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Erection of 2 storey gable extension; single storey extension /decking with external steps 
and extension of dormer to rear; alterations to  boundary wall and fence replacement 
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Application Type: Detailed Planning Permission 
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Case Officer: Nicholas Lawrence 

 

RECOMMENDATION 

  
Refuse  
 
 
APPLICATION BACKGROUND 

 
Site Description 
 
The subject property, together with the abutting number 9 Gordon Road, forms a semi-detached 
1½ storey bungalow displaying a distictive hipped-gable roof arrangment with a pair of pitched 
dormers in the attic space.  The style and form of this inter-war dwelling is replicated in the 
immediate area, producing a dominant surburban character and sense of place. 
 
There have been alterations to dwellings in the area, principally to the rear and whilst there are 
limited roof extensions, the dominant character is of bungalows displaying the simple roof profile.  
A number of dwellings have garages that are set back from the face of the dwelling, which reflects 
changing transport shift towards the dominance of the motor car since the dwellings were 
constructed. 
 
The site is located within a Residential Area as shown on the Proposals Map to the Aberdeen 
Local Development Plan 2017 (ALDP), to which policy H1 attaches. 
 
Relevant Planning History 
 

Application Number 
 

Proposal Decision Date 
 

190214/PREAPP 
 

Proposed 1.5 storey extension to side; single 
storey extension to rear and alteration to an 
existing rear dormer 
 

 

Advice Issued 
12.04.2019 
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BACKGROUND AND BASIS OF APPLICATION 

 
Background 
 
The Pre-Application Advice (the Advice) addressed both the lateral roof/gable and rear extension 
elements of the proposed scheme.  On the latter, the local planning authority had and retains no 
objection to this aspect of the scheme including the decking area. 
 
With regard to the lateral roof/gable extension, the Advice noted that to some extent the extension 
had been designed with regard to the host dwelling.  However, the Advice expressed with absolute 
clarity that the proposal as presented was contrary to the adopted Householder Development 
Guide Supplementary Guidance (the Guidance) and this aspect of the scheme could not be 
supported on the basis; that the proposal would unbalance the existing pair of unaltered semi-
detached properties to the detriment to the character of the surrounding area.  The proposal would 
therefore be contrary to the Guidance and in turn policies D1 and H1 of the ALDP, together with 
national guidance set within Scottish Planning Policy. 
 
In the interest of adopting a positive and proactive position in the decision-taking process the 
Advice offered the following counsel…some amendments require to be made, namely: the 
proposed half-hip style should be removed and it is recommended that the exisitng roof is 
extended width-ways over the proposed garage (to the extremity) using the same roof profile and 
eaves heights.  A smaller dormer with a hipped pitched roof, or rooflights, could be incorporated 
on the front elevation. 
 
This position in terms of the roof profile and the application proposal in general was reiterated by 
e-mail, together with a drawing to the Applicant on the 15th of April 2019 setting out a roof profile 
form that, in principle, could be supported by the Local Planning Authority. 
 
Basis of Application 
 
The Application takes a divergent view to that advice offered on two separate occasions and the 
position of the Applicant not to explore the advice is predicated on the following basis: 
 

• The property was purchased to extend as per the application as anything less was not 
viable.  

 

• When the property was marketed, we had to move quicky to secure the purchase and 
unfortunately could not afford the time to await the outcome of a planning enquiry 
[comments by applicant to support proposed development]; and 

 

• Other properties in the area have been extended.   
 
Whilst the above sets out in outline the Applicant’s reasoning in persuing a scheme outwith the 
advice given, it should be noted that the above is caveted by the Applicant in the following terms: 
 

• On the first bullet point; the Applicant within the supporting documentation accepts the fact 
that the house was purchased to extend the in itself does not justify the design [applicants 
submitted comments on application] and 

 

• The process of purchasing a property is not a material consideration in the determination of 
a planning application and the Applicant has not evidenced how this event could lawfully be 
considered as a determining factor in assessing a planning application. 
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With regard to the final point; the matter of precedent is addressed under the main issues section 
of this report.   
PROPOSED DEVELOPMENT 

 
Description of the Proposed Development 
 
In brief, planning permisison is sought for the following elements: 
 

• 2 storey lateral roof/gable extension including enlargement of rear dormer; new pitched 
dormer to the street elevation roof slope (to provide 2 new bedrooms, small enlargement – 
via rear dormer to bathroom and bedroom 4); and 

 

• Single storey rear extension to create enlarged kitchen and dining area; and 
 

• Rear decking to rear of single storey extension. 
 
The disposition and appearance of the proposed developmental elements is shown on submitted 
drawings, proposed ground floor plan, proposed first floor plan, and proposed elevations and site 
plan.  
 
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=PPFCT9BZMJY00  
 

• Supporting Statement and e-mail correspondence 
 
CONSULTATIONS 

 
Braeside and Mannofield Community Council – No response 
 
REPRESENTATIONS 

 
1 written objection has been received. The matters raised can be summarised as follows –  
 

• Disrupts the traditional nature of the street facing elevations 
 
PLANNING POLICY FRAMEWORK AND 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 
 

• 3rd National Planning Framework 

• Scottish Planning Policy 
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• Planning Advice Note 67 Housing Quality 
 
Aberdeen City and Shire Strategic Development Plan (2014) (SDP) 
 
The purpose of the SDP is to set a spatial strategy for the future development of the Aberdeen 
City and Shire. The general objectives of the plan are promoting economic growth and sustainable 
economic development which will reduce carbon dioxide production, adapting to the effects of 
climate change, limiting the use of non-renewable resources, encouraging population growth, 
maintaining and improving the region’s built, natural and cultural assets, promoting sustainable 
communities and improving accessibility. 
 
From the 29th March 2019, the Strategic Development Plan 2014 will be beyond its five-year 
review period. In the light of this, for proposals which are regionally or strategically significant or 
give rise to cross boundary issues between Aberdeen City and Aberdeenshire, the presumption in 
favour of development that contributes to sustainable development will be a significant material 
consideration in line with Scottish Planning Policy 2014. 
 
The Aberdeen City Local Development Plan 2017 will continue to be the primary document 
against which applications are considered. The Proposed Aberdeen City & Shire SDP 2020 may 
also be a material consideration. 
 
Aberdeen Local Development Plan 2017 (ALDP) 
 

• H1 Residential Areas 

• D1 Quality Placemaking by Design 
 
Supplementary Guidance 
 

• Householder Development Guide 
 
EVALUATION 

 
ABERDEEN CITY AND SHIRE STRATEGIC DEVELOPMENT PLAN (2014) (SDP) 
 
In terms of assessment against the SDP, due to the small scale of this proposal the proposed 
development is not considered to be strategic or regionally significant, or require consideration of 
cross-boundary issues and, therefore, does not require consideration against the SDP. 
 
MAIN ISSUES 
 
Firstly; whether the proposed development is acceptable in principle; secondly, whether the 
proposal in its detailed form harms the character and appearance of the area; thirdly, the question 
of precedent; and fourthly, private interest.  All issues have regard to the provisions of the ALDP, 
supporting Guidance and other material considerations. 
 
Principle of the Proposed Development 
 
ALDP policy H1 supports householder development subject to, in part, that the development does 
not have an unacceptable impact on the character and amenity of the surrounding area; and 
complies with Supplementary Guidance. 
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Therefore the principle of the proposed development is deemed acceptable subject to the 
provisions of ALDP policy H1, other policies within the ALDP, Supplementary Guidance: 
Householder Development Guide (the Guidance), together with national guidance and policy. 
 
The proposed development as outlined above has 3 main elements (lateral roof/gable extension, 
rear single storey extension, and decking to rear).  As noted in the advice, the Local Planning 
Authority is of the view that the only aspect of the proposal at issue relates to the lateral roof/gable 
extension. 
 
Impact upon the Character and Appearance of the Area 
 
The character of an area is more that the visual flow of the type of buildings and their associated 
materials; it also embraces the juxtapositions between buildings, their setting and the spaces they 
create.  
 
Both ALDP policies D1 and H1, together with the Guidance seek to ensure that due regard is had 
to the impact of a development upon the character and appearance of its environs (i.e. context), 
which includes impact upon the building in its entity (i.e. 9 and 11 Gordon Road).  The Guidance 
notes that modifying only one half of a hipped roof is likely to result in the roof having an 
unbalanced appearance will not be supported, unless it will not result in any harm the character 
and appearance of the character, which includes visual amenity, of the area. 
 
The policy requirements of the ALDP is founded upon national advice within Scottish Planning 
Policy (SPP).  Planning Advice Note 67 (Housing Quality) comments that local authorities should 
not abandon any expectation of achieving design quality and notes that It is in suburban settings 
that opportunities for good design are most likely to be missed. 
 
As noted above, the character of the area is suburban in terms of form and setting (i.e. a sense of 
place) and in any such area there has been a range of architectural responses to the changing 
needs of occupiers of the dwellings.  This is most notably expressed by the number of rear 
extensions to properties immediately to and in the wider area of the site.  Accordingly, the 
streetscape maintains character of small villa type bungalows, with symmetrical roof profiles, set 
back from the road with driveways and garages set back from the front of the properties that has 
reflected the changing transport shift towards the dominance of the motor car since the dwellings 
were constructed. 
 
Whilst there are a number of lateral gable/roof extensions in the area these are limited; and where 
they have occurred the existing domestic form and appearance has been reinforced by the lower 
floor element being a living room/comparable habitable space that follows the existing window 
design of the host dwelling, rather than becoming a garage.  Due to the limited number of 
extensions there has been no significant change in the character of the street and the wider ares. 
 
The proposed lateral extersion, will alter the balance of the unaltered pair of dwellings, and this 
imbalance coupled to the form, mass and detail (dormer / garage) will in turn erode the character 
and appearance of the area.  This aspect of the proposed development would represent an 
abondonement of seeking to achieve good design (i.e. the right development in the right place) 
and would harm not only the host building but also the character and appearance of the area.  
Therefore, the lateral gable/roof extension is contrary to advice set within policies D1 and H1 of 
the ALDP, the Guidance, as well as advice at the national level within SPP and PAN 67. 
 
Precedent 
 
It is a tenant of planning law and good governance that each planning application is determined 
upon its own merits, and the decision should be taken with regard to the provisions of the 
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Development Plan (ALDP) and national guidance unless other material considerations indicate 
otherwise. 
 
Notwithstanding this fact, the Applicant considers in correspondence to the Local Planning 
Authorty that precedent is the key determinitve factor. 
 
The pre-application advice addressed the matter of precedent and context:  
 

Whilst it is acknowledged that there are examples of properties with half-hipped style roofs 
in the vicinity, proposals require to be assessed in conjunction with current Policy and 
Supplementary Guidance and the nearby modifications appear to be historic, with none 
determined under current Local Plan policies and Supplementary Guidance. As such, these 
existing altered dwellings would not be considered to set a precedent in this instance. In 
addition, these examples are not considered so numerous to have resulted in a significant 
change in the character of the street. 

 
Again, notwithstanding the above fact the Applicant cites a grant of planning permission in 2017 
(Application Reference 171005/DPP - 26 Craigton Terrace) as a basis to allow the Application.  It 
is not considered that the approval of a side extension at 26 Craigton Terrace is relevant to or sets 
any kind of precedent for the proposed development.  On Craigton Terrace there are currently side 
extensions with raised gables on six of the eight houses at Nos. 29-43. One further property, 
No.37 has a side extension but with the original hipped roof profile retained. Thus there is a cluster 
of properties at the south west end of Crigiton Terrace that have been altered in this manner. 
No.26 sits directly opposite that cluster. Further, it is the last property in the street (north west side) 
and thus does not have the same disruptive impact on the streetscape. 
 
The character is this particular section of Craigton Terrace does not reflect the whoe of that road 
and that aspect of chatacter does not exisit with the environs of the application site. 
 
The Applicant also references numbers 17, 19 and 19a Gordon Road; however, it this is a terrace 
of three dwellings and were designed as a single entity and have not been laterally extended and 
therefore are differenct from the proposal (i.e. proposed lateral extension to dwelling). 
 
Whilst the Applicant quotes examples of extensions to other properties, what is being assessed is 
what is appropriate in respect of the application site only; and the Local Planning Authorty has 
positively addressed this matter with a suggested way forward. 
 
Therefore, the proposition that precedent should permit a grant of planning permission, fails. 
 
Private interests 
 
The purpose of planning is to consider the broad aspect of public interest, rather than to protect 
any one or more person’s private interest.  In this regard, the Applicant within the supporting 
information commented upon his private interest in purchasing the property to extend.  This does 
not form a material consideration in the decision-taking process. 
 
REFUSAL REASON 

 
1. 
The proposed lateral roof/gable extension by reason of its design, form, mass and composition 
would harm both the conformation of the pair of semi-detached dwellings, together with the 
character and appearance of the area contrary to policies D1 (Quality Placemaking by Design) 
and H1 (Residential Areas), and the Householder Development Guide Supplementary Guidance 
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to the Aberdeen Local Development Plan 2017, together with national guidance in Scottish 
Planning Policy and Planning Advice Note 67 on Housing Quality. 
 

 
 


