
BEECHGROVE CHURCH, BEECHGROVE 
AVENUE, ABERDEEN 
 
CONVERSION OF EXISTING CHURCH TO 
15 NO.RESIDENTIAL UNITS AND 
PROVISION OF SEMI-UNDERGROUND 
CAR PARKING    
 
For: Denmack Ltd 
 
Application Ref. :  P090420 
Application Date : 24/03/2009 
Officer   : Garfield Prentice 
Ward: Midstocket/Rosemount (B Cormie/J 
Laing/J Corall) 

 

Advert   : Listed Building 
Advertised on : 01/04/2009 
Committee Date : 18 March 2010 
Community Council : No response received 
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RECOMMENDATION: Indicate a Willingness to Approve and refer the application to 
Historic Scotland 



DESCRIPTION 
 
The site is located on the south side of Midstocket Road, adjacent to the junction with 
Beechgrove Avenue and comprises Beechgrove Church; a category B listed building. The 
church, which dates from circa. 1900, is built in granite in the Norman-gothic style. It is T-
shaped with clerestory, transepts and tall open tower in the north west corner. Attached to the 
east side is the church hall, which partially obscures the east elevation of the church. An 
octagonal baptistery adjoins the south west corner of the church. The main entrance is on the 
west elevation, facing onto Beechgrove Avenue. Internally the church comprises a nave and 
side aisles divided by pink granite pointed-arched arcades on polished granite columns and 
galleries in the north and south transepts and west of the nave. Many of the windows include 
stained glass. The church is surrounded mostly by hard surfaces, with low granite walls on 
both road frontages and higher walls on the east and south boundaries. There is a small 
landscaped area next to the south boundary which contains a copper beech tree. Adjoining the 
site are residential properties on Beechgrove Avenue and Beechgrove Gardens. There are 
also residences and commercial premises on the opposite side of Midstocket Road. To the 
south side of the church is a lane that leads from Beechgrove Gardens, which provides access 
to the rear of the properties fronting the west side of that street and east side of Beechgrove 
Avenue. The lane is approximately 6.2 metres wide. 
 

PROPOSAL 
 
Listed building consent is sought for the conversion of the church to 15 residential units, the 
provision of car parking some of which would be within the existing basement of the building 
and the remainder at surface level and the re-building of three garages. When submitted 
originally, permission was sought for 16 residential units with access to the underground car 
parking being from Beechgrove Avenue, but amended proposals were subsequently submitted 
reducing the number to 15 units, altering the car parking and access arrangements and 
incorporating some design changes. 
 
It is proposed to provide 15 residential units (9 flats and 6 maisonettes), ranging in size from 
60sqm to 185sqm. In total 1 unit would comprise one bedroom, 13 units would have two 
bedrooms and 1 unit would have three bedrooms. The conversion to residential use would be 
carried out entirely within the existing fabric of the church and hall. The nave and transepts 
would be divided horizontally to create 4 floors of accommodation arranged around a centrally 
positioned T-shaped atrium that extends up through the building to the roof. One flat would be 
self-contained with its own entrance. Four properties would be accessed from Midstocket 
Road, with the remaining properties accessed through a door on the main church frontage to 
Beechgrove Avenue. A new entrance for disabled access would be formed on the north 
elevation. The main entrance would lead through a timber-panelled porch into a large 
communal area and the atrium. Access to the upper floors would be by both stairs and a lift, 
leading to toughened glass walkways set within steel frames. 
 
Where possible the existing windows would be retained. However, many of the windows would 
be replaced with purpose made timber framed windows with lead feature surrounds. It is 
proposed to remove the main east window, which incorporates Fleming stained glass, and 
relocate it to the newly named Midstocket Church, formerly St. Ninians on Midstocket Road. 
The existing doors would be replaced with timber framed units with glazed panels. The roof of 
the church would be completely re-slated using salvaged slates and second hand slates to 
match. A number of rooflights would be installed in the roof of the church and hall. 
 



It is proposed to form a car park in the basement of the church with a capacity to park 10 cars. 
A further 5 parking spaces would be provided at the side of the church, accessed off 
Beechgrove Avenue, giving a total of 15 parking spaces. A new vehicular entrance would be 
formed from the lane accessed from Beechgrove Gardens. It would involve the demolition of 
five existing garages, three of which would be re-built and the formation of a ramp with a 
maximum gradient of 1:20 that would lead down to a new opening into the car park. The 
basement car park would be formed under the baptistery and church hall. An area for storing 
recycling boxes would be provided adjacent to the entrance off Beechgrove Avenue. 
Communal wheeled bins would be located on the Midstocket Road frontage. It is proposed to 
reinstate the cast iron railings on the boundaries along both road frontages. The railing would 
be 1.4 metres high. 
 
A planning application for planning permission has also been lodged with the Council 
(application ref. 090415). 
 

REASON FOR REFERRAL TO SUB-COMMITTEE 
 
This application has been referred to the Sub-committee because the proposal attracted six or 
more letters of objection from the public. Although the objections are primarily on matters 
relating to the application for planning permission, there are nevertheless issues that are also 
relevant to the application for listed building consent. Accordingly, the application falls outwith 
the scope of the Council’s Scheme of Delegation. 
 

CONSULTATIONS 
 
ROADS SECTION – No observations  
ENVIRONMENTAL HEALTH – No observations 
COMMUNITY COUNCIL – No response received  
 

REPRESENTATIONS 
 
Following the submission of the planning application 6 letters of objection were received. The 
objections raised relate to the following matters. Although the objections are primarily on 
matters relating to application for planning permission, there are nevertheless issues that are 
also relevant to the application for listed building consent, which are listed below. 
 

• Concerns relating to the construction of the ramped access and entrance to the 
underground car park 

• Concerns regarding the loss of stained glass windows 
• Concerns regarding the possible loss of timber panelling, original doors and tiled floors 

 
Following the submission of amended proposals neighbours were re-notified. The most 
significant amendment was a change in the parking and access arrangements, i.e. access to 
the semi-basement car park would be from the lane off Beechgrove Gardens instead of from 
Beechgrove Avenue. As a result of the re-notification 13 letters of objection were received. As 
with the original notification most of the objections are primarily on matters relating to the 
application for planning permission, although there are issues that are also relevant to the 
application for listed building consent, which are listed below.  
 



• Concerns relating to the construction of the ramped access and entrance to the 
underground car park 

• Concerns regarding the loss of stained glass windows 
• Concerns regarding the possible loss of timber panelling, original doors and tiled floors 
• Concerns regarding the feasibility of constructing the underground is feasible 

 

PLANNING POLICY 
 
Aberdeen Local Plan

Policy 10 ‘New Uses for Listed Buildings’ states that the Council will consider alternative uses 
for redundant listed buildings, which will permit better use and maintenance of the properties. 
Any alterations needed to accommodate the new uses should not destroy or seriously harm 
the essential character or setting of the building. 
 
Paragraph 3.10.1 of the local plan states “In considering applications for alterations and 
extensions to listed buildings, the planning authority ensures that the proposed works do not 
adversely affect the appearance or character of the building…..it is important that alterations 
do not destroy the features of the building that make it worthy of listing”. 

National Policy and Guidance

Scottish Planning Policy (SPP) is the statement of Scottish Government policy on land use 
planning and includes the Scottish Government’s core principles for the operation of the 
planning system and concise subject planning policies. The subject planning policy relating to 
the historic environment is relevant material consideration. The Scottish Historic Environment 
Policy (SHEP) is also a relevant material consideration. 
 

EVALUATION 

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, so far as material to the application, unless material 
considerations indicate otherwise. Where a proposal affects a listed building Sections 14(2) 
and 59(1) of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 
places a duty on planning authorities in determining an application for listed building consent to 
have special regard to the desirability of preserving the building and any features of special 
architectural or historic interest which it possesses. This is the primary consideration in the 
determination of applications for listed building consent. 
 
Beechgrove Church is a Category B listed building that has lain vacant for some time. It is 
unlikely that it will be brought back into use as a church. Consequently, in order to ensure the 
long term maintenance of the building it is necessary to consider appropriate alternative uses. 
Policy 10 of the local plan encourages alternative uses for redundant listed buildings, provided 
the new uses would not destroy or seriously harm the essential character or setting of the 
building. There is general support in SPP and SHEP for the conversion of the church to a 
suitable use that would protect the listed buildings character and integrity and ensure its long-
term maintenance and retention. Conversion to residential use is considered to be an 
appropriate alternative use for the church. 
 



The conversion of the church involves mostly works to the interior of the building. The only 
external manifestations of the proposal would be installation of new windows and doors, the 
formation of the access ramp down to and the opening into the semi-basement car park, the 
surface level parking spaces, the installation of railings along the street frontages and the 
installation of a number of rooflights. The proposed external alterations to the church are 
acceptable in that the overall character, appearance and integrity of the building would be 
retained. Several of the windows and doors would be replaced. The replacement fixtures 
would be of a quality that would maintain the character and appearance of the listed building. 
The internal alterations would be quite extensive, mainly due to the horizontal sub-division of 
the building to create 4 floors of accommodation and formation of the individual residential 
units. As a result, the internal character of the church would be altered dramatically. However, 
this is inevitable where such buildings are converted to residential use. Considerable efforts 
have be made by the architects to ensure that a sense of being within a converted church is 
achieved by retaining as many original features and characteristics as possible. Much of the 
original fabric of the interior would be retained. The atrium would ensure that there would 
continue to an appreciation of the internal height of the church. The removal of the main east 
window, which incorporates Fleming stained glass, and its relocation to the newly named 
Midstocket Church, formerly St. Ninians on Midstocket Road, is regrettable as ideally it would 
remain in place. However, it would not be feasible to retain it as part of the residential 
conversion. It is considered that the character of the listed building would not be significantly 
diminished by the removal of the window. 
 
The alterations to form the underground car park are acceptable. The location of those works 
is such that there would be no significant effect on the character of the listed building. It is 
accepted that, although challenging, it is technically feasible to form a car park under part of 
the church. The reinstatement of cast iron railing on the boundaries with Beechgrove Avenue 
and Midstocket Road would improve the appearance and setting of the listed building. 
 
In conclusion, the design of the proposal, both internally and externally, is of a high standard 
that would ensure the character and integrity of the listed building. It would ensure that the 
building would be maintained and retained in the longer term. The proposal complies with the 
aims of SPP, SHEP and the local plan in terms of allowing appropriate alternative uses for 
listed buildings and ensuring the long-term retention of listed buildings. 
 

RECOMMENDATION 
 
Indicate a Willingness to Approve and refer the application to Historic Scotland  
 

Dr Margaret Bochel 
Head of Planning and Infrastructure 






















