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1.

Reason for Report

1.1

The Committee is able to consider and take a decision on this item in terms of
Section B.8.1 of Part 2A List of Committee Powers and Section C.3.1i of Part
2C Planning Delegations of the Scheme of Governance as the application is
recommended for refusal but at least two Local Ward Members in the Ward in
which the development is proposed, have requested that the application be
referred to the Area Committee.
Cllr Anne Simpson - to further discuss Policy HE1.
Cllr Norman Smith - to further discuss Policy E1 [sic].

1.2

The Head of Finance and Monitoring Officer within Business Services have
been consulted in the preparation of this report and had no comments to
make and are satisfied that the report complies with the Scheme of
Governance and relevant legislation.

2.

Background and Proposal
Description of proposal

2.1

This application seeks Listed Building Consent for the installation of
replacement windows and a replacement door at Honeysuckle Cottage, 11
Abbey Street, Old Deer. The property is a Category ‘C’ Listed building and the
site is within the Old Deer Conservation Area.

2.2

The site is located on the south side of Abbey Street (B9029) in a
predominantly residential area in central Old Deer (see Appendix 1). Abbey
Lane is located to the west of the property, and three properties of matching
styles to that which is the subject of this application are located on the
opposite side of this lane, to the west (all of which are Category ‘C’ Listed). A
harled cottage is located to the east, with two Category ‘C’ Listed properties
beyond, and three Category ‘B’ Listed properties including St Drostan’s
Episcopal Church, 1 Abbey Street, and 2 Kirkgate beyond that. The Category
B Listed Old Post Office is situated immediately to the north-east of the
property, on the opposite side of Abbey Street. Another Category ‘B’ Listed
building ‘Clydesdale Bank, 6 Abbey Street’, now known as Old Bank House, is
to the east of that.

2.3

The property, which is described in the Historic Environment Record as being
originally a single storey property dating back to circa 1840, with alterations
(including being raised with oriel dormer windows) in 1880. The building
appears as a traditional 1.5 storey granite blockwork cottage with white timber
sash-and-case windows, stone lintels above and below the windows, and a
timber, glazed door, finished in brown (see Appendix 2). It has a pitched slate
tile roof, and chimney stacks atop the east and west gable walls. It also has a
small mono-pitched roofed rear extension on the south elevation including
patio doors.

2.4

The proposal seeks the replacement of all windows on the north (principal)
elevation, both ground floor windows on the west elevation, as well as both
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side-windows of the rear extension on the south elevation. All windows and
the double-doors on the south elevation would be replaced, as would the
double window at first-floor level (see Appendix 3).
2.5

The design of the first-floor dormer windows on the north elevation would
differ from the existing, with a thicker frame proposed. The ground floor
windows on the south elevation would change from two pairs of 40/60
horizontal split windows on either side of the door, to be replaced with large
square windows. The first-floor windows on the south elevation would change
from 50/50 horizontal split windows with two single pane tilt and turn units.
The smaller of the windows on the west elevation would also introduce
astragals on the window. Both side windows (east and west) on the south
facing extension would also be reconfigured to 30/70 horizontal split with tilt
openings on the smaller upper window elements. All proposed windows and
doors would be finished with white foiled uPVC units, including surrounds and
cills (see Appendices 4 & 5).

2.6

The following is a list of relevant planning history:


APP/2020/1600 – Installation of Replacement Windows and Door.
Granted, subject to conditions, January 2021.



ENQ/2019/0808 – Alterations to Dwellinghouse – Permitted
Development Enquiry

*Advised that proposal would require Full Planning Permission unless
replacing windows and doors on a ‘like-for-like’ basis in terms of materials,
design, colour and finish. It emphasised that the replacement of timber
windows with uPVC would not be encouraged by the Planning Service due to
the potential impact on the Conservation Area, and being contrary to Policy
HE2, Historic Environment Scotland Guidance for Windows, and the Old Deer
Conservation Area Appraisal.

2.7



APP/2008/1945 Re-location of 1.8 Metre High Timber Boundary Fence
and Installation of Garden Decking to Rear of Property (Listed Building
Consent). Granted August 2008



APP/2008/1943 Re-location of 1.8 Metre High Timber Boundary Fence
and Installation of Garden Decking at Rear of Property. Granted August
2008

The following was submitted in support of the application:


Supporting Statement, dated 21 August 2020.

3.

Representations

3.1

No valid letters of representation have been received.
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4.

Consultations

4.1

Infrastructure Services (Built Heritage) has outlined that the proposal is not
acceptable. It advises that the applicant should be instructed to supply a
condition survey for the existing timber door and windows by a conservation
accredited architect or competent joiner with experience in repairing such
fittings. It also specifies that the replacement door and windows must match
the original elements in terms of design, construction and material finish. The
installation of upvc doors and windows in the mid-19th century property would
clearly conflict with Historic Environment Scotland guidance and Policy HE1 of
the Local Plan, and therefore could not be supported. In essence, the current
proposal would not only erode the traditional appearance of the listed building
but the wider character of the Old Deer Conservation Area and thereby
undermine the principles of the original designation.

5.

Relevant Planning Policies

5.1

Scottish Planning Policy
The aim of the Scottish Planning Policies is to ensure that development and
changes in land use occur in suitable locations and are sustainable. The
planning system must also provide protection from inappropriate
development. Its primary objectives are:




to set the land use framework for promoting sustainable economic
development;
to encourage and support regeneration; and
to maintain and enhance the quality of the natural heritage and built
environment.

Development and conservation are not mutually exclusive objectives; the aim
is to resolve conflicts between the objectives set out above and to manage
change. Planning policies and decisions should not prevent or inhibit
development unless there are sound reasons for doing so. The planning
system guides the future development and use of land in cities, towns and
rural areas in the long term public interest. The goal is a prosperous and
socially just Scotland with a strong economy, homes, jobs and a good living
environment for everyone.
5.2

Aberdeen City and Shire Strategic Development Plan 2020
The Strategic Development Plan was approved on 12 August 2020.
The purpose of this Plan is to set a clear direction for the future development
of the City Region. It sets the strategic framework for investment in jobs,
homes and infrastructure over the next 20 years. All parts of the Strategic
Development Plan area will fall within either a strategic growth area or a local
growth and diversification area. Some areas are also identified as
regeneration priority areas. There are also general objectives identified. In
summary, these cover promoting economic growth, promoting sustainable
economic development which will reduce carbon dioxide production, adapt to
the effects of climate change and limit the amount of non-renewable
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resources used, encouraging population growth, maintaining and improving
the region’s built, natural and cultural assets, promoting sustainable
communities and improving accessibility in developments.
The Aberdeenshire Local Development Plan 2017 will continue to be the
primary document against which applications are considered. The Aberdeen
City & Shire SDP 2020 as approved forms part of the Development Plan.
5.3

Aberdeenshire Local Development Plan 2017
Policy P1 Layout, siting and design
Policy HE1 Protecting historic buildings, sites and monuments

5.4

Proposed Aberdeenshire Local Development Plan 2020
Aberdeenshire Council on 5 March 2020 resolved to agree the Proposed
Aberdeenshire Local Development Plan (LDP) 2020 as the ‘settled view of the
Council’ on what the final adopted content of the LDP 2021 should be. A
period during which representations on the Proposed LDP 2020 could be
made took place between 25 May and 31 July 2020.
The Proposed LDP 2020 is a material consideration in the determination of
planning applications. The Planning Authority must therefore assess what
weight it should have in the context of this particular application. As the
Proposed LDP is yet to be subject to Examination by an independent
Reporter, it is considered that the level of weight that should be applied to the
Proposed LDP 2020 is not significant. The Aberdeenshire LDP 2017 remains
the up-to-date LDP for the area and the primary document against which
planning applications should be determined until such time as a new LDP for
the area is adopted.

5.5

Other Material Considerations
Historic Environment Policy for Scotland
Managing Change in the Historic Environment – Doorways (Historic
Environment Scotland)
Managing Change in the Historic Environment – Windows (Historic
Environment Scotland)
Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997

6.

Discussion

6.1

The main issues for consideration with regard to this proposal are whether the
windows and door are appropriate replacements on a Listed Building, and
whether they would have any impact on the integrity of the Listed Building.

6.2

The property is a Category ‘C’ Listed building located within the Old Deer
Conservation Area which includes a particularly high density of Category ‘B’
and ‘C’ Listed properties within the same street. Policy HE1 states that we will
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protect all listed buildings and encourage their “protection, maintenance,
enhancement, appropriate active use and conservation. We will not allow
development that would have a negative effect on the character, integrity or
setting of listed buildings.” Furthermore, it outlines that alterations to listed
buildings will only be permitted if they are of “the highest quality, and respect
the original structure in terms of setting, scale, design and materials.”
6.3

The proposal would involve the replacement of existing timber windows and a
door with uPVC alternatives. A proposal to replace windows or doors in a
listed building must demonstrate that the existing are beyond economic repair,
which the standard method is with the submission of a condition survey
identifying the areas where the existing frames and door are damaged and
how these can be repaired, where it is possible to do so. Replacement units
must only be considered where it is adequately demonstrated that the units
are beyond economic repair.

6.4

In discussing the possibility of repairs to damaged windows, ‘Managing
Change in the Historic Environment – Windows’ identifies that “in some cases
there will be cosmetic damage to windows, with sashes painted shut, or
peeling paint, often only on the more exposed faces of the building. There
may also be individually decayed elements, such as rotten cills, which can
normally be repaired or replaced.” It specifies that a specialist joiner may be
able to advise on the feasibility of repair of such units prior to considering their
replacement.

6.5

Furthermore, ‘Managing Change in the Historic Environment – Doorways’ also
specifies that “Where there is no alternative to the replacement of an original
or historic door, the new elements should match the original in all respects.
This should include exact replication of the opening method, maintenance and
reuse of door furniture and historic glass where this contributes to a building’s
character. Proposals to recess a door either less or more deeply within the
door opening should be refused.”

6.6

In this case, no information has been submitted to justify the requirement for
replacement of the door and windows and it would appear no effort has been
made to retain any part of the existing windows. Furthermore, the proposed
windows include stick on astragals (as opposed to structural ones) which
would be present on the principal elevation fronting the street. The supporting
statement notes in this respect “we do not feel that we should have to incur
further expense to justify these proposed changes to you. We don’t feel our
property is altogether safe…We do not believe that a condition survey is
required and will therefore not be providing one, as the fire safety element
alone should be enough reason to justify our wish to replace existing
windows”.

6.7

Notwithstanding insufficient evidence has been submitted in respect of the
need to replace, in all instances where replacement of existing windows and
doors are proposed, the new units should match the existing in as much detail
as possible (unless they were to constitute an enhancement by reintroducing
previously lost vernacular detailing or glazing patterns for example).
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6.8

Notwithstanding this, a number of the proposed windows differ in design from
the existing units. Among these are:






The thicker frames/surrounds on the dormer windows on the north
elevation
The change from two pairs of rectangular 40/60 split windows on the
south elevation extension to two large square windows
The change in design from two 50/50 split windows to two single tilt-turn
windows on the first floor of the south elevation.
Introduction of astragal detailing to smaller window on west elevation
Change from 40/60 glazing pattern on side windows (east and west
elevations) of south facing extension to 30/70.

In addition to this, all new units would be of uPVC construction and finished
in white.
6.9

These alterations are contrary to Policy HE1 on the basis that they do not
respect the character or design of the existing windows, or the use of
traditional materials. It is also contrary to Historic Environment Scotland’s
advice which outlines that “where windows are of historic interest, repair of
their components is preferable to replacement. This approach not only retains
historically-important fabric and character, but is sustainable.” It is therefore
concluded that the proposed alterations would result in a detrimental impact
on the character and integrity of the listing.
Supporting Statement

6.10 The application is accompanied with a Supporting Statement by Bon Accord
Glass which outlines that the existing windows are painted shut, missing their
internal workings and are filled with wood filler. Consequently, none of the
windows on the front and side of the property can be opened and they pose a
risk to fire safety.
6.11 In response to the Statement, no evidence has been submitted by the
applicants which evidence the Supporting Statement, and it certainly does not
conclude that the windows and door sought to be replaced are beyond repair
or economical repair. The application fails to substantiate the requirement for
replacement over repair.
6.12 It places a heavy emphasis on the Council’s acceptance of a retrospective
application for uPVC windows in a Category ‘B’ Listed property on the
opposite side of the street (at Old Post House, 8-10 Abbey Street) as
justification for the current proposal.
6.13 Notwithstanding this, the Planning Service whilst fully acknowledges that
decision, highlights that it does not set a precedent, all decisions are made on
their own merits taking into consideration the Local Development Plan and
other material considerations.
6.14 In the years since that the decision regarding 8-10 Abbey Street was made
the Planning Service has strengthened its processes, and there are also

4c

decisions from DPEA related to listed buildings which would also provide an
alternative view.
6.15 Furthermore, the Supporting Statement suggests no other affordable
alternative to new windows has been provided, however it does not include
any evidence to suggest the existing windows cannot be repaired, and it does
not discuss alternative measures of improved insulation (such as secondary
glazing) to address the concerns.
6.16 The statement also refers to the applicant’s submission of a pre-application
enquiry prior to the submission of this application. However, it was clearly
identified in the response by the Planning Service that uPVC windows would
not be supported in this location. No amendment of the proposal was made to
address the comments in the pre-application response as part of this
proposal.
6.17 The application must be determined on the basis of the information submitted.
Summary
6.18 In recognition of the matters addressed above, the proposal is deemed to be
unacceptable and it is therefore recommended that Listed Building Consent is
refused.
7.

Area Implications

7.1

In the specific circumstances of this application there is no direct connection
with the currently specified objectives and identified actions of the Local
Community Plan.

8.

Implications and Risk

8.1

An Equalities Impact Assessment is not required because the proposed
development is not considered to give rise to any differential impacts on those
with protected characteristics.

8.2

There are no staffing and financial implications.

8.3

There are no risks identified in respect of this matter in terms of the Corporate
and Directorate Risk Registers as the Committee is considering the
application as the planning authority in a quasi-judicial role and must
determine the application on its own merits in accordance with the
Development Plan unless material considerations justify a departure.

9.

Sustainability Implications

9.1

No separate consideration of the current proposal’s degree of sustainability is
required as the concept is implicit to and wholly integral with the planning
process against the policies of which it has been measured.
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10.

Departures, Notifications and Referrals

10.1

Strategic Development Plan Departures
None

10.2

Local Development Plan Departures
Policy HE1 Protecting important buildings

10.3 The application is a Departure from the valid Local Development Plan and has
been advertised as such. Any representations received have been circulated
as part of the agenda and taken into account in recommending a decision.
The period for receiving representations has expired.
10.4 The application does not fall within any of the categories contained in the
Schedule of the Town and Country Planning (Notification of Applications)
(Scotland) Direction 2009 and the application is not required to be notified to
the Scottish Ministers prior to determination.
10.5 The application would not have to be referred to Infrastructure Services
Committee in the event of the Area Committee wishing to grant permission for
the application.
11.

Recommendation

11.1

REFUSE Listed Building Consent for the following reasons:-

01.

The planning authority considers that the application is for a development that
is not in accordance with the Aberdeenshire Local Development Plan 2017.
The proposed development is unacceptable as it is in conflict with Historic
Environment Policy for Scotland, Managing Change in the Historic
Environment: Windows, and on Doorways, and the Aberdeenshire Local
Development Plan 2017, in particular Policy HE1 Protecting important building
given that it has not been demonstrated that the existing windows and door
are beyond economical repair and therefore must be replaced.

02.

The proposed installation of replacement windows and door fails to
demonstrate sensitivity to the historical integrity and setting of Honeysuckle
Cottage, a Category C Listed Building, due to their materials and design,
including the method of opening. The proposed development is in conflict
with Policy HE1 Protecting important buildings of the Aberdeenshire Local
Development Plan 2017.

Alan Wood
Director of Infrastructure Services
Author of Report: Rory Hume
Report Date: 11 February 2021
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