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210677 /DPP— Review against refusal of planning permission for:

Partial conversion of an existing coach-house to domestic garage
including erection of single storey extension; installation of
replacement door; formation of garage door and installation of
electric vehicle charging point to rear

9 Marine Terrace, Aberdeen
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North (side) elevation: Existing and Proposed
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North facing gable wall viewed from No 10.

Proposed extension
visible over the
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Rondom rubble dyke.

North facing gable wall viewed from No 10
showing proposed extension.



Ground Floor: Existing and Proposed
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First Floor: Existing and Proposed
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Reasons for Decision

Stated in full in decision notice. Key points:

Proposed works would detract from the character of the coach house, which
contributes significantly to the special historic and architectural interest of the
listed building and the rear lane of the terrace

Impact arises from the excessive removal of historic fabric, including granite,
and alteration of the form of the building.

Proposal fails to accord with the statutory duty to have regard to the
preservation and enhancement of the character and appearance of the Marine
Terrace Conservation Area and would conflict with Policies D1 — Quality
Placemaking by Design, D4 — Historic Environment, D5 — Our Granite Heritage
and H1 — Residential Areas of the Aberdeen Local Development Plan 2017

Also contrary to Scottish Planning Policy and Historic Environment Policy for
Scotland, notably HEP4 in which detrimental impact has not been
demonstrated to be minimal.



Applicant’s Case

* proposal complies with the vision and aims of the SDP, the relevant Policies of
the LDP, including Policies H1, D4, D5, and D1, and relevant provisions of the
associated Supplementary Guidance;

* will have no adverse impact on the listed terrace, or on any individual elements
within that;

* Will have no impact on the character and appearance of the Marine Terrace
Conservation Area by virtue of its location on a rear lane with no through
access;

* is consistent with the principles of SPP and HEPS in terms of facilitating positive
change in the historic environment; and

 complies with the requirements of the relevant Historic Environment Scotland
Managing Change Guidance notes.

* On the basis that the application is supported by the Development Plan, and no
material considerations indicate otherwise, it is submitted that the Review
should be allowed and the application approved.



Applicant’s Case

* Points to the recent approval of application 201069/DPP as demonstrating that
later additions to a listed property will not necessarily have the same special
architectural or historic interest as the main building(s) with which they are

associated;

* Highlights lack of any objection from neighbours or statutory consultees;



* |s this overdevelopment?

 Would it have an ‘unacceptable impact on the
character and amenity’ of the area?

 Would it result in the loss of open space?

* Does it comply with Supplementary Guidance?

v S (e.g. Householder Development Guide)
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All dev’t must “ensure high standards of design and have
a strong and distinctive sense of place which is a result of
context appraisal, detailed planning, quality architecture,
craftsmanship and materials”.

Proposals will be assessed against the following six
essential qualities:

- Distinctive

- Welcoming

- Safe and pleasant
EFm—ty - Easy to move around
[ <\
E&,Sé: - Adaptable

ABERDEEN -  Resource-efficient

CITY COUNCIL



 ACCwill ‘protect, preserve and enhance’ the
historic environment, in line with national and
local policy and guidance

* High quality design that respects the character,
appearance and setting of the historic
environment, and protects the special
architectural and historic interest of its LBs and
CAs will be supported
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Policy D5 (Our Granite Heritage)

Policy D5 - Our Granite Heritage

Throughout Aberdeen the Council seeks the
retention and appropriate re-use, conversion
and adaption of all granite features, structures
and buildings, including setted streets, granite
kerbs and granite boundary walls,

Proposals to demolish any granite building,
structure or feature, partially or completely, that
is listed or within a Conservation Area will not
be granted Planning Permission, Conservation
Area Consent and Listed Building Consent
unless the Local Authority is satisfied that the
proposal to demolish meets Historic Scotland’s
Scottish Historic Environment Policy (SHEP)
test for demolition.

Where the retention and re-use of a granite
feature, building or structure, in whole or part,
is unviable then the visible re-use of as much of
the original granite as is practically possible as
a building material within the development site
is required.

ACC seeks the retention and appropriate re-use,
conversion and adaptation of all granite
features... Including granite kerbs and granite
boundary walls

Partial demolition of any granite building or
structure within a CA will not be granted consent
unless the planning authority is satisfied that the
proposed demolition meets HES tests.

Where the retention and re-use of a granite
feature is not viable, then the visible re-use of as
much granite as a building material will be
required.



Policy T2 (Managing the Transport Impact of Development)

Policy T2 - Managing the Transport Impact
of Development

Commensurate with the scale and anticipated
impact, new developments must demonstrate
that sufficient measures have been taken to
minimise traffic generated and to maximise
opportunities for sustainable and active travel.

Transport Assessments and Travel Plans will be
required for developments which exceed the
thresholds set out in Supplementary Guidance.

The development of new communities
should be accompanied by an increase in
local services and employment opportunities
that reduce the need to travel and include
integrated walking, cycling and public transport
infrastructure to ensure that, where travel is
necessary, sustainable modes are prioritised.
Where sufficient sustainable transport links to
and from new developments are not in place,
developers will be required to provide such
facilities or a suitable contribution towards
implementation.

Further information is contained in the relevant
Supplementary Guidance which should be read
in conjunction with this policy.



Policy T3 (Sustainable and Active Travel)

Policy T3 - Sustainable and Active Travel

New developments must be accessible by a
range of transport modes, with an emphasis

on active and sustainable transport, and

the internal layout of developments must
prioritise walking, cycling and public transport
penetration. Links between residential,
employment, recreation and other facilities must
be protected or improved for non-motorised
transport users, making it quick, convenient and
safe for people to travel by walking and cycling.

Street layouts will reflect the principles of
Designing Streets and meet the minimum
distances to services as set out in the
Supplementary Guidance.

Existing access rights, including core paths,
rights of way and paths within the wider
network will be protected and enhanced. Where
development proposals impact on the access
network, the principle of the access must

be maintained at all times by the developer
through provision of suitable alternative routes.

Recognising that there will still be instances
in which people will require to travel by car,
initiatives such as like car sharing, alternative
fuel vehicles and Car Clubs will also be
supported where appropriate.

Emphasis on encouraging active and
sustainable travel (e.g. walking, cycling,
public transport)

Need to protect existing links and form
new ones where possible

Scope to also encourage car sharing
and low-emissions vehicles, with
associated infrastructure
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Extensions should be architecturally compatible with original
building (design, scale etc)

Should not ‘dominate or overwhelm’ original building. Should
remain visually subservient.

Extensions should not result in a situation where the amenity
of neighbouring properties would be adversely affected (e.g.
privacy, daylight, general amenity)

Approvals pre-dating this guidance do not represent a
‘precedent’

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



Transport and Accessibility Guidance

* Minimum internal size of garage spaces should be no less than 5.7m by 2.7m
*  Minimum effective entry width is 2.25

*  Minimum entry height of 1.98m
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Change to a listed building should be managed to protect its special
interest while enabling it to remain in active use. Special regard must be
given to the importance of preserving and enhancing the building, its
setting and any features of special architectural or historic interest. The
layout, design, materials, scale, siting and use of any development which
will affect a listed building or its setting should be appropriate to the
character and appearance of the building and setting.

Listed buildings should be protected from demolition or other work that
would adversely affect it or its setting.

Proposals in CAs should preserve or enhance the character and
appearance of the CA. Proposals that do not harm the character or
appearance should be treated as preserving it.



HEP1

Decisions affecting any part of the
historic environment should be
informed by an inclusive understanding
of its breadth and cultural significance.

)

Decisions affecting the historic
environment should ensure that its
understanding and enjoyment as well
as its benefits are secured for present

and future generations.

HEP3

Plans, programmes, policies and
strategies, and the allocation of
resources, should be approached in
a way that protects and promotes
the historic environment.

If detrimental impact on the historic
environment is unavoidable, it should
be minimised. Steps should be taken
to demonstrate that alternatives
have been explored, and mitigation
measures should be put in place.

HEP4

Changes to specific assets and their
context should be managed in a way
that protects the historic environment.
Opportunities for enhancement should
be identified where appropriate.

If detrimental impact on the historic
environment is unavoidable, it should

be minimised. Steps should be taken to
demonstrate that alternatives have been
explored, and mitigation measures should
be put in place.

HEPS

Decisions affecting the historic
environment should contribute to
the sustainable development of
communities and places.

HEP6

Decisions affecting the historic
environment should be informed by
an inclusive understanding of the
potential consequences for people
and communities. Decision-making
processes should be collaborative, open,
transparent and easy to understand.




KEY MESSAGES

The listed buildings in Scotland reflect a wide range of our history and culture. They celebrate the
diversity of our communities at every level, showing national, regional and local distinctiveness. They
contribute to our well-being culturally, socially and economically. We can’t have these benefits without
caring for these buildings. We need to make sure they have a long term future if we want to benefit
from in them in the long-term.

A listed building can’t be replaced once it's gone. Demolishing a listed building is always a loss. Itisa
last resort when every other option has been explored. The best way to protect our buildings is usually
to keep them in use - and if that isn't possible, to find a new use that has the least possible effect on
the things that make the building special.

Decisions about listed buildings should always focus on the qualities that make them important - their
special interest . Lots of things can contribute to a building's special interest, but the key factor when
we're thinking about making changes will be its overall historic character.

For a building to stay in use over the long term, change will be necessary. This reflects changes over
time in how we use our buildings and what we expect of them. This should always be considered
carefully and avoid harming the building's special interest. A building’s long-term future is at risk when
it becomes hard to alter and adapt it when needed. Proposals that keep buildings in use, or bring them
back into use, should be supported as long as they do the least possible harm.

Alterations to a building, even if they are extensive, will be better than losing the building entirely. If
the only way to save a building is a radical intervention, we have to avoid being too cautious when we
look at the options. If a building might be totally lost, we should be open to all the options to save it.

Keeping a listed building in use has wider benefits. Listed buildings contribute to their wider
surroundings and community. They can influence proposals for new development, and inspire positive
change. They teach us about what people value in the places they live, work, and spend time in, and so
they help us to build successful places.
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5.1

Must protect the character and appearance of the building

Should be subordinate in scale and form

Should be located on a secondary elevation

Must be designed in a high-quality manner using appropriate materials

Extensions that would unbalance a symmetrical elevation and threaten
the original design concept should be avoided

Small buildings such as tollhouses and lodges present challenges
of scale but may need extension to give them purpose. One way
to maintain the visual integrity of the original building may be
to construct a lower link block, perhaps in glass, between it and
the extension. Very small structures such as garden buildings
not intended for permanent occupation will seldom be capable
of extension. A proven need for additional accommodation
might instead be met by a new free-standing suitably scaled and
designed structure, nearby or elsewhere. A condition might be
set to phase the new work after the repair or restoration of the
small building.



HES — Managing Change: Doorways

1. The doorway and associated features of a historic
building, or groups of historic buildings, form
important elements in defining their character. Listed
building consent is required for any works affecting the
character of a listed building and planning permission
may be required in a conservation area.

2. Age, design, materials, and associated features are
amongst the numerous factors that contribute to the
interest of historic doorways.

3. In planning works to doorways it is important to
understand and protect their key characteristics.

4. Maintenance and repair is the best means of
safeguarding the historic character of a doorway. This
also reduces the requirement for new raw materials
and energy.

5. Where elements of a doorway cannot be repaired,
the replacements should match the original design as
closely as possible.

6. Significantimprovements in energy efficiency can be
achieved by discreet draught-stripping.

7. Planning authorities give advice on the requirement
for listed building consent, planning and other
permissions.




HES — Managing Change: Accessibility

1. Scottish Ministers are committed to promoting
equality of access to, and enjoyment of, the historic
environment. This guidance is intended to encourage
the provision of physical access for everyone in ways
that also safeguard the character of historic buildings
and places.

2. Listed building consent is required for any works
affecting the character of a listed building and
planning permission may be required in a conservation
area. Scheduled monument consent is always required
for works to scheduled monuments.

3. Careful assessment and planning can allow
consideration of access in the broader context of an
understanding of a historic building or place and its
long-term management requirements.

4, Itis particularly important to involve the users or
potential users of historic buildings or places in
planning access improvements.

5. Where physical alterations are required, it is usually
possible to achieve access improvements that are
sensitive to the historic character of the building or
place through high-quality design, management and
maintenance.

6. Planning authorities give advice on the requirement
for listed building consent, planning and other
permissions. Some local authorities have a dedicated
Access Officer, who can advise on access issues.
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» Strengths include ‘Most buildings in good
S ) (5] repair with owners/occupiers generally
sensitive to the historic character of their
property and its setting’

~ | * Weaknesses include ‘some poor modern
development out of character with the rest
of the area, for example on Marine Terrace’

'+ Threats include: ‘Infill development in back
| gardens for housing and car parks for

‘ K ? I | . ). , :
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Key to listed bullding categories development that does not reflect or relate
B Category A to the character of the Conservation Area’

B CategoryB
[C] CategoryC
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Zoning: Do members consider that the proposed works would adversely affect the
character or amenity of the area, as set out in policy H1? Do the proposed alterations
accord with the relevant SG, also tied to policy H1?

Historic Environment: Do members consider that the proposed works preserve or
enhance the character and amenity of the Conservation Area and the Listed Building, as
required by SPP, HESPS and policies D4 and D5 of the ALDP?

Design: Is the proposal of sufficient design quality (D1), appropriate to its context?

1. Does the proposal comply with the Development Plan when considered as a
whole?

2. Do other material considerations weigh for or against the proposal? Are they of
sufficient weight to overcome any conflict with the Development Plan?

Decision — state clear reasons for decision

Conditions? (if approved — Planning Adviser can assist)



