
To: Councillor Boulton, Convener; and Councillors 
Councillor Donnelly, the Depute Provost and Duncan.

Town House,
ABERDEEN 16 May 2018

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 2 - Town House on THURSDAY, 17 MAY 2018 
at 9.30 am.

FRASER BELL
CHIEF OFFICER - GOVERNANCE

B U S I N E S S

1  Procedure Notice  (Pages 5 - 6)

COPIES OF THE RELEVANT PLANS / DRAWINGS ARE AVAILABLE FOR 
INSPECTION IN ADVANCE OF THE MEETING AND WILL BE DISPLAYED AT 
THE MEETING

MEMBERS PLEASE NOTE THAT THE FOLLOWING LINK WILL TAKE YOU TO 
THE LOCAL DEVELOPMENT PLAN.

Local Development Plan  

TO REVIEW THE DECISION OF THE APPOINTED OFFICER TO REFUSE THE 
FOLLOWING APPLICATIONS

PLANNING ADVISER - ANDREW MILLER

Public Document Pack

http://www.aberdeencity.gov.uk/planning_environment/planning/local_development_plan/pla_local_development_plan.asp


2.1  Replacement Windows to Front and Rear of 77 Whitehall Road - 171507  

2.2  Delegated Report and Decision Notice  (Pages 7 - 14)
Members, please note that the relevant plans can be viewed online:-

https://publicaccess.aberdeencity.gov.uk/online-
applications/simpleSearchResults.do?action=firstPage 

2.3  Planning Policies Referred to in Documents Submitted  
Members, the following planning policies are referred to:-

National Planning Policy and Guidance
 Scottish Planning Policy (SPP)

 Historic Environment Scotland Policy Statement (HESPS)

Aberdeen Local Development Plan (2017) (ALDP)
 Policy H1: Residential Areas

 Policy D1: Quality Placemaking by Design

 Policy D4: Historic Environment

Supplementary Guidance and Technical Advice Notes
 The Repair and Replacement of Windows and Doors

Other Material Considerations
 Managing Change in the Historic Environment: Windows

 Albyn Place/Rubislaw Conservation Area Character Appraisal

The policies can be viewed at the following link:-
http://www.aberdeencity.gov.uk/planning_environment/planning/local_deve
lopment_plan/pla_local_development_plan.asp

2.4  Notice of Review with Supporting Information and Initial Application 
Submitted by Applicant  (Pages 15 - 26)

2.5  Determination - Reasons for Decision  
Members, please note that reasons should be based against Development 
Plan policies and any other material considerations.

https://publicaccess.aberdeencity.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
https://publicaccess.aberdeencity.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
http://www.aberdeencity.gov.uk/planning_environment/planning/local_development_plan/pla_local_development_plan.asp
http://www.aberdeencity.gov.uk/planning_environment/planning/local_development_plan/pla_local_development_plan.asp


2.6  Consideration of Conditions to be Attached to the Application - if Members 
are Minded to Over-Turn the Decision of the Case Officer  

PLANNING ADVISER - ANDREW MILLER

3.1  Erection of Four Flats with associated car parking and landscaping at 44-
46 Bedford Road - 171410  

3.2  Delegate Report, Decision Notice and Letters of Representation Including 
Consultee Comments  (Pages 27 - 50)
Members, please note that the relevant plans can be viewed online:-

https://publicaccess.aberdeencity.gov.uk/online-
applications/advancedSearchResults.do?action=firstPage 

3.3  Planning Policies Referred to in Documents Submitted  
Members, the following policies are referred to:-

Aberdeen Local Development Plan (2017) 
 Policy D1: Quality Placemaking by Design; 
  Policy T2: Managing the Transport Impact of New Development; 
 Policy T3: Sustainable and Active Travel 
 Policy H1: Residential Areas; 
 Policy NE6: Flooding, Drainage and Water Quality; 
 Policy R6: Waste Management Requirements for New Development; 
 Policy R7: Low and Zero Carbon Buildings, and Water Efficiency; and 
 Policy CI1: Digital Infrastructure 

Supplementary Guidance and Technical Advice Notes 
 The Sub-Division and Redevelopment of Residential Curtilages; 
 Transport and Accessibility; 
 Flooding, Drainage and Water Quality; and 
 Resources for New Development 

3.4  Notice of Review with Supporting Information and Initial Application 
Submitted by Applicant  (Pages 51 - 66)

3.5  Previous Scheme  (Pages 67 - 82)

3.6  Determination - Reasons for Decision  

https://publicaccess.aberdeencity.gov.uk/online-applications/advancedSearchResults.do?action=firstPage
https://publicaccess.aberdeencity.gov.uk/online-applications/advancedSearchResults.do?action=firstPage


Members, please note that reasons should be based against Development 
Plan policies and any other material considerations.

3.7  Consideration of Conditions to be Attached to the Application - if Members 
are Minded to Over-Turn the Decision of the Case Officer  

Website Address: www.aberdeencity.gov.uk

Should you require any further information about this agenda, please contact Lynsey 
McBain on lymcbain@aberdeencity.gov.uk / tel 01224 522123 

http://www.aberdeencity.gov.uk/


LOCAL REVIEW BODY OF ABERDEEN CITY COUNCIL

PROCEDURE NOTE

GENERAL

1. The Local Review Body of Aberdeen City Council (the LRB) must at all 
times comply with (one) the provisions of the Town and Country Planning 
(Schemes of Delegation and Local Review Procedure) (Scotland) 
Regulations 2008 (the regulations), and (two) Aberdeen City Council’s 
Standing Orders.

2. In dealing with a request for the review of a decision made by an 
appointed officer under the Scheme of Delegation adopted by the Council 
for the determination of “local” planning applications, the LRB 
acknowledge that the review process as set out in the regulations shall be 
carried out in stages.

3. As the first stage and having considered the applicant’s stated preference 
(if any) for the procedure to be followed, the LRB must decide how the 
case under review is to be determined.

4. Once a notice of review has been submitted interested parties (defined as 
statutory consultees or other parties who have made, and have not 
withdrawn, representations in connection with the application) will be 
consulted on the Notice and will have the right to make further 
representations within 14 days.
Any representations:
 made by any party other than the interested parties as defined 

above (including  those objectors or Community Councils that did 
not make timeous representation on the application before its 
delegated determination by the appointed officer) or 

 made outwith the 14 day period representation period referred to 
above

cannot and will not be considered by the Local Review Body in 
determining the Review.

5. Where the LRB consider that the review documents (as defined within the 
regulations) provide sufficient information to enable them to determine the 
review, they may (as the next stage in the process) proceed to do so 
without further procedure.

6. Should the LRB, however, consider that they are not in a position to 
determine the review without further procedure, they must then decide 
which one of (or combination of) the further procedures available to them 
in terms of the regulations should be pursued.  The further procedures 
available are:-
(a) written submissions;
(b) the holding of one or more hearing sessions;
(c) an inspection of the site.
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7. If the LRB do decide to seek further information or representations prior 
to the determination of the review, they will require, in addition to deciding 
the manner in which that further information/representations should be 
provided, to be specific about the nature of the information/ 
representations sought and by whom it should be provided.

8. In adjourning a meeting to such date and time as it may then or later 
decide, the LRB shall take into account the procedures outlined within 
Part 4 of the regulations, which will require to be fully observed.

DETERMINATION OF REVIEW

9. Once in possession of all information and/or representations considered 
necessary to the case before them, the LRB will proceed to determine the 
review.

10. The starting point for the determination of the review by the LRB will be 
Section 25 of the Town and Country Planning (Scotland) Act 1997, which 
provides that:-

“where, in making any determination under the planning Acts, 
regard is to be had to the Development Plan, the determination 
shall be made in accordance with the Plan unless material 
considerations indicate otherwise.”

11. In coming to a decision on the review before them, the LRB will require:-
(a) to consider the Development Plan position relating to the 

application proposal and reach a view as to whether the proposal 
accords with the Development Plan;  

(b) to identify all other material considerations arising (if any) which 
may be relevant to the proposal;  

(c) to weigh the Development Plan position against the other material 
considerations arising before deciding whether the Development 
Plan should or should not prevail in the circumstances.

12. In determining the review, the LRB will:-
(a) uphold the appointed officers determination, with or without 

amendments or additions to the reason for refusal; or
(b) overturn the appointed officer’s decision and approve the 

application with or without appropriate conditions.

13. The LRB will give clear reasons for its decision in recognition that these 
will require to be intimated and publicised in full accordance with the 
regulations.
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Planning and Sustainable Development Service

Report of Handling

Site Address: 77 Whitehall Road, Aberdeen, AB25 2PQ.

Application 
Description: Replacement windows to front and rear

Application Reference: 171507/DPP

Application Type Detailed Planning Permission

Application Date: 12 January 2018

Applicant: Miss R McIntosh

Ward: Hazlehead/Ashley/Queens Cross

Community Council Rosemount And Mile End

Case Officer: Sheila Robertson

RECOMMENDATION
 
Refuse

APPLICATION BACKGROUND

Site Description
The application relates to a 3 storey, traditional granite tenement building, divided into 6 flats, 
located to the south-west side of Whitehall Road, near its junction with Hamilton Place, and within 
the Albyn Place/ Rubislaw Conservation Area. The application relates to the ground floor (right) 
flat. The principal elevation consists of a tripartite window, with a sash and case opening 
mechanism, in white painted timber. To the rear elevation there is a single window, of a casement 
style, with white aluminium frames. Both windows are non-original replacements. Both elevations 
of the building feature a range of windows in terms of opening styles and materials. The property 
is located within a predominantly residential area surrounded by properties of a similar era. 

Relevant Planning History
None

APPLICATION DESCRIPTION

Description of Proposal
The application seeks permission to replace the existing windows to the principal elevation with 
white uPVC frames with a sash and case opening mechanism. To the rear, the window would be 
replaced by a single paned, tilt and turn window with a horizontal transom and white uPVC frames. 

Supporting Documents
All drawings can be viewed on the Council’s website at:
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Application Reference: 171507/DPP Page 2 of 4

https://publicaccess.aberdeencity.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=P15O08BZHZO00
 
CONSULTATIONS

None

REPRESENTATIONS

None

MATERIAL CONSIDERATIONS

Legislative Requirements
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 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.     

National Planning Policy and Guidance
 Scottish Planning Policy (SPP)
 Historic Environment Scotland Policy Statement (HESPS)

Aberdeen Local Development Plan (2017) (ALDP)
 Policy H1: Residential Areas
 Policy D1: Quality Placemaking by Design
 Policy D4: Historic Environment

Supplementary Guidance and Technical Advice Notes
 The Repair and Replacement of Windows and Doors

Other Material Considerations
 Managing Change in the Historic Environment: Windows
 Albyn Place/Rubislaw Conservation Area Character Appraisal

Equalities Impact Assessment
An Equalities Impact Assessment is not required because the proposed development is not 
considered to give rise to any differential impacts on those with protected characteristics.  In 
coming to this assessment the Planning Authority has had due regard to the need to eliminate 
discrimination, harassment, victimisation and any other conduct that is prohibited by or under the 
Equality Act 2010, to advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it and to foster good relations between 
persons who share a relevant protected characteristic and persons who do not share it.

EVALUATION

Principle of Development
The site is located within an area zoned for residential use in the Aberdeen Local Development 
Plan 2017 and relates to an existing dwelling house. In accordance with Policy H1 of the ALDP, 
the principle of replacing non-original windows is acceptable, subject to a suitable form and 
appearance.
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Application Reference: 171507/DPP Page 3 of 4

Proposed Window Replacements
The property would have originally been fitted with timber sash and case windows to both 
elevations and the existing windows to the principal elevation are non-original, timber 
replacements. The Supplementary Guidance contained in The Repair and Replacement of 
Windows and Doors clearly states that “on listed buildings and public elevations of unlisted 
buildings in Conservation Areas, the introduction of uPVC windows as a replacement material is 
not acceptable…. Many historic windows in Aberdeen are timber sash and case.”  Based on these 
principles, whilst the proposed replacement windows to the principal elevation satisfy the guidance 
by proposing replacements that would be likely to be acceptable in terms of proportions, profile 
and opening mechanism, they fail to comply with the criteria requiring the retention of timber 
frames to a public elevation. 

It is therefore considered that the proposed window replacements on the front elevation have not 
been designed with due consideration for the property’s setting within a conservation area and 
would adversely affect the architectural integrity of the original building and the historic character 
and appearance of the Albyn Place/Rubislaw Conservation Area. The proposal therefore 
contravenes Policy D1 (Quality Placemaking by Design) and the Supplementary Guidance: The 
Repair and Replacement of Windows and Doors, which encourages proposals to be architecturally 
compatible in design with the existing dwelling. As such the proposal has not taken into 
consideration the correct use of materials that would complement the original dwelling. The loss of 
a traditional material to the principal elevation is considered to have a detrimental impact on the 
visual amenity of the locality and the character and appearance of the conservation area and 
would thereby be contrary to SPP, HESPS, Policies H1 (Residential Areas) and D4 (Historic 
Environment) of the Aberdeen Local Development Plan, the guidance contained in the Managing 
Change Document and the aims of the Albyn Place/Rubislaw Conservation Area Character 
Appraisal which identifies that a weakness of this conservation area is the numerous inappropriate 
window replacements and that there is an opportunity to repair and replace windows with those of 
traditional style, proportions and materials. Unsympathetic development that does not reflect or 
relate to the character of the Conservation Area is identified as a threat and this proposal would 
therefore be contrary to the aims of the character appraisal. 

The Supplementary Guidance permits flexibility in terms of window design and materials when 
considering applications for replacement windows which are not visible from the street or a public 
view point. In this instance the rear elevation is not readily visible from out with the rear garden   
and the window replacement, as proposed, would not have a significant negative impact on the 
overall character of the Conservation Area and would therefore be acceptable in this instance. 

However, despite the acceptability of the proposed window replacement to the rear elevation, on 
the basis of the above, and following on from the evaluation under policy and guidance, it is 
considered that the installation of uPVC windows to the front elevation would result in the loss of a 
traditional material thereby failing to preserve and enhance the character of both the dwelling 
house and the wider Conservation Area. These new windows would not make a positive 
contribution to the setting of the Conservation Area and would therefore be contrary to, and not in 
compliance with national and local policies and guidance. It is recognised that there are both 
traditional sash and case and modern window replacements within the immediate area, and the 
majority of the windows within the application building are uPVC framed however none of the 
modern replacements have been installed under current policy and guidance. Whitehall Road still 
retains a number of properties with traditional windows whereby approval of uPVC replacements 
would have a negative impact on the predominant character and appearance of the surrounding 
conservation area. Therefore there are no material planning considerations that would warrant 
approval of planning permission in this instance.
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Application Reference: 171507/DPP Page 4 of 4

RECOMMENDATION

Refuse

REASON FOR RECOMMENDATION

Although the proposed uPVC window to the rear elevation would be acceptable, as there would be 
no adverse impact on the wider Conservation Area, the replacement of the traditional white timber 
framed windows on the principal elevation with uPVC would not comply with Policies D1 (Quality 
Placemaking by Design), D4 (Historic Environment) and H1 (Residential Areas) of the Aberdeen 
Local Development Plan as the proposal would result in the loss of a traditional material and, as 
such, fails to demonstrate due regard for its context where the retention and reinstatement of 
traditional window forms and materials, or suitably sympathetic alternatives, are necessary to 
maintain and enhance the character of the Conservation Area. The replacement of traditional 
timber framed windows with modern frames, formed in uPVC, would have a negative impact on 
the character and appearance of the Conservation Area, and would therefore not align with 
Scottish Planning Policy and Historic Environment Scotland’s Policy Statement. Moreover, they 
also do not accord with the Supplementary Guidance: The Replacement of Windows and Doors 
and Historic Environment Scotland’s Managing Change Document: Windows.  Approval would risk 
setting an unwelcome precedent for further unsympathetic window replacement within the 
Conservation Area, contrary to the aims of the Albyn Place/Rubislaw Conservation Area 
Character Appraisal and which, if replicated, could lead to a significant cumulative erosion of the 
Conservation Area’s character and appearance. It is considered that the proposal does not accord 
with the provisions of the Development Plan and that there are no material planning 
considerations that would warrant approval of this application.
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APPLICATION REF NO. 171507/DPP

Planning and Sustainable Development
Communities, Housing and Infrastructure

Business Hub 4, Marischal College, Broad Street
Aberdeen, AB10 1AB

Tel: 01224 523470   Email: pi@aberdeencity.gov.uk 

DECISION NOTICE

The Town and Country Planning (Scotland) Act 1997

Detailed Planning Permission

John Gordon Associates Ltd
3 Dean Acres
Comrie
Dunfermline
Scotland
KY12 9XS

on behalf of Miss R McIntosh 

With reference to your application validly received on 12 January 2018 for the 
following development:- 

Replacement windows to front and rear  
at 77 Whitehall Road, Aberdeen

Aberdeen City Council in exercise of their powers under the above mentioned Act 
hereby REFUSE PLANNING PERMISSION for the said development in accordance 
with the particulars given in the application form and the following plans and 
documents:

Drawing Number Drawing Type
 WG3150AV/2 Multiple Elevations (Proposed)
WG3150AV/1 Other Elevation (Proposed)
 WG3150AV/LP Location Plan

REASON FOR DECISION

The reasons on which the Council has based this decision are as follows:-

Although the proposed uPVC window to the rear elevation would be acceptable, as 
there would be no adverse impact on the wider Conservation Area, the replacement 
of the traditional white timber framed windows on the principal elevation with uPVC 
would not comply with Policies D1 (Quality Placemaking by Design), D4 (Historic 
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Environment) and H1 (Residential Areas) of the Aberdeen Local Development Plan 
as the proposal would result in the loss of a traditional material and, as such, fails to 
demonstrate due regard for its context where the retention and reinstatement of 
traditional window forms and materials, or suitably sympathetic alternatives, are 
necessary to maintain and enhance the character of the Conservation Area. The 
replacement of traditional timber framed windows with modern frames, formed in 
uPVC, would have a negative impact on the character and appearance of the 
Conservation Area, and would therefore not align with Scottish Planning Policy and 
Historic Environment Scotland’s Policy Statement. Moreover, they also do not accord 
with the Supplementary Guidance: The Replacement of Windows and Doors and 
Historic Environment Scotland’s Managing Change Document: Windows.  Approval 
would risk setting an unwelcome precedent for further unsympathetic window 
replacement within the Conservation Area, contrary to the aims of the Albyn 
Place/Rubislaw Conservation Area Character Appraisal and which, if replicated, 
could lead to a significant cumulative erosion of the Conservation Area’s character 
and appearance. It is considered that the proposal does not accord with the 
provisions of the Development Plan and that there are no material planning 
considerations that would warrant approval of this application.

Date of Signing 23 February 2018

Daniel Lewis
Development Management Manager

IMPORTANT INFORMATION RELATED TO THIS DECISION

DETAILS OF ANY VARIATION MADE TO ORIGINAL PROPOSAL, AS AGREED 
WITH APPLICANT (S32A of 1997 Act)

None.

RIGHT OF APPEAL
THE TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997

If the applicant is aggrieved by the decision of the planning authority – 

a) to refuse planning permission;
b) to refuse approval, consent or agreement requried by a condition imposed on 

a grant of planning permission;
c) to grant planning permission or any approval, consent or agreement subject to 

conditions,
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the applicant may require the planning authority to review the case under section 
43A(8) of the Town and Country Planning (Scotland) Act 1997 within three months 
from the date of this notice. Any requests for a review must be made on a ‘Notice of 
Review’ form available from the planning authority or at www.eplanning.scot.  

Notices of review submitted by post should be sent to Planning and Sustainable 
Development (address at the top of this decision notice).

SERVICE OF PURCHASE NOTICE WHERE INTERESTS ARE AFFECTED BY A 
PLANNING DECISION

If permission to develop land is refused and the owner of the land claims that the 
land has become incapable of reasonably beneficial use in it’s existing state and 
cannot be rendered capable of reasonably benefical use by the carrying out of any 
development that would be permitted, the owners of the land may serve on the 
planning authority a purchase notice requiring the purchase of the owner of the land’s 
interest in the land in accordance with Part 5 of the Town and Country Planning 
(Scotland) Act 1997.
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Having considered the recommendation of the Case Officer, Sheila Robertson, and the resultant decision 

to refuse planning permission for the replacement of the tripartite window on the principal elevation 

with uPVC, we now submit the following comments for review.

Under the Application Background, Site Description, we would wish to point out that, contrary to that 

stated, the tripartite sash and case windows CANNOT BE OPENED due to the fact that there are no (pull 

sash) handles on the internal frames.  (There appears to be no record of any planning application having 

been submitted for said windows.)

We are, of course, sympathetic to the principles stated regarding the ALDP and conservation areas, but 

observe that while many of the windows within this area are of non-traditional material, most of them 

are acceptable in terms of proportion and profile.

Five of the six flats comprising this property have, on the principal elevation, non-traditional windows, 

but are of the same proportions and profiles.  The application to replace the existing windows on the 

ground floor flat, right, with windows of the same proportion and profile as exists for the other flats, 

would, we believe, not only enhance the overall appearance of the property but also  be more 

aesthetically pleasing.
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APPLICATION REF NO. 171410/DPP

Planning and Sustainable Development
Communities, Housing and Infrastructure

Business Hub 4, Marischal College, Broad Street
Aberdeen, AB10 1AB

Tel: 01224 523470   Email: pi@aberdeencity.gov.uk 

DECISION NOTICE

The Town and Country Planning (Scotland) Act 1997

Detailed Planning Permission

Neil Rothnie Architects
73 Huntly Street
Aberdeen
United Kingdom
AB10 7TE

on behalf of George Taylor ASA 

With reference to your application validly received on 28 November 2017 for the 
following development:- 

Erection of 4 flats (over four floors) with associated car parking and 
landscaping  
at Land To The Rear Of 44/46 Bedford Road, Aberdeen

Aberdeen City Council in exercise of their powers under the above mentioned Act 
hereby REFUSE PLANNING PERMISSION for the said development in accordance 
with the particulars given in the application form and the following plans and 
documents:

Drawing Number Drawing Type
PL-00 Location Plan
PL-01 Proposed Location and Block Plan
PL-03 Proposed Ground Floor Plan
PL-04 Proposed First, Second and Third Floor Plan
PL-05 Proposed North and West Elevations
PL-06 Proposed South Elevation
PL-09 Proposed Visual Front Elevation

Design Statement (Neil Rothnie Architects)

REASON FOR DECISION

The reasons on which the Council has based this decision are as follows:-
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1. The development has not been designed with due consideration for its 
context, with a roof design that does not complement the character and 
appearance of the surrounding area, and the use of materials which are not 
readily found in the surrounding area. The proposal would also provide 
inadequate amenity space for proposed residents and would have an adverse 
impact on the amenity afforded to properties in the surrounding area. As a 
result the proposal fails to accord with Policies H1 (Residential Areas) and D1 
(Quality Placemaking by Design) of the Aberdeen Local Development Plan 
and its associated Supplementary Guidance: The Sub-Division and 
Redevelopment of Residential Curtilages;

2. Insufficient information has been submitted with regards to the provision of 
visibility splays, the width of parking bays and to indicate that vehicles could 
enter and exit the site safely in a forward gear. As a result the proposal fails to 
accord with Policy T2: Managing the Transport Impact of New Development of 
the Aberdeen Local Development Plan and the associated Supplementary 
Guidance: Transport and Accessibility; and

3. The applicants have failed to demonstrate that adequate waste provision 
would be provided within the sites curtilage, and as a result the proposal does 
not accord with Policy R6: Waste Management Requirements for New 
Development of the Aberdeen Local Development Plan and its associated 
Supplementary Guidance: Resources for New Development.

Date of Signing 26 January 2018

Daniel Lewis
Development Management Manager

IMPORTANT INFORMATION RELATED TO THIS DECISION

DETAILS OF ANY VARIATION MADE TO ORIGINAL PROPOSAL, AS AGREED 
WITH APPLICANT (S32A of 1997 Act)

None.

RIGHT OF APPEAL
THE TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997

If the applicant is aggrieved by the decision of the planning authority – 

a) to refuse planning permission;
b) to refuse approval, consent or agreement requried by a condition imposed on 

a grant of planning permission;
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c) to grant planning permission or any approval, consent or agreement subject to 
conditions,

the applicant may require the planning authority to review the case under section 
43A(8) of the Town and Country Planning (Scotland) Act 1997 within three months 
from the date of this notice. Any requests for a review must be made on a ‘Notice of 
Review’ form available from the planning authority or at www.eplanning.scot.  

Notices of review submitted by post should be sent to Planning and Sustainable 
Development (address at the top of this decision notice).

SERVICE OF PURCHASE NOTICE WHERE INTERESTS ARE AFFECTED BY A 
PLANNING DECISION

If permission to develop land is refused and the owner of the land claims that the 
land has become incapable of reasonably beneficial use in it’s existing state and 
cannot be rendered capable of reasonably benefical use by the carrying out of any 
development that would be permitted, the owners of the land may serve on the 
planning authority a purchase notice requiring the purchase of the owner of the land’s 
interest in the land in accordance with Part 5 of the Town and Country Planning 
(Scotland) Act 1997.
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Planning and Sustainable Development Service 

Report of Handling 

 

Site Address: Land To The Rear Of 44/46 Bedford Road, Aberdeen, AB24 3LH,  

Application 
Description: 

Erection of 4 flats (over four floors) with associated car parking and landscaping. 

Application Reference: 171410/DPP 

Application Type Detailed Planning Permission 

Application Date: 28 November 2017 

Applicant: George Taylor ASA 

Ward: Tillydrone/Seaton/Old Aberdeen 

Community Council Froghall, Powis And Sunnybank 

Case Officer: Gavin Clark 

 

RECOMMENDATION 

  
Refuse 
 
APPLICATION BACKGROUND 

 
Site Description 
The application site is located on the eastern side of Bedford Road, at its junction with Bedford 
Place. It extends to 330sqm and represents the existing plot of 44/46 Bedford Road, comprising: a 
2 ½ storey end-terrace building of traditional granite construction, which incorporates a small 
newsagent/grocer at ground floor level (now vacant) and box-dormers in its roof space; to the rear 
of the building lies an area of garden ground, set approximately 1m below the level of Bedford 
Place and enclosed by a granite rubble boundary wall measuring 1.2m from pavement level. This 
rear garden appears neglected and overgrown, with no notable trees or landscaping beyond 
overgrown shrubs and apparently self-seeded saplings. The boundary to the adjoining property at 
42 Bedford Road, to the south, is defined by a boundary wall of approximately 1.2m, of brick 
construction. 
 
The northern side of Bedford Place is characterised by 1 ½ storey, mansard roofed terraces of 
dwellinghouses. However, immediately opposite the application site is a more recent row of 2-
storey terraced houses, fronted with synthetic granite block; as well as a single 1 ½ more 
traditionally styled detached granite dwellinghouse. The southern side of Bedford Place is largely 
similar; however 2 ½ storey tenement-style blocks are present at the junctions of Bedford Place 
and streets running south-west. The blank gable of one such block abuts the south-eastern end of 
the application site. 
 
Relevant Planning History 
Planning permission (Ref: P141664) is currently pending consideration for the erection of a three 
and a half storey serviced apartment development (eight units) with associated car parking. This 
application was given a willingness to approve in April 2015, subject to the conclusion of a legal 

Page 31



Application Reference: 171410/DPP   Page 2 of 7 
 

agreement.  However, that legal agreement has not yet been concluded. In coming to the positive 
conclusion the proposed serviced apartments were considered to be acceptable in this 
predominantly residential area, having no significant detrimental impact on the existing uses 
surrounding the application site. The above report acknowledged that the area of garden ground 
was somewhat limited in scale, and would certainly not satisfy the Council’s minimum standards 
for dwellinghouses/ flats, however it was recognised that serviced apartments are a pseudo-
residential use which have a higher degree of turnover in occupation, and are arguably 
somewhere between residential flats and hotels – thus the requirement to benefit from external 
amenity space was reduced. 
 
An application in January 2014 (Ref: P140090) sought detailed planning permission for a 
development comprising 8 flats, again within the rear garden of 44 Bedford Road. This application 
was refused under delegated powers on 31st March 2014, on the basis that it would represent an 
over-development of the site; an adverse impact on amenity arising from the loss of private garden 
space and the under-provision of garden space for the new development; the design would not 
relate well to it surroundings; some windows within the building would have limited opportunity for 
natural light; and there would be a significant shortfall in car parking provision. Following that 
refusal, the applicants sought review of the decision via the Local Review Body (LRB). The 
decision of the LRB, on 4th July 2014, upheld that earlier decision to refuse the application. 
 
APPLICATION DESCRIPTION 

 
Description of Proposal 
This application seeks detailed planning permission for the construction of a new 3 ¾ storey 
building, containing four flats, on a site which currently forms part of the rear garden of 44 Bedford 
Road. 
 
The proposed building would face on to Bedford Place, with the remainder of the site incorporating 
four off-street parking spaces (accessed from Bedford Place) and landscaped areas to its rear and 
side. These would comprise an area 6m x 1.3m to the rear of the building and abutting the mutual 
boundary wall; an area of approximately 5m x 4.5m to the side of the building, with the car parking 
spaces and boundary wall framing it; and a third to the rear of the existing building 7.5m x 11m 
which would be attributed to the existing flats. The building itself would be finished in a white 
render with natural granite to its front elevation and return. Timber framed windows and doors; 
natural slate to the roof; and lead clad dormer faces, are also proposed. Access to the flats would 
be taken from the side (western) elevation; with windows contained on all three primary elevations. 
The approximate 6m x 1.3m of ground to the rear of the flats is promoted as a courtyard area for 
the ground floor flat. 
 
A single flat would be located on each floor, with each containing two bedrooms, an ensuite, 
bathroom and kitchen/ living area. An outbuilding associated with the property at 44 Bedford Road 
would be removed. One parking space would be provided for each flat. 
 
Supporting Documents 
All drawings and supporting documents listed below can be viewed on the Council’s website at: 
 
https://publicaccess.aberdeencity.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=OZXLXOBZHEO00 
 
Design Statement: Neil Rothnie Architects: November 2017: provides details of: the site context; 
an appraisal of the development; concept; an evaluation of the submitted plans; details of 
sustainability; transport; and an overall conclusion/ summary.  
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CONSULTATIONS 

 
ACC - Roads Development Management Team – note that there are good walking and cycling 
links to the city, and there are bus stops in both directions within 100m of the site. Whilst 6 spaces 
would normally be required, as per the Transport and Accessibility Supplementary Guidance, they 
are content that four would be provided in this instance; although they note that the spaces 
provided are smaller than the minimum standards. 
 
Note that no swept path analysis has been submitted to show that vehicles could enter and exit 
the site in a forward gear; adequate visibility splays have also not been provided. Four cycle 
parking spaces would be provided. Also provide guidance in relation to vehicular access and 
associated standards; and that whilst bin storage is indicated, it is not shown on the submitted 
plans. Note outstanding issues in respect of this application; and will be in a position to comment 
further on receipt of amended plans.  
 
ACC – Environmental Health – no objection. Request an informative relating to hours associated 
to construction works and provide advisory information in relation to ground preparation and 
construction works.  
 
ACC - Waste Strategy Team – advise of the waste requirements for the proposed development. 
 
Scottish Water – no response received, it is therefore assumed that they have no objection to the 
proposed development.  
 
ACC - Flooding And Coastal Protection – no objection. Advise that there is a risk of surface 
water flooding, and would recommend the use of permeable materials, were suitable, in the design 
and the use of rain water harvesting. 
 
REPRESENTATIONS 

 
3 letters of objection have been received, summarised as follows:-  
 

 The proposed development would overlook and overshadow the properties and gardens of 
neighbouring property; 

 The proposal would remove all existing garden space from the property at 44 Bedford 
Road; consequently resulting in over development of the plot due to a large amount of the 
existing garden ground being utilised as parking; 

 There is insufficient space available for the siting of refuse storage facilities; 

 The proposed development would not be in keeping with the character and appearance of 
the surrounding residential area; 

 Road safety concerns relating to the proposed access, manoeuvrability and the level of 
parking proposed; 

 The proposal would result in the loss of plants and shrubbery, which would consequently 
result in the loss of wildlife; 

 
Non-material matters: 
 

 There is a surplus of properties in Aberdeen at present; and there is no requirement for flats 
in the surrounding area. 

 
MATERIAL CONSIDERATIONS 

 
Legislative Requirements 
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Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 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. 
 
Aberdeen Local Development Plan (2017) 

 Policy D1: Quality Placemaking by Design; 

 Policy T2: Managing the Transport Impact of New Development; 

 Policy T3: Sustainable and Active Travel 

 Policy H1: Residential Areas; 

 Policy NE6: Flooding, Drainage and Water Quality; 

 Policy R6: Waste Management Requirements for New Development; 

 Policy R7: Low and Zero Carbon Buildings, and Water Efficiency; and 

 Policy CI1: Digital Infrastructure 
 
Supplementary Guidance and Technical Advice Notes 

 The Sub-Division and Redevelopment of Residential Curtilages; 

 Transport and Accessibility; 

 Flooding, Drainage and Water Quality; and 

 Resources for New Development 
 
EVALUATION 

 
Principle of Development 
The application site is located within a predominantly residential area, zoned as such in the 
Aberdeen Local Development Plan - Policy H1 (Residential Areas). Policy H1 allows for residential 
development, provided the proposal: does not constitute over development of the plot; does not 
have an unacceptable impact on the character and appearance of the surrounding area; would not 
result in the loss of valued or valuable areas of open space; and complies with any relevant 
Supplementary Guidance, in this instance the Sub-Division and Redevelopment of Residential 
Curtilages. Compliance with the aforementioned policy and guidance will be discussed in the 
below evaluation. 
 
Siting and Design 
The proposed new building would be orientated to face onto Bedford Place, occupying the full 
depth of the plot minus a small area of amenity space that would be provided for use of the flatted 
property at ground floor level. As a result, the garden to be provided for residents of the new 
building is positioned to the side; an arrangement not found in the surrounding area. These would 
comprise an area 6m x 1.3m to the rear of the building and abutting the mutual boundary wall; an 
area of approximately 5m x 4.5m to the side of the building, with the car parking spaces and 
boundary wall framing it; and a third to the rear of the existing building 7.5m x 11m which would be 
attributed to the existing flats. 
 
The building would incorporate three full storeys with a mansard styled roof at fourth floor level 
provided further residential accommodation; the dormers provided would sit at a much higher level 
than those at 57 Bedford Road, with the cill heights also appearing at odds and uneasy with those 
of the adjacent property, providing an uncomfortable arrangement. The differences would be quite 
visible in the street-scene, where the west elevation would be reletively prominent, underlined by 
the strange pitch in the roof design; and the use of a white render, an uncommon colour in the 
surrounding area, which is dominated by granite.  
 
Privacy 
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It is also noted that the propsed development would have an adverse impact in terms of privacy. 
The proposal would include bedrooms on the rear elevation of each floor, which would overlook 
the garden ground of the adjacent properties (42 Bedford Road, and beyond, as well as 57 
Bedford Place). There would also be windows located on the side elevation, although these would 
contain no habitable rooms (access to the lobby) and would be located approximately 22m from 
the rear elevations of the properties at 44/46 Bedford Road. There would also be a window-to-
window distance of approximately 19m with the properties on the opposite side of Bedford Place, 
which is considered to be acceptable. 
 
Impact on character and amenity of surrounding area 
The proposal would result in approximately 29% of the plot being developed (according to the 
submitted site plan. However, this site plan includes an area of ground shown as garden for the 
neighbouring flats and shops. When this area (approx. 82.5 sqm) is taken out of the equation, it 
would result in a built ratio of close to 40%. The proposed development would result in 
approximately 240 sqm of the existing garden ground being lost. However, this arrangement is not 
common in the surrounding area, and as such the level of remaining garden ground that would be 
afforded to the residents of the existing flats is considered acceptable. Although that afforded to 
the propsoed flats would not, this is further compounded by the arrangement of that space and its 
suitability for use as an external amentiy area. 
 
As discussed in the “siting and design” section above, it is also considered that the design of the 
proposed roof, which would be highly visible from Bedford Place, would not respect the character 
or the appearance of the surrounding residential area.  
 
Relationship with pattern of development and Amenity 
The established pattern of development in the surrounding area is that of buildings positioned 
close to the pavement’s edge, with private gardens laid out to the rear. The rear garden of the 
adjacent no.42 Bedford Road is currently afforded an open aspect to the north-east, which would 
be partially obscured by the presence of the proposed building. It is, however, noted that only a 
very small area of amenity space would be provided for proposed residents of the flatted 
development, with a fully enclosed area extending to 9m for the flat at ground floor level and an 
area extending to around 25sqm for the other 3 flats. 
 
Parking/ Transportation 
New developments must be accessible by a range of transportation modes, with an emphasis on 
active and sustainable travel, and the internal layout of development must prioritise walking, 
cycling and public transport penetration. The proposal has been subject to consultation with 
colleagues in Roads Development, who have noted that there are good walking and cycling links 
to the site, and there are bus stops in both directions within 100m of the site. 
 
In line with parking standards (as provided within the Transport and Accessibility Supplementary 
Guidance) the proposal would normally require 6 off-street parking spaces; although only four 
spaces have been provided, Roads colleagues consider this to be acceptable, given the good 
transportation links as mentioned above. The drawings are, however, lacking in certain 
information. The spaces shown measure 4.7m x 2.4m (the minimum requirements are 2.4m x 
4.8m) and an aisle width of 6m is required for manoeuvres (this is not clearly shown). Suitable 
arrangements should allow users of the car park are required to enter and exit the site in a forward 
gear, and no details have been submitted to show that this can be achieved (through submission 
of swept path analysis). Adequate visibility splays have also not been provided. There is therefore 
a road safety concern in this regard, and as a result the proposal fails to accord with Policy T2: 
Managing the Transport Impact of New Development of the ALDP. 
 
Cycle parking for 4 bicycles have been provided in accordance with the associated Transport and 
Accessibility Supplementary Guidance. These would be secure, covered and lockable and 
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provided in close proximity to the entrance to the building. The proposal is also located within 
close proximity to bus routes, and is within walking distance of the city centre. As a result the 
proposal would comply with Policy T3: Sustainable and Active Travel of the ALDP. 
 
Waste Management Requirements for New Development 
All new development should have sufficient space for the storage of general waste, recyclable 
materials and compostable waste where appropriate. Flatted developments will require communal 
facilities that allow for the separate storage and collection of these materials. Whilst the agent has 
indicated on the application form that waste areas have been shown, there is no indication of this 
on either the floor plans or site plan. There would not appear to be any obvious place that this 
would be located, without further detrimental impact to either amenity space or parking. As a result 
the above policy has not been satisfied, and the proposal therefore fails to accord with Policy R6: 
Waste Management Requirements for New Development of the ALDP. 
 
Low/ Zero Carbon Developments 
All new buildings must meet at least 20% of the building regulations carbon dioxide emissions 
reduction target applicable at the time of the application through the installation of low and zero 
carbon generating technology. Whilst no details have been submitted in this regard, this matter 
could be controlled via an appropriately worded planning condition to ensure compliance with 
Policy R7: Low and Zero Carbon Buildings and the associated Supplementary Guidance: 
Resources for New Development. 
 
Digital Infrastructure 
All new residential development will be expected to have access to modern, up-to-date high-speed 
communications infrastructure. The proposal is located within a primarily residential area, which 
currently has access to said infrastructure. The proposal would therefore comply with Policy CI1: 
Digital Infrastructure. 
 
Matters Raised in Letters of Representation 
The matters raised in relation to design, overlooking/ overshadowing, storage of refuse waste and 
road safety has been addressed elsewhere within this report. It is not considered that the proposal 
would result in a significant adverse loss of wildlife, given the nature of the surrounding area and 
lack of any data indicating that there are protected species which may be impacted. The matters 
raised in relation to the requirement for further flats within Aberdeen are non-material, and have 
therefore not been addressed in the determination of this application.  
 
Conclusion 
Whilst residential use is consistent with the character of the area, in that it proposes residential 
use, the specific characteristics of this proposal are not acceptable, such that: it would have an 
unacceptable impact on the character and amenity of the surrounding area and of future residents, 
contrary to the provisions of Policy H1 (Residential Areas) of the ALDP. It is also considered that 
the proposal would not be consistent with the established pattern of development in the wider 
area, due to the unique roof design and the use of a white render on the side elevation.  
 
The proposal would also be viewed prominently from adjacent rear gardens, having an adverse 
impact on these spaces, appearing as a dominant and poorly integrating with the prevailing design 
character. Whilst the level of garden ground afforded to 44/46 Bedford Road would be reduced, it 
is considered that this would remain to an acceptable level. It is however, noted that proposed 
users of the flats would not be provided with an adequate level of garden ground. The windows on 
the rear elevation would also overlook the rear garden ground of the property at 42 Bedford Road, 
so as to borrow amenity from that property. The design of the building would also not relate to 
those found in the surrounding area, with an odd roof pitch (as a result of the rear off-shoot 
contianing the stair) and use of render, not common in the surrounding area. The proposal is 
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therefore considered to fail to comply with Policy D1 (Quality Placemaking by Design) and the 
associated Supplementary Guidance: Sub-Division and Redevelopment of Residential Curtilages.  
 
Insufficient information has also been submitted with regards to visibility splays, the width of the 
parking bays, and ensuring that vehicles could enter and exit the site in a forward gear. As a result 
the proposal fails to accord with Policy T2: Manafing the Transport Impact of Development and its 
associated Supplementary Guidance: Transport and Accessibility of the ALDP.  
 
The applicants have also failed to demonstrate that adequate waste provision would be provided 
within the sites curtilage, and as a result the proposal does not accord with Policy R6: Waste 
Management Requirements for New Development and its associated Supplementary Guidance: 
Resources for New Development of the ALDP.  
 
In this instance there are no material planning considerations that would warrant approval of 
planning permission. The proposal is therefore recommended for refusal of the reasons below. 
 
RECOMMENDATION 

Refuse 

REASON FOR RECOMMENDATION 

 
1. The development has not been designed with due consideration for its context, with a roof 

design that does not complement the character and appearance of the surrounding area, 
and the use of materials which are not readily found in the surrounding area. The proposal 
would also provide inadequate amenity space for proposed residents and would have an 
adverse impact on the amenity afforded to properties in the surrounding area. As a result 
the proposal fails to accord with Policies H1 (Residential Areas) and D1 (Quality 
Placemaking by Design) of the Aberdeen Local Development Plan and its associated 
Supplementary Guidance: The Sub-Division and Redevelopment of Residential Curtilages; 
 

2. Insufficient information has been submitted with regards to the provision of visibility splays, 
the width of parking bays and to indicate that vehicles could enter and exit the site safely in 
a forward gear. As a result the proposal fails to accord with Policy T2: Managing the 
Transport Impact of New Development of the Aberdeen Local Development Plan and the 
associated Supplementary Guidance: Transport and Accessibility; and 

 
3. The applicants have failed to demonstrate that adequate waste provision would be provided 

within the sites curtilage, and as a result the proposal does not accord with Policy R6: 
Waste Management Requirements for New Development of the Aberdeen Local 
Development Plan and its associated Supplementary Guidance: Resources for New 
Development. 
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Business Hub 12 
Second Floor West 
Marischal College 
Aberdeen  
AB10 1AB 
 
Tel 03000 200 291 
Minicom 01224 522381 
DX 529451, Aberdeen 9 

www.aberdeencity.gov.uk 

 
To 
 
 
 
 

 
Gavin Clark 
Planning & Infrastructure 
 

 
Date 
 
Your Ref. 
 
Our Ref.  
 

 
12/01/2018 
 
 
 
171410/DPP 

 
From 
 
Email 
Dial 
Fax 

 
Roads Projects 
 
csteel@aberdeencity.gov.uk 
01224 522687 

 
Planning Application No. 171410/DPP: Erection of 4 flats (over four floors) with 
associated car parking and landscaping at Land To The Rear Of 44/46 Bedford 
Road, Aberdeen, AB24 3LH.  
 
I have considered the above planning application and have the following 
observations: 
 

1 Development Proposal 

1.1 I note the proposal is for the erection of 4 flats with associated car parking and 
landscaping. 

1.2 The site is in an outer city location, and outwith any controlled parking zones.  

 

2 Walking and Cycling 

2.1 There are good walking and cycling links to the site with Bedford Road being a 
designated cycle route, providing connections onto routes into the city centre.  

 

3 Public Transport 

3.1 There are bus stops in both directions within 100m of the site, and these are 
regularly serviced.  

 

4 Parking  

4.1 In line with Aberdeen City Council guidance, a maximum of 1.5 spaces should 
be provided per property, equating to 6 No. parking spaces. The applicant is 
proposing 4 No. parking spaces for the site. This would be considered 
acceptable.  

4.2 The applicant should submit a drawing showing the dimensions of the proposed 
parking bays and aisle width. The applicant should be advised that parking bays 
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should generally be 2.5m x 5m, with an absolute minimum size of 2.4m x 4.8m 
being accepted. A 6m aisle width is required for turning manoeuvres.  

4.3 Users of the car park should be able to enter and exit in a forward gear. Bedford 
Place has become busier in recent months since the opening of the access 
from Bedford Road to two way traffic, and it would not be considered safe for 
vehicles to reverse out of the site onto Bedford Place. Can the applicant please 
submit swept path analysis of an appropriate sized vehicle to show that this is 
achievable?  

4.4 Cycle parking has been shown on the plan. Can the applicant please advise on 
the nature of this? It must be covered, secure/lockable, and one space per 
property must be provided.  

 

5 Development Vehicle Access 

5.1 The site will require the installation of a vehicular footway crossing for access 
into the car park. 

5.2 The vehicular footway crossing required for the access should be constructed 
by Aberdeen City Council. The applicant is responsible for all costs involved 
and should be advised to contact the Road Network Maintenance Unit at least 6 
weeks prior to any works starting on site and arrange for an estimate for the 
cost of works. The applicant should contact them on Telephone 01224241500 
or email; footwaycrossings@aberdeencity.gov.uk.  

5.3 There is a wall shown on either side of the car park access. Can the applicant 
please advise on the height of this wall? In order to provide adequate visibility 
for both pedestrians and users of the car park, the wall should be at a height of 
1m or less.  

 

6 Refuse 

6.1 The applicant has intimated that the refuse store will be located between the 
existing block of flats and the proposed ones. Can they please show where this 
would be on the plan? Refuse stores must be no more than 30m away from the 
entrance door to the block of flats in line with Designing Streets policy.  

 

7 Conclusion 

7.1 There are outstanding issues in respect of this planning application.  I will be in 
a position to make further comment on receipt of the requested information.   

 
 
Christine Steel 
Engineer 
Roads Development Management 
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Detailed Planning Permission
171410/DPP: Erection of 4 flats (over four floors) with associated car parking 
and landscaping at Land To The Rear Of 44/46 Bedford Road
Aberdeen
AB24 3LH
All plans and supporting documentation available at the following link:
https://publicaccess.aberdeencity.gov.uk/online-
applicaiton/applicationDetails.do?activeTab=summary&keyVal=OZXLXOBZHEO00 

Please select one of the following

No observations/comments.

Would make the following comments (please specify below).


Would recommend the following conditions are included with any grant of 
consent.
Would recommend the following comments are taken into consideration in the 
determination of the application.

Object to the application (please specify reasons below).

COMMENTS

With regard to the above detailed planning permission application, an environmental 
health assessment was carried out, including a visit to the location.  The following 
areas have been evaluated and the associated comments are considered 
appropriate:

Noise from Site/Ground Preparation and Construction Works

In order to protect the amenity of the occupants of the neighbouring residences and 
prevent any potential noise nuisance caused by site/ground preparation and 
construction works, such operations should not occur:

 Out with the hours of 07:00 to 19:00 Monday to Friday and 
 Out with the hours of 08:00 to 13:00 on Saturdays so that no noise is audible 

at the site boundary out with these times.

From: Gavin Clark Date: 19 December 2017

Email: gaclark@aberdeencity.gov.uk Ref: 171410/DPP

Tel.: +44(0) 1224 5222321 Expiry Date: 9 January 2018

Consultation Request
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Air Quality

The proposed development is not located within an Air Quality Management Area.  
Additionally, due to the low number of parking spaces associated with the proposal, 
an air quality impact assessment is not being requested. This Service has no further 
observations in relation to air quality. 

Recommended Advisories

Dust management during site/ground preparation and construction works

Due to the location of the proposed development, the occupants of surrounding 
existing residential properties are exposed to risk of dust impacting on amenity 
during the works.

I am however of the opinion that provision of suitable mitigation measures can 
address this.  Mitigation measures should include: use of water sprays during any 
demolition and construction processes and on roads, as well as the control of 
stockpiled materials.

Responding Officer: K. Nolan
Date: 04/01/2018

Please note: Unless agreed with the Case Officer, should no response be received 
by the expiry date specified above it will be assumed your Service has no comments 
to make.

Should further information be required, please let the Case Officer know as soon as 
possible in order for the information to be requested to allow timeous determination 
of the application.
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Bernadette Marjoram

 Interim Corporate Director

MEMO
To G Clark

Planning & Infrastructure
Date

Your Ref.

Our Ref. 

18/12/2017

171410

From

Email
Dial
Fax

Flooding 

pa.flooding@aberdeencity.gov.uk
01224 53 2387

Flooding 
Communities, Housing and 
Infrastructure
Aberdeen City Council
Business Hub 11 , 
2nd Floor West, 
Marischal College
Broad Street
Aberdeen AB10 1AB

Planning application no.171410

ACC Flood Team would like to make the applicant aware that there is a risk of 
surface water flooding, we would strongly recommend the use of permeable 
materials where suitable in the design and the use of rain water harvesting.
    

Regards
Katy Joy Goodall - Flooding & Coastal
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Comments for Planning Application 171410/DPP

 

Application Summary

Application Number: 171410/DPP

Address: Land To The Rear Of 44/46 Bedford Road Aberdeen AB24 3LH

Proposal: Erection of 4 flats (over four floors) with associated car parking and landscaping

Case Officer: Gavin Clark

 

Customer Details

Name: Ms India Duane

Address: 57 Bedford Place Aberdeen

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:I would like to object to the erection of 4 flats for several reasons.

 

The first reason is that I feel the development poses a potential threat to the safety of the many

school children that use Bedford place as a means of access to Sunnybank primary school. From

my window I see on a daily basis an endless stream of young children making their way along

Bedford Place - sometimes unaccompanied or often separated from their parents by running

ahead. I believe that installing a driveway that crosses the footpath and requires drivers to reverse,

with poor visibility due to the high wall and cars parked on the public road, is a danger to large

numbers of young children. There are only three other driveways on Bedford Place - but unlike the

proposed development these are all at street level and are for 1-2 cars only.

 

The second reason is loss of greenspace. Several months ago I noticed a group of people, who I

assume were tenants from the existing flats at 44 Bedford Road spent several days clearing the

garden of waste, and even pruning back some of the trees. Following this I saw them sitting on

there on many occasions, enjoying the greenspace. To erect these flats would involve a massive

loss of greenspace which would have an impact on the existing tenants at 44 Bedford Road and

also on the community as a whole. Additionally, the erection of the flats would involve removing

plants and shrubbery which will have an impact on wildlife.

 

The third reason is parking. Due to the complicated manoeuvres that the development blueprint

suggests would be required to park in the proposed carpark, I believe that the tenants would

simply park on the street which would reduce parking spaces for current residents.

 

The fourth reason is lack of need for rental properties in this area of Aberdeen. Three years ago

when I was flat-hunting there was a reasonable demand for rental accommodation. But three
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years into my stay in a flat in 57 Bedford Place (the property of which the proposed development

would adjoin) I can safely say that is no longer true. When I moved in I enjoyed the community of

people in my block of 6 occupied flats. Now the two flats below me are empty, and have been so

for months. The erection of more rental accommodation is simply unnecessary when multiple flats

in the adjoining property have been sitting empty for months. Furthermore, if you take a walk

around the surrounding streets you will see for yourself many To Let signs. We just don't need

more rental accommodation.

 

To conclude, I believe the proposed development would jeopardise the safety of many young

school children, impact adversely on the community's greenspace and wildlife, and reduce parking

for residents. Most importantly, this development serves no purpose in an area of surplus rental

properties.
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Comments for Planning Application 171410/DPP

 

Application Summary

Application Number: 171410/DPP

Address: Land To The Rear Of 44/46 Bedford Road Aberdeen AB24 3LH

Proposal: Erection of 4 flats (over four floors) with associated car parking and landscaping

Case Officer: Gavin Clark

 

Customer Details

Name: Miss Lisa Walls

Address: C/O 42 Bedford Road Aberdeen

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:This building will overlook and overshadow the properties and gardens on the adjacent

boundaries. Additionally, there is a surplus of property within Aberdeen at the moment and there is

no further requirement for more flats to be built in the area.
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Comments for Planning Application 171410/DPP

 

Application Summary

Application Number: 171410/DPP

Address: Land To The Rear Of 44/46 Bedford Road Aberdeen AB24 3LH

Proposal: Erection of 4 flats (over four floors) with associated car parking and landscaping

Case Officer: Gavin Clark

 

Customer Details

Name: Ind Denice Russell

Address: c/o 57 Bedford Place Aberdeen

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:I would like to object to this proposed development on the following grounds:

 

Policy H1 (Residential areas)

The proposed application essentially removes ALL the garden space from the existing property at

44 Bedford Rd in an attempt to provide enough land to meet all the parking and garden

requirements for the new development. I believe this constitutes overdevelopment of this site.

A large proportion of the garden space in the new development is taken up by carparking and

vehicle access.

The residual land area that remains for the use of residents at

44 Bedford Rd is restricted to a few meters either side of the stair well and in addition there does

not appear to be sufficient space remaining for storage of refuse bins for the 5 flats located at 44

Bedford Rd and the shop at 46 Bedford Rd.

 

In summary, given the size of the proposed building and the requirement for the provision of

carparking and storage of refuse bins, this leaves a very small garden for the use of the 4 flats

within the new development, and no garden at all for the use of the 5 flats at 44 Bedford Rd. Given

that all the surrounding neighbourhood properties have sizable gardens this overdevelopment is

not in keeping with the neighbourhood, and as such I believe it has an unacceptable impact on the

character and amenity of the surrounding area.

 

Overlooking

The rear windows of the proposed development overlook both the gardens at 57 Bedford Place

and 42 Bedford Rd.

 

Driveway and Road Safety.
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I understand that where required Roads Projects (Communities, Housing and Infrastructure) will

assess parking and vehicle access issues,however I would like to register my concerns in this

area.

It would appear from the proposed plans that there is no provision to allow for vehicle turning for

the 4 vehicle spaces within the development. This would mean that all 4 vehicles would be

required to reverse across the footpath either to gain entry or to exit the new development. Given

the height of the stonewall and controlled street parking either side of the proposed driveway and

proximity to an intersection - this poses visibility and road safety issues. This is especially

concerning as this is a popular pedestrian route for primary and nursery school children who use

Bedford Place to walk to Sunnybank School (of approximately 300 pupils) which is situated at the

end of Bedford Place. Bedford Place provides a safe pedestrian route as this street currently only

has 3 established driveways crossing the pavement, for 1 or 2 cars only.

 

Other

The proposed development lies outside the City Centre and high density housing. Given the

recent construction and occupation of 2 large purpose built student accommodation nearby, Povis

Accommodation (200 beds) and Unity Students Causeway View (399 beds) it would appear that

the local market for student accommodation is saturated. As a result more mainstream rental

accommodation is now available in this area and local demand has lessened with some rental

properties sitting empty for several months, for example 2 of the 5 rental properties located in the

adjacent property (57 Bedford Place) are currently unoccupied and have remained so for 4 months

and 7 months respectively. I feel additional rental properties such as that which is proposed in this

new development will not benefit the local community.
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Marischal College Planning & Sustainable Development Business Hub 4, Ground Floor North Broad Street Aberdeen AB10 1AB  Tel: 
01224 523 470  Fax: 01224 636 181  Email: pi@aberdeencity.gov.uk 

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

Thank you for completing this application form:

ONLINE REFERENCE 100076472-001

The online reference 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.

Type of Application
What is this application for? Please select one of the following: *

  Application for planning permission (including changes of use and surface  mineral working).

  Application for planning permission in principle.

  Further application, (including renewal of planning permission, modification, variation or removal of a planning condition etc)

  Application for Approval of Matters specified in conditions.

Description of Proposal
Please describe the proposal including any change of use: *  (Max 500 characters)

Is this a temporary permission? *  Yes   No

If a change of use is to be included in the proposal has it already taken place?  Yes   No
(Answer ‘No’ if there is no change of use.) *

Has the work already been started and/or completed? *

 No   Yes – Started   Yes - Completed

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

Proposed flatted development of 4 flats on existing gapsite. Associated car parking and landscaping. 
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Agent Details
Please enter Agent details

Company/Organisation:

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

First Name: * Building Name:

Last Name: * Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

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

  Individual    Organisation/Corporate entity

Applicant Details
Please enter Applicant details

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

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Neil Rothnie Architects

Euan

Davidson

Huntly Street

Huntly Street

73

73

Care of Neil Rothnie Architects

01224626724

AB10 7TE

AB10 1TE

United Kingdom

United Kingdom

Aberdeen

Aberdeen

euan@neilrothnie.co.uk

George Taylor ASA
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Address 3:

Address 4:

Address 5:

Northing Easting

Pre-Application Discussion
Have you discussed your proposal with the planning authority? *  Yes   No

Site Area
Please state the site area:

Please state the measurement type used:  Hectares (ha)   Square Metres (sq.m)

Existing Use
Please describe the current or most recent use: *  (Max 500 characters)

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

If Yes please describe and show on your drawings the position of any existing. Altered or new access points, highlighting the changes 
you propose to make. You should also show existing footpaths and note if there will be any impact on these.

330.00

Residential

Site Address Details
Planning Authority: Aberdeen City Council

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

Address 1:                              LAND TO REAR OF 44/46 BEDFORD ROAD, ABERDEEN, AB24 3LH

Address 2:

Town/City/Settlement: 

Post Code: 

Please identify/describe the location of the site or sites

807753 393587
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Are you proposing any change to public paths, public rights of way or affecting any public right of access? *  Yes   No

If Yes please show on your drawings the position of any affected areas highlighting 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 of existing and any new spaces or a reduced number of spaces)? *

Please show on your drawings the position of existing and proposed parking spaces and identify if these are for the use of particular 
types of vehicles (e.g. parking for disabled people, coaches, HGV vehicles, cycles spaces).

Water Supply and Drainage Arrangements
Will your proposal require new or altered water supply or drainage arrangements? *  Yes   No

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

  Yes – connecting to public drainage network

  No – proposing to make private drainage arrangements

  Not Applicable – only arrangements for water supply required

Do your proposals make provision for sustainable drainage of surface water?? *  Yes   No
(e.g. SUDS arrangements) *

Note:- 

Please include details of SUDS arrangements on your plans

Selecting ‘No’ to the above question means that you could be in breach of Environmental legislation.

Are you proposing to connect to the public water supply network? *

  Yes

  No, using a private water supply

  No connection required

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

Assessment of Flood Risk
Is the site within an area of known risk of flooding? *  Yes    No   Don’t Know

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

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

If Yes, please mark on your drawings any trees, known protected trees and their canopy spread close to the proposal site and indicate if 
any are to be cut back or felled.

Waste Storage and Collection
Do the plans incorporate areas to store and aid the collection of waste (including recycling)? *  Yes   No

0

4
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If Yes or No, please provide further details: * (Max 500 characters)

Residential Units Including Conversion
Does your proposal include new or additional houses and/or flats? *  Yes   No

How many units do you propose in total? *

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

All Types of Non Housing Development – Proposed New Floorspace
Does your proposal alter or create non-residential floorspace? *  Yes   No

Schedule 3 Development
Does the proposal involve a form of development listed in Schedule 3 of the Town and Country  Yes   No   Don’t Know
Planning (Development Management Procedure (Scotland) Regulations 2013 *

If yes, your proposal will additionally have to be advertised in a newspaper circulating in the area of the development. Your planning 
authority will do this on your behalf but will charge you a fee. Please check the planning authority’s website for advice on the additional 
fee and add this to your planning fee.

If you are unsure whether your proposal involves a form of development listed in Schedule 3, please check the Help Text and Guidance 
notes before contacting your planning authority.

Planning Service Employee/Elected Member Interest
Is the applicant, or the applicant’s spouse/partner, either a member of staff within the planning service or an  Yes    No
elected member of the planning authority? *

Certificates and Notices
CERTIFICATE AND NOTICE UNDER REGULATION 15 – TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT 
PROCEDURE) (SCOTLAND) REGULATION 2013

One Certificate must be completed and submitted along with the application form. This is most usually Certificate A, Form 1,
Certificate B, Certificate C or Certificate E.

Are you/the applicant the sole owner of ALL the land? *  Yes    No

Is any of the land part of an agricultural holding? *  Yes    No

Certificate Required
The following Land Ownership Certificate is required to complete this section of the proposal:

Certificate A

Specific bins storage area as shown on drawings

4
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Land Ownership Certificate
Certificate and Notice under Regulation 15 of the Town and Country Planning (Development Management Procedure) (Scotland) 
Regulations 2013

Certificate A

I hereby certify that –

(1) - No person other than myself/the applicant was an owner (Any person who, in respect of any part of the land, is the owner or is the 
lessee under a lease thereof of which not less than 7 years remain unexpired.) 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.

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

Signed: Euan Davidson

On behalf of: George Taylor ASA

Date: 24/11/2017

 Please tick here to certify this Certificate. *

Checklist – Application for Planning Permission
Town and Country Planning (Scotland) Act 1997

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

Please take a few moments to complete the following checklist in order to ensure that you have provided all the necessary information 
in support of your application. Failure to submit sufficient information with your application may result in your application being deemed 
invalid. The planning authority will not start processing your application until it is valid.

a) If this is a further application where there is a variation of conditions attached to a previous consent, have you provided a statement to 
that effect? *
 Yes   No   Not applicable to this application

b) If this is an application for planning permission or planning permission in principal where there is a crown interest in the land, have 
you provided a statement to that effect? *
 Yes   No   Not applicable to this application

c) If this is an application for planning permission, planning permission in principle or a further application and the application is for 
development belonging to the categories of national or major development (other than one under Section 42 of the planning Act), have 
you provided a Pre-Application Consultation Report? *
 Yes   No   Not applicable to this application

Town and Country Planning (Scotland) Act 1997

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

d) If this is an application for planning permission and the application relates to development belonging to the categories of national or 
major developments and you do not benefit from exemption under Regulation 13 of The Town and Country Planning (Development 
Management Procedure) (Scotland) Regulations 2013, have you provided a Design and Access Statement? *
 Yes   No   Not applicable to this application

e) If this is an application for planning permission and relates to development belonging to the category of local developments (subject 
to regulation 13. (2) and (3) of the Development Management Procedure (Scotland) Regulations 2013) have you provided a Design 
Statement? *
 Yes   No   Not applicable to this application

f) If your application relates to installation of an antenna to be employed in an electronic communication network, have you provided an 
ICNIRP Declaration? *
 Yes   No   Not applicable to this application
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g) If this is an application for planning permission, planning permission in principle, an application for approval of matters specified in 
conditions or an application for mineral development, have you provided any other plans or drawings as necessary:

  Site Layout Plan or Block plan.

  Elevations.

  Floor plans.

  Cross sections.

  Roof plan.

  Master Plan/Framework Plan.

  Landscape plan.

  Photographs and/or photomontages.

  Other.

If Other, please specify: *  (Max 500 characters) 

Provide copies of the following documents if applicable:

A copy of an Environmental Statement. *  Yes   N/A

A Design Statement or Design and Access Statement. *  Yes   N/A

A Flood Risk Assessment. *  Yes   N/A

A Drainage Impact Assessment (including proposals for Sustainable Drainage Systems). *  Yes   N/A

Drainage/SUDS layout. *  Yes   N/A

A Transport Assessment or Travel Plan  Yes   N/A

Contaminated Land Assessment. *  Yes   N/A

Habitat Survey. *  Yes   N/A

A Processing Agreement. *  Yes   N/A

Other Statements (please specify). (Max 500 characters)

Declare – For Application to Planning Authority
I, the applicant/agent certify that this is an application to the planning authority as described in this form. The accompanying
Plans/drawings and additional information are provided as a part of this application.

Declaration Name: Mr Euan Davidson

Declaration Date: 24/11/2017
 

Payment Details

Cheque: George Taylor,  000005
Created: 24/11/2017 16:52

Supporting design statement.
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