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Site Address: 108 Crown Street, Aberdeen, AB11 6HJ
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Description: Formation of dormer window to front

Application Ref: 181426/DPP

Application Type: Detailed Planning Permission

Application Date: 10 August 2018
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Ward: Torry/Ferryhill

Community Council: Ferryhill And Ruthrieston

Case Officer: Jane Forbes

RECOMMENDATION
 
Refuse 

APPLICATION BACKGROUND

Site Description
The application site, which lies within the Bon-Accord Crescent/Crown Street Conservation Area, is 
located on the west side of Crown Street, between its junction with Dee Place to the south and 
Academy Street to the north.   The site comprises a category B listed, 2½ storey with basement, 
terraced granite property with garden to the rear.  The site lies within an area zoned as residential 
within the Aberdeen City Local Development Plan, but where a mix of uses including hotels, guest 
houses, offices, shops and dwellings co-exist. 

Relevant Planning History

Application Number Proposal Decision Date
181374/DPP Change of use, alterations and rear extension 

to existing HMO property to form 4 private 
residential flats

Awaiting Determination

181375/LBC Internal and external alterations and rear 
extension to existing HMO to form 4 private 
residential flats

Approved Conditionally 
(25/4/19)

181427/LBC Formation of dormer window to front Refused (05/04/19) 

APPLICATION DESCRIPTION

Description of Proposal
The formation of a dormer extension to the front (east) elevation of the property.  
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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=PD78BUBZGF000 

 Design Statement

CONSULTATIONS

Ferryhill And Ruthrieston Community Council – No comments

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 Policy for Scotland (HEPS)
Managing Change in the Historic Environment - Guidance note on ‘Roofs’ 

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)
Policy H1 (Residential Areas)
Policy D4 (Historic Environment)

Supplementary Guidance and Technical Advice Notes

https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PD78BUBZGF000
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PD78BUBZGF000
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Householder Development Guide
Bon Accord and Crown Street Conservation Area Character Appraisal and Management Plan

EVALUATION

Principle of Development
The application site lies within an area zoned as residential within the Aberdeen City Local 
Development Plan (2017).  The proposal must therefore be considered against Policy H1 
(Residential Development), which states that within existing residential areas, proposals for new 
development and householder development will be approved in principle if it:

1. Does not constitute over development;
2. Does not have an unacceptable impact on the character and amenity of the surrounding area;
3. Does not result in the loss of valuable and valued areas of open space; and
4. Complies with Supplementary Guidance. 

The proposed development which comprises the introduction of a dormer window extension to the 
front (east) elevation of the property in support of an associated application for a change of use of 
the property to residential would not adversely affect the existing residential character and amenity 
of the area, nor have any impact on existing open space.  The proposed dormer extension would 
not affect the building’s footprint and as such would not be considered as over development.  

In terms of Policy H1 the proposal must also comply with all appropriate Supplementary Guidance. 
Whilst the SG on Householder Development includes guidelines on dormer extensions, the 
relevance of such guidance is somewhat limited when assessing such development proposals for 
listed properties. 

Design, Scale and Impact of Development
The proposal relates to a category B listed property located within the Bon-Accord Crescent/Crown 
Street Conservation Area.  The proposed dormer extension would be located on the front, public 
elevation of the listed building, within a roof slope which extends between the properties at No’s 108 
and 110 Crown Street and which accommodates a total of three dormers and a single rooflight, with 
a single dormer and rooflight pertaining specifically to No 108.  This pattern is then mirrored by the 
dormer and rooflight layout of the adjoining properties to the south, namely between No’s 112 and 
114 Crown Street.  

The Bon Accord and Crown Street Conservation Area Character Appraisal and Management Plan 
identifies Crown Street as ‘the principal public transport route through the Conservation Area and 
as a key access route to Union Street’.  The character appraisal also highlights that the conservation 
area has strong street frontages featuring a high proportion of terraced buildings.  The appraisal 
points out certain negative factors which detract from the amenity and visual appeal of the area, and 
states that these include inappropriate dormer roof extensions, linked and/or square dormers which 
are seen to be detrimental to the architectural character of buildings and terraces.   It also identifies 
certain weaknesses of the area and refers to the ‘Numerous inappropriate dormer window designs 
and/or showing signs of disrepair’.  

It is worth noting that whilst the proposed dormer extension may not appear to raise concerns in 
terms of compliance with the requirements of the aforementioned SG on Householder Development, 
in this instance, where the proposal clearly relates to development affecting a listed building, greater 
weight must be given in the assessment of such a proposal to the impact on that specific listed 
building and to national policy expectations, and thus the relevance of the SG becomes somewhat 
limited.  In addition to this, and in terms of local policy, whilst the scale and design of the proposed 
dormer may closely match the three existing dormers on the roofslope of No’s 108 and 110 and 
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those on the properties at No’s 112 and 114, the proposal fails to fully address the requirements of 
Policy D1 (Quality Placemaking by Design) of the Aberdeen City Local Development Plan on the 
basis that the proposed development has not demonstrated sufficient recognition of the site context 
and the character of the area within which the site lies, and as a result it does not suitably 
complement the existing built environment.  

Notwithstanding that the scale and design of the proposed dormer extension would match the three 
existing dormers on the roofslope of No’s 108 and 110 and those on the properties at No’s 112 and 
114, it is considered that the introduction of a new dormer on this prominent roof slope would affect 
the existing roof symmetry, causing a degree of imbalance and resulting in a roofslope which would 
appear overly crowded.  The effect of such an intervention would be very apparent when viewed on 
approaching the application site from the direction of St Mary’s Place.  As already highlighted above, 
there is existing evidence of the negative visual impact which inappropriate dormer extensions have 
had on the character of the Bon Accord/Crown Street conservation area.   

It is of particular relevance in considering this proposal that Historic Environment Scotland’s 
Managing Change in the Historic Environment guidance note on ‘Roofs’ states that ‘the addition of 
new dormers or rooflights to principal or prominent roof slopes should generally be avoided.  In 
addition to this, Historic Environment Policy Statement (HEPS) advises that changes to a building 
and the area within which it is located should be managed in a way that protects the historic 
environment and outlines the importance of avoiding negative impact where possible and of the 
need to minimise any impact that cannot be avoided.  In this instance, where listed building consent 
has already been granted for internal alterations to secure the formation of 4 residential units within 
the property at No 108 Crown Street, and this has included the formation of a flatted unit at 2nd floor 
level without the need for a dormer extension, it is evident that the negative impact which would 
result from the proposed development is avoidable, given that the level of intervention being sought, 
which is clearly contrary to HES’s Managing Change in the Historic Environment guidance note on 
‘Roofs’ guidance, is not required for the viable delivery of a 2nd floor flat. 

Taking the above into account it is considered that whilst the traditional scale, design and finish of 
the proposed dormer extension may be considered acceptable in isolation, but when considered in 
the context of the listed building and the conservation area within which the site lies, the proposal 
fails to address the requirements of Historic Environment Policy for Scotland’s Statement.   
Furthermore, on the basis that the proposal would neither preserve nor enhance the character and 
appearance of the conservation area, then it is deemed contrary to Scottish Planning Policy, and 
thereby non-compliant with Policy D4 (Historic Environment) of the Aberdeen City Local 
Development Plan. 

Implications on Strategic Development Plan
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

Notwithstanding that the proposal may largely accord with the provisions of Policy H1 (Residential 
Areas) of the Aberdeen City Local Development Plan, it would nevertheless result in a negative 



Application Reference: 181426/DPP Page 5 of 5

visual impact on the basis that it would see the introduction of a new dormer extension on a 
prominent roof slope which would affect the roof symmetry and cause a degree of imbalance, and 
result in the roof appearing overly crowded.  The proposal fails to comply with Historic Environment 
Scotland’s Managing Change in the Historic Environment Guidance on ‘Roofs’ and does not address 
the expectations of Historic Environment Policy for Scotland (HEPS) when considered in the context 
of the listed building and the conservation area within which the site lies. It is considered that the 
proposed development would be deemed contrary to the requirements of Policy D1 (Quality 
Placemaking by Design) and Policy D4 (Historic Environment) of the Aberdeen City Local 
Development Plan and would thereby fail to comply with Scottish Planning Policy.


