
Strategic Place Planning

Report of Handling

Site Address: 9 Belvidere Crescent, Aberdeen, AB25 2NH, 

Application 
Description: Formation of dormer to rear

Application Ref: 190339/DPP

Application Type: Detailed Planning Permission

Application Date: 4 March 2019

Applicant: Mr Harry Goodson

Ward: Mid Stocket/Rosemount

Community Council: Rosemount And Mile End

Case Officer: Sheila Robertson

RECOMMENDATION
 
Refuse

APPLICATION BACKGROUND

Site Description
The application site comprises an upper flat within a 2-storey traditional detached granite dwelling 
house, located on the western side of Belvidere Crescent and within the Rosemount & Westburn 
Conservation Area. The application site is bound to the north, south and west by the rear gardens 
of neighbouring residential properties and to the east by Belvidere Crescent. The building has an 
original 2 storey rear annexe positioned towards its southern gable, with a hipped and pitched roof 
sitting at right angles to the main roof and 350mm below its ridge. 

Relevant Planning History
141717: Planning permission was granted for the erection of a rear dormer in January 2015. 
Planning permission was never implemented, and the permission has since expired.

APPLICATION DESCRIPTION

Description of Proposal
It is proposed to erect a box dormer to the rear elevation, 7.7m in length, spanning almost the 
entire roof and bridging the roof of the existing rear annexe, to sit within 210mm of the tabling to 
both the north and south gables. The front face of the dormer would be set 500mm up the roof 
slope from the eaves of the main building and annexe, and its flat roof would be set 200mm down 
from the roof ridge. Windows would be positioned to either end of the dormer, which would be 
finished with slates to match the existing roof. The dormer would provide additional headroom 
within existing bedrooms.   

Supporting Documents
All drawings and supporting documents listed below can be viewed on the Council’s website at:
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https://publicaccess.aberdeencity.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PNMULXBZLHR00

CONSULTATIONS

Rosemount and Mile End Community Council –No comments received.

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) and Historic Environmental Policy for Scotland (HEPS)

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 29 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)
Policies D1- Quality Placemaking by Design, D4 – Historic Environment and H1 - Residential 
Areas

Supplementary Guidance 
Householder Development Guidance

Other Material Considerations
Historic Environment Scotland’s ‘Managing Change in the Historic Environment: Roofs

EVALUATION

Principle of Development

https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PNMULXBZLHR00
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PNMULXBZLHR00
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The application site is located in a residential area, under Policy H1 – Residential Areas of the 
ALDP and the proposal relates to householder development. Such proposals will comply with this 
policy in principle provided it does not constitute overdevelopment, adversely affect the character 
and amenity of the surrounding area, and complies with the associated Supplementary Guidance, 
the Householder Development Guide. This proposal would not enlarge the built footprint of the 
dwelling and would not significantly increase the intensity of use on the site. It would thus not 
constitute overdevelopment. The other issues are assessed in the below evaluation. 

Design and Scale
To determine the effect of the proposal on the character of the area it is necessary to assess it in 
the context of Policy D1 of the ALDP. This policy recognises that not all development will be of a 
scale that makes a significant placemaking impact but recognises that good design and detail 
adds to the attractiveness of the built environment.

In addition, the dwelling falls within the Rosemount and Westburn Conservation Area and 
therefore Policy D4 is also relevant. This policy sets out that the Council will protect, preserve and 
enhance the historic environment, and that high quality design should respect the character, 
appearance and setting of the historic environment and should protect the special architectural or 
historic interest of its listed buildings and conservation areas. 

HES’s ‘Managing Change in the Historic Environment’ guidance on Roofs states that ‘The interest 
of a historic roof is derived from a number of factors including its shape or form, structure, covering 
materials, and associated features. The roof can play an important part in the architectural design 
of a historic building’. The guidance further identifies the importance of dormer features, and states 
that ‘The addition of new features to principal or prominent roof slopes should generally be 
avoided. New dormers and rooflights should be appropriately designed and located with care.’ The 
Householder Development Guide also sets out acceptable criteria specifically related to the design 
and scale of dormer windows and which requires that dormers should be architecturally 
compatible in design and scale with the original house and its surrounding area.

In this instance the rear elevation of the building is partly visible from the nearby Craigie Loanings 
to the west. The rear annexe is a historical feature common to the rear elevation of all properties 
to the west side of Belvidere Crescent, and, with the exception of one property, which has added a 
single box dormer (which sits separate from the annexe and does not encroach on any part of its 
roof), all rear roof elevations are unaltered since original. The proposed dormer would extend 
across virtually the entire rear roof elevation, dominating and overwhelming that elevation and   
envelope and wrap around the roof of the existing rear annexe thereby masking and 
compromising this architectural feature as a result of its scale and non-traditional form, clearly 
diminishing both the architectural historic merit of the building and current symmetry between 
neighbouring properties. This would be in direct conflict with one of the general principles of the 
Householder Development Guide, which requires dormers to be architecturally compatible in 
design and scale with the original house and its surrounding area. Furthermore, the proposed 
dormer would fail to meet the technical specifications set by the SG as it would result in a dormer 
that would dominate the original roof slope by virtue of its scale; the dormer haffits would be set 
too close to the inside face of the tabling; there would be insufficient glazing so that solid infill 
material would dominate the dormer elevation; and its roof would sit too close to the roof ridge. 
The proposed dormer would thus, overall, be unacceptable in terms of its design and scale with 
the original dwelling and the surrounding area, and would therefore fail to comply with the SG. 

As a result of its scale and non-traditional architectural form, and its interference with the rear 
annexe, the dormer, as proposed, would not reflect the established pattern of development and 
urban form within the surrounding area; it would detract from the relatively simple form of the 
existing roof and cut across original historical detailing that defines the character of the building, 
and the surrounding properties, in conflict with Policy D1 of the ALDP. It is considered that this 
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proposal would not take sufficient cognisance of the character and appearance of the surrounding 
area, and thus fail to preserve and enhance the historic character and appearance, and adversely 
affect both the parent building and wider Conservation Area, contrary to the aims of Policy D4. 

It is recognised that planning permission was previously granted for a rear dormer of identical 
scale and design. However, that permission was never implemented and, in the interim, the 
Supplementary Guidance, as relating to the formation of dormer windows, has been updated. The 
previously approved dormer would now fail to meet the current guidance contained in The 
Householder Development Guide, which furthermore states definitively that no dormers which 
were approved prior to the introduction of this current guidance will be considered to provide 
justification for a development proposal which would otherwise fail to comply with the guidance set 
out in this document. Therefore, the previous approval cannot justify the grant of planning 
permission for this similar proposal. The applicant has been advised that, while the principle of a 
dormer to the rear of the property may be acceptable, subject to scale and design, it would have to 
respect the scale of the roof and not detract from its original historic design. Although advised that 
a single, stand-alone dormer of a traditional form may be acceptable, with a roof light to the 
opposite side of the annexe’s roof, the applicant has requested that the application be determined 
as submitted. 

Taking the above into account, it is considered that the proposal would be contrary to the 
objectives of SPP and would therefore conflict with Policy D4 (Historic Environment) of the 
Aberdeen City Local Development Plan. The proposed dormer is not deemed compliant with 
HES’s ‘Managing Change in the Historic Environment: Guidance on Roofs’ and does not comply 
with the principles of Historic Environmental Policy for Scotland (HEPS) on the basis that the 
proposal would adversely affect the property’s special historic interest and therefore be detrimental 
to the character of the surrounding Conservation Area. It would not conform with the qualities of 
successful placemaking, in conflict with Policy D1 of the ALDP in that it would not reinforce the 
established pattern of development and reflect local styles and form. It would conflict with the 
principles contained in the Supplementary Guidance: ‘The Householder Development Guide in 
that it would neither meet the technical specifications detailed on the HDG, resulting in a structure 
that would not be architecturally compatible in design and scale either with the original dwelling or 
in the context of the surrounding area, contrary to the aims of Policy D1 (Quality Placemaking by 
Design). 

Residential Amenity
The proposed dormer would not adversely impact residential amenity in terms of privacy, sunlight 
and background daylight, in accordance with Policies H1 and D1 of the ALDP, and with the SG.

Aberdeen City and Shire Strategic Development Plan (2014)
In terms of assessment against the Strategic Development Plan, 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 detailed 
consideration against the SDP.

RECOMMENDATION

Refuse

REASON FOR RECOMMENDATION

The proposal would result in the introduction of a dormer which would conflict with the 
Supplementary Guidance: The Householder Guide’ as it would not be architecturally compatible in 
design and scale with the original house and its surrounding area, and neither preserve nor 
enhance the character and appearance of the building or the wider Conservation Area. The 
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proposed dormer would introduce a new feature to another wise unaltered roof slope, masking 
and overwhelming the original design concept which would result in an unacceptable impact on 
the historic and visual character of the dwelling house and in the context of adjacent properties, 
contrary to Policy D1 (Quality Placemaking by Design).  The proposed dormer would be contrary 
to the objectives of Scottish Planning Policy, Historic Environmental Policy for Scotland and the 
relevant ‘Managing Change in the Historic Environment: Guidance on Roofs’ thereby conflicting 
with Policy D4 (Historic Environment) of the Aberdeen City Local Development Plan.  There are no 
material planning considerations that would warrant the grant of planning permission in this 
instance.


