����(��/
 .����
 "�
 �����-�	���
 ��
 �	�
 � ��
 	�� ������(�
 ��


�	 �	��
 � �
 � �������
 �&
 ��	���(����	
 ����
 ;
 4��"�	
 �����< ��"����.5
 �	�
 � �

�����	,
�&
� �
����,���
#
������
"�����	,�
�	
� � ����
�	�
� �
��=���	�
����
���
��
� �


�3�����(�
 ��	,� /
 � �
 ����
 �& � �
 ��	��
 �&
 ���	
 �����
 .�� �	
 � �
 &��
 �	�
 � �



�	�����������
����,	 �&
� �
�3��	���	
�	�
���
�������	� ��
��
� �
�3����	,
"�����	,/

��	�����>��
 ������� 
 ���		�	,
 ������/
 ������� 
 ��������
 �	(���	-�	� ������
 �	�


��������
�$
4��� ��������
�	�
�����-�6�	,5
�	�
�:
4#���� ������,�5
�&
� �
�"�����	

9����
��(����-�	�
���	>

� ��
 � �
 ��������/
 �&
 �����(��/
 .����
 ���
 �	
 �	������"��
 �������	�
 &�� ��-����


Page 111



������55"� �'�$��(�1�	$��������

#$�'����'�$�

������
��������
��������


��(����-�	��
 �	
 ��	���(����	
 ����
 ;
 4��"�	
 �����<
 ��"����.5 � ��
 .����


��,	�A���	���
��(������
�AA���
�	�
�	���-�	�
� �
������� � �������
�A
� �
����>

� �
���	�/
���.�	,�
�	�
����-�	��
� ��
���
� �
��"=���
�A
� ��
�������	
	�����
���


	�-"����
��
A����.�12 �$7*8
9��/
$7!:
9�%$/
$+$;!;2%$/
$+$;!;2%*

��'��$1�-�%���% ���9������,�8*��

������%���'��$ !�"

����
�A
���		�	,
�	�
������	�"��
��(����-�	�
�	�>

Page 112



������55"� �'�$��(�1�	$��������

#$�'����'�$�

������
��������
��������


	�)��:�(����;�
���(��	��
	9�(���
�	�(������������
<�(�9�<����9�

���		
	�����(����

�!�� �55"� ��'� !��� '!�� ��%!'� '$� �55��"� '$� '!�� < $''��!������'���� �%����'� '!��

&� ���$�� '$� ��1���� '!�� 5"�����%� �55"� �'�$�� � ��&� 1��'!��� &�'��"�� ���� %�6��� ���

9$�2���''� !�&���"$+

��,������	
*84;54"5

���-
*

��<	��	��#��	�(;����		
	��-<#����	�.��#���//0

������������	 ��	 
�	 ����	 ��	 �&&������	 ��	 �������	��	 &�������	 &���������	 ��	��	 ���	

�����	��	&����������	��
����	��	����������

�9
� �
�������	�
��
�,,���(��
"�
� �
�������	
�9
� �
���		�	,
��� �����
��
?$>

��9���
���		�	,
���-�����	
9��
� �
��������
��(����-�	�@�>

��
 ��9���
 �����(��/
 ��	��	�
 ��
 �,���-�	�
��A�����
 "�
 ��	�����	
">

�-�����
�	
�
,��	�
�9
���		�	,
���-�����	@

��
 ,��	�
 ���		�	,
 ���-�����	
 ��
 �����(��/
 ��	��	�
 ��
 �,���-�	�
�>

��"=���
��
��	�����	�/

� �
 �������	�
-��
������
 ��
 � �
������� 
��	������
 �	���
 ������	
 ;)
 �9
 � �


��.	
�	�
���	���
���		�	,
4������	�5
���
$77)
.�� �	
� ���
-�	� �
9��-
� �

����
�9
� ��
	�����>



�������	��
 -��
 �"���	
 �	9��-����	
 �	
  �.
 ��
 ��"-��
 �	
 ������
 "�
 (�����	,


 ���1<<...>������	�>,�(>�6<������<#����2�	(���	-�	�<���		�	,<�������
 ��


��	�����	,
?

�����������
9��
���		�	,
B
�	(���	-�	���
�������

������� 
��(��	-�	�

;
� �
���������

�����	���
#���	���
���6
�����	���
����

���6��6


�C$
$D�

����� �	�1
%$+*;
!7!
;%%
�2-���1 ����E������	�>,��>,�(>�6

�9
���-�����	
��
��(����
��	�
��
��9����
��
,��	���
��"=���
��
��	�����	�
�	�
*>

Page 113



������55"� �'�$��(�1�	$��������

#$�'����'�$�

������
��������
��������


� �
 �.	��
 �/
 � �
 ��	�
 ����-�
 � ��
 � �
 ��	�
  ��
 "���-�
 �	����"��
 �/


�����	�"��
 "�	�/�����
 ���
 �	
 ��F�
 �3����	,
 �����
 �	�
 ��		��
 "�
 ��	�����

����"��
�/
�����	�"��
"�	�/����
���
"�
� �
������	,
���
�/
�	�
��(����-�	�


. �� 
 ��
"��	
��
.����
"�
���-�����/
� �
�.	���
�/
� �
��	�
-��
���(�
�	


� �
���		�	,
��� �����
�
���� ���
	�����
��A����	,
� �
���� ���
�/
� �
�.	��


�/
 � �
 ��	�F�
 �	������
 �	
 � �
 ��	�
 �	
�������	��
.�� 
����
:
�/
 � �
��.	
�	�


���	���
���		�	,
4������	�5
���
$77)>

Page 114



   

   
4

2
 A

lb
y
n

 P
la

c
e
, 
A

b
e

rd
e

e
n

 

 
A

lt
e

ra
ti

o
n
s
 a

n
d
 E

x
te

n
s
io

n
 t

o
 F

o
r
m

 N
e

w
 O

ff
ic

e
 A

c
c

o
m

m
o

d
a
ti

o
n
  

 

 
D

E
S

IG
N

 &
 A

C
C

E
S

S
 S

T
A

T
E

M
E

N
T

 

A
lt

e
ra

ti
o

n
s

a
n

d
E

x
te

n
s
io

n
to

F
o

r
m

N
e

w
O

ff
ic

e
A

c
c

o
m

m
o

d
a
ti

o
n

D
E

S
IG

N
&

A
C

C
E

S
S

S
T
A

T
AA

T
AA

E
M

E
N

T

Page 115



 2
 

4
2

 A
lb

y
n

 P
la

c
e

 

In
tr

o
d

u
c
ti

o
n

 &
 B

a
c

k
g

ro
u

n
d

 i
n

fo
rm

a
ti

o
n

 

T
h
e
 p

ro
p
o
s
a
l 

is
 f

o
r 

a
lt
e
ra

ti
o
n
s
, 

a
n
d
  

e
x
te

n
s
io

n
 t

o
 

th
e
 e

x
is

ti
n
g
 b

u
ild

in
g
 a

t 
4
2
 A

lb
y
n
 P

la
c
e
, 

A
b
e
rd

e
e
n
. 

T
h
e
 

p
ro

p
o
s
a
ls

 
 

in
c
lu

d
e
 

in
te

rn
a
l 

a
lt
e
ra

ti
o
n
s
, 

c
o
n
v
e
rs

io
n
 

a
n
d
 

re
a
r 

e
x
te

n
s
io

n
 

to
 

c
re

a
te

 
n
e
w

 

o
ff

ic
e
 a

c
c
o
m

m
o
d
a
ti
o
n
  

o
v
e
r 

th
re

e
 s

to
re

y
s
. 

A
t 

p
re

s
e
n
t 

th
e
 e

x
is

ti
n
g
 b

u
ild

in
g
 i
s
 u

ti
lis

e
d
 f

o
r 

b
o
th

 

o
ff

ic
e
 a

n
d
 r

e
s
id

e
n
ti
a
l 
a
c
c
o
m

m
o
d
a
ti
o
n
 

S
it

e
 D

e
s
c

ri
p

ti
o

n
  

T
h
e
 
s
it
e
 
is

 
lo

c
a
te

d
 t

o
 
th

e
 
w

e
s
te

rn
 
e
n
d
 
o
f 

A
lb

y
n
 

P
la

c
e
, 

a
d
ja

c
e
n
t 

to
 t

h
e
 C

ly
d
e
s
d
a
le

 B
a
n
k
 w

it
h
in

 t
h
e
 

h
e
a
rt

 o
f 

A
b
e
rd

e
e
n
’s

 W
e
s
t 

E
n
d
 o

ff
ic

e
 d

is
tr

ic
t 

a
n
d
 

A
lb

y
n
 
P

la
c
e
 
a
n
d
 
R

u
b
is

la
w

 
C

o
n
s
e
rv

a
ti
o
n
 
A

re
a
. 

. 

O
n
 
in

it
ia

l 
a
p
p
ro

a
c
h
 
fr

o
m

 
U

n
io

n
 
S

tr
e
e
t,
 
N

o
rt

h
e
rn

 

D
e
e
 S

tr
e
e
t 

is
 c

h
a
ra

c
te

ri
s
e
d
 b

y
 a

 m
ix

 o
f 

re
ta

il 
a
n
d
 

b
u
s
in

e
s
s
 
 
u
s
e
s
, 

h
o
w

e
v
e
r 

u
p
o
n
 
tr

a
v
e
lli

n
g
 
fu

rt
h
e
r 

s
o
u
th

, 
th

e
 
a
re

a
 
 
ta

k
e
s
 
o
n
 
a
 
m

o
re

 
c
o
n
c
e
n
tr

a
te

d
 

th
e
 s

it
e
 h

a
s
 a

 s
ig

n
if
ic

a
n
t 

h
is

to
ri
c
a
l 

c
o
n
te

x
t 

d
a
ti
n
g
 

b
a
c
k
 t

o
 t

h
e
 1

9
th

 C
e
n
tu

ry
. 

T
h
e
 e

x
is

ti
n
g
 p

ro
p
e
rt

y
 i
s
 

d
e
s
ig

n
a
te

d
 a

s
 a

 C
a
te

g
o
ry

 C
 L

is
te

d
 B

u
ild

in
g
 ,

w
it
h
 

n
u
m

e
ro

u
s
 

o
th

e
r 

B
 

&
 

C
 

L
is

te
d
 

p
ro

p
e
rt

ie
s
 

e
n
v
e
lo

p
in

g
 t

h
e
 s

it
e
, 

in
c
lu

d
in

g
 N

o
.s

 6
9
-
7
1
 t

o
 t

h
e
 

n
o
rt

h
 (

C
a
t 

B
).

 7
0
-
7
8
 t

o
 t

h
e
 w

e
s
t 

(C
a
t 

C
) 

a
n
d
 a

ls
o
 

th
e
 

C
-
L
is

te
d
 

O
g
ilv

ie
 

B
u

ild
in

g
 

to
 

th
e
 

im
m

e
d
ia

te
 

s
o
u
th

. 
T

ra
d
it
io

n
a
l 

g
ra

n
it
e
 
a
n
d
 
s
la

te
 
c
o
n
s
tr

u
c
ti
o
n
 

d
o
m

in
a
te

s
 t

h
e
 s

u
rr

o
u
n
d
in

g
 s

tr
e
e
ts

c
a
p
e
 a

n
d
 a

s
 a

 

re
s
u
lt
 

o
f 

it
s
 

C
o
n
s
e
rv

a
ti
o
n
 

A
re

a
 

S
ta

tu
s
, 

th
e
 

m
a
jo

ri
ty

 o
f 

th
e
 s

u
rr

o
u
n
d
in

g
 b

u
ilt

 f
a
b
ri
c
 r

e
m

a
in

s
 a

n
 

u
n
s
p
o
ilt

 
e
x
c
e
lle

n
t 

e
x
a
m

p
le

 
o
f 

1
9
th

 
c
e
n
tu

ry
 

n
e
o
c
la

s
s
ic

a
l 

la
y
o
u
t 

w
h
ic

h
 

e
x
h
ib

it
 

d
o
m

in
a
n
t 

fa
ç
a
d
e
s
 a

n
d
 d

e
c
o
ra

ti
v
e
 i
ro

n
 r

a
ili

n
g
s
. 

T
h
e
 s

it
e
 a

n
d
 

s
u
rr

o
u
n
d
in

g
 

s
tr

e
e
ts

 
d
e
m

o
n
s
tr

a
te

 
a
 

re
la

ti
v
e
ly

 

d
e
n
s
e
 q

u
a
rt

e
r 

o
f 

th
e
 C

it
y
 o

ff
e
ri
n
g
 a

 s
tr

o
n
g
 s

e
n
s
e
 

re
s
id

e
n
ti
a
l 

fe
e
l 

 
w

it
h
 

in
te

rs
p
e
rs

e
d
 

c
o
m

m
e
rc

ia
l 

u
s
e
s
 

a
ls

o
 

re
m

a
in

in
g
 

e
v
id

e
n
t.

 
T

h
e
 

e
x
is

ti
n
g
 

p
ro

p
e
rt

y
 

is
 

o
f 

tr
a
d
it
io

n
a
l 

g
ra

n
it
e
 

a
n
d
 

s
la

te
 

c
o
n
s
tr

u
c
ti
o
n
 w

it
h
 a

 s
tr

o
n
g
 s

tr
e
e
t 

fr
o
n
ta

g
e
 t

y
p
ic

a
l 

o
f 

it
s
 l
o
c
a
ti
o
n
. 
 

S
it

e
 C

o
n

te
x

t 
a

n
d

 A
p

p
ra

is
a
l 

A
s
 
d
is

c
u
s
s
e
d
 
a
b
o
v
e
, 

th
e
 
s
it
e
 
is

 
lo

c
a
te

d
 
w

it
h
in

 

th
e
 h

is
to

ri
c
 c

o
re

 o
f 

A
b
e
rd

e
e
n
, 

w
it
h
in

 t
h
e
 C

ro
w

n
 

S
tr

e
e
t/
B

o
n
 A

c
c
o
rd

 C
o
n
s
e
rv

a
ti
o
n
 A

re
a
 .

 A
s
 s

u
c
h
 

1
 

Page 116



 3
 

C
o

lw
y
n

 H
o

te
l 

o
f 

p
la

c
e
, 

w
it
h
 
a
 
d
iv

e
rs

e
 
ra

n
g
e
 
o
f 

b
u
ild

in
g
s
 
a
n
d
 

u
s
e
s
.,

 i
n
c
lu

d
in

g
 l

a
rg

e
 p

u
b
lic

 b
u
ild

in
g
s
 a

d
ja

c
e
n
t 

to
 

m
o
re

 m
o
d
e
s
t 

re
s
id

e
n
ti
a
l 

o
n
e
s
. 

T
h
is

 i
s
 e

c
h
o
e
d
 i

n
 

th
e
 

A
b
e
rd

e
e
n
 

C
it
y
 

C
o
u
n
c
il 

C
o
n
s
e
rv

a
ti
o
n
 

A
re

a
 

A
p
p
ra

is
a
l 
a
n
d
 M

a
n
a
g
e
m

e
n
t 

P
la

n
 w

h
ic

h
 s

ta
te

s
 

“
T

h
e
 B

o
n

 A
c
c
o

rd
/C

ro
w

n
 S

tr
e
e
t 

C
o

n
s
e
rv

a
ti

o
n

 

A
re

a
  

h
a
s
 s

tr
o

n
g

 s
tr

e
e
t 

fr
o

n
ta

g
e
s
 w

it
h

 a
 h

ig
h

 

p
ro

p
o

rt
io

n
  
o

f 
te

rr
a
c
e
d

 b
u

il
d

in
g

s
 a

d
d

re
s
s
in

g
 

th
e
 s

tr
e
e
t.

 T
o

 t
h

e
 r

e
a
r 

th
e
re

 a
re

 v
a
ri

e
ty

 o
f 

re
a
r 

e
x
te

n
s
io

n
s
 a

n
d

 o
u

t-
b

u
il
d

in
g

s
”
. 

A
s
 c

a
n
 b

e
 s

e
e
n
 f

ro
m

 t
h
e
 a

b
o
v
e
, 

a
 p

re
c
e
d
e
n
t 

fo
r 

re
a
r 

e
x
te

n
s
io

n
s
 a

n
d
 o

u
tb

u
ild

in
g
s
  

in
 t

h
e
 a

re
a
 h

a
s
 

b
e
e
n
 

a
c
k
n
o
w

le
d
g
e
d
. 

T
h
e
 

m
a
jo

ri
ty

 
o
f 

th
e
 

p
ro

p
e
rt

ie
s
 

to
 

th
e
 

s
o
u
th

e
rn

 
e
n
d
 

o
f 

D
e
e
 

S
tr

e
e
t 

e
n
jo

y
 r

e
la

ti
v
e
ly

 l
a
rg

e
 a

n
d
 e

lo
n
g
a
te

d
 r

e
a
r 

g
a
rd

e
n
 

g
ro

u
n
d
s
, 

h
e
n
c
e
 t

h
e
 p

ro
lif

e
ra

ti
o
n
 o

f 
la

te
r 

a
d
d
it
io

n
s
 

to
 
b
u
ild

in
g
s
. 

T
h
e
s
e
 
ra

n
g
e
 
fr

o
m

 
th

e
 
s
y
m

p
a
th

e
ti
c
 

v
e
rn

a
c
u
la

r,
 f

in
is

h
e
d
 i

n
 g

ra
n
it
e
 a

n
d
 s

la
te

, 
to

 m
o
re

 

re
c
e
n
t 

a
n
d
 

le
s
s
 

a
tt
ra

c
ti
v
e
 

e
x
te

n
s
io

n
s
 

a
n
d
 

o
u
tb

u
ild

in
g
s
, 

w
h
ic

h
 
a
re

 
s
o
m

e
w

h
a
t 

a
t 

o
d
d
s
 
w

it
h
 

th
e
  

h
is

to
ri
c
 f

a
b
ri
c
 a

n
d
 i
n
te

g
ri
ty

 o
f 

th
e
 s

u
rr

o
u
n
d
in

g
 

a
re

a
. 

T
h
e
re

 a
re

 h
o
w

e
v
e

r 
n
u
m

e
ro

u
s
 e

x
a
m

p
le

s
 o

f 

m
o
d
e
rn

 
in

te
rv

e
n
ti
o
n
s
 

w
h

ic
h
 

h
a
v
e
 

s
u
c
c
e
s
s
fu

lly
 

h
a
rm

o
n
is

e
d
 

d
e
s
ig

n
, 

s
c
a
le

 
a
n
d
 

fi
n
is

h
 

to
 

c
o
m

p
le

m
e
n
t 

th
e
 C

o
n
s
e
rv

a
ti
o
n
 A

re
a
, 

s
u
c
h
 a

s
 t

h
e
 

fl
a
tt

e
d
 i

n
fi
ll 

d
e
v
e
lo

p
m

e
n
t 

to
 t

h
e
 n

o
rt

h
 e

a
s
t 

o
f 

th
e
 

s
it
e
, 

w
h
ic

h
 e

n
a
b
le

d
 t

h
e
 r

e
c
e
n
t 

c
o
n
v
e
rs

io
n
 o

f 
th

e
 

G
e
n
e
ra

l 
P

o
s
t 

O
ff

ic
e
 
B

u
ild

in
g
. 

T
h
is

 
is

 
s
o
m

e
th

in
g
 

th
e
 

a
rc

h
it
e
c
ts

 
a
t 

F
it
z
g
e
ra

ld
 

A
s
s
o
c
ia

te
s
 

re
c
o
g
n
is

e
d
 

a
n
d
 

w
a
n
te

d
 

to
 

e
m

u
la

te
 

in
 

th
e
  

p
ro

p
o
s
a
ls

. 

 

L
is

te
d

 B
u

il
d

in
g

s 
in

 a
n

d
 a

ro
u

n
d

 

D
e

e
 S

tr
e

e
t 

B
e
n
e
fi
ti
n
g
 f

ro
m

 a
 c

e
n
tr

a
l 

lo
c
a
ti
o
n
 w

it
h
in

 t
h
e
 c

it
y
 

a
n
d
 
fr

o
n
ti
n
g
 
o
n
to

 
a
 
p
u
b
lic

 
ro

a
d
, 

th
e
 
s
it
e
 
e
n
jo

y
s
 

e
x
c
e
lle

n
t 

c
o
n
n
e
c
ti
o
n
s
 

to
 

p
u
b
lic

 
tr

a
n
s
p
o
rt

, 
w

it
h
 

U
n
io

n
 

S
tr

e
e
t 

a
n
d
 

C
ro

w
n
 

S
tr

e
e
t 

b
o
th

 
in

 
c
lo

s
e
 

p
ro

x
im

it
y
. 

G
u
ild

 
S

tr
e
e
t 

b
u
s
 
a
n
d
 r

a
il 

s
ta

ti
o
n
s
 
a
re

 

a
ls

o
 
w

it
h
in

 
w

a
lk

in
g
 
d
is

ta
n
c
e
 
a
n
d
 
w

h
ils

t 
th

e
 
s
it
e
 

a
n
d
 

m
u
c
h
 

o
f 

th
e
 

s
u
rr

o
u
n
d
in

g
 

p
ro

p
e
rt

ie
s
 

d
o
n
’t
 

b
e
n
e
fi
t 

fr
o
m

 d
e
d
ic

a
te

d
 p

a
rk

in
g
, 

it
s
 c

e
n
tr

a
l 
lo

c
a
ti
o
n
 

e
n
s
u
re

s
 
th

a
t 

th
is

 
d
o
e
s
n
’t
 
d
e
tr

a
c
t 

fr
o
m

 
it
 
o
v
e
ra

ll 

u
s
e
. 

D
e
s

ig
n

 P
ri

n
c

ip
le

s
 

G
iv

e
n
 

th
e
 

h
is

to
ri
c
 

s
ig

n
if
ic

a
n
c
e
 

o
f 

th
e
 

s
it
e
 

a
n
d
 

s
u
rr

o
u
n
d
in

g
 

a
re

a
, 

w
h
ic

h
 

m
e
ri
t 

th
e
 

p
ro

p
e
rt

ie
s
 

L
is

te
d
 s

ta
tu

s
 a

n
d
 p

o
s
it
io

n
 w

it
h
in

 t
h
e
 C

o
n
s
e
rv

a
ti
o
n
 

A
re

a
 
, 

c
lo

s
e
 
a
tt

e
n
ti
o
n
 
m

u
s
t 

b
e
 
p
a
id

 
to

 
S

c
o
tt

is
h
 

P
la

n
n
in

g
 

P
o
lic

y
 

(S
P

P
) 

a
n
d
 

S
c
o
tt
is

h
 

H
is

to
ri
c
 

E
n
v
ir
o
n
m

e
n
t 

P
o
lic

y
 

(S
H

E
P

) 
w

h
ic

h
 

s
e
e
k
s
 

 
to

 

d
 

o
 

n
 

a
 

th
e
 

a
rc

h
it
e
c
ts

 
a
t 

F
it
z
g
e
ra

ld
 

A
s
s
o
c
ia

te
s
 

B
e
n
e
fi
ti
n
g
 f

ro
m

 a
 c

e
n
tr

a
l 

lo
c
a
ti
o
n
 w

it
h
in

 t
h
e
 c

it
y
 

s
 

B
e

2
 

Page 117



 4
 

 

C
o

lw
y
n

 H
o

te
l 

e
n
s
u
re

 
d
e
v
e
lo

p
m

e
n
t 

m
a
k
e
s
 

a
 

p
o
s
it
iv

e
 

c
o
n
tr

ib
u
ti
o
n
 t

o
 C

o
n
s
e
rv

a
ti
o
n
 A

re
a
s
 a

n
d
 d

o
e
s
 n

o
t 

a
d
v
e
rs

e
ly

 a
ff

e
c
t 
L
is

te
d
 b

u
ild

in
g
s
. 

T
h
e
 
A

b
e
rd

e
e
n
 
L
o
c
a
l 

D
e
v
e
lo

p
m

e
n
t 

P
la

n
 
a
c
ti
v
e
ly

 

s
e
e
k
s
 t

o
 p

ro
te

c
t 

th
e
 b

u
ilt

 h
e
ri
ta

g
e
 o

f 
th

e
 c

it
y
 a

n
d
 

p
ro

m
o
te

 
in

n
o
v
a
ti
v
e
 

a
n
d
 

h
ig

h
 

q
u
a
lit

y
 

d
e
s
ig

n
. 

P
o
lic

y
 D

1
 -

 A
rc

h
it
e
c
tu

re
 &

 P
la

c
e
 M

a
k
in

g
 r

e
q
u
ir
e
s
 

th
a
t 

n
e
w

 d
e
v
e
lo

p
m

e
n
t 

m
u
s
t 

b
e
 d

e
s
ig

n
e
d
 w

it
h
 d

u
e
 

c
o
n
s
id

e
ra

ti
o
n
 f

o
r 

it
s
 c

o
n
te

x
t 

a
n
d
 m

a
k
e
 a

 p
o
s
it
iv

e
 

c
o
n
tr

ib
u
ti
o
n
 t

o
 i

ts
 s

e
tt
in

g
. 

 I
t 

e
m

p
h
a
s
is

e
s
 t

h
a
t 

th
e
 

p
ro

p
o
rt

io
n
s
 o

f 
b
u
ild

in
g
 e

le
m

e
n
ts

 t
o
g
e
th

e
r 

w
it
h
 t

h
e
 

s
p
a
c
e
s
 a

ro
u
n
d
 b

u
ild

in
g
s
 a

re
 f

u
n
d
a
m

e
n
ta

l 
in

 t
h
e
 

a
s
s
e
s
s
m

e
n
t 

o
f 
s
a
id

 c
o
n
tr

ib
u
ti
o
n
. 

W
it
h
 

re
g
a
rd

 
to

 
d
e
s
ig

n
 
a
n
d
 

a
m

e
n
it
y
, 

P
o
lic

y
 

D
2
 

re
q
u
ir
e
s
 

s
u
it
a
b
le

 
p
ri
v
a
c
y
 

m
e
a
s
u
re

s
 

to
 

b
e
 

d
e
s
ig

n
e
d
 

in
 

to
 

h
ig

h
e
r 

d
e
n
s
it
y
 

h
o
u
s
in

g
 

w
it
h
 

re
s
id

e
n
ti
a
l 
d
e
v
e
lo

p
m

e
n
t 

h
a
v
in

g
 a

 p
u
b
lic

 f
a
c
e
 t

o
 a

 

s
tr

e
e
t 

a
n
d
 a

 p
ri
v
a
te

 f
a
c
e
 t

o
 a

n
 e

n
c
lo

s
e
d
 g

a
rd

e
n
 

o
r 

c
o
u
rt

. 
 A

ll 
re

s
id

e
n
ts

 r
e
q
u
ir
e
 t

o
 h

a
v
e
 a

c
c
e
s
s
 t

o
 

s
it
ti
n
g
 
o
u
t 

a
re

a
s
 
e
it
h
e
r 

th
ro

u
g
h
 
th

e
 
p
ro

v
is

io
n
 
o
f 

b
a
lc

o
n
ie

s
, 

p
ri
v
a
te

 g
a
rd

e
n
s
, 

te
rr

a
c
e
s
 o

r 
c
o
m

m
u
n
a
l 

g
a
rd

e
n
s
. 

S
u
s
ta

in
a
b
le

 a
n
d
 a

c
ti
v
e
 t

ra
v
e
l 
is

 p
ro

m
o
te

d
 t

h
ro

u
g
h
 

P
o
lic

y
 D

3
. 

 T
h
is

 s
p
e
c
if
ie

s
 t

h
a
t 

n
e
w

 d
e
v
e
lo

p
m

e
n
t 

w
ill

 
b
e
 
d
e
s
ig

n
e
d
 
in

 
o
rd

e
r 

to
 
m

in
im

is
e
 
tr

a
v
e
l 

b
y
 

p
ri
v
a
te

 
c
a
r,

 
im

p
ro

v
e
 

a
c
c
e
s
s
 

to
 

s
e
rv

ic
e
s
 

a
n
d
 

p
ro

m
o
te

 h
e
a
lt
h
y
 l
if
e
s
ty

le
s
 b

y
 e

n
c
o
u
ra

g
in

g
 a

c
ti
v
e
 

tr
a
v
e
l.
  

T
ra

n
s
p
o
rt

 m
o
d
e
s
 a

re
 t

o
 b

e
 p

ri
o
ri
ti
s
e
d
 i

n
 

n
e
w

 
d
e

v
e
lo

p
m

e
n
t 

in
 

th
e
 

o
rd

e
r 

o
f 

w
a
lk

in
g
, 

c
y
c
lin

g
, 

p
u
b
lic

 t
ra

n
s
p
o
rt

 a
n
d
 p

ri
v
a
te

 c
a
r.

 

P
o
lic

ie
s
 D

4
&

5
 f

o
c
u
s
 o

n
 A

b
e
rd

e
e
n
’s

 g
ra

n
it
e
 a

n
d
 

b
u
ilt

 
h
e
ri
ta

g
e
 

e
n
c
o
u
ra

g
in

g
 

th
e
 

re
te

n
ti
o
n
 

a
n
d
 

re
u
s
e
 o

f 
g
ra

n
it
e
 b

u
ild

in
g
s
 i

n
c
lu

d
in

g
 c

o
n
v
e
rs

io
n

 

a
n
d
 

a
d
a
p
ti
o
n
 

o
f 

re
d
u
n
d
a
n
t 

b
u
ild

in
g
s
. 

L
is

te
d
 

B
u
ild

in
g
s
 

a
n
d
 

C
o
n
s
e
rv

a
ti
o
n
 

A
re

a
s
 

a
re

 
k
e
y
 
to

 

A
b
e
rd

e
e
n
’s

 
c
u
lt
u
ra

l 
id

e
n
ti
ty

. 
T

h
e
re

fo
re

 

p
ro

p
o
s
a
ls

 t
o
 c

o
n
s
e
rv

e
 a

n
d
 e

n
h
a
n
c
e
 s

u
c
h
 s

it
e
s
 

w
ill

 b
e
 w

e
lc

o
m

e
d
 i
n
 l
in

e
 w

it
h
 S

P
P

 a
n
d
 S

H
E

P
. 

D
e
s

ig
n

 R
e
s

p
o

n
s
e
 

A
s
 

h
a
s
 

b
e
e
n
 

d
is

c
u
s
s
e
d
 

a
b
o
v
e
 

th
e
 

 
s
it
e
 

o
ff

e
rs

 
a
 

s
ig

n
if
ic

a
n
t 

c
o
n
tr

ib
u
ti
o
n
 

to
 

th
e
 

s
tr

e
e
ts

c
a
p
e
 

in
 

D
e
e
 

S
tr

e
e
t 

a
n
d
 

it
s
 

s
tr

o
n
g
 

fr
o
n
ta

g
e
 
is

 
ty

p
ic

a
l 

o
f 

th
e
 
 
a
re

a
. 

G
iv

e
n
 
it
s
 

L
is

te
d
 S

ta
tu

s
 a

n
d
 p

ro
m

in
e
n
t 

p
o
s
it
io

n
  

w
it
h
in

 

th
e
 C

o
n
s
e
rv

a
ti
o
n
 A

re
a
 c

a
re

fu
l 

th
o
u
g
h
t 

a
n
d
 

c
o
n
s
id

e
ra

ti
o
n
 h

a
s
 b

e
e
n
 p

u
t 

in
to

 t
h
e
 d

e
s
ig

n
 

e
 

n
o
t ly
 

d
 

g
n
. 

e
s
 

u
e
 

e
 

D A
s

o
f

s
t

fr
o
n

L
i

th c
o

E
x

is
ti

n
g

 d
o

rm
e
rs

 w
il
l 

b
e
 r

e
fu

rb
is

h
e
d

  

p
ro

c
e
s
s
. 

It
 
w

a
s
 
d
e
e
m

e
d
 
im

p
e
ra

ti
v
e
 
to

 
e
n
a
b
le

 
a
 

s
y
m

p
a
th

e
ti
c
 

c
o
n
v
e
rs

io
n
 

a
n
d
 

e
x
te

n
s
io

n
 

th
a
t 

is
 

p
ra

g
m

a
ti
c
, 

a
llo

w
in

g
 f

u
n
c
ti
o
n
a
lit

y
 i

n
 t

h
e
 p

ro
p
o
s
e
d
 

n
e
w

 u
s
e
 a

s
 r

e
s
id

e
n
ti
a
l 
s
tu

d
e
n
t 

a
c
c
o
m

m
o
d
a
ti
o
n
  

E
x
te

rn
a
lly

 
th

e
 

b
u
ild

in
g
 

is
 

in
 

a
 

re
la

ti
v
e
ly

 
s
o
u
n
d
 

c
o
n
d
it
io

n
 h

o
w

e
v
e
r 

e
le

m
e
n
ts

 s
u
c
h
 a

s
 t

h
e
 d

o
rm

e
rs

 

to
 

th
e
 

fr
o
n
t 

o
f 

th
e
 

h
o
te

l 
a
re

 
in

 
m

u
c
h
 

n
e
e
d
 

o
f 

a
tt

e
n
ti
o
n
, 

th
e
re

fo
re

 a
 f

u
ll 

lik
e
 f

o
r 

lik
e
 r

e
fu

rb
is

h
m

e
n
t 

is
 
p
ro

p
o
s
e
d
 
to

 
b
ri
n
g
 
th

e
m

 
b
a
c
k
 
to

 
th

e
ir
 
o
ri
g
in

a
l 

c
o
n
d
it
io

n
 a

n
d
 i
m

p
ro

v
e
 t

h
e
 b

u
ild

in
g
's

 m
a
in

 f
a
ç
a
d
e
. 

T
h
e
re

 a
re

 a
ls

o
 t

w
o
 l

a
te

r 
b
o
x
 d

o
rm

e
r 

a
d
d
it
io

n
s
 t

o
 

th
e
 r

e
a
r 

e
le

v
a
ti
o
n
, 

w
h
ic

h
 a

t 
p
re

s
e
n
t 

d
e
tr

a
c
t 

fr
o
m

 

th
e
 

c
h
a
ra

c
te

r 
a
n
d
 

in
te

g
ri
ty

 
o
f 

th
e
 

b
u
ild

in
g

. 

A
c
c
o
rd

in
g
ly

 i
t 

is
 p

ro
p
o
s
e
d
 t

o
 c

o
m

p
le

te
ly

 r
e
p
la

c
e

 

th
e
s
e
 

w
it
h
 

n
e
w

 
d
o
rm

e
rs

 
w

h
ic

h
 

w
o
u
ld

 
re

p
lic

a
te

 

th
o
s
e
 

e
x
is

ti
n
g
 

o
n
 

th
e
 

fr
o
n
t 

e
le

v
a
ti
o
n
 

th
e
re

b
y
 

re
s
u
lt
in

g
 
in

 
g
re

a
te

r 
c
o
n
ti
n
u
it
y
 
b
e
tw

e
e
n
 
th

e
 
fr

o
n
t 

3
 

Page 118



 5
 

 

C
o

lw
y
n

 H
o

te
l 

a
n
d
 r

e
a
r 

e
le

v
a
ti
o
n
s
, 

o
ff

e
ri
n
g
 a

n
 e

n
h
a
n
c
e
m

e
n
t 

to
 

th
e
 C

o
n
s
e
rv

a
ti
o
n
 a

re
a
 a

s
 a

 w
h
o
le

. 

T
h
ro

u
g
h
 
p
o
s
it
iv

e
 
d
is

c
u
s
s
io

n
s
 
a
n
d
 
e
n
g
a
g
e
m

e
n
t 

w
it
h
 t

h
e
 C

it
y
 C

o
u
n
c
il’

s
 P

la
n
n
in

g
 S

e
rv

ic
e
 a

n
d
 B

u
ilt

 

H
e
ri
ta

g
e
 

T
e
a
m

, 
it
 

w
a

s
 

re
c
o
g
n
is

e
d
 

th
a
t 

th
e
 

e
x
is

ti
n
g
 

g
ra

n
it
e
 

e
x
te

n
s
io

n
 

to
 

th
e
 

re
a
r 

o
f 

th
e
 

b
u
ild

in
g
 i

s
 p

a
rt

 o
f 

it
s
 h

is
to

ri
c
 f

a
b
ri
c
 t

h
e
re

fo
re

 i
ts

 

re
te

n
ti
o
n
 w

o
u
ld

 b
e
 g

re
a
tl
y
 e

n
c
o
u
ra

g
e
d
. 

H
o
w

e
v
e
r 

th
e
 

m
o
re

 
re

c
e
n
t 

fl
a
t 

ro
o
f 

e
x
te

n
s
io

n
s
 

a
n
d
 

o
u
tb

u
ild

in
g
s
 b

e
a
r 

n
o
 r

e
s
e
m

b
la

n
c
e
 o

r 
a
tt
ri
b
u
te

 t
o
 

th
e
 

o
ri
g
in

a
l 

fa
b
ri
c
 

o
f 

th
e
 

p
ro

p
e
rt

y
 

a
n
d
 

C
o
n
s
e
rv

a
ti
o
n
 

A
re

a
. 

T
h
e
ir
 

re
m

o
v
a
l 

a
n
d
 

re
p
la

c
e
m

e
n
t 

w
it
h
 
a
 
m

o
d
e
rn

 
a
n
d
 
c
o
n
te

m
p
o
ra

ry
 

e
x
te

n
s
io

n
 

w
a
s
 

fe
lt
 

to
 

b
e
 

th
e
 

b
e
s
t 

c
o
u
rs

e
 

o
f 

a
c
ti
o
n
. 

T
h
e
 e

x
te

n
s
io

n
s
 w

ill
 e

s
s
e
n
ti
a
lly

 f
o
rm

 t
w

o
 

n
e
w

 
e
le

m
e
n
ts

 
w

h
ic

h
 
w

ill
 
s
it
 
e
it
h
e
r 

s
id

e
 
o
f 

th
e
 

tr
a
d
it
io

n
a
l 

g
ra

n
it
e
 

e
x
te

n
s
io

n
 

to
 

th
e
 

e
a
s
t 

e
le

v
a
ti
o
n
. 

T
h
e
 

e
x
it
in

g
 

s
in

g
le

 
s
to

ry
 

fl
a
t-

ro
o
f 

a
d
d
it
io

n
s
 w

ill
 b

e
 d

e
m

o
lis

h
e
d
 a

n
d
 r

e
p
la

c
e
d
 o

n
 t

h
e
 

s
o
u
th

e
rl
y
 

a
s
p
e
c
t 

w
it
h
 

a
 

n
e
w

 
p
it
c
h
e
d

-
ro

o
f 

tw
o
 

s
to

re
y
 

g
a
b
le

d
 

e
x
te

n
s
io

n
, 

s
im

ila
r 

to
 

th
e
 

d
e
s
ig

n
 

a
n
d
 
s
c
a
le

 
o
f 

th
e
 
e
x
is

ti
n
g
 
re

a
r 

g
ra

n
it
e
 
e
le

m
e
n
t.
 

N
a
tu

ra
l 

s
la

te
 
a
n
d
 
s
m

o
o
th

 
re

n
d
e
r 

in
 
a
d
d
it
io

n
 
to

 

s
te

p
p
in

g
 

b
a
c
k
 

th
e
 

g
a
b
le

 
e
n
d
 

w
ill

 
re

s
u
lt
 

in
 

a
 

s
y
m

p
a
th

e
ti
c
 a

n
d
 s

u
b
o
rd

in
a
te

 r
o
le

 t
o
 t

h
e
 e

x
is

ti
n
g
 

e
x
te

n
s
io

n
. 

 

A
 m

o
re

 c
o
n
te

m
p
o
ra

ry
 d

e
s
ig

n
 w

ill
 b

e
 a

d
o
p
te

d
 o

n
 

th
e
 
n
o
rt

h
e
rl
y
 
a
s
p
e
c
t 

o
f 

th
e
 
e
x
is

ti
n
g
 
e
x
te

n
s
io

n
. 

T
h
is

 
w

ill
 

in
c
o
rp

o
ra

te
 

a
 

s
im

p
lis

ti
c
 

fl
a
t-

ro
o
f 

b
o
x
 

d
e
s
ig

n
, 

o
ff

e
ri
n
g
 a

c
c
o
m

m
o
d
a
ti
o
n
 a

c
ro

s
s
 g

ro
u
n
d
 

a
n
d
 

fi
rs

t 
fl
o
o
r 

le
v
e
ls

. 
It
 

w
ill

 
b
e
 

fi
n
is

h
e
d
 

in
 

a
 

s
m

o
o
th

 
re

n
d
e
r 

a
n
d
 
b
ro

k
e
n
 
 
u
p
 
w

it
h
 
v
e
rt

ic
a
lly

 

e
m

p
h
a
s
is

e
d
 

g
la

z
e
d
 

e
le

m
e
n
ts

. 
G

iv
e
n
 

th
a
t 

th
is

 

n
e
w

 
e
le

m
e
n
t 

w
ill

 
p
ro

tr
u
d
e
 

fu
rt

h
e
r 

th
a
n
 

th
e
 

e
x
is

ti
n
g
 
e
x
te

n
s
io

n
 
it
 
w

a
s
 
c
o
n
s
id

e
re

d
 
th

a
t 

a
n
y
 

a
tt

e
m

p
t 

to
 

re
p
lic

a
te

 
th

e
 

e
x
is

ti
n
g
 

d
e
s
ig

n
 

a
n
d
 

s
c
a
le

 w
o
u
ld

 h
a

v
e
 c

re
a
te

d
 a

 p
a
s
ti
c
h
e
 r

e
s
u
lt
in

g
 i
n
 

a
 
p
o
o
r 

o
v
e
ra

ll 
c
o
m

p
o
s
it
io

n
 
to

 
th

e
 
d
e
tr

im
e
n
t 

o
f 

b
o
th

 
th

e
 

p
ro

p
e
rt

y
 

a
n
d
 

th
e
 

s
u
rr

o
u
n
d
in

g
 

a
re

a
. 

In
s
te

a
d
 

th
e
 

p
ro

p
o
s
e
d
 

d
e
s
ig

n
 

 
 

m
a
k
e
s
 

a
 

d
e
fe

re
n
ti
a
l 

c
o
n
tr

a
s
t 

to
 
th

e
 
s
o
lid

 
g
ra

n
it
e
 
o
f 

th
e
  

s
u
rr

o
u
n
d
in

g
  

b
u
ild

in
g
s
 o

f 
th

e
 1

9
th

 c
e
n
tu

ry
 t

h
u
s
 

c
re

a
ti
n
g
 a

 d
is

ti
n
c
ti
v
e
 n

e
w

 c
o
m

p
o
n
e
n
t 

in
 i
ts

 f
o
rm

 

a
n
d
 f

in
is

h
in

g
 m

a
te

ri
a
ls

. 

A
 
n
e
w

 
c
o
m

p
le

te
ly

 
g
la

z
e
d
 
lin

k
 
w

ill
 
c
o
n
n
e
c
t 

a
ll 

th
re

e
 e

x
te

n
d
e
d
 e

le
m

e
n
ts

 t
o
 t

h
e
 o

ri
g
in

a
l 

b
u
ild

in
g

 

w
h

ic
h
 

w
ill

 
s
u
c
c
e
s
s
fu

lly
 

fa
c
ili

ta
te

 
th

e
 

tr
a
n
s
it
io

n
 

b
e
tw

e
e
n
 o

ld
 a

n
d
 n

e
w

. 
 

4
 

Page 119



 6
 

 

C
o

lw
y
n

 H
o

te
l 

 A
c

c
e

s
s

 

T
h
e
 s

it
e
 b

o
a
s
ts

 a
 c

e
n
tr

a
l 

lo
c
a
ti
o
n
 w

it
h
in

 t
h
e
 c

it
y
 

th
e
re

fo
re

 
it
 

is
 

h
ig

h
ly

 
a
c
c
e
s
s
ib

le
 

b
y
 

fo
o
t 

a
n
d
 

b
ic

y
c
le

  

W
h
is

t 
th

e
re

 
is

 
n
o
 
d
e
d
ic

a
te

d
 p

a
rk

in
g
 
o
n
 
s
it
e
, 

a
 

c
a
r 

fr
e
e
 

e
n
v
ir
o
n
m

e
n
t 

is
 

p
ro

p
o
s
e
d
. 

It
s
 

c
e
n
tr

a
l 

lo
c
a
ti
o
n
 

e
n
s
u
re

s
 

it
 

is
 

e
a
s
ily

 
a
c
c
e
s
s
e
d
 

b
y
 

th
e
 

s
u
rr

o
u
n
d
in

g
 

p
u
b
lic

 
tr

a
n
s
p
o
rt

 
n
e
tw

o
rk

 
a
lo

n
g
 

u
n
io

n
 
S

tr
e
e
t 

a
n
d
 
C

ro
w

n
 
S

tr
e
e
t.
 
R

a
il 

a
n
d
 
b
u
s
 

te
rm

in
a
ls

 
a
re

 
a
ls

o
 

w
it
h
in

 
w

a
lk

in
g
 

d
is

ta
n
c
e
 

a
t 

G
u
ild

 S
tr

e
e
t.
 

T
h
e
 

s
it
e
 

h
a
s
 

a
 

g
a
te

d
 

p
e
d
e
s
tr

ia
n
 

w
a
lk

w
a
y
 

ru
n
n
in

g
 a

lo
n
g
s
id

e
 t

h
e
 n

o
rt

h
e
rn

 b
o
u
n
d
a
ry

 w
h
ic

h
 

w
ill

 a
llo

w
 e

a
s
y
 a

c
c
e
s
s
 f

o
r 

c
y
c
lis

ts
 t

o
 t

h
e
  

n
e
w

 

c
y
c
le

 
s
p
a
c
e
s
 

a
n
d
 

lo
c
k
e
rs

 
p
ro

v
id

e
d
 

w
it
h
in

 
th

e
 

re
a
r 

y
a
rd

 a
re

a
. 

T
h
e
 b

u
ild

in
g
s
 t

o
 t
h
e
 n

o
rt

h
 a

re
 a

ls
o
 s

e
p
a
ra

te
d
 b

y
 

a
 n

a
rr

o
w

 l
a
n
e
 r

u
n
n
in

g
 e

a
s
t-

w
e
s
t 

th
a
t 
is

 o
u
tw

it
h
  

th
e
 
a
p
p
lic

a
n
ts

 
c
o
n
tr

o
l,
 
h
o
w

e
v
e
r 

th
is

 
w

ill
 
re

m
a
in

 

u
n
im

p
e
a
c
h
e
d
 

b
y
 

th
e
 

p
ro

p
o
s
e
d
 

d
e
v
e
lo

p
m

e
n
t.
  

G
iv

e
n
 

th
e
 

e
n
c
lo

s
e
d
 

n
a
tu

re
 

o
f 

th
e
 

re
a
r 

g
a
rd

e
n
 

s
p
a
c
e
 i

n
 a

d
d
it
io

n
 t

o
 t

h
e
 i
n
te

rn
a
l 

la
y
o
u
t 

a
n
d
 o

ri
e
n
-

ta
ti
o
n
 o

f 
th

e
 n

e
w

 e
x
te

n
s
io

n
s
 t

h
e
re

 w
ill

 b
e
 n

o
 i

m
-

p
a
c
t 

o
n
 n

e
ig

h
b
o
u
ri
n
g
 a

m
e
n
it
y
. 

S
u

m
m

a
ry

 a
n

d
 C

o
n

c
lu

s
io

n
s

 

T
h
e
 e

x
is

ti
n
g
 1

9
th

 C
e
n
tu

ry
 p

ro
p
e
rt

y
 a

t 
7
3
 D

e
e
 

S
tr

e
e
t 
m

a
k
e
s
 a

 s
ig

n
if
ic

a
n
t 

c
o
n
tr

ib
u
ti
o
n
 t

o
 t

h
e
 s

u
r-

ro
u
n
d
in

g
 s

tr
e
e
ts

c
a
p
e
. 
U

n
fo

rt
u
n
a
te

ly
 t

h
e
 e

x
is

ti
n
g
 

u
s
e
 a

s
 a

 h
o
te

l 
h
a
s
 b

e
e
n
 i
n
 d

e
c
lin

e
 o

v
e
r 

th
e
 p

a
s
t 

n
u
m

b
e
r 

o
f 

y
e
a
rs

. 
T

h
is

 h
a
s
 h

o
w

e
v
e
r 

p
re

s
e
n
te

d
 a

 

g
re

a
t 
o
p
p
o
rt

u
n
it
y
 t

o
 e

x
p
lo

re
 a

 n
e
w

 u
s
e
 f

o
r 

th
is

 

im
p
o
rt

a
n
t 
 a

n
d
 h

is
to

ri
c
 b

u
ild

in
g
. 

C
a
re

fu
l 
c
o
n
s
id

e
ra

ti
o
n
 h

a
s
 b

e
e
n
 p

a
id

 t
o
 t

h
e
 c

o
n
-

te
x
t 

o
f 

th
e
 s

it
e
 a

n
d
 h

o
w

 t
h
e
 p

ro
p
o
s
a
ls

 w
ill

 r
e
-

s
p
o
n
d
 t

o
 t

h
e
 s

u
rr

o
u
n
d
in

g
 a

re
a
’s

 h
e
ri
ta

g
e
 a

n
d
 b

u
ilt

 

fa
b
ri
c
..
 A

 b
le

n
d
 o

f 
th

e
 t
ra

d
it
io

n
a
l 
h
a
s
 b

e
e
n
 i
n
fu

s
e
d
 

w
it
h
 a

 m
o
d
e
rn

 a
p
p
ro

a
c
h
 t
o
 c

re
a
te

 a
 h

ig
h
 q

u
a
lit

y
 

d
e
s
ig

n
 t

h
a
t 
p
ro

v
id

e
s
 f

u
n
c
ti
o
n
a
lit

y
 f

o
r 

th
e
 n

e
w

 s
tu

-

d
e
n
t 

a
c
c
o
m

m
o
d
a
ti
o
n
. 

A
s
 s

u
c
h
 t
h
e
 c

o
m

p
le

te
d
 

w
o
rk

s
, 
w

h
ic

h
 a

ls
o
 i
n
c
lu

d
e
 t

h
e
 r

e
m

o
v
a
l 
o
f 

c
u
rr

e
n
t 

u
n
s
ig

h
tl
y
 e

le
m

e
n
ts

 a
n
d
 i
m

p
ro

v
e
m

e
n
ts

 t
o
 t
h
e
 e

x
-

is
ti
n
g
 b

u
ild

in
g
, 

w
ill

 r
e
s
u
lt
 i
n
 a

 p
o
s
it
iv

e
 c

o
n
tr

ib
u
ti
o
n

, 

e
n
h
a
n
c
in

g
 b

o
th

 t
h
e
 e

x
is

ti
n
g
 b

u
ild

in
g
 a

n
d
 s

u
r-

ro
u
n
d
in

g
 l
o
c
a
le

. 

5
 

Page 120



         

 

 

        

 

F
ig

u
re

 1
: 

F
ro

n
t 

e
le

v
a

ti
o

n
 N

o
.4

2
 

F
ig

u
re

 2
: 

R
e

a
r 

e
le

v
a

ti
o

n
 N

o
.4

2
 

F
ig

u
re

 3
: 

V
ie

w
 o

f 
si

te
 f

ro
m

 C
ly

d
e

sd
a

le
 B

a
n

k
 C

a
r 

P
a

rk
 

F
ig

u
re

 4
: 

C
ly

d
e

sd
a

le
 B

a
n

k
 f

ro
m

 A
lb

y
n

 P
la

ce
 

Page 121



          

 

  
 

 
 

F
ig

u
re

 5
: 

3
-S

to
re

y
 e

xt
e

n
si

o
n

 N
o

 2
9

 A
lb

y
n

 P
la

ce
 

F
ig

u
re

 6
: 

3
-S

to
re

y
 e

xt
e

n
si

o
n

 N
o

s.
 3

1
-3

2
 A

lb
y
n

 p
la

ce
 

F
ig

u
re

 7
: 

La
rg

e
 e

xt
e

n
si

o
n

 N
o

.3
9

 A
lb

y
n

 P
la

ce
 

F
ig

u
re

 8
: 

V
ie

w
 o

f 
v
a

ri
o

u
s 

d
e

si
g

n
s 

o
f 

e
xt

e
n

si
o

n
s 

b
a

ck
in

g
 o

n
to

 A
lb

y
n

 L
a

n
e

 

Page 122



Page 123



Page 124



Page 125



Page 126



Page 127



Page 128



Page 129



Page 130



Page 131



Page 132



Page 133



Page 134



Page 135



Page 136



Page 137



Page 138



P
a
g
e
 1

3
9



P
a
g
e
 1

4
0



Page 141



Page 142



Page 143



Page 144



Page 145



Page 146



Signed (authorised Officer(s)): 
 
 

 

 

 

 

 

 

 

 

 
 

  

 

 

 

 

 

73 CHARLOTTE STREET, ABERDEEN 
 
REINSTATEMENT OF BASEMENT FLATS 
(2NOS) TO HABITABLE STUDIO APTS.     
 
For: AMD PROPERTY (ABDN) LTD 
 
Application Type : Detailed Planning 
Permission 
Application Ref. :  P141535 
Application Date : 02/10/2014 
Advert   :  
Advertised on :  
Officer   : Dineke Brasier 
Creation Date : 24 November 2014 
Ward: George Street/Harbour (A May/J 
Morrison/N Morrison) 
Community Council: No response received 
 

 
 
RECOMMENDATION:   
 
Refuse 
 
DESCRIPTION 
 
73 Charlotte Street is a three storey tenement-style building split into six flats. It is 
constructed of granite rubble and has a slated roof with dormers on the front and 
rear elevation. Overall ground levels are relatively flat, although there are internal 
steps down to the basement level access.  The rear basement elevation is 
exposed, as there is a 1.3m deep ‘trench’ along its length.  There are two window 
openings in that exposed rear elevation. The rear garden area has been turned 
into a parking area, with only a small amount of amenity space, enclosed by a 
low metal fence, near the building. 
 
The site is located within an existing residential area, although the other side of 
the street is identified as being part of a mixed use zone.  
 
RELEVANT HISTORY 
 
None 
 
PROPOSAL 
 

Agenda Item 9
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Planning consent is sought for the conversion of the rearmost part of the 
basement to 2x two roomed studio flats. The resultant flats would each be 
accessed from the existing rear door and make use of the two existing windows 
in the rear elevation. The accommodation would consist of a small 
living/sleeping/kitchen area with a separate bathroom.  
 
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.=141535 

On accepting the disclaimer enter the application reference quoted on the first 
page of this report. 
 
CONSULTATIONS 
 
Roads ProjectsTeam – No observations 
Environmental Health – No observations 
Communities, Housing and Infrastructure (Flooding) – None received 
Community Council – None received 
 
REPRESENTATIONS 
 
None received 
 
PLANNING POLICY 
 
Aberdeen Local Development Plan 
D1 – Architecture and Placemaking: New development must be designed with 
due consideration for its context and make a positive contribution to its setting. 
 
D2 – Design and Amenity: In order to ensure the provision of appropriate levels 
of amenity, the following principles will be applied: 

• Privacy shall be designed into higher density housing; 

• Residential development shall have a public face to a street and a private 
face to an enclosed garden or street; 

• All residents shall have access to sitting-out areas; 

• Individual flats or houses shall be designed to make the most of opportunities 
offered by the site for views and sunlight. 
 

H1 – Residential Areas: In principle residential development will be acceptable in 
residential areas if: 

• It does not constitute overdevelopment; 

• It does not have an unacceptable impact on the character or amenity of the 
surrounding area. 
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Proposed Aberdeen Local Development Plan 
D1 – Quality Place Making by Design (D1 Architecture and Placemaking and D2 
- Design and Amenity in the Adopted Local Development Plan) 
H1 – Residential Areas (H1 – Residential Areas in the Adopted Local 
Development Plan) 
 
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. 
 
Principle of residential development 
The site is located within a residential area, where the principle of residential 
development is acceptable provided it complies with all policies in relation to 
design, provision of amenity and does not constitute overdevelopment.  
 
Impact on character and appearance of existing dwelling and the surrounding 
area: 
The only external alterations to the property are the replacement of the two 
basement windows with similar examples. The outdoor area to the rear is already 
mainly hard surfaced, and this proposal does not include any further alterations. 
The proposed external changes are minor, and do not have any impact on the 
character and appearance of the existing and the surrounding area.  
 
Impact on residential amenities: 
The proposal would not have any impact on the operation of the residential flats 
above. The basement door would not be blocked off and residents will still have 
internal access to the area within the rear part of the basement (possible storage) 
and to the rear external area which is used for parking. 
 
Policy D2 sets out that all new flatted developments should have access to 
suitable outdoor space. The area to the rear of the building is accessible to the 
residents of the proposed flats. Most of this area is taken up by hard landscaping 
with a small area of drying space directly out of the door. For new development, 
the proportion of hard landscaping should not exceed 50%. This is not the case 
here, however, the proposal is for the conversion of an unused area of this 
existing tenement building. As such, on this occasion, this is considered 
acceptable. 
 
The studio apartments are very small, with the total internal floorspace of each 
just over 19m² (205 ft2). Whilst, the flats are big enough to comply with all criteria 
set out in building standards. As such, it could be argued that they are large 
enough to provide acceptable living accommodation.  
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The main issue in relation to this conversion is natural day light, outlook and 
amenity/privacy. The only source of natural light is provided through the windows 
and serving the only living space. These windows face south west, which means 
they should catch sunlight most of the day. However, the right hand window is 
clearly overshadowed by a lean-to extension and boundary wall from 71 
Charlotte Street. In addition, the lower section of both windows are below ground 
level and obscured by a bank providing access to the drying and parking area to 
the rear. Taking into consideration that these windows are the only source of 
natural light into the studio flats, this will result in limited natural light. Additionally 
the outlook into the surfaced car park and small communal external amenity area 
would be sub-standard and result in little quality in outlook and relatively regular 
impacts on privacy. As such, a suitable level of residential amenity would not be 
achieved. The proposal is therefore considered contrary to policy D2 (Design and 
Amenity) of the Aberdeen Local Development Plan and policy D1 (Quality Place 
Making by Design) of the Proposed Local Development Plan. 
 
Impact on highways, especially in relation to parking and access: 
The area to the rear is available for car parking for the two basement flats. At 
present, six flats can use this area. The area is not formally laid out, but appears 
sufficiently large to accommodate a further two spaces required for this 
development. In addition, the site is within a very sustainable location near the 
city centre and close to a number of bus routes.  
 
Proposed Aberdeen Local Development Plan 
 
The Proposed ALDP was approved at the meeting of the Communities, Housing 
and Infrastructure Committee of 28 October 2014. It constitutes the Council’s 
settled view as to what should be the content of the final adopted ALDP and is 
now a material consideration in the determination of planning applications, along 
with the adopted ALDP.  The exact weight to be given to matters contained in the 
Proposed ALDP (including individual policies) in relation to specific applications 
will depend on whether: 

- these matters have been subject to public consultation through the Main 
Issues Report; and 

- the level of objection raised in relation these matters as part of the Main 
Issues Report; and  

- the relevance of these matters to the application under consideration  
The foregoing can only be assessed on a case by case basis.  In relation to this 
particular application no new issues have been raised. 
 
RECOMMENDATION 
 
Refuse 
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REASONS FOR RECOMMENDATION 
 
The two studio flats, especially the flat on the right hand side of the rear 
elevation, are considered not to receive a sufficient level of natural light, amenity 
or privacy. This is due to: the location of the single window serving the proposed 
studio flat, which is located behind a raised bank and is severely overshadowed 
by an existing single storey extension at the neighbouring property of 71 
Charlotte Street; limited outlook; and likely impingement on privacy within the 
single living space, as a result of persons accessing the existing flats in the upper 
floors. The proposal is therefore considered to be contrary to policy D2 (Design 
and Amenity) of the Aberdeen Local Development Plan and policy D1 (Quality 
Place Making by Design) of the Proposed Local Development Plan.  
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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 
thropughout the City with an emphasis on creating quality places, the 
Aberdeen Masterplannign 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 D2 - Design and Amenity 
 
In order to ensure the provision of appropriate levels of amenity the following 
principles will be applied: 
 
1. Privacy shall be designed into higher density housing. 
 
2. Residential development shall have a public face to a street and a 

private face to an enclosed garden or court. 
 
3. All residents shall have access to sitting-out areas. This can be 

provided by balconies, private gardens, terraces, communal gardens or 
other means acceptable to the Council. 

 
4. When it is necessary to accommodate car parking within a private 

court, the parking must not dominate the space: as a guideline no more 
than 50% of any court should be taken up by parking spaces and 
access roads. Underground or decked parking will be expected in high 
density schemes. 

 
5. Individual flats or houses within a development shall be designed to 

make the most of opportunities offered by the site for views and 
sunlight. Repeated standard units laid out with no regard for location or 
orientation are not acceptable. 

 
6. Development proposals shall include measures to design out crime 

and design in safety. 
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7. External lighting shall take into account residential amenity and 
minimise light spillage into adjoining areas and the sky. 

 
Development deemed to have an influence on public realm in the City Centre, 
Town, District or Neighbourhood Centres will make an agreed contribution to 
art or other enhancement of the public realm. 
 
 
Policy H1 – Residential Areas 
 
Within existing residential areas (H1 on the Proposals Map) and within new 
residential developments, proposals for new residential developmetn and 
householder development will be approved in principle if it: 

1. Does not constitute overdevelopment 
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 
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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