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RECOMMENDATION
 
Refuse

APPLICATION BACKGROUND

Site Description
The application property is a traditional 2.5 storey, end terraced dwelling, of granite and slate 
construction, located on the north-eastern side of Gray Street, and within the Great Western Road 
Conservation Area. The principal elevation features bay windows over 2 storeys, topped by a 
hipped, pitched roof, and a single window above the front door. All windows are of a casement 
style, in white painted timber, with a third/two thirds split. The lower panes are fixed with a top 
opening section. 

Relevant Planning History
An application (151179) to install roof lights, new window, patio doors and gate to the rear, and 
replace all windows to the rear elevation was approved in September 2015. 

APPLICATION DESCRIPTION

Description of Proposal
Replacement of all timber casement windows to the principal elevation with white uPVC frames 
with a sash and case opening mechanism.

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=PF6ZOQBZHEW00
 
CONSULTATIONS/ REPRESENTATIONS

https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PF6ZOQBZHEW00
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PF6ZOQBZHEW00
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Ashley and Broomhill Community Council - No response received. 

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 Environment Scotland Policy Statement (HESPS)

Aberdeen Local Development Plan (ADLP)
Policies D1 (Quality Placemaking by Design) and D4 (Historic Environment)

Supplementary Guidance
The Repair and Replacement of Windows and Doors

Other Material Considerations
Historic Scotland’s Managing Change in the Historic Environment: Windows, and Great Western 
Road Conservation Area Character Appraisal
   
EVALUATION

Principle of Development
The application site is in a residential area, under Policy H1 (Residential Areas) of the ALDP and 
the proposal relates to householder development. As the existing windows are not original or of 
historic design, the principle of their replacement is acceptable however such replacements must 
not adversely affect the character and amenity of the surrounding area and comply with the SG. 
These issues are assessed in the following evaluation.

Proposed Replacement Windows 
The property would have originally been fitted with timber sash and case windows, and the 
existing windows are non-original timber replacements in a casement style. The Supplementary 
Guidance contained in The Repair and Replacement of Windows and Doors indicates that 
opportunities to replace unsympathetic modern windows and doors with those of traditional design 
and materials within Conservation Areas will be supported. The guidance contained in the 
‘Managing Change in the Historic Environment: Windows’ advises that replacement windows 
should generally seek to match the original windows not only in terms of design, form and method 
of opening but also framing materials. The reinstatement of the original types and arrangements of 
windows and doors will therefore be encouraged except where there is a demonstrable benefit in 
retaining later fenestration as examples of window and glazing technology. If there is no indication 
what the original windows were like, then authentic historic precedents can usually often be found 
on neighbouring properties. The guidance further states that the installation of uPVC one over one 
sash and case windows will be allowed where there are existing approved one over one sash and 
case uPVC windows.
 
In terms of context, there are many surviving examples of timber framed sash and case windows 
in the immediate area, and by far the predominant characteristic to the eastern side of Gray Street 
is one of timber framed windows, generally of a sash and case style. There are no examples in the 
immediate surrounding properties whereby traditional timber framed windows have been replaced 
with uPVC under current policies and guidance. The most recent application for planning 



Application Reference: 181632/DPP Page 3 of 4

permission (170567) to change windows from timber sash and case to PVC at 43 Gray Street was 
refused in May 2017.

Based on the above principles, whilst the proposed replacement windows satisfy the guidance by 
proposing historically accurate replacements in terms of proportions, profile and opening 
mechanism, a traditional framing material, timber, would be lost and replaced by a modern 
material, uPVC, which is considered to be an inappropriate material in terms of the historic 
character of the building and surrounding Conservation Area, and this stance is also reflected in 
the associated Managing Change Document. Given their public location and the contribution that 
timber windows make to both the character of the original building and the conservation area, the 
replacement windows as proposed, would introduce a modern framing material, inconsistent with 
the prevailing character of surrounding properties. The Great Western Road Area Character 
Appraisal has identified removal of timber windows and installation of uPVC replacements as a 
weakness in this conservation area. Therefore the grant of planning permission for the proposed 
modern uPVC windows would set an unwelcome precedent for similar development and, 
cumulatively, the loss of traditional materials would erode the character and appearance of the 
conservation area. As such the proposal has not taken into consideration the correct use of 
materials that would complement the original dwelling and the installation of uPVC windows to the 
principal elevation and loss of a traditional framing material would fail to preserve and enhance the 
historic character of both the dwelling house and the wider Conservation Area contrary to Policy 
D4. The proposal would not make a positive contribution to the setting of the Conservation Area 
and would therefore be contrary to, and not in compliance with national and local policies and 
guidance and would fail to meet the aims of the Conservation Area Character Appraisal. 

Conclusion
It is therefore considered that the proposed window replacements have not been designed with 
due consideration for the property’s setting within a Conservation Area and therefore contravenes 
Policy D1 (Quality Placemaking by Design) and the SG which encourages the retention of timber 
as a framing material within Conservation Areas.  There are no material planning considerations 
that would warrant approval of planning permission in this instance.

RECOMMENDATION

Refuse

REASON FOR RECOMMENDATION

The proposed replacement windows would result in the loss of a traditional framing material to a 
publicly visible elevation and, as such, fails to demonstrate due regard for the context whereby the 
retention and reinstatement of traditional window forms and materials, or suitably sympathetic 
alternatives, are necessary to maintain and enhance the character of the conservation area. The 
use of uPVC, and loss of a traditional material to the principal elevation, would adversely affect the 
historic architectural integrity of the original building and have a negative impact on the historic 
character and visual appearance of the surrounding Great Western Road Conservation Area. The 
proposal would therefore conflict with the principles of Scottish Planning Policy; Historic 
Environment Scotland Policy Statement; as well as Policies H1 (Residential Areas), D4 (Historic 
Environment) and D1 (Quality Placemaking by Design) of the Aberdeen Local Development Plan; 
the Supplementary Guidance: ‘The Repair and Replacement of Windows and Doors’; the aims of 
the Great Western Road Conservation Area Character Appraisal; and  Historic Environment 
Scotland’s Managing Change in the Historic Environment: Windows’. Approval would risk setting 
an unwelcome precedent for further unsympathetic window replacements within the conservation 
area which, if replicated, could lead to significant cumulative erosion of its character and 
appearance, contrary to the aims of the Great Western Road Conservation Area Character 
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Appraisal. There are no material planning considerations which would warrant approval of 
planning permission in this instance.


