
 
 

 
EAST RENFREWSHIRE COUNCIL 

 
LOCAL REVIEW BODY 

 
13 March 2019 

 
Report by Deputy Chief Executive  

 
REVIEW OF CASE - REVIEW/2019/03 

 
ERECTION OF FIVE FLATS FOLLOWING DEMOLITION OF EXISTING 

 
DWELLINGHOUSE WITH ASSOCIATED CAR PARKING AND LANDSCAPING WITH  

 
ASSOCIATED PARKING AND BIN STORAGE AT 163 AYR ROAD, NEWTON MEARNS 

 
 
PURPOSE OF REPORT 

 
1. The purpose of the report is to present the information currently available to allow a 
review of the decision taken by officers, in terms of the Scheme of Delegation made in 
terms of Section 43A of the Town and Country Planning (Scotland) Act 1997 as amended 
by the Planning etc (Scotland) Act 2006 in respect of the application detailed below. 
 
 
DETAILS OF APPLICATION 
 
2. Application type:   Full Planning Permission (Ref No:- 2017/0850/TP). 
 

Applicant:   AYA Developments Ltd. 
 
Proposal: Erection of five flats following demolition of existing 

dwellinghouse with associated car parking and landscaping 
with associated parking and bin storage. 

 
Location: 163 Ayr Road, Newton Mearns. 

 
Council Area/Ward: Newton Mearns South and Eaglesham (Ward 5). 

 
 
REASON FOR REQUESTING REVIEW 
 
3. The applicant has requested a review on the grounds that the Council’s Appointed 
Officer refused the application. 
 
 
RECOMMENDATIONS 
 
4. The Local Review Body is asked to:- 
 

(a) consider whether it has sufficient information to allow it to proceed to 
determine the review without further procedure and, if so, that:- 

 
(i) it proceeds to determine whether the decision taken in respect of the 

application under review should be upheld, reversed or varied; and 
 
(ii) in the event that the decision is reversed or varied, the reasons and 

the detailed conditions to be attached to the decision letter are 
agreed. 
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(b) In the event that further procedure is required to allow it to determine the 

review, consider:- 
 

(i) what further information is required, which parties are to be asked to 
provide the information and the date by which this is to be provided; 
and/or; 

 
(ii) what procedure or combination of procedures are to be followed in 

determining the review. 
 
 

BACKGROUND 
 
5. At the meeting of the Council on 29 April 2009, consideration was given to a report 
by the Director of Environment seeking the adoption of a new Scheme of Delegation in 
terms of the new Section 43A of the Town and Country Planning (Scotland) Act 1997, 
subject to approval of the scheme by Scottish Ministers. 
 
6. The report provided details of the new hierarchy of developments that took effect 
from 6 April 2009 explaining that the Scheme of Delegation related to those applications 
within the “local development” category as set out in the Town and Country Planning 
(Hierarchy of Development) (Scotland) Regulations 2009, but would in future be 
determined by an “appointed officer”.  In the Council’s case this would be either the Director 
of Environment or the Head of Roads, Planning and Transportation Service now 
designated the Head of Environment (Strategic Services). 
 
7. The report highlighted that historically appeals against planning decisions were 
dealt with by Scottish Ministers. However, following the introduction of the new planning 
provisions with came into effect on 3 August 2009 all appeals against decisions made in 
respect of local developments under delegated powers would be heard by a Local Review 
Body.  The Local Review Body would also deal with cases where the appointed officer had 
failed to determine an application within two months from the date it was lodged.   
 
 
NOTICE OF REVIEW – STATEMENT OF REASONS FOR REQUIRING THE REVIEW 
 
8. The applicant in submitting the review has stated the reasons for requiring the 
review of the determination of the application.  A copy of the applicant’s Notice of Review 
and Statement of Reasons is attached as Appendix 5. 
 
9. The applicant is entitled to state a preference for the procedure (or combination of 
procedures) to be followed by the Local Review Body in the determination of the review 
and has indicated that the stated preference is a site inspection. 
 
10. The Local Review Body is not bound to accede to the applicant’s request as to how 
it will determine the review and will itself decide what procedure will be used in this regard. 
 
11. However, at the meeting of the Local Review Body on 10 August 2016, it was 
decided that the Local Review Body would carry out unaccompanied site inspections for 
every review case it received prior to the cases being given initial consideration at a 
meeting of the Local Review Body. 
 
12. In accordance with the above decision, the Local Review Body will carry out an 
unaccompanied site inspection on Wednesday, 13 March 2019 immediately before the 
meeting of the Local Review Body which begins at 2.30pm. 
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INFORMATION AVAILABLE TO ALLOW REVIEW OF APPLICATION 

13. Section 43B of the Planning etc (Scotland) Act 2006 restricts the ability of parties to
introduce new material at the review stage.  The Local Review Body is advised that the 
focus of the review should, therefore, be on the material which was before the officer who 
dealt with the application under the Scheme of Delegation. 

14. However, the applicant has submitted new information which was not available to
the Appointed Officer at the time the determination of the application was made. The new 
information relates to overshadowing diagrams. 

15. Members are advised that Section 43B of The Town and Country Planning
(Scotland) Act 1997 as amended by the Planning etc (Scotland) Act 2006 states that:- 

“43B Matters which may be raised in a review under section 43A(8) 

(1) In a review under section 43A(8), a party to the proceedings is not to 
raise any matter which was not before the appointed person at the 
time the determination reviewed was made unless that party can 
demonstrate— 

(a) that the matter could not have been raised before that time, 
or 

(b) that its not being raised before that time was a consequence 
of exceptional circumstances. 

(2) Nothing in subsection (1) affects any requirement or entitlement to 
have regard to— 

(a) the provisions of the development plan, or 

(b) any other material consideration.” 

16. The applicant has been given an opportunity to explain why the information was not
made available to the Appointed Officer at the time the application was determined. 

17. In response, the applicant’s agent has advised that one of the reasons for refusal of
the application was that the proposal would give rise to significant additional 
overshadowing and loss of daylight to the adjacent dwelling at 161 Ayr Road, Newton 
Mearns. The agent states that the Council did not request information on this matter during 
consideration of the application. Two overshadowing diagrams have been submitted in 
support of the review case as they show overshadowing at the spring solstice as existing 
and proposed. 

18. The Local Review Body must decide whether the new information should be
considered as part of the review. In the event that it does, it is recommended, in the 
interests of equality of opportunity to all parties that the Appointed Officer be given the 
opportunity to comment on the new information.  

19. Members should note that the new information has been excluded from the
applicant’s submission. 

20. The information detailed below is appended to this report to assist the Local Review
Body in carrying out the review of the decision taken by the Appointed Officer:- 

(a) Application for planning permission – Appendix 1 (Pages 169 - 178); 

165



(b) Copies of Objections/Representations – Appendix 2 (Pages 179 - 210); 

(c) Report of Handling by the planning officer under the Scheme of Delegation 
- Appendix 3 (Pages 211 - 222); 

(d) Decision notice and reasons for refusal - Appendix 4 (Pages 223 - 226);  and 

(d) A copy of the applicant’s Notice of Review and Statement of Reasons 
- Appendix 5 (Pages 227 - 316).  

15. The applicant has also submitted the drawings listed below (available for inspection
within the Planning Division of the Environment Department prior to the meeting and 
for reference at the meeting) and these are attached as Appendix 6 (Pages 317 - 332). 

(a) Plans and elevations – AYA 4; 

(b) Elevations as proposed – AYA 5; 

(c) Proposed front and rear elevations – AYA 6; 

(d) NW elevation in context – AYA 10; 

(e) Section – AYA 11; 

(f) Section – AYA 12; 

(g) Section – AYA 13; 

(h) Section – AYA 14; 

(i) Section – AYA 15; 

(j) Refused - Location plan/site plan as existing – AYA 2 – E(0) 001; 

(k) Refused - Site plan as proposed – AYA 3 - D(43) 200; 

(l) Refused - First floor and attic floor plans – AYA 9 - D(43) 101; 

(m) Refused - Basement and ground floor plans – AYA 8 - D(43) 100;  and 

(n) Refused - Elevations as proposed – AYA 7 – D(43) 122. 

16. The Local Review Body is advised that initial consultation responses and
representations received if any, relating to the application will be listed in the planning 
officer’s Report of Handling.  

17. All the documents referred to in this report can be viewed online on the Council’s
website at www.eastrenfrewshire.gov.uk with the exception of any representations that 
have been made to the application. 
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RECOMMENDATIONS 
 
18. The Local Review Body is asked to:- 
 

(a) consider whether it has sufficient information to allow it to proceed to 
determine the review without further procedure and, if so, that:- 

 
(i) it proceeds to determine whether the decisions taken in respect of 

the application under review should be upheld, reversed or varied; 
and 

 
(ii) in the event that the decision is reversed or varied, the reasons and 

the detailed conditions to be attached to the decision letter are 
agreed. 

 
(b) In the event that further procedure is required to allow it to determine the 

review, consider:- 
 

(i) what further information is required, which parties are to be asked to 
provide the information and the date by which this is to be provided; 
and/or; 

 
(ii) what procedure or combination of procedures are to be followed in 

determining the review. 
 

 
Report Author: Paul O’Neil 
 
Director - Caroline Innes, Deputy Chief Executive 
 
Paul O’Neil, Committee Services Officer 
e-mail:  paul.o’neil@eastrenfrewshire.gov.uk 
Tel:  0141 577 3011 
 
Date:- March 2019 
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APPLICATION  
 

FOR  
 

PLANNING PERMISSION 

APPENDIX 1 
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COPIES OF OBJECTIONS/REPRESENTATIONS 

APPENDIX 2 
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats following demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage.

Case Officer: Mr Derek Scott

 

Customer Details

Name: Dr William L Maxwell

Address: 4 Dunure Place, Newton Mearns, East Renfrewshire G77 5TZ

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:163 Ayr Road, Newton Mearns

Erection of five flats following demolition of existing dwelling house with associated car parking

and landscaping with associated parking and bin storage

 

The BKM Community Council does object to the above planning application for the following

reasons:

- The height of the proposed block of flats is at least one storey too high. It is out of scale and

proportion to the adjacent and nearby residential properties.

 

- It does not reflect the nature of the surrounding residential properties in Ayr Road and Maple

Avenue, and does not contribute to the visual character of the area. This is particularly true of the

adjacent property at 161 Ayr Road, which will be visually dominated by this structure. It is

accepted that Ayr Road has a variety of building styles in the immediate area, but its impact on the

amenity of the adjacent house should be a significant factor in the consideration of this planning

application.

 

 

2 Feb 2018
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats following demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage.

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr William McGuire

Address: 15 Maple Avenue, Newton Mearns, East Renfrewshire G77 5BQ

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:I would like to object to the above planning application on the following grounds.

Firstly. The erection of the 5 flats consisting of 4 storeys would result in a considerable loss of

privacy to the front and side of my dwelling which consists of 2 bedrooms including the master

bedroom at the front. My front lounge and dinning room, none of which are currently intruded by

the existing building.

The erection of this 4 storey building would result in a considerable loss of the limited sunlight in

what is a north facing aspect of Maple Avenue.

Secondly. The multiplication from 1 house to 5 with the consequent multiplication of vehicle

ownership and other household activity would result in a significant increase in noise and pollution

particularly given the proposal for parking to be adjacent to Maple Avenue.

Thirdly. There is already well documented problems with parking and traffic flow in the area. This

application proposal would only exacerbate an already unacceptable situation as there is no

capacity to accommodate visitor parking, deliveries or trades vehicles other than to cause further

congestion in an already saturated area.

I would also add that the egress point of the flats would cause further congestion when the traffic

is queued at the light controlled junction.

Forthly. The proposed development can only be described as an eye sore, totally out of keeping in

both height and design of all the properties on both sides and behind. The applicant choosing to

compare his proposed development with a former bank opposite and an unique structure built 100

years ago almost 100 meters distant from it.

Fifthly. There would be a significant detrimental environmental impact given the proposal to

replace 1 household with 5 on the same foot print.

The last thing that this area needs is increasingly elevated flatted accommodation to replace a

perfectly good and serviceable bungalow which is entirely in keeping with the houses surrounding
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it. The applicant having dressed his application in much exaggerated ecological terms to service

only commercial interest.

The applicant citing of other developments within the greater area in no way justifies the approval

of this application, as each should be judged in there own merits and not as a general principle.
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From:William McGuire
Sent:Sun, 4 Feb 2018 14:11:35 +0000
To:EN Planning
Subject:OBJECTION 2017/0850/TP 163 AYR ROAD NEWTON MEARNS

Dear Sir/Madam

I would like to object to the planning application submitted by NVDC Architects for the demolition of the 
house at 163 Ayr Road and the planned erection of 5 flats on the following grounds.
The proposed flats do not reflect the established pattern of development within the area or the scale and 
character of the surroundings.
In their consultation document the architects have only drawn a comparison with the property on the Ayr 
Road in particular the new flats that have been built on the site of the old Mearns Primary, they do not offer 
any comparison with the houses in Maple Avenue which are almost exclusively detached and semi 
detached bungalows and villas.
The proposed development lies to the north west which receives the sunlight in the afternoon. At present 
this is not a great problem as the houses in Maple Avenue are far enough away from the houses on the Ayr 
Road that it does not affect them. This  proposed development dwarfs the current houses on the Ayr Road 
and would definitely overshadow the house in Maple Avenue.  
There is also the problem of overlooking the properties in Maple Avenue. At present due to the fact that 
there are no houses directly opposite the majority of houses in Maple Avenue the residents enjoy a high 
degree of privacy. The introduction of a large flatted construction would mean that the residents of the flats 
would be looking directly into all public and bedroom areas of the houses in Maple Avenue.
As the architects pointed out in their consultation there will be a problem with parking on the Ayr Road 
during the peak period when the road is subject to parking restrictions. This would lead to an increase in the 
number of vehicles being parked in Maple Avenue which is already at breaking point with the ever 
increasing number of all day parkers. Maple Avenue is at present part of an active consultation regarding 
the introduction of parking restrictions following years of considerable traffic problems a which have been 
highlighted to the council and police 
Another area of concern is the infrastructure of the area, at present there are two planning applications 
submitted to the planning department in East Renfrewshire, one for 163 Ayr Road and one for the vacant 
ground adjacent to 163 Ayr Road. I have lived in Maple Avenue for 28 years and there has only been one 
household  between the two plots. The proposals is that we now have 11 households feeding into a 
sewerage and drainage  system which is vastly overworked and in need of upgrading.
My conclusion is what we have here is a developer who paid £440,000 to purchase the property at 163 Ayr 
Road and who is now looking to make a huge profit by building and selling 5 flats with no regard for the 
current or future residents of the area.

Regards
William McGuire
15 Maple Avenue
Newton Mearns
G77 5BQ

Sent from my iPad 
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats following demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage.

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr John O'Brien

Address: 47 Rodger Avenue, Newton Mearns, East Renfrewshire G77 6JS

 

Comment Details

Commenter Type: Ward Councillor

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:On behalf of Crookfur, Greenfarm & Mearns Village I would like to object to planning

application 2017/0850/TP.

 

Many local residents have expressed a number of concerns such as:

 

- Size and scale outwith of neighbourhood

- Overlooking neighbouring properties

- Over shadowing neighbouring properties

- Insufficient parking in vicinity

- Concern over emergency vehicles access

- No visitor parking planned, a must given the new parking restrictions on Ayr Road

- Not required to squeeze 5 flats into an area where only one house before. Given the size of

Maidenhill development there is no need to cram in so many people into such a small plot.

 

Furthermore given that the development is larger than 3 units should 25% of affordable housing

not apply?
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats follwoing demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr Brian Kilcoyne

Address: 159 Ayr Road, Newton Mearns, East Renfrewshire G77 6RE

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:I would like to lodgemy objection to this proposal based upon the following:

1 - Building is outwith of local neighbourhood character;

2 - Applicant states that this is atwon centre development in their application, whereas the property

is in a residentenal neighbourhood. The middle of the Ayr Road is the deviding line for town centre

clasiifcation and therefore the property lies on the residential side of the district;

3 - Materials are outiwth of character of adjacent properties, Neighbours are all Red sandstone

and not blonde as applicants proposal.

4 - Property is too tall. Applicant has based there heights upon this being comparable to the town

centre development on the other side of Ayr Road, whereas this is a residential area and therefore

the surrounding residential properites heights shgould be used.

5 - Not enough car parking on site given the number of flats and parkling restrictions placed upon

Ayr Road. Not eough visitor parking. Insufficent turning space at rear of property for vehciles to

safely move around without performing 3 or 4 point turns;

6 - Pproposal overlooks too much the properties at 161 and 159 Ayr Road and the empty plot at

Maple Avenue / Ayr Road.

7 - Amenity space calculation is wrong. Applicant has calculated the provision as shown on

calculation for Area A includes land that belongs to the owners of properties in Maple Avenue. The

land beyond the burn at the rear of the garden should therefore be exclude from the applicant

amenity space. Thereofre no proof that they are able to provide the required 150m2 of amenity

space required.

8 - Proposal is forward of the existing streetscape and will cuase significant overshadowing of

Properties at 161 and 159 Ayr road.

9 - Applicant states that area is not prone to flooding. This is inaccurate, the burn at the rear of the

propery floods on a regular basis;
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regards

 

Bran Kilcoyne

159 Ayr Road

Newton Mearns
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats following demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage.

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr Brian Kilcoyne

Address: 159 Ayr Road, Newton Mearns, East Renfrewshire G77 6RE

 

Comment Details

Commenter Type: Rec'd NeighbourNotification from Council

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:The application should be rejected as the applicant states that they own all the labd that

the proposal will be built upon. There is a ransom strip at the rear of this property that belongs to

the associated properties in Maple Avenue. The applicant has used there land to work out the

relevant ammenity space calculations.

 

My further objectioss fall into the following

 

Size and scale out with of neighborhood

Overlooking

Over shadowing

Insufficient parking

Emergency vehicles access

No visitor parking, a must given the new parking restrictions on Ayr Road

Not required to squeeze 5 flats into an area where only one house before. Given the size of

maidenhill development then there is no need to cram in so many people into such a small plot.

 

Application makes mention to size of former mearns primary flats. These are in the town centre

zone whereas this application is within the residential zone and therefore should be more in

keeping within the houses around it that is bungalows and 2 storey properties.

 

Not in keeping with street scene as property is now recessed further back from original house.

 

regards
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Brian Kilcoyne
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats follwoing demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr Giorgio Pitisci

Address: 161 Ayr Road, Newton Mearns, East Renfrewshire G77 6RE

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:To whom it may concern

We would like to lodge our objection to the proposal 2017/0850/TP based upon the following:

 

1. In appearance the proposed building is not in keeping with neighbouring properties of Red

Sandstone, the traditional upstairs/ downstairs residential properties in Maple Avenue or indeed

the red brick medical centre. The ultra-modern aluminium, blonde brick, glass and timber cladding

clashes with the character of all the buildings in its vicinity.

2. Applicant states that this is a town centre development in application, however, the property is

in a residential neighbourhood. The middle of the Ayr Road is the dividing line for town centre

classification.

3. The proposed property is considerably taller than our house (from drawings appears to be a full

floor taller). The applicant appears to be respecting the existing height of the buildings on the other

side of the road (the designated town centre) and not the existing height of the properties on this

side of the road i.e. the residential area.

4. From the plans there would not appear to be sufficient manoeuvring space for the designated

number of car parking spaces. This being particularly relevant at this time as the Council is in the

midst of consultation that could lead to further on-street parking restrictions placed upon Ayr Road.

 

5. Amenity space calculation is wrong. Applicant has calculated the provision for Area A including

land that belongs to the owners of properties in Maple Avenue (i.e. the land beyond the burn).

6. Plans show the proposal projecting beyond the existing streetscape - both at the front and at the

back - and will cause overshadowing of our property as well as invade our privacy.

 

Yours sincerely
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Angela and Giorgio Pitisci

161 Ayr Road

 

22/1/18
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats follwoing demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mrs Angela Pitisci

Address: 161 Ayr Road, Newton Mearns, East Renfrewshire G77 6RE

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:To whom it may concern

I stand by the objection filed by son (G.Pitisci). In addition, I would like to raise the following

concerns:

1. is there sufficient visitor/owner car parking space? The Ayr Road is already congested to the

point that people park across existing access (ignoring existing parking restrictions e.g. the

bollards and double yellow line in front of the restaurant).

2. Drains have been problematic and I worry about further addition to the system.

3. I am concerned about the extent to which the proposal protrudes beyond the footprint of the

existing buildings (in height and depth) creating overshadowing and intrusion of privacy.

4. The burn at the back is already prone to flooding.

 

Yours truly

Angela Pitisci
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats following demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage.

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr Giorgio Pitisci

Address: 161 Ayr Road, Newton Mearns, East Renfrewshire G77 6RE

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:To whom it may concern

I would like to lodge my objection to the proposal 2017/0850/TP (163 Ayr Road) based upon the

following points:

HEIGHT

In the submission the applicant has gone to great lengths to point out other buildings to justify the

height of the proposed building, however:

1. The architect has not addressed the fact that 163 Ayr Road is not designated 'town centre' i.e.

the height of the flats in Scholars Court is not an appropriate yardstick.

2. The proposed height is not in line or keeping with the existing buildings which are bungalows in

Ayr Road and in Maple Avenue traditional two storey houses. The proposed building is at least a

full storey taller than my property at 161 Ayr Road leaving me with a feeling of being 'dwarfed' by

the plan.

3. The buildings he highlights as justification for the proposed height are not comparable as they

are not in the immediate vicinity (some over a mile away!) and all of which are within plots of

considerably greater scale.

4. As the immediate neighbour I know the sun moves diagonally across us (from the rear of the

building to the front) and that shading already exists in the afternoon / evening. Shading of my

back garden will obviously be augmented by the siting and height of the proposed building.

5. In his submission the applicant justifies height by linking his plan with the plan and application

for 6 flats in the adjacent vacant site. Surely this is irrelevant? Does each application not stand on

its own merits and not on speculation of other applications?

PRIVACY

The proposed building is extending over the existing driveway and well beyond the present site-

line at the rear, leaving me with a feeling of encroachment on both my space and privacy.
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LIGHT

1. The only window I have in my dining room looks out along the boundary (towards Maple

Avenue), therefore the proposed extension of the footprint both way away from Ayr Road and

towards my property will have implications on both the quality of light and privacy of my dining

room.

2. Given the proposed height and re-siting of the building I believe that the side of my house / path

run the risk of being in permanent shade.

PARKING & ACCESS

1. There appears to be no provision for visitor parking, potentially creating more traffic on roads

that have new parking restrictions now in place.

2. I cannot understand from the plans how the proposed car parking will allow adequate and safe

space for cars to manoeuvre in/out of bays whilst trying to see traffic on Ayr Road and potentially

other users simultaneously trying to come into the car park!

3. By re-siting the entrance it takes it closer to the bus stop.

4. The proposed building would be a multi-occupancy property set further back than at present;

would there be suitable space / access for emergency service vehicles in the event of an

emergency?

5. I do not believe that the applicant has considered space for delivery, again pushing vehicles

onto a road with parking restrictions.

6. The plans are not user-friendly and are unclear as to the issue of the emptying of the bins, are

operatives been expected to collect refuse walking through a car park?

MATERIALITY

The applicant claims to have taken his 'palette' from the existing buildings, where has he seen zinc

cladding in the vicinity?

 

 

LANDSCAPING / AMENITY SPACE

1. As the building is 'moving back' is there really appropriate landscaping space? Are we totally

losing green space simply for more development?

2. A constant feature of all existing buildings in the immediate vicinity is garden space, in this

proposal we are losing one of the characteristic and desirable points of the area.

3. The applicant claims to be proposing development of family housing; is there really adequate

and appropriate space at the back for children to play in?

4. In the amended plans, the applicant does not appear to have addressed the issue of the

'ransom strip' in Maple Avenue in his calculation of amenity space.
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats following demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage.

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr Giorgio Pitisci

Address: 161 Ayr Road, Newton Mearns, East Renfrewshire G77 6RE

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:To whom it may concern

I would like to lodge my objection to the proposal 2017/0850/TP (163 Ayr Road) based upon the

following points:

HEIGHT

In the submission the applicant has gone to great lengths to point out other buildings to justify the

height of the proposed building, however:

1. The architect has not addressed the fact that 163 Ayr Road is not designated 'town centre' i.e.

the height of the flats in Scholars Court is not an appropriate yardstick.

2. The proposed height is not in line or keeping with the existing buildings which are bungalows in

Ayr Road and in Maple Avenue traditional two storey houses. The proposed building is at least a

full storey taller than my property at 161 Ayr Road leaving me with a feeling of being 'dwarfed' by

the plan.

3. The buildings he highlights as justification for the proposed height are not comparable as they

are not in the immediate vicinity (some over a mile away!) and all of which are within plots of

considerably greater scale.

4. As the immediate neighbour I know the sun moves diagonally across us (from the rear of the

building to the front) and that shading already exists in the afternoon / evening. Shading of my

back garden will obviously be augmented by the siting and height of the proposed building.

5. In his submission the applicant justifies height by linking his plan with the plan and application

for 6 flats in the adjacent vacant site. Surely this is irrelevant? Does each application not stand on

its own merits and not on speculation of other applications?

PRIVACY

The proposed building is extending over the existing driveway and well beyond the present site-

line at the rear, leaving me with a feeling of encroachment on both my space and privacy.
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LIGHT

1. The only window I have in my dining room looks out along the boundary (towards Maple

Avenue), therefore the proposed extension of the footprint both way away from Ayr Road and

towards my property will have implications on both the quality of light and privacy of my dining

room.

2. Given the proposed height and re-siting of the building I believe that the side of my house / path

run the risk of being in permanent shade.

PARKING & ACCESS

1. There appears to be no provision for visitor parking, potentially creating more traffic on roads

that have new parking restrictions now in place.

2. I cannot understand from the plans how the proposed car parking will allow adequate and safe

space for cars to manoeuvre in/out of bays whilst trying to see traffic on Ayr Road and potentially

other users simultaneously trying to come into the car park!

3. By re-siting the entrance it takes it closer to the bus stop.

4. The proposed building would be a multi-occupancy property set further back than at present;

would there be suitable space / access for emergency service vehicles in the event of an

emergency?

5. I do not believe that the applicant has considered space for delivery, again pushing vehicles

onto a road with parking restrictions.

6. The plans are not user-friendly and are unclear as to the issue of the emptying of the bins, are

operatives been expected to collect refuse walking through a car park?

MATERIALITY

The applicant claims to have taken his 'palette' from the existing buildings, where has he seen zinc

cladding in the vicinity?

 

 

LANDSCAPING / AMENITY SPACE

1. As the building is 'moving back' is there really appropriate landscaping space? Are we totally

losing green space simply for more development?

2. A constant feature of all existing buildings in the immediate vicinity is garden space, in this

proposal we are losing one of the characteristic and desirable points of the area.

3. The applicant claims to be proposing development of family housing; is there really adequate

and appropriate space at the back for children to play in?

4. In the amended plans, the applicant does not appear to have addressed the issue of the

'ransom strip' in Maple Avenue in his calculation of amenity space.
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats following demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage.

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mrs Angela Pitisci

Address: 161 Ayr Road, Newton Mearns, East Renfrewshire G77 6RE

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:To whom it may concern

I would like to lodge my objection to the proposal 2017/0850/TP based upon the following:

 

I strongly feel that the height of the proposed building is well out of keeping with that of the

surrounding properties in Ayr Road and Maple Avenue (a mixture of bungalows and 2 storey

houses). The plan singles out Pollok House as an exception, yet that, too, is a 2 storey house.

The one window in the dining room of 161 Ayr Road looks onto Maple Avenue along the 161/163

boundary, the proposed height and re-siting of the building would reduce my view to that of the

side of a building that considerably towers my property, and will, undoubtedly impact on the quality

of light (even accepting the plan's 45° rule).

Indeed, the re-siting of the proposed building would throw its footprint out of line with the other

buildings in Ayr Road (a well-established line that extends ½ mile to Firwood Road and beyond).

The plan, between its re-siting and new car park, effectively takes away the garden, reducing

green space to a narrow strip between the rear of the building and a well-established tree line;

thus creating an area devoid of direct sunlight as shade would be created by the trees in the

morning then by the building itself in the afternoon/evening. The gardens and green space are a

well-sought feature of all the houses in the area (even the flats at Scholars Court have introduced

landscaping - then the plot allows this as it is of a totally different scale).

I also wish to express concern over the car park; the plans do not convince me of there being

adequate space for safe and comfortable manoeuvrability, particularly for those parking in the

corner bays.

Overall, I feel that the plan does not sit well within the physical limitations of the plot and does not

reflect the local character.
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A.Pitisci 28/8/18
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Comments for Planning Application 2017/0850/TP

 

Application Summary

Application Number: 2017/0850/TP

Address: 163 Ayr Road Newton Mearns East Renfrewshire G77 6RE

Proposal: Erection of five flats follwoing demolition of existing dwellinghouse with associated car

parking and landscaping with associated parking and bin storage

Case Officer: Mr Derek Scott

 

Customer Details

Name: Mr bryson mcneil

Address: Kismuil 20 Greenlaw Road, Newton Mearns, East Renfrewshire G77 6ND

 

Comment Details

Commenter Type: Member of Public

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:I object to this proposal as it will create 5 households in place of one and add our

overloaded infrastructure. it is entirely inappropriate and if other proposals in this area are allowed

the character of and culture will soon be completely destroyed.

If everyone knocked down their bungalows and built flats as proposed the area will descend into a

warren of rabbit like overcrowded and undesirable to the community hutches. Proposals like this

bring no benefit to the community and are fuelled purely by avarice and greed.
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Working in the public interest since 2012 
Ag obair a chum leas a’ phobaill bho chionn 2012 

 

Newton Mearns Residents Flood Prevention Group 
Buidheann Casg Thuiltean aig Muinntir Baile Ùr na Maoirne 

 

c/o 11 Belhaven Place, Newton Mearns, Glasgow G77 5FJ 
mearnsresidents@gmail.com   

 
4th February 2018 

 

Planning Department, 

2 Spiersbridge Way, 

Spiersbridge Business Park, 

Thornliebank, 

East Renfrewshire. 

G46 8NG 

Ecopy:  planning@eastrenfrewshire.gov.uk  

 

 

Dear Sir/Madam, 
 

Planning Application 2017/0850/TP - Erection of five flats following demolition of existing 

dwelling house with associated car parking and landscaping with associated parking and bin 

storage, 163 Ayr Road, Newton Mearns, East Renfrewshire 

 

We have been asked by a resident to review, comment and make a representation on the above 

planning application, as there is a significant watercourse draining through the site (Applicant’s Job 

Number NVO337, Drawing Number E(0)100, Existing Site Plan (Figure 1)).  This watercourse is     

Burn ‘E’ referred to in the Maidenhill Masterplan Area:  Supplementary Planning Guidance (2015).  

We hope that our observations are useful to the applicant, East Renfrewshire Council, and the 

relevant statutory consultees: SEPA and the Broom, Kirkhill and Mearnskirk Community Council. 

 

We note that the applicant seeks planning permission to erect five flats on a sloping site between 

Ayr Road and Maple Avenue, following demolition of an existing three-story dwelling house.       

Burn ‘E’ flows through the site, draining 15 hectares to the west of Cheviot Drive.  It also drains 

additional run-off from land between Cheviot Drive and Maple Avenue, much of which is 

impermeable having been developed as domestic housing.  Burn ‘E’ is a headwater of the Shaw Linn 

and is culverted from Langrig Road/Gilmourton Crescent to Maple Avenue.  Burn ‘E’ issues in Maple 

Avenue immediately south of the proposed development site (Figure 3), at the northern end of the 

aforementioned culvert, of some 280 metres in length.   

 

The outfall into Maple avenue is from a pipe through a vertical, concrete chamber, with an outlet 
aperture some 1m square.  Burn ‘E’ drains through the part of the proposed development site 
identified as Amenity Area ‘A’ on the drawings (Drawing Number D(43)100, Basement & GF Layout 
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Working in the public interest since 2012 
Ag obair a chum leas a’ phobaill bho chionn 2012 

as Proposed; and Drawing Number D(43)200 Amenity and Waste Layout, (Figure 2)).  The 
development is shown to extend to within approximately 800mm of the centre-line of the 
watercourse, with construction of a raised car park.  The clearance between the retaining wall of 
the car park and the watercourse is shown to be less than 500mm.  It is possible that the concrete 
foundation of this retaining wall will encroach on the watercourse and/or its flood plain (Drawing 
Number D(43)120 Elevations as Proposed). 
 

Downstream of the proposed development site, Burn ‘E’ drains under Beech Avenue, Shaw Road, 

Hazelwood Avenue, Firwood Road and drains into the Shaw Linn adjacent to Oakwood Drive.  

Before reaching the Shaw Linn, it passes through four private gardens; in two gardens through 

areas laid to lawn, in another through a rockery, and in another alongside a children’s play area. 

 

   

 

 

Figure 1 – Existing site plan, 

Drawing Number E(0)100. 

Burn ‘E’ is shown in blue. 

 

Figure 2 – Proposed amenity and waste  

layout, Drawing Number D(43)200. 

Burn ‘E’ is shown in blue. 
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Flood Risk 
 

Newton Mearns is classified as a Potentially Vulnerable Area (PVA) for surface water flooding by 

SEPA.  The flooding includes interaction with watercourses and foul sewers.  Burn ‘E’ is one of the 

watercourses known to be at Flood Risk.   

 

The Hydrological Scoping Study, East Renfrewshire Council, October 2013 states that: “No 

drainage system should be connected with Burn ‘E’ near Cheviot Drive or culverts connecting 

with this burn”.  The East Renfrewshire Local Development Plan, Supplementary Planning 

Guidance: Maidenhill Master Plan, June 2015, further states that: “Due to known existing 

capacity issues, under no circumstances should any drainage system be connected to the 

unnamed burn adjacent to Cheviot Drive or any culverts connecting to this burn”. 

 
We know that the burn in Maple Avenue breaches its banks during periods of heavy rainfall   

(Figure 4) and poses a major risk for flooding for about twenty downstream properties.  The culvert 

downstream of the site is checked at least quarterly by East Renfrewshire Council in order to clear 

any blockages (Bi-annual Flooding Report, East Renfrewshire Council, 2011).  The burn may flood 

Amenity Area ‘A’ and reach the retaining wall of the car-park (Figure 2) during heavy rain-fall. 

 

  
 

Figure 3 - Burn ‘E’ issues at Maple Avenue, 

immediately upstream of the proposed development 

site, 19 November 2012 

 

Figure 4 - Burn ‘E’ flooding at Maple Avenue, just 

downstream of the proposed development site, 

19 November 2012 

 

Burn ‘E’ is also at risk of sewer flooding and resultant pollution from time-to-time, especially during 

periods of heavy rainfall.  The combined sewer network upstream of the proposed development 

site floods during periods of high rainfall.  This existing sewer flooding is highlighted in Scottish 

Water’s recent Development Impact Assessment, Maidenhill Farm, September 2015.   

 

Sewer flooding was last recorded as recently as Tuesday 23rd January 2018.  This was reported to 

Scottish Water.  Some of the sewage run-off enters Burn ‘E’, contrary to The Water Environment 

(Controlled Activities) (Scotland) Regulations (2011).  In the context of such flooding, Scottish Water 

advises that contaminated areas should not be walked upon for up to 20 days until the harmful 
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bacteria are rendered safe (Scottish Water Fact Sheet 10: External Flooding (EF3 03/15), 2015; and 

Scottish Water Sewer Flooding Guide, Final Version, 6 March 2015). 

 

Site Inflow 
 

There is no Flood Risk Assessment submitted with the application.  However, we know from the 

Flood Risk Assessment prepared for CALA Queen’s Gait development in 2011 (by Dougal Baillie 

Associates, on behalf of Stewart Milne Homes), that the catchment upstream of Cheviot Drive is 15 

hectares.  Of this catchment 4.86 hectares is developed (CALA Queen’s Gait development) and 10.1 

hectares is undeveloped (Fa’side House estate). 

 

The inflow from the undeveloped area (10.1 ha) is attenuated by an orifice plate on the outflow of 

a Compensatory Flood Store at Mearnswood Place/Cheviot Drive.  The rate is attenuated to a     

100-year run-off rate of 174 l/s.  The run-off from the developed area is attenuated by a hydro-

brake on the outflow of the Sustainable Drainage System (SuDS) at Mearnswood Place/Cheviot 

Drive to a 2-year run-off rate of 29 l/s.  The total inflow at Maple Avenue is therefore in excess of 

203 l/s for a 100 to 200-year return period. 

 

The volume and rate of the inflow from the additional catchment area between Cheviot Drive and 

Maple Avenue is unknown to the Flood Prevention group.  However, this inflow would presumably 

be included in any future Flood Risk Assessment for the development site. 

 

The total inflow data from the complete catchment area would enable the applicant to determine 

the maximum depth of the watercourse during a 200-year rainfall event together with the advisory 

20% allowance for climate change (Technical Flood Risk Guidance for Stakeholders (Reference: SS-

NFR-P-002), SEPA, 2015).  We would note that there is no data submitted with the application to 

demonstrate that the proposed car park does not encroach on the 1:200 flood-plain/extent of Burn 

‘E’ (Job Number NVO337, Drawing Number D(43)100, Basement & GF Layout as Proposed & 

D(43)200, Amenity and Waste Layout (Figure 2)).  We would further note that there may be the 

potential for the car park and its foundations to be undercut when Burn ‘E’ is in spate.  The car park 

may need to be re-configured and reinforced with a barrier wall, resistant to scouring and erosion 

to prevent undercutting. 

 

Drainage drawings 

 

Please can we have sight of the onsite drainage drawings, showing connection to the sewer.  They 

have not been published online.   

 

Sustainable Drainage System (SuDS) 
 

We note that the applicant proposes to use SuDS.  That should reduce the site run-off into Burn ‘E’ 

burn to the 2-year greenfield rate up to a 200-year return period plus climate change allowance, as 
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required by East Renfrewshire Council.  The site specific greenfield rate should presumably be 

calculated using current methods recommended by SEPA.  However, no drawings, specifications or 

calculations have been submitted or published to demonstrate this.  It is presumed that the raised 

car park would allow for installation of an underground attenuation tank solution (e.g. ‘Stormcell’ 

or equivalent), with an attenuated outflow to the watercourse, to match the site specific greenfield 

rate. 

 

When designing a surface water management system for a sloping site such as this, we are of the 

understanding that the following issues should be considered: 
 

1. The effective utilisation of storage capacity within the SuDS components. 

2. The likely velocities in infiltration drains on the driveway, pipes and underground tank due 

to the steep gradients, which may affect resuspension of pollutants, as well as health and 

safety.  (The issue with possible pollutants from the car park is especially important with 

respect to the The Water Environment (Controlled Activities) (Scotland) Regulations 

(2011).  We would note that the downstream watercourse passes through five private 

gardens (Beech Avenue, Hazelwood Drive (x2), Firwood Road, Broomvale Drive/Knowes 

Road) and adjoins tens of private gardens, including those where it forms the garden 

boundary (e.g. Dunbeath Avenue, Doune Crescent and Broompark Drive).  Consequently, a 

duty of care is especially required to ensure that the SuDS run-off from the car park does 

not include petrol, diesel, motor oil, antifreeze etc.) 

3. The risks of infiltrating water reappearing as spring lines further down the driveway and 

car park. 

 

We hope that our observations and our contemporary local knowledge are useful to the applicant 

and the statutory consultees. 

 

Yours sincerely, 

 

 

 

Dr Michael Bradnam, Chartered Engineer 

Technical Adviser  

Newton Mearns Residents Flood Prevention Group 

 

Copy:   

Roads Service, East Renfrewshire Council, c/o barry.scott@eastrenfrewshire.gov.uk  

Flood Prevention Officer, East Renfrewshire, Council, c/o shona.fraser@eastrenfrewshire.gov.uk  

Farahbod Nakhaei, NVDC Architects, farahbod@nvdc.co.uk  

Lorna Maclean, South West Planning Team, SEPA, lorna.maclean@sepa.org.uk  

Dr Will Maxwell, Chair, Broom, Kirkhill and Mearnskirk Community Council 
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REPORT OF HANDLING 
 
Reference: 2017/0850/TP  Date Re-registered: 14th August 2018 

Application Type: Full Planning Permission  This application is a Local Development     

Ward: 5 -Newton Mearns South And Eaglesham   

Co-ordinates:   253853/:655720 

Applicant/Agent: Applicant: 

AYA Developments Ltd 

Bradbury House 

10 High Craighall Road 

Glasgow 

United Kingdom 

G4 9UD 

 

Agent: 

NVDC Architects 

Bradbury House 

10 High Craighall Road 

Glasgow 

UK 

G4 9UD 

 

Proposal: Erection of five flats following demolition of existing dwellinghouse with 

associated car parking and landscaping with associated parking and bin 

storage. 

Location: 163 Ayr Road 

Newton Mearns 

East Renfrewshire 

G77 6RE 

             

CONSULTATIONS/COMMENTS: 
  
East Renfrewshire Council Roads Service No objection subject to conditions.  

 
Affordable Housing and Developer Contributions 

Officer 

The payment of a commuted sum will be 

acceptable to address the affordable housing 

obligations.  This has been agreed in principle 

with the applicant.   

 

Contributions will be required for education 

(pre-five, primary and secondary); community 

facilities; and parks and open space.  The 

applicant has been advised of these 

obligations.   

 
Scottish Environment Protection Agency No objection on flood risk grounds.  

 
Glasgow Airport No objection. 

 
Glasgow Prestwick Airport No objection.  

 
Ministry Of Defence No objection. 

 
National Air Traffic Service No objection.  
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PUBLICITY:   
  
26.01.2018 Glasgow and Southside 

Extra 

Expiry date 09.02.2018 

  
SITE NOTICES:          None.    
 
SITE HISTORY:  
      
2001/0590/TP Erection of garage Approved Subject 

to Conditions  

26.09.2001 

        
REPRESENTATIONS:  A total of 12 representations have been received. It should be noted that 
representations from some of the parties have been received following the receipt of amended 
drawings and re-notifying neighbours. As a consequence 8 representations have been counted 
for the purposes of the Scheme of Delegated Functions. The representations can be summarised 
as follows: 
 
Design and materials out of character with the surrounding development 
This is not a town centre site  
Too tall/impact on 161 Ayr Road 
Insufficient car-parking and manoeuvring space; inadequate access for emergency vehicles 
Detrimental to public road safety 
Overlooking 
Overshadowing 
Breaks building line 
Flooding 
Impact on infrastructure  
Inadequate amenity space  
Affordable Housing policy should apply  
 
DEVELOPMENT PLAN & GOVERNMENT GUIDANCE: See Appendix 1 
 
SUPPORTING REPORTS:  
 
Flood Risk Assessment – The assessment details the flood risk to the site and provides a 
hydrological assessment.  It concludes that no difficulty is foreseen with safe access to and 
egress from the development during extreme flow events as the area of development does not lie 
within the predicted floodplain.  It states that development may proceed without significant risk of 
flooding from the watercourse and that it would not increase the flow of floodwater downstream.   
 
Design and Access Statement – The statement describes the site, its location, the development 
and its context.  It seeks to justify the scale and massing by providing a context appraisal.  The 
context appraisal draws heavily on the scale and massing of commercial residential 
developments in the nearby town centre and refers to flatted developments at Broompark Drive 
and Whitecraigs Station. 
 

ASSESSMENT: 
 
The application site comprises a detached dwelling and its curtilage and lies within an 
established residential area, adjacent to the eastern edge of Newton Mearns town centre on the 
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south-east side of Ayr Road.  A vacant site lies adjacent to the south-west within the town centre, 
beyond which lies the Mearns Medical Centre.  A further detached dwelling lies immediately to 
the north-east and detached and semi-detached dwellings lie to the rear on Maple Avenue.   A 
variety of commercial and residential properties lie opposite on the other side of Ayr Road 
including a flatted development further to the north-east on Ayr Road.  A water course lies within 
the site, running parallel with the south boundary.   
 
The site measures approximately 45 metres by 20 metres and slopes down from Ayr Road 
towards Maple Avenue.  Given the sloping nature of the site, the dwelling reads as a bungalow 
on Ayr Road, with two storeys to the rear.  The five adjacent dwellings to the north-east also 
present as single storey dwellings onto Ayr Road, beyond which sits a two storey dwelling some 
60 metres north-east of the application site.  To the rear of the site, Maple Avenue is 
characterised by two storey detached and semi-detached houses.  The existing dwelling on the 
site has a footprint of 10.5 metres by 11 metres.   
 
The wider area is characterised by a variety of commercial and residential properties, including 
detached and semi-detached houses, flatted properties, a health centre, petrol filling station and 
a shopping mall.  Ayr Road, at this point, is approximately 21 metres wide, comprising 
carriageways, cycle lanes and footpaths.   
 
Planning permission is sought for the erection of a building containing 5 flats with partially 
covered car-parking at ground level; formation of vehicular access off Ayr Road; and for 
associated landscaping and amenity space, following the demolition of the existing dwelling.  The 
proposal involves earthworks to build up the site adjacent to Ayr Road, providing a level area for 
the access and car-parking.   The proposed building measures approximately 8.5 metres high at 
the front, fronting Ayr Road and approximately 13 metres high metres high at the rear onto Maple 
Avenue, taking account of the drop in levels.  The block has a footprint of 24 metres deep by 14.5 
metres wide.   It comprises three storeys plus the basement.  The building is proposed to have a 
flat roof and balconies on the rear elevation.  It is proposed to be externally finished in natural 
stone, blonde facing brick and zinc cladding.  The proposed building would lie 1.2 metres from 
the south-west boundary at its closest point and 6.5 metres from Ayr Road.    
 
The proposed layout has a vehicular access from Ayr Road at ground level with 10 ground level 
parking spaces, a cycle store and bin store area.  The bin and cycle store areas and two of the 
car-parking spaces are open air.  The remaining 8 car-parking spaces are under the cover of the 
first and second floors.  The proposal includes amenity open space in the south-east of the site.  
 
It should be noted that the Council is also currently considering an application for the erection of 
6 flats and associated access from Maple Avenue, car-parking and landscaping on the adjacent 
vacant site to the south-west (2017/0213/TP).  
 
The application requires to be assessed against Strategic Policies 2 and 3 and Policies D1, D2, 
D7 and SG5 of the adopted East Renfrewshire Local Development Plan as well as with regard to 
Appendix 1 of the adopted Supplementary Planning Guidance: Green Network and 
Environmental Management (Green Network SPG).  
  
Strategic Policy 2 promotes a sequential approach to development giving priority to brownfield 
sites within the urban area.   
 
Strategic Policy 3 states that the Council will seek to secure community, infrastructure and 
environmental benefits to mitigate the impact of new developments.   
 
Policy D1 requires that all development should not result in a significant loss of character or 
amenity to the surrounding area including visual impact, overlooking, overshadowing or loss of 
daylight.  It also states that proposals should be of a size, scale and massing that is in keeping 
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with the buildings in the locality and should respect local architecture, building form, design and 
materials and that the Council's access and parking requirements are met.   
 
Policy D2 supports development within the general urban area where compatible with 
surrounding land uses and where it complies with other appropriate policies of the Local 
Development Plan.   
 
Policy D7 states that new development proposals should incorporate a range of green 
infrastructure including open space provision.  This expanded upon in Appendix 1 of the Green 
Network SPG where it provides the minimum open space standards for flatted developments.   
 
Policy SG5 states that for development of 4 or more dwellings or flats, the Council will require a 
minimum provision of 25% affording housing contribution.   
 
As the application site is within the urban area, it is considered to accord with the general terms 
of Strategic Policy 2. 
 
In terms of Strategic Policy 3, the applicant has agreed to the payment of development 
contributions.   
 
In terms of Policy D1, it is accepted that the wider area is characterised by a variety of built 
forms, massing and storey heights.  It is also noted that the applicant's supporting Design and 
Access Statement gives weight to the fact that opposite the site, on the north-west side of Ayr 
Road lies The Avenue Shopping Centre, large commercial premises and a recently completed 
flatted development.  Indeed, the Design and Access statement contends that the development 
on the opposite site of Ayr Road as well and the two storey dwelling some 60 metres to the north-
east should be an indicator of appropriate scale for the development of the application site.   
 
This wider context is nevertheless physically separated from the site and its immediate environs 
by Ayr Road which is in excess of 20 metres wide at this point.   The immediate context on the 
south-east side of Ayr Road and Maple Avenue to the rear is therefore considered to be more 
relevant in indicating the scale and massing of any proposed development on the site and must 
be given significant weight.    The immediate context to the north-east is informed by detached 
and semi-detached hip-roofed dwellings which present as single storey to Ayr Road, albeit two 
storeys to the rear given the fall in levels.  There is a two storey, gable-ended dwelling fronting 
Ayr Road further to the north east, however this lies approximately 60 metres from the site.  As 
such, it is less relevant to the context of the application site than the immediately adjacent 
dwellings.  Immediately to the south-west lies a vacant site, beyond which, lies a car-park and 
medical centre comprising shallow-pitch hipped and semi-hipped roofs.  The medical centre sits 
below the level of Ayr Road and behind a hedgerow such that only its roof planes and small 
sections of wall head are visible from Ayr Road.  It is therefore considered that the context of the 
application site in relation to its frontage with Ayr Road is one of low density, low profile built 
form.  This is in stark contrast to the proposed flat-roofed, four storey (including the under 
basement storey) flatted block which would stand approximately 3.5 metres higher than the ridge 
of the adjacent hip-roofed bungalow to the north-east at 161 Ayr Road.   
 
Given its height, depth and width, the proposed development would have a massing significantly 
greater than that of the surrounding development on the south-east side of Ayr Road.  The 
impact of the development's massing on the streetscape is exacerbated by the fact the building 
projects approximately 1.5 metres forward of the front corner of the adjacent dwelling at 161 Ayr 
Road.  Further, its flat-roofed, box-like form, whilst in another setting may have been acceptable, 
is also in stark contrast to the low profile, hip roofed forms on the south east side of Ayr Road.  
The proposed development is therefore considered to be a dominant and incongruous feature on 
the Ayr Road streetscape given its design and massing, to the detriment of the character and 
amenity of the area.  
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The proposed flatted block would also visually dominate and overwhelm the setting of the 
adjacent dwelling at 161 Ayr Road given its size and proximity to the site boundary.    
 
Given the height of the flatted block and its proximity to the site boundary, it would be considered 
to give rise to significant additional overshadowing and loss of ndaylight relative to the adjacent 
dwelling at 161 Ayr Road.   
 
Whilst an application for a flatted development is also being considered on the adjacent vacant 
site, there is no guarantee that that application would be approved.  Further, the planning 
authority is required to consider the proposal with regard to the present adjacent development, 
character and land uses.   
 
The context and character of Maple Avenue must also be considered.  As noted above, Maple 
Avenue is characterised by two storey detached and semi-detached dwellings on the south side 
of the street.  The north site of the street is undeveloped with the exception of the medical centre 
and is characterised by mature, established planting which forms part of the rear gardens of the 
properties on Ayr Road.  This planting and absence of development contributes significantly 
towards the open and spacious character of Maple Avenue.  It is noted that the planting is 
proposed to be retained along Maple Avenue.  The potential impact on Maple Avenue is 
therefore considered to be acceptable and mitigated by the retained planting. 
 
The proposed balconies on the rear elevation of the building are proposed to have translucent 
side panels.  This would mitigate any overlooking towards the adjacent properties to the side.   
There would be no significant additional overlooking towards the properties on Maple Avenue as 
the window to window separation distance and the separation distance between the balconies 
and the rear boundary planting.   It is noted that there are side-facing windows that look towards 
161 Ayr Road at, first and second floor levels.  Whilst those windows have the potential to 
overlook 163 Ayr Road, this is mitigated by their positioning on the building relative to the 
adjacent dwelling.  There would be no significant additional overshadowing towards the 
properties on Maple Avenue given the boundary treatment, orientation and separation distance.   
 
Nevertheless, for the reasons given above relating to character, amenity and the setting of the 
adjacent dwellings, the proposal is considered to be contrary to the terms of Policy D1 of the 
adopted East Renfrewshire Local Development Plan. 
 
Appendix 1 of the adopted Supplementary Planning Guidance: Green Network and 
Environmental Management, which forms part of Policy D7, requires that for 5 flatted properties 
the minimum amenity open space requirement is 150 square metres.  In this case, approximately 
260 square metres of amenity open space is proposed.  The proposal therefore meets the 
requirements of the SPG and Policy D7.   
 
In terms of Policy SG5, the applicant has agreed in principle to the payment of a commuted sum 
for the provision of affordable housing off-site.   
 
Whilst Policy D2 supports residential development within the general urban area, this is subject 
to proposals being of an appropriate scale and design.  As noted above, the proposal is contrary 
to Policy D1 given its impact on character and amenity as a result of its scale and massing.  It 
therefore does not meet the terms of Policy D2.   
 
In terms of the grounds of objection not addressed above the following comments are made. 
The Council’s Roads Service has not objected to the proposals subject to conditions relating to 
the formation of the access, visibility splays, drainage, parking provision and layout. If approved 
the applicant will require the separate consent of utilities/infrastructure providers to connect to 
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existing infrastructure. SEPA has not objected to the proposal. The Affordable Housing policy 
does apply and has been considered.   
 
In conclusion, the proposal is contrary to Policies D1 and D2 of the adopted East Renfrewshire 
Local Development Plan.  There are no material considerations that outweigh the development 
plan and it is therefore recommended that the application is refused. 
 
RECOMMENDATION: Refuse 
 
PLANNING OBLIGATIONS:   None.   
 
REASON FOR REFUSAL: 
 

1. The proposal is contrary to Policies D1 and D2 of the adopted East Renfrewshire 
Local Development Plan as the proposed flatted block: i) would be a dominant and 
incongruous feature on the streetscape of Ayr Road as a result of its size and 
massing relative to the adjacent development; ii) would visually dominate and 
overwhelm the setting of the adjacent dwellings on Ayr Road as a result of its size 
and scale; and iii) would give rise to significant additional overshadowing and loss 
of daylight to the adjacent dwelling at 161 Ayr Road. These factors are all to the 
detriment of the character and visual amenity of the area and to the residential 
amenity of the adjacent dwelling at 161 Ayr Road. 

 
ADDITIONAL NOTES:  None. 
 
ADDED VALUE:  None.  
 
BACKGROUND PAPERS: 
 
Further information on background papers can be obtained from Mr Derek Scott on 0141 577 
3034. 
 
Ref. No.:  2017/0850/TP 
  (DESC) 
 
DATE:  14th December 2018 
 
DIRECTOR OF ENVIRONMENT  
 
Reference: 2017/0850/TP - Appendix 1 

 

DEVELOPMENT PLAN: 

 

Strategic Development Plan 

This proposal raises no strategic issues in terms of the Glasgow and the Clyde Valley Strategic 

Development Plan and therefore the East Renfrewshire Local Plan is the relevant policy 

document 

 

Adopted East Renfrewshire Local Development Plan  

Strategic Policy 2 

Assessment of Development Proposals 
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Proposals for new development, other than smaller scale proposals (such as applications for 

single houses, householder or shop frontage alterations), will be assessed against relevant 

criteria below as well as Policy D1: 

1         Application of a sequential approach which gives priority to the use of Brownfield sites  

           within the urban area then to Greenfield land within the urban area and finally to land  

           adjacent to the urban area.  Sites within the green belt will only be considered where it 

           has been demonstrated that a suitable site does not exist within the urban area; 

2.        Provision of a mix of house types, sizes and tenures to meet housing needs and accord 

           with the Council's Local Housing Strategy and the Glasgow and Clyde Valley Strategic  

           Housing Need and Demand Assessment; 

3.        Resulting positive community and economic benefits; 

4.        The impact on the landscape character as informed by the Glasgow and Clyde Valley and 

           the East Renfrewshire Landscape Character Assessments, the character and amenity of  

           communities,  individual properties and existing land uses; 

5.        The impact on existing and planned infrastructure; 

6.        The impact upon existing community, leisure and educational facilities;    

7.        The transport impact of the development on both the trunk and local road network and the 

rail network, taking into account the need for a transport assessment and the scope for 

green transport and travel plans; 

8.        The impact on the built and natural environment, including the green belt and green 

network taking into account the need for an Environmental Impact Assessment and the 

requirement for proposals to provide a  defensible green belt boundary and links to the 

green network; 

9.        The impact on air, soil, including peat and water quality and avoiding areas where 

development could be at significant risk from flooding and/or could increase flood risk 

elsewhere; 

10.      The potential for remedial or compensatory environmental measures including temporary  

           greening;  

11.      The contribution to energy reduction and sustainable development. 

12.      The impact on health and well being; 

13.      The cumulative impact of the development; 

14.      The impact of proposals on other proposals or designations (including the Town and  

           Neighbourhood Centres in Schedule 14) set out in the Local Development Plan; 

15.      The suitability of proposals when assessed against any relevant Adopted Supplementary  

           Planning Guidance. 

 

Policy D1 

Detailed Guidance for all Development 

Proposals for development should be well designed, sympathetic to the local area and 

demonstrate that the following criteria have been considered, and, where appropriate, met. In 

some cases, where the criteria have not been met, a written justification will be required to assist 

with assessment.  

 

1.       The development should not result in a significant loss of character or amenity to the  

          surrounding area;   

2.       The proposal should be of a size, scale, massing and density that is in keeping with the  

          buildings in the locality and should respect local architecture, building form, design, and  

          materials;  

219



3.       The amenity of neighbouring properties should not be adversely affected by unreasonably  

          restricting their sunlight or privacy. Additional guidance on this issue is available in the  

          Daylight and Sunlight Design Guide Supplementary Planning Guidance; 

4.       The development should not impact adversely on landscape character or the green  

          network, involve  a significant loss of trees or other important landscape,  

          greenspace or biodiversity features; 

5.       Developments should incorporate green infrastructure including access, landscaping,  

          greenspace, water management and Sustainable Urban Drainage Systems at the outset  

          of the design process. Where appropriate, new tree or shrub planting should be  

          incorporated using native species.  The physical area of any development covered  

          by impermeable surfaces should be kept to a minimum to assist with flood risk  

          management.  Further guidance is contained within the Green Network and  

          Environmental Management Supplementary Planning Guidance; 

6.       Development should create safe and secure environments that reduce the scope for 

         anti-social  behaviour and fear of crime;  

7.       Developments must be designed to meet disability needs and include provision for  

         disabled access   within public areas;  

8.       The Council will not accept 'backland' development, that is, development without a  

          road frontage; 

9.       Parking and access requirements of the Council should be met in all development and  

          appropriate mitigation measures should be introduced to minimise the impact of new  

          development.  Development should take account of the principles set out in 'Designing  

          Streets';   

10.     Development should minimise the extent of light pollution caused by street and  

          communal lighting  and any floodlighting associated with the development;  

11.     Developments should include provision for the recycling, storage, collection and 

          composting of waste  materials; 

12.     Where possible, all waste material arising from construction of the development should  

          be retained  on-site for use as part of the new development; 

13.     Where applicable, new development should take into account the legacy of former mining 

          activity; 

 14.    Development should enhance the opportunity for and access to sustainable transportation, 

          including provision for bus infrastructure, and particularly walking and cycle opportunities  

          including cycle parking and provision of facilities such as showers/lockers, all where  

          appropriate.  The Council will not support development on railways solums or other  

          development that would remove opportunities to enhance pedestrian and cycle access  

          unless mitigation measures have been demonstrated; 

15.     The Council requires the submission of a design statement for national and major  

          developments.  Design statements must also be submitted in cases where a local  

          development relates to a site within  a conservation area or Category A listed building in 

          line with Planning Advice Note 68: Design Statements.  

16.     Where applicable, developers should explore opportunities for the provision of digital  

          infrastructure to new homes and business premises as an integral part of development. 

 

Policy D2 

General Urban Areas 
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Development will be supported within the general urban areas, as defined on the Proposals Map, 

where compatible with the character and amenity of the locality and surrounding land uses and 

where it complies with other appropriate policies of the Plan. 

 

Policy SG5 

Affordable Housing 

Throughout East Renfrewshire, where planning permission is sought for residential 

developments of 4 or more dwellings, including conversions, the Council will require provision to 

be made for a minimum 25% affordable housing contribution.  This contribution may be made on 

site; or by means of a commuted sum payment; or off site.  The affordable housing should be 

well integrated into the overall development.  For all proposals viability will be a key consideration 

when determining the suitable level of contributions.  All proposals will require to comply with 

Strategic Policy 2 and Policy D1.  

 

Further detailed information and guidance is provided in the Affordable Housing Supplementary 

Planning Guidance. 

 

Strategic Policy 3 

Development Contributions 

The Council wishes to secure community infrastructure and environmental benefits arising from 

new developments to mitigate their impacts. 

 

New developments that individually or cumulatively generate a requirement for new or enhanced 

infrastructure or services will be expected to deliver, or contribute towards the provision of, 

supporting services and facilities.  Developer contributions will be agreed in accordance with the 

five tests of Circular 3/2012 - Planning Obligations and Good Neighbour Agreements.  Planning 

permission will only be granted for new development where the identified level and range of 

supporting infrastructure or services to meet the needs of the new development is already 

available or will be available in accordance with an agreed timescale. 

 

The master plans for the areas for change are required to identify the infrastructure requirements 

and development contributions required to support development.  The master plans should 

identify how the infrastructure or services will be delivered to support the proposed development.   

 

For all proposals viability will be a key consideration when determining the suitable level of 

development contributions. 

 

Further detailed information and guidance is provided in the Development Contributions 

Supplementary Planning Guidance. 

 

Policy D7 

Green Infrastructure and Open Space Provision within New Development 

New development proposals should incorporate a range of green infrastructure including open 

space provision, multi use access, sustainable urban drainage, wildlife habitat and landscaping.  

This infrastructure should not only form an integral part of the proposed scheme but should 

complement its surrounding environment. 
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Further detailed information and guidance is set out in the Green Network and Environmental 

Management Supplementary Planning Guidance. 

 
GOVERNMENT GUIDANCE: 

 

Scottish Planning Policy on Managing Flood Risk and Drainage indicates the planning system 

should promote a precautionary approach to flood risk from all sources; flood avoidance by 

safeguarding flood storage and conveying capacity, and locating development away from 

functional flood plains and medium to high risk areas; flood reduction by assessing flood risk and, 

where appropriate, undertaking natural and structural flood management measures, including 

flood protection, restoring natural features and characteristics, enhancing flood storage capacity, 

avoiding the construction of new culverts and opening existing culverts where possible; and 

avoidance of increased surface water flooding through requirements for Sustainable Drainage 

Systems and minimising the area of impermeable surface. To achieve this the planning system 

should prevent development which would have a significant probability of being affected by 

flooding or would increase the probability of flooding elsewhere. Piecemeal reduction of the 

functional floodplain should be avoided given the cumulative effects of reducing storage capacity. 

 

Scottish Planning Policy on the Delivery of New Homes indicates the planning system should 

identify a generous supply of land for each housing market area within the plan area to support 

the achievement of the housing land requirement across all tenures, maintaining at least a 5-year 

supply of effective housing land at all times; enable provision of a range of attractive, well-

designed, energy efficient, good quality housing, contributing to the creation of successful and 

sustainable places; and have a sharp focus on the delivery of allocated sites embedded in action 

programmes, informed by strong engagement with stakeholders. 

 

Finalised 14/12/18 AC(3) 
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Page 1 of 5

2 Spiersbridge Way Thornliebank G46 8NG  Tel: 0141 577 3001  Email: planning@eastrenfrewshire.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid.

Thank you for completing this application form:

ONLINE REFERENCE 100152858-001

The online reference is the unique reference for your online form only. The  Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application.

Applicant or Agent Details
Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting
on behalf of the applicant in connection with this application)  Applicant  Agent

Agent Details
Please enter Agent details

Company/Organisation:

Ref. Number: You must enter a Building Name or Number, or both: *

First Name: * Building Name:

Last Name: *  Building Number:

Address 1
Telephone Number: * (Street): *

Extension Number: Address 2:

Mobile Number: Town/City: *

Fax Number: Country: *

Postcode: *

Email Address: *

Is the applicant an individual or an organisation/corporate entity? *

  Individual    Organisation/Corporate entity

Ryden LLP

Brian 

Muir

St Vincent Street

130

0141 270 3120

G2 5HF

Scotland

Glasgow

brian.muir@ryden.co.uk
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Applicant Details
Please enter Applicant details

Title: You must enter a Building Name or Number, or both: *

Other Title: Building Name:

First Name: * Building Number:

Address 1
Last Name: * (Street): *

Company/Organisation Address 2:

Telephone Number: * Town/City: *

Extension Number: Country: *

Mobile Number: Postcode: *

Fax Number:

Email Address: *

Site Address Details
Planning Authority: 

Full postal address of the site (including postcode where available):

Address 1:  

Address 2:

Address 3:

Address 4:

Address 5:

Town/City/Settlement:

Post Code:

Please identify/describe the location of the site or sites

Northing Easting

163 AYR ROAD

East Renfrewshire Council

NEWTON MEARNS

High Craighall Road

10

Bradbury House

GLASGOW

G77 6RE

G4 9UD

Scotland

655720

Glasgow

253853

AYA Developments Limited
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Description of Proposal
Please provide a description of your proposal to which your review relates. The description should be the same as given in the 
application form, or as amended with the agreement of the planning authority: *
(Max 500 characters)

Type of Application
What type of application did you submit to the planning authority? *

  Application for planning permission (including householder application but excluding application to work minerals).

  Application for planning permission in principle.

  Further application.

  Application for approval of matters specified in conditions.

What does your review relate to? *

  Refusal Notice.

 Grant of permission with Conditions imposed.

  No decision reached within the prescribed period (two months after validation date or any agreed extension) – deemed refusal.

Statement of reasons for seeking review
You must state in full, why you are a seeking a review of the planning authority’s decision (or failure to make a decision). Your statement 
must set out all matters you consider require  to be taken into account in determining your review. If necessary this can be provided as a 
separate document in the ‘Supporting Documents’ section: *  (Max 500 characters)

Note: you are unlikely to have a further opportunity to add to your statement of appeal at a later date, so it is essential that you produce 
all of the information you want the decision-maker to take into account.

You should not however raise any new matter which was not before the planning authority at the time it decided your application (or at 
the time expiry of the period of determination), unless you can demonstrate that the new matter could not have been raised before that 
time or that it not being raised before that time is a consequence of exceptional circumstances.

Have you raised any matters which were not before the appointed officer  at the time the  Yes   No
Determination on your application was made? *

If yes, you should explain in the box below, why you are raising the new matter, why it was not raised with the appointed officer before 
your application was determined and why you consider it should be considered in your review: * (Max 500 characters)

Erection of five flats following demolition of existing dwellinghouse with associated car parking and landscaping and bin storage

See paper apart: Applicant's Statement

Part (iii) of the Reason for Refusal alleges overshadowing and loss of daylight in relation to the adjacent property.  The planning 
authority did not request information on this matter during the consideration of the application.  Part (iii) was a surprise.  For this 
reason, the applicant has included two additional documents in support of this Notice of Review.  These documents track 
overshadowing at the spring solstice as existing (Document AYA17), and as proposed (Document AYA18).   
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Please provide a list of all supporting documents, materials and evidence which you wish to submit with your notice of review and intend 
to rely on in support of your review. You can attach these documents electronically later in the process: * (Max 500 characters)

Application Details
Please provide details of the application and decision.

What is the application reference number? *

What date was the application submitted to the planning authority? *

What date was the decision issued by the planning authority? *

Review Procedure
The Local Review Body will decide on the procedure to be used to determine your review and may at any time during the review 
process require that further information or representations be made to enable them to determine the review. Further information may be 
required by one or a combination of procedures, such as: written submissions; the holding of one or more hearing sessions and/or 
inspecting the land which is the subject of the review case.

Can this review continue to a conclusion, in your opinion, based on a review of the relevant information provided by yourself and other 
parties only,  without any further procedures? For example, written submission, hearing session, site inspection. *
 Yes   No

Please indicate what procedure (or combination of procedures) you think is most appropriate for the handling of your review. You may 
select more than one option if you wish the review to be a combination of procedures.

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

Please select a further procedure *

Please explain in detail in your own words why this further procedure is required and the matters set out in your statement of appeal it 
will deal with?  (Max 500 characters) 

In the event that the Local Review Body appointed to consider your application decides to inspect the site, in your opinion:

Can the site be clearly seen from a road or public land? *  Yes   No

Is it possible for the site to be accessed safely and without barriers to entry? *  Yes    No

See paper apart: List of Documents

2017/0850/TP

14/12/2018

By means of inspection of the land to which the review relates

Holding one or more hearing sessions on specific matters

14/08/2018

Although the location of the site will be familiar to members of the LRB, the specifics of this proposal, and the basis on which it is 
being promoted and justified, mean that members may benefit from a careful site visit and inspection.

Although the location of the site will be familiar to members of the LRB, the specifics of this proposal, and the basis on which it is 
being promoted and justified, mean that members may benefit from an opportunity to question the applicant within the context of a 
brief hearing..
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Checklist – Application for Notice of Review
Please complete the following checklist to make sure  you have provided all the necessary information in support of your appeal. Failure 
to submit all this  information may result in your appeal  being deemed invalid. 

Have you provided the name and address of the applicant?.  *  Yes   No

Have you provided the date and reference number of the application which is the subject of this  Yes   No
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name   Yes   No   N/A
and address and indicated whether any notice or correspondence required in connection with the 
review should be sent to you or the applicant? *
Have you provided a statement setting out your reasons for requiring a review and by what  Yes   No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, in full, why you are seeking a review on your application. Your statement must set out all matters you consider 
require to be taken into account in determining your review. You may not have a further opportunity to add to your statement of review 
at a later date. It is therefore essential that you submit with your notice of review, all necessary information and evidence that you rely 
on and wish the Local Review Body to consider as part of your review.
Please attach a copy of all documents, material and evidence which you intend to rely on  Yes   No
(e.g. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g. renewal of planning permission or modification, variation or removal of a 
planning condition or where it relates to an application for approval of matters specified in conditions, it is advisable to provide the 
application reference number, approved plans and decision notice (if any) from the earlier consent.
 

Declare – Notice of Review
I/We the applicant/agent certify that this is an application for review on the grounds stated.

Declaration Name: Mr Brian  Muir

Declaration Date: 08/02/2019
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 1 

 
Notice of Review Site: 163 Ayr Road, Newton Mearns, G77 6RE 

 

Notice of Review Proposal: Erection of five flats following demolition of existing 

dwellinghouse with associated car parking and landscaping with associated parking 
and bin storage 
 

Applicant for Notice of Review: AYA Developments Limited 
 

Agent: Ryden LLP 
 

LPA Ref: 2017/0850/TP 
 

 
 
NOTICE OF REVIEW 
APPLICANT’S STATEMENT  
(PAPER APART) 
 
(This document extends to 6 pages) 
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Applicant’s Reasons for submitting a Notice of Review 
 
The reasons for refusal set out within the Decision Notice, (Document AYA20 ) and 
the terms of the case officer’s Report of Handling, (Document AYA19) give a single 
reason for refusal which is divided into three parts.   
 
The reason for refusal is: 
 
The proposal is contrary to Policies D1 and D2 of the adopted East 
Renfrewshire Local Development Plan as the proposed flatted block: 
 

(i) Would be a dominant and incongruous feature on the streetscape of Ayr 
Road as a result of its size and massing relative to the adjacent 
development; 

(ii) Would visually dominate and overwhelm the setting on adjacent 
dwellings on Ayr Road as a result of its size and scale; and 

(iii) Would give rise to significant additional overshadowing and loss of 
daylight to the adjacent dwelling to 161 Ayr Road. 

 
These factors are all to the detriment to the character and visual amenity of the 
area and to the residential amenity of the adjacent dwelling at 161 Ayr Road. 
 
The applicant takes the view that this reason for refusal is unreasonable.  The 
applicant submits that the Local Review Body is entitled to apply different judgements 
in relation to the above matters, and therefore to reach a decision different to that of 
the case officer.   
 
The applicant believes that there is sufficient supporting evidence for that view.  The 
evidence is set out in this statement. 

 
The application site 
 
The application site is located on Ayr Road within the general locale of Mearns Cross 
town centre.  The application site contains an existing, detached residential property.  
The existing property has two storeys to the front and three storeys to the rear, due 
to the sloping nature of the site. 
 
Unlike the vast majority of residential property sites within Newton Mearns, the 
application site located is within an area of mixed use.  Visually and psychologically it 
is within the Mearns Cross “town centre” locale with a wide range of uses very close 
to the site (Document AYA16A, Section 1.3, aerial photograph). 
 
 

Administration 
 
The applicant notes the following matters of fact: 
 

 The planning application was originally submitted to the planning authority on 
19 December 2017.  It was registered on 8 January 2018, but with a 2017 
reference number. 

 Following discussions and the submission of additional information, the 
planning authority decided to re-start the clock for the application and 
changed the start date from 8 January 2018 to 14 August 2018, the latter date 
being used on the Decision Notice. 
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Overview of applicant’s case 
 
The town centre area at Mearns Cross has evolved considerably over the past 5 
decades.  The Design and Access Statement (Document AYA16C, Section 4.1) 
describes the evolution from the village of Newton Mearns from the late 18th century 
to the present day.  However, for the past five to six decades, the evolution of what 
has become the town centre for the greater Newton Mearns can be summarised as 
follows: 
 

 Originally there was a church, a school, and a few local shops; 

 A small shopping mall was then developed; 

 A superstore (Asda) was added in due course, at the southern end of the 
shopping mall, this being accommodated by a major realignment of Barrhead 
Road at its junction with Ayr Road; 

 Later still, an additional supermarket (M&S) was added at the northern end of 
the mall; and 

 More recently, a flatted development of retirement homes has been 
developed on the site of the former school buildings. 

 
Mearns Cross is now a more substantive focal point for Newton Mearns.  It is also an 
ideal location for those who have lived in Newton Mearns all of their lives but who 
want to downsize because they like the idea of being close to all amenities.  The 
various flatted developments along Ayr Road illustrate this.  The flats recently 
developed by Westpoint Homes at Mearns Cross emphasise this trend.   
 
It is the opinion of the applicant that this trend for flatted/retirement dwellings will 
accelerate.  The application proposal is part of this trend. 
 
The application site is well-located to support this trend.  It is at the heart of Newton 
Mearns and Mearns Cross.  Although it is on the other side of Ayr Road when 
compared to the main body of Mearns Cross centre, it is visually and psychologically 
part of the centre.   
 
In summary: 
 

 The nature, function, and form of the built environment at Mearns Cross has 
experienced considerable evolution over the past 5 decades and continues to 
evolve.   

 Current and future trends for the locale have implications for the Mearns 
Cross area, particularly in relation to flatted/retirement housing. 

 The application site provides a real opportunity to set a new benchmark in 
terms of design for the development of flatted accommodation within the 
Mearns Cross centre locale. 
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Supporting evidence 
 
General Comments 
 
The applicant notes that there are no objections to the proposed development from 
the relevant departments or authorities in relation to the following matters: 
 

 Access for vehicles, pedestrians, and cyclists; 

 Parking arrangements for vehicles and cycles; 

 General accessibility to public transport; 

 Drainage; 

 Flooding; 

 Ecology; and 

 Environmental Health matters. 
 
Parts (i) and (ii) of the reason for refusal (see page 2 above) are matters of 
judgement.   
 
Part (iii) of the reason for refusal is not supported by any evidence in the Planning 
Authority’s Report of Handling (Document AYA19).   
 
Each of these issues is now considered in turn.   
 

Part (i) and (ii) of the reason for refusal 
 
The applicant wishes to draw to the attention of the members of the Local Review 
Body the Design & Access Statement which was submitted in support of the 
application proposals (Documents AYA 16A – 16E).   
 
Members are invited to read the document as a whole.  It sets out a coherent 
narrative regarding the scale and massing of the proposed building and how that 
building would sit within the general urban environment which currently exists.  In the 
opinion of the applicant, the case officer failed to give sufficient weight to the 
information and evidence contained within Documents AYA16A – 16E.   
 
In addition to inviting members to read and consider the Design & Access Statement 
as a whole, the applicant would wish to draw particular attention to the following: 
 

 Section 1.3 (Site Location), which shows the range of uses in the locale.   

 Section 2.1 (Local Development Plan) which shows the application site being 
located immediately adjacent to the boundary of Mearns Cross town centre.   

 Section 2.2 (Assessment of Proposal in relation to Relevant Policy) which 
illustrates the Scale and Massing and the land-uses in the locale.   

 Section 2.2 (Assessment of Proposal in relation to Relevant Policy) which 
shows the existing and proposed massing and skyline along Ayr Road.  

 Section 2.2 (Assessment of Proposal in relation to Relevant Policy) which 
shows how the proposal would sit, when viewed from the east, against the 
visual bulk of Mearns Cross centre and the new Westpoint Homes flats. 

 Section 2.3 (Looking to the Future) which shows the proposed development 
in relation to the similar proposed development for the plot immediately to the 
south of the application site (that other development currently being the 
subject of a separate planning application). 
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 Section 3.2 (Existing Street Site Sections and Elevations) which set the 
existing building on the site and the proposed development within the context 
of cross sections. 

 The whole of Chapter 4 (Context Appraisal) which illustrates the significant 
diversity and building form, scale, and massing, along the extent of Ayr Road.   

 
The applicant submits that, had this substantive supporting information been properly 
considered, and given appropriate weight, in the consideration of the application, the 
case officer may have reached a different conclusion in relation to the matters set out 
in Parts (i) and (ii) of the Reason for Refusal. 
 
The applicant also lodges, as supporting evidence on this point, an e-mail which was 
sent to the case office on 13 August 2018 (Document AYA 21), which submits that 
the above points should be accorded due weight. 
 

Part (iii) of the reason for refusal 
 
East Renfrewshire Council published Supplementary Guidance in relation to Daylight 
and Sunlight in June 2015.  The document is not a technical document.  Rather, it 
sets out general principles in relation to the potential effects on daylighting and 
sunlight when new development is proposed.  The document also accepts that it is 
inevitable that new development will result in additional overshadowing to 
neighbouring houses and gardens and it is a matter of judgement as to whether the 
effects of any particular scheme will be at a level which is unacceptable. 
 
The Design & Access Statement (Document AYA16E) contains, at Section 6.7 
(Shading and Privacy), an assessment of the proposal in relation to the effect on the 
amenity of neighbouring properties in relation to sunlight or privacy.  The information 
and diagrams there demonstrate that there is no adverse effect which could form the 
basis of a refusal of the application proposals.   
 
No further information was requested from planning officers during the consideration 
of the application.  The applicant was therefore surprised to note the terms of Part (iii) 
of the reason for refusal, as the applicant had not been given any opportunity to 
address any concerns which may have been thought to be important by officers. 
 
For this reason, the applicant has included two additional documents in support of 
this Notice of Review.  These documents track overshadowing at the spring solstice 
as existing (Document AYA17), and as proposed (Document AYA18).   
 
In the submission of the applicant, this further demonstrates that there is no 
unacceptable adverse effect in relation to daylight, sunlight, and overshadowing, 
such that it would lead to a basis for refusing the current application proposals.   
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Conclusion 
 
The proposed development is in line with the existing evolution of the Mearns Cross 
locale, and anticipates the changes in social circumstances which will lead to 
residents in Newton Mearns downsizing and seeking to locate closer to Mearns 
Cross in flatted developments.   
 
The design and scale of the proposed building sits well within the varied urban 
context of the surrounding locale.  It will add visual interest and quality to the area.   
 
The proposals will not have an effect on the surrounding residential properties which 
will be of a scale and nature sufficient to form a basis for refusing the application. 
 
Conversely, the well-considered modern design will set a benchmark for the council 
to apply when considering any future development proposals in the Mearns Cross 
locale which seek to provide the same type of residential accommodation.   
 
For all the reasons set out within the submission, the applicant requests that the 
Local Review Body, having reviewed all relevant matters, concludes that the 
applicant’s proposal is reasonable, and therefore grants planning permission for 
application 2017/0850/TP. 
 
 
 
(END OF STATEMENT) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Ryden LLP  
AYAD 0001 
6 February 2019 
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1.2  DESCRIPTION OF DEVELOPMENT

This document accompanies the formal Planning Application for the 
erection of a flatted development with associated parking, bin 
storage and outdoor space at 163 Ayr Road, Newton Mearns, G77 6RE. 

This design statement (prepared with guidance set out in PAN 68) 
relatesrelates to the proposed erection of a small residential development and 
has been prepared by NVDC Architects on behalf of our client, AYA 
Developments Ltd. 

NVDC has compiled this document following advice from East 
Renfrewshire Council. It aims to discuss in detail, the site, its location 
and our proposed design with reference to the Local Plan, the local 
neighbourhood and design guidelines. 

TheThe site currently contains a detached property with accommodation 
over three-storeys. The proposal is to develop the site, which shares a 
boundary with the Newton Mearns Town Centre envelope, on the local 
development plan. Our proposal is for the provision of five good quality 
high-end apartments, to meet the high demand in the area for young 
professionals and older couples looking to downsize from large family 
homes but with a desire to stay within the same community and be near 
toto their family and  local amenities. The scale of the development aims 
to reflect the sites key location in the town centre and reflect the 
existing and emerging scale at this section of Ayr Road. Car parking and 
bicycle storage will be provided in the basement and to the rear of the 
building, in order to reduce its impact on the site. A bin store will also 
be provided in close proximity to the main road for ease of disposal.
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2.1  LOCAL DEVELOPMENT PLAN AND POLICY APPRAISAL

The site is currently designated as residential within the adopted Local 
Plan and is located adjacent to the Town Centre envelope. The 
surrounding area includes a new shopping development, a sustainable 
transport zone, a regeneration area and a business improvement district.

The development plan comprises the Glasgow and The Clyde Valley
StrategicStrategic Development Plan 2006 (Approved May 2012) and the East 
Renfrewshire Local Development Plan (Adopted June 2015).  
Given the scale and nature of the proposed development, the provisions 
of the strategic development plan are not relevant.  
In relation to the local development plan, the following context and 
policies are relevant:

•• The site is located immediately adjacent to the boundary of Newton 
Mearns town center;

• Policy M6.4 promotes the regeneration of Newton Mearns town center
;
• The application site itself is not covered by any site-specific policy;

• General Policy D1 (Detailed Guidance for all Development);

• General Policy D2 (General Urban Areas);

•• General Policy D15 (Sub-Division of the Curtilage of a Dwelling House 
for a New Dwelling House and replacement of an existing House with a 
New House); and

• Policy SG5 (Affordable Housing).
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From: Farahbod Nakhaei  
Sent: 13 August 2018 18:00 
To: Scott, Derek <Derek.Scott@eastrenfrewshire.gov.uk> 
Subject: RE: 2017/0850/TP - Erection of five flats following demolition of existing dwellinghouse with 
associated car parking and landscaping with associated parking and bin storage at 163 Ayr Road, 
Newton Mearns.  
 
Dear Derek hi, 
 
Further to your email below I write to confirm that we have now uploaded the full set of revised 
drawings and Design Statement onto East Ren. Portal as requested.  
 
I would also like to take this opportunity to note below a brief summary of the key points that have 
governed our thinking and approach to the design for our proposal for this site, which I hope you will 
find helpful in your reading of our proposal. 
 
PLANNING POLICIES 
 

• We believe that our proposal for 163 Ayr Road should be viewed in the much wider context 
of Ayr Road as well as the immediate wider context of Newton Mearns Town Centre and not 
simply in the immediate context of it’s neighbouring properties on either side of the plot 
boundary. 

 

• An inherent requirement of all planning policies is a deep understanding of the context, so 
that proposals that are developed will be contextual and will make a positive contribution to 
the townscape qualities of our towns and cities. 
 

• We believe the deep understanding of context will come from looking beyond the 
immediate confines of the site boundaries and it’s neighbouring properties. 

 

• We have therefore looked at the history of our site in the context of Newton Mearns and it’s 
Historical Development in order to better understand the role that our site has played and 
can or should play in terms of the role it has within Newton Mearns Townscape. 

 
NEWTON MEARNS TOWN CENTRE 
 

• As we all know Newton Mearns has gone through quite substantial changes through the 
years, most notably the development of the shopping centre in the 60s which involved 
wholesale removal/demolition of large swathes of buildings as well as rearrangement/re-
alignment of historical road layout in order to accommodate this change. 

 

• The new shopping Centre has provided a much needed facility for the burgeoning and 
prospering town and community of Newton Mearns. 

 

• The council had the confidence and vision to be bold and forward thinking in their approach 
to managing the changes that were required.  

 

• However this transformation in the Townscape of Newton Mearns has not been without it’s 
knock on effects on the Town Scape qualities of what we now know as the new Town 
Centre. 
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• Where once stood a densely arranged pattern of housing/buildings with a strong of sense of 
enclosure, definition and correlation with the road layouts/external spaces in the old town 
centre for a century between 1850s-1950s, we now have a lack of definition, enclosure or 
approach from the East (Glasgow City Centre), particularly along the stretch of Ayr Road 
between Nos. 153 and 163 Ayr Road. 

 

• Whilst the row of single storey properties between 153 and 163 Ayr Road may have made 
sense in terms of their scale and townscape qualities when first built in the 1930s, they no 
longer make sense after all the changes that have taken place such as the widening of Ayr 
Road and the increase in building scale which has come about from the building of the 
shopping centre and other new & recent developments on the opposite side of Ayr Road to 
our application site. 

 

• The Western Approach to Town Centre on the other hand is still well defined and has a 
strong sense of definition and enclosure by the virtue of the larger building scale and closer 
proximity of buildings to Ayr Road and one another (appropriate density & scale).  

 

• We therefore believe our development on 163 Ayr Road has a significant role to play in 
repairing and restoring the fabric of Newton Mearns Town Centre along the Eastern 
approach to Town Centre by introducing a much needed sense of scale and definition 
through appropriate density & scale.   

 

• We believe that our proposal is not only justifiable but desirable in terms of how it adheres 
and responds to the various planning policy requirements while addressing the Townscape 
shortcomings of our site context. 

 
AYR ROAD 
 

• Ayr Road has a diverse character all the way along it’s full length from Rouken Glen Road 
roundabout to Newton Mearns Town centre.  

 

• There are numerous occasions along Ayr Road where new recent large scale developments 
(both in terms of footprint and height) have been built next to much lower scale 
neighbouring properties and this is very much the character and pattern of development 
along Ayr Road in terms of architectural style and mixture of buildings of different scale co-
existing along Ayr Road.  
 

• We therefore believe that our proposal is not only justifiable but desirable in terms of its 
scale, and it is entirely in keeping with the pattern of development along Ayr Road.  

 
LOOKING TO THE FUTURE 
 

• We believe there are overriding townscape issues that need to be taken into consideration 
when considering our proposal. 

 

• We believe our proposal is an opportunity to repair and restore the townscape along this 
stretch of Ayr Road on the Eastern Approach to Newton Mearns town centre.  

 

• Whilst coincidental, we believe there is an even bigger opportunity offered by viewing our 
proposal in the context of the proposals for our neighbouring site to the west of our site 
which is currently in for planning. 
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• Whilst separate applications and each should be considered on it’s own merits, viewed 
together, we can see that there is an even greater opportunity to hugely enhance the 
townscape on the Eastern approach to Town Centre as well as introducing the much needed 
mix and type of housing that is needed to not only serve the needs of our growing aging 
population but also to inject the sense of life and vitality which will be so instrumental to 
retaining a thriving community. 

 
BUILDING DESIGN 
 

• We have further developed the proposed building design in response to your concerns 
regarding aspects of the design. 

 

• We have introduced steps in the massing of our building design in order to reduce and 
breakdown the scale and mass of the building and creating a gradual rise in scale of our 
proposal and hence creating a much better fit into the context of the immediate property at 
161 Ayr Road. 

 
I do hope that the above explanatory notes together with the revised drawings and Design 
Statement will clearly set out the aspirations of our proposal, which is to make a positive 
contribution to the townscape of Newton Mearns by repairing and restoring a sense of place on this 
Eastern Approach to the Town Centre of Newton Mearns.    
 
If any of the above or downloaded documents and drawings are not clear or you wish to discuss 
further refinements to our proposal before determination, please do not hesitate to contact me. 
 
Kind regards 
 
Farahbod 
 
 
Farahbod Nakhaei 
BSc.(Hons), BArch RIAS ARB 
 
Managing Director 
 
         N V D C   
 
Bradbury House 
10 High Craighall Road  
Glasgow  
G4 9UD 
 
Tel:             0141 959 8752 
Email:         farahbod@nvdc.co.uk 
Web:          www.nvdc.co.uk 
_________________________________________________________________ 

 
This email is confidential and intended solely for the named recipient. If you are not the intended recipient, be advised  
that you have received this email in error and that any use, dissemination, forwarding, printing, or copying of this email  
is strictly prohibited. 
 
Disclaimer: NVDC Architects Ltd does not accept any responsibility for the contents of this message.  
Opinions in this email are of the individual sender and not of NVDC Architects Ltd, unless stated otherwise.  
This message has been checked by virus scanning software but this does not guarantee that this email is virus free.  

315

mailto:farahbod@nvdc.co.uk
http://www.nvdc.co.uk/


You must therefore take full responsibility for virus checking. 
_________________________________________________________________ 
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APPENDIX 6 
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Site Plan as Proposed
1:200@A1/1:400@A3

Application Site Boundary Access Layout
1:200@A1/1:400@A3

Amenity & Waste Layout
1:200@A1/1:400@A3

Waste Bins:
Residual/landfill waste: Required:  5 flats x Volume 240l = 1200l
                                       Proposed: 1 x Volume 1280l
Food and garden waste: Required:  5 flats x Volume 240l = 1200l
                                         Proposed: 1 x Volume 1280l
Mixed plastic,glass and cans: Required:  5 flats x Volume 240l = 1200l
                                                Proposed: 1 x Volume 1280l
Paper,cardboards and cartons: Required:  5 flats x Volume 240l = 1200l
                                                    Proposed: 1 x Volume 1280l

Amenity Space: 
Required: 5 flats x 30m2 = 150m2

Proposed: Total = 337m2   
                        A = 260m2 
                        B = 20m2

               C = 33m2

               D = 17m2

               E = 9m2

Required:  2 Bedroom flat requirement = 1.65 x 3 = 4.95
                  3 Bedroom flat requirement = 2.25 x 2 = 4.5
Total development requirement = 10 spaces (1 of which is Disabled) 

Proposed: 10 no. car parking spaces:
                   7 no. 2.5 x 4.8m car parking spaces
                   3 no. 2.8 x 4.8m car parking spaces

329



First Floor Layout as Proposed
1:100@A1/1:200@A3
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1:100@A1/1:200@A3
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Amenity Space: 
Required: 5 flats x 30m2 = 150m2
Proposed: Total = 326m2   
                        Rear Garden = 256m2 
                        Balconies = 70m2

Waste Bins:
Residual/landfill waste: 
Required:  5 flats x Volume 240l = 1200l
Proposed: 1 x Volume 1280l
Food and garden waste: 
Required:  5 flats x Volume 240l = 1200l
Proposed: 1 x Volume 1280l
Mixed plastic,glass and cans: 
Required:  5 flats x Volume 240l = 1200l
Proposed: 1 x Volume 1280l
Paper,cardboards and cartons: 
Required:  5 flats x Volume 240l = 1200l
Proposed: 1 x Volume 1280l

Posts & fence height @ 
no more than 1.05 m

A visibility splay of 2.5 metres (X) x 90 metres (Y) to 
be provided and maintained in perpetuity, in both the 
primary and secondary directions, with no 
obstructions above 1.05 metres in height accepted 
within the aforementioned splay.

Inter-visibility splay of 2m back from the edge of the 
driveway (X distance) and 5m in either direction from 
the edge of the driveway (Y distance) to be provided.  
No obstructions above a height of 1.05 metres will be 
accepted in either direction within the 
aforementioned splay.

New access.

Sightline
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Posts & fence height @ 
no more than 1.05 m
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Basement Layout as Proposed
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Legend:

1 - Blonde Natural Stone
2 - Blonde Facing Brick
3 - Zinc Cladding
4 - Aluminium Frame Windows
5 - Aluminium Cladding
6 - Aluminium Door
7 - Grey Garage Door
8 - Metal Railing
9 - Alumninum Flashing & Coping
10 - Glass Balustrade
11 - Aluminium-framed Translucent Glass Panel 
12 - Timber Cladding
13 - Timber Doors

Legend:
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3 - Zinc Cladding
4 - Aluminium Frame Windows
5 - Aluminium Cladding
6 - Aluminium Door
7 - Grey Garage Door
8 - Metal Railing
9 - Alumninum Flashing & Coping
10 - Glass Balustrade
11 - Aluminium-framed Translucent Glass Panel 
12 - Timber Cladding
13 - Timber Doors

Legend:
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3 - Zinc Cladding
4 - Aluminium Frame Windows
5 - Aluminium Cladding
6 - Aluminium Door
7 - Grey Garage Door
8 - Metal Railing
9 - Alumninum Flashing & Coping
10 - Glass Balustrade
11 - Aluminium-framed Translucent Glass Panel 
12 - Timber Cladding
13 - Timber Doors

Legend:

1 - Blonde Natural Stone
2 - Blonde Facing Brick
3 - Zinc Cladding
4 - Aluminium Frame Windows
5 - Aluminium Cladding
6 - Aluminium Door
7 - Grey Garage Door
8 - Metal Railing
9 - Alumninum Flashing & Coping
10 - Glass Balustrade
11 - Aluminium-framed Translucent Glass Panel 
12 - Timber Cladding
13 - Timber Doors
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