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1 Executive summary 

 

1.1 Planning application reference 190594/DPP was submitted to Aberdeen City Council 

on 9 April 2019 (validated 16 April 2019), seeking the “erection of single storey 

extension to rear and 1.5 storey extension to gable” at 107 Hilton Road, Aberdeen. 

 

1.2 The application was refused on 5 June 2019, with the Decision Notice [Document 9] 

stating that: 

 

“The proposed gable extension would appear architecturally incongruous with the 

original dwelling and the surrounding area, and would have an adverse impact on 

the character and visual amenity of the surrounding area as it would result in 

architectural imbalance between the application property and the adjoining 

hipped roofed property, which would disrupt the uniform character of the hipped 

roofed properties on Hilton Road and create a disruptive architectural feature 

within a street that otherwise retains its original form and character. This is in 

direct conflict with the Supplementary Guidance: 'The Householder Development 

Guide'. It would appear out of context and have a negative design contribution on 

its setting, to the detriment of residential character and visual amenity and the 

application is therefore contrary to the Aberdeen Local Development Plan Policies 

D1: Architecture and Placemaking and H1: Residential Areas, of the Aberdeen Local 

Development Plan and the relevant Supplementary Guidance: Householder 

Development Guide. Furthermore, it could set a precedent for similar proposals 

being granted under current policies and guidance which, cumulatively, would 

have a significant adverse impact on the character and visual amenity of the 

surrounding area. In this instance, there are no material planning considerations 

that would warrant a grant of planning permission, contrary to the local plan 

policies and guidance.” 

 

1.3 A review of the decision to refuse the application is now sought on the grounds that 

the proposed development: 

 

• is supported by the vision of the Strategic Development Plan;  

 

• complies with the relevant policies of the Local Development Plan, including 

Policies H1, H3, D1 and related Supplementary Guidance; and 

 

• is supported by other relevant material considerations, including Scottish 

Planning Policy (2014), the previous consent for the site and permitted 

development rights. 
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1.4 In this regard, the Delegated Report [Document 8] for the application confirms that 

the proposed rear extension is acceptable, such that the reasons for refusal relate only 

to the proposed gable extension.  As such, it is the proposed gable extension that is 

the focus of this paper apart.  

 

1.5 Likewise, the Delegated Report confirms that the principle of the proposed gable 

extension is acceptable, with the reasons for refusal relating purely to the visual 

appearance of this in relation to the existing hipped roof structure of numbers 107 

and 105 Hilton Road.  These concerns are addressed in detail below.  

 

1.6 It should also be noted that no objections to the application were received from any 

statutory consultees or neighbours.  
 

1.7 For the reasons given in this paper apart, it is submitted that the review should be 

allowed, and the application approved.  

 

1.8 A full list of documents submitted with the application is provided in Appendix One, 

together with all other relevant documents referred to in this paper apart. 

 

2 Background 

 

2.1 107 Hilton Road is one half of a pair of semi-detached granite dwelling houses of 1.5 

storeys in height.  While the Delegated Report describes this as forming part of a row 

of six pairs of similar houses, it should be noted that there are in fact only five pairs of 

semi-detached houses, with a single detached dwelling house at number 109 (directly 

to the west of the application site), together with a detached garage which is 

architecturally distinct from the rest of the area.  In addition, planning permission in 

principle for the sub-division of the curtilage at number 109 and the erection of a 

second detached dwelling house there was granted in 2017.  There is therefore less 

uniformity of streetscape than suggested in the Delegated Report.  

 

2.2 That is particularly so if the property is viewed in the context of the wider area, within 

which there is a range of architectural styles, including four in a block flats, terraced 

properties and a sheltered housing complex to the rear of the application site.  Directly 

opposite the application site is Stewart Park such that there are no properties facing 

this.  Photos showing the variety of roof styles in the area are provided in Appendix 

Two.  
 

2.3 Neither number 107 nor any of the neighbouring properties are listed or subject to 

any special protections.  
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2.4 In 2005, the previous owners were granted planning permission for an extension and 

domestic garage at number 107 (application reference 050451), the drawing of the 

approved front elevation for which is included at Appendix Three.  This shows that the 

approved extension and garage would have attached to the roof of the existing house 

in a very similar way to the gable extension now proposed, establishing that this was 

previously considered acceptable in principle.  
 

2.5 The applicants moved into the property in 2007, anticipating that they would 

construct the approved extension in due course if/when they had children and needed 

the additional space to accommodate a growing family.  The applicants have since had 

two children and, as anticipated, are now in need of that additional space.  In 

particular, the size of the kitchen and the lack of storage space means the property 

does not currently provide the quality family home that it potentially could.  

 

3 The proposed development 

 

3.1 Against this background, the applicants seek to construct a single storey extension to 

the rear of the property and a 1.5 story extension to the gable, providing additional 

space at ground floor level for a family dining kitchen and a much needed utility room, 

as well an additional bedroom upstairs.  At the same, the additional space will also 

allow the property to be used more flexibly in future, whether by the applicants 

themselves or by any future occupiers.  

 

3.2 From the plans submitted with the application [Documents 5 and 6], it can be seen 

that the proposed gable extension would be constructed with granite ashlar blocks, 

with granite tabling and a slate roof to match that of the existing house, and that: 

 

• North elevation (facing the street) – the proposed gable extension would have 

a lower ridge height than the existing house and is set back from the principal 

elevations, such that the profile of the extension is subservient to that of the 

existing building. Space has also been left between the new gable end and the 

boundary to allow for access and maintenance, and to maintain the existing 

pattern of development and semi-detached nature of the property. 

 

• West elevation – a door at ground floor level allows access into the proposed 

new utility room, with no new windows proposed above this such that no 

concerns arise with regards to overlooking or loss of privacy at the neighbouring 

property at number 109.  
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• South elevation – the single storey elevation to the rear would be largely glazed 

with sliding doors to allow easy access to the garden while also taking advantage 

of solar gains.  

 

3.3 In this regard, it should be noted that the proposed gable extension could be 

constructed under permitted development rights were it not for the fact that the 

gable extension element would be within 10 metres of the boundary with number 

109.  Importantly, if the proposed gable extension were more than 10 metres from 

the boundary with number 109, there is nothing in the General Permitted 

Development Order which would restrict the form of the proposed roof, with this 

expressly allowing any alterations to a roof as may be required for the purposes of an 

extension permitted under the Order.  On the basis that the only thing preventing this 

being constructed under permitted development rights is the distance from the 

boundary, the key consideration should be whether there is any potential impact on 

the neighbouring property at number 109, rather than any potential impact on the 

streetscape.  As set out in paragraph 4.8 below, the Delegated Report confirms that 

there would be no impact on the neighbouring property at number 109, on the basis 

of which it is submitted that the application should be considered acceptable..  

 

4 Policy context 

 

4.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires planning 

applications to be determined in accordance with the development plan, unless 

material considerations indicate otherwise.   

 

4.2 In this case the application requires to be assessed against the Aberdeen City and Shire 

Strategic Development Plan (SDP) (2014) and the Aberdeen Local Development Plan 

(ALDP) (2017).  Policies of particular relevance to this application are set out below. 

 

Aberdeen City and Shire Strategic Development Plan (SDP) (2014) [Document 10] 

 

4.3 The SDP’s vision for Aberdeen City and Shire is for it to be: 

 

“…an even more attractive, prosperous and sustainable European city region and 

an excellent place to live, visit and do business.”  

 

4.4 The proposed extension would create a more attractive living environment for the 

applicants in line with this vision.    
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Aberdeen Local Development Plan (ALDP) (2017) [Document 11] 

 

4.5 The key ALDP policies and associated supplementary guidance relevant to this 

application are: 

 

• Policy H1 – Residential Areas 

• Supplementary Guidance: Householder Development Guide  

• Policy D1 – Quality Placemaking by Design 

• Policy H3 – Density 

 

4.6 Each of these is looked at in turn below, in doing which it should be noted that the 

ALDP stresses that:  

 

“It is important to remember that development proposals will be assessed against 

a number of policies within the Local Development Plan so it must be carefully 

considered as a whole.” 

 

4.7 In terms of the ALDP’s spatial strategy, the application site is located in a residential 

area within which proposals for residential development, such as that proposed in 

terms of this application, are generally supported under Policy H1 – Residential Areas, 

subject to certain criteria being met.  Specifically, it must be demonstrated that any 

such development: 
 

• does not constitute over development; 

• does not have an unacceptable impact on the character and amenity of the 

surrounding area;  

• does not result in the loss of valuable and valued areas of open space; and  

• complies with Supplementary Guidance. 
 

4.8 With regards to these criteria, there would clearly be no loss of open space, and the 

Delegated Report confirms that: 

 

• the proposed extension would not constitute over-development in that the 
increase in footprint would be well under the maximum of 100% generally 
permitted, total site coverage would still be relatively low at 34.5% and well 
over 50% of the rear garden would be retained; 
 

• both extensions would be located a sufficient distance from all other 
neighbouring properties to ensure that there would be no impact on daylight, 
direct sunshine or privacy, and no loss of residential amenity as a result; 
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• both elements of the extension would be subservient to the original dwelling 
house in terms of height; 

 

• the rear element of the extension would be an acceptable addition in terms of 
both principle and design; and 

 

• the proposed gable extension would also be acceptable in principle. 
 

4.9 The only concerns raised then relate to the roof form of the proposed gable extension, 

the impact this would have on the character and visual amenity of the area, and the 

extent to which this conforms with Supplementary Guidance: Householder 

Development Guide [Document 12].  

 

4.10 For semi-detached houses, the Supplementary Guidance requires extensions of more 

than one storey to comply with a number of general guidelines as set out below. 

 

• Proposals should be architecturally compatible in design and scale with the 

original house and its surrounding area – as set out above, there is a wide range 

of architectural styles in the surrounding area, and the proposed gable 

extension has been designed to reflect common features such as a mix of 

pitched and hipped roofs and retaining a straight gable end.  

 

• Materials used should be complementary to the original building – as 

explained previously, the proposed gable extension roof would be finished 

with slate to match the existing roof, with granite tabling and terracotta ridge 

tiles.  No concerns have been raised with regard to the suitability of these 

materials, which are considered to complement the original building well.  

 

• Any extension or alteration proposed should not serve to overwhelm or 

dominate the original form or appearance of the dwelling and should be 

visually subservient in terms of height, mass and scale – as highlighted above, 

the Delegated Report confirms that the proposed gable extension would be 

visually subservient to the original building and is considered appropriate in 

terms of height, mass and scale.   

 

• No extension or alteration should result in a situation where the amenity of 

any neighbouring properties would be adversely affected – as stated 

previously, the Delegated Report also confirms that there would be no loss of 

neighbouring residential amenity as a result of the gable extension proposed.  

 

• No existing extensions, dormers or other alterations which were approved 

prior to the introduction of this supplementary guidance will be considered by 

the planning authority to provide justification for a development proposal 
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which would otherwise fail to comply with the guidance set out in this 

document – as set out above, it should be noted that an application for a very 

similar extension was granted in 2005 and, while it is accepted that this should 

not be taken as precedent in accordance with this element of the guidance, it 

is a material consideration that should be taken into account, particularly given 

that it was for the same property as the current application. 

 

• The built footprint of a dwelling house as extended should not exceed twice 

that of the original dwelling – as highlighted previously, the Delegated Report 

confirms that the proposed gable extension complies with the guidance in this 

regard. 

 

•  No more than 50% of the front or rear curtilage shall be covered by 

development – again, as set out above, the Delegated Report confirms that the 

proposed gable extension complies with the guidance in this regard. 

 

4.11 On the basis of the points raised in paragraph 4.10 above, the proposed extension 

should be supported in terms of the Supplementary Guidance and Policy H1.  

 

4.12 At the same time, consideration also needs to be given to Policy D1 – Quality 

Placemaking by Design, which requires all development to ensure high standards of 

design and to have a strong and distinctive sense of place, this being founded in 

context appraisal, detailed planning, quality architecture, craftsmanship and 

materials.  In this regard, the proposed gable extension has been designed to create a 

visually coherent building that sits well within the site.  

 

4.13 In designing the proposed extension, account has been taken of those aspects of the 

six qualities of successful placemaking which are relevant to the proposal, as required 

by Policy D1 and set out below: 

 

Distinctive – in responding to the site context and existing development on this in 

terms of scale and materials, as set out above; 

 

Welcoming – in that details, materials and colour have been considered and chosen 

to be consistent with those featured on the existing dwelling house; 

 

Safe and pleasant – in having no impact on adjoining residential amenity, while 

improving the residential amenity enjoyed by the applicants; 

 

Adaptable – in providing greater flexibility to meet the changing needs of the current 

and future occupiers; and 
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Resource efficient – in allowing the applicants to continue living in their property and 

making efficient use of land, rather than requiring them to move to a new greenfield 

property.  

 

4.14 With regards to the last point above, it must also be taken into account that the 

supporting text for Policy H3 – Density emphasises that higher density developments 

are generally encouraged in the interests of sustainability and efficient use of land. 

The development proposed in terms of this application directly seeks to make more 

efficient use of the land at 107 Hilton Road, in accordance with this policy principle.  

 

5 Material considerations 

 

Scottish Planning Policy (2014) [Document 13] 

  

5.1 SPP is a statement of Scottish Government policy on how nationally important land 

use planning matters should be addressed across the country.  As a statement of 

Ministers’ priorities, the content of SPP is a material consideration that carries 

significant weight.  Where proposals accord with SPP, their progress through the 

planning system should be smoother. 

 

5.2 SPP includes a presumption in favour of development that contributes to sustainable 

development, which requires the planning system to support economically, 

environmentally and socially sustainable places by enabling development that 

balances the costs and benefits of a proposal over the longer term.  That means 

decisions on planning applications should be guided by a number of principles, 

including: 

 

• supporting good design and the six qualities of successful places; and 

 

• making efficient use of existing capacities of land, buildings and infrastructure. 
 

5.3 As set out in paragraph 4.13, the development proposed by way of this application 

clearly complies with these principles and should therefore be approved as 

constituting sustainable development in accordance with SPP.  That is particularly so 

given that the development is also consistent with the requirements of SPP to 

optimise the use of land within settlements to support the creation of more compact, 

higher density, accessible and vibrant cores. 
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Planning application reference 050451  

 

5.4 It is important to note that the previous owners of number 107 were granted planning 

permission for a very similar extension in 2005.  While it is accepted that different 

guidance was in force at that time, this nonetheless indicates that the proposal was 

not considered to be out of keeping with the architectural character of the area then. 

As such, it is not clear why the proposal should be considered out of keeping with the 

architectural character of the area now.  

 

The Town and Country Planning (General Permitted Development) (Scotland) Order 

1992 [Document 14] 

 

5.5 As established by case law, the “fallback” position of development allowed under 

permitted development rights is a material consideration and needs to be taken into 

account as such.  As stated in paragraph 3.3, the development proposed by way this 

application would constitute permitted development if it were further away from the 

boundary with the neighbouring property at 109.  That being the case, there is no 

justification for refusing the application on the grounds of its architectural merits. 

 

6 Reasons for refusal 

 

6.1 Although only one reason for refusal was given in the Delegated Report, it is comprised 

of five separate elements.  Each of these is addressed in turn below, with reference to 

the relevant Development Plan provisions outlined above.  

 

The proposed gable extension would appear architecturally incongruous with the 

original dwelling and the surrounding area, and would have an adverse impact on 

the character and visual amenity of the surrounding area as it would result in 

architectural imbalance between the application property and the adjoining hipped 

roofed property, which would disrupt the uniform character of the hipped roofed 

properties on Hilton Road and create a disruptive architectural feature within a 

street that otherwise retains its original form and character.  

 

6.2 As set out in paragraphs 2.1 and 2.2, while number 107 and the adjoining semi-

detached house at 105 Hilton Road both have hipped roofs, this is by no means a 

uniform feature of the area, in which a number of roof styles can be seen.  These 

include pitched roofs on the sheltered housing complex to the rear and on the Hilton 

Heights development just a short distance to the east on Hilton Road, and a unique 

detached garage building immediately next door at number 109 which has shallow 

pitched edges and a flat roof element in the middle.  Likewise, even the semi-detached 

properties themselves are not of a uniform character, with a mix of dormer designs 
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on those closest, and with the street facing roofs of others largely unaltered or with 

small skylights.  Within this context the proposed gable extension would not appear 

architecturally incongruous, but would be a well-designed addition to an already 

varied streetscape.  

 

This is in direct conflict with the Supplementary Guidance: 'The Householder 

Development Guide'.  

 

6.3 In reaching this conclusion, the Delegated Report indicates that significant weight has 

been placed on section 3.1.8 of the Supplementary Guidance, which sets out 

provisions relating to roof extensions.  However, it is important to note that this is not 

an application for a roof extension.  Instead, the relevant provisions of the 

Supplementary Guidance against which the application should be assessed are those 

relating to rear and side extensions outlined in paragraph 4.10 above, with which the 

application clearly complies, as also outlined above.  Conversely, to take the approach 

outlined in the Delegated Report would be to say that no side extensions of more than 

one storey could ever be permitted on hipped roof properties, which would not be in 

line with the general principles on side extensions set out above.  The conclusion that 

the proposed extension would not comply with the Supplementary Guidance is not 

therefore justified, rather it should be considered to comply with the Guidance for the 

reasons given in this paper apart.   

 

It would appear out of context and have a negative design contribution on its setting, 

to the detriment of residential character and visual amenity and the application is 

therefore contrary to the Aberdeen Local Development Plan Policies D1: 

Architecture and Placemaking and H1: Residential Areas, of the Aberdeen Local 

Development Plan and the relevant Supplementary Guidance: Householder 

Development Guide.  

 

6.4 This is largely a repeat of what has already been said in the first two points above, and 

which has been responded to in detail in the context of these.  At the same time, it is 

submitted that the proposed gable extension does comply with Policies D1 and H1 for 

the reasons given in paragraphs 4.7 to 4.13 above.  

 

Furthermore, it could set a precedent for similar proposals being granted under 

current policies and guidance which, cumulatively, would have a significant adverse 

impact on the character and visual amenity of the surrounding area.  

 

6.5 In this regard, this application requires to be determined on its own merits, and not 

on the basis of what other applications may or may not be submitted in the future.  
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In this instance, there are no material planning considerations that would warrant a 

grant of planning permission, contrary to the local plan policies and guidance. 

 

6.6 As detailed above, the application complies with the relevant ALDP policies and 

Supplementary Guidance.  However, paragraphs 5.1 to 5.5 above set out important 

material considerations which lend additional support to the proposed development, 

those being, SPP, the previous consent and development allowed for under permitted 

development rights.    

 

7 Conclusion 

 

7.1 For the reasons given in this paper apart, it is submitted that the proposed 

development: 

 

• is supported by the vision of the Strategic Development Plan;  

 

• complies with the relevant policies of the Local Development Plan, including 

Policies H1, H3, D1 and related Supplementary Guidance; and 

 

• is supported by other relevant material considerations, including Scottish 

Planning Policy (2014), the previous consent on the site and permitted 

development rights. 

 

7.2 As such, the review should be allowed, and the application approved.  
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Appendix One – List of documents  

 

Planning application documents 

 

1. Application Form 

2. Location Plan 

3. Existing Block Plan 

4. Existing Plans and Elevations 

5. Proposed Site Layout 

6. Proposed Floor Plans and Elevations 

7. Neighbour Notification List 

 

Delegated report and decision notice 

 

8. Delegated Report 

9. Decision Notice 

 

Development Plan and other policy documents 

 

10.  Aberdeen City and Shire Strategic Development Plan (2014) 

11.  Aberdeen Local Development Plan (2017) 

12.  Supplementary Guidance: Householder Development Guide 

 

Material considerations 

 

13.  Scottish Planning Policy (2014) 

14. The Town and Country Planning (General Permitted Development) (Scotland) Order 

1992 

 

 

  



 

 
 

Appendix Two – Photos of variety of roof styles in area 
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Appendix Three – Approved front elevation from application reference 050451 

 

 

 

 
 
 


