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REPORT OF HANDLING 

 
Reference: 2014/0416/TP Date Registered: 21st January 2015 

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

Ward:  5 -Newton Mearns South   
Co-ordinates:   254126/:654918 
Applicant/Agent: Applicant: 

Care Concern Group 
204 Field End Road 
Eastcote 
Pinner 
Middlesex 
HA5 1RD 

Agent: 
Yeoman McAllister Architects 
Waterside Studios  
64 Coltbridge Avenue 
Edinburgh 
EH12 6AH 
 

Proposal: Erection of 76 bed care home with formation of access road and car 
parking and alterations to access from Mearns Road (amended 
description) 

Location: Blue Acres Nursery 
416 Mearns Road 
Newton Mearns 
G77 5RY 
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CONSULTATIONS/COMMENTS:  
 
East Renfrewshire Council Roads And 
Transportation Service 

No objections subject to conditions. Revised 
access arrangements acceptable. New road to 
care home will not be adopted. Stopping Up 
Order required for section of footpath at 
applicants expense. 

 
Scottish Environment Protection Agency No objections. 
 
Scottish Water No response at time of writing. 
 
East Renfrewshire Council Waste Strategy Section As care home is private commercial business it 

is under no obligation to use Councils 
collection. Guidance provided on storage areas 
and waste bins for information only. 

 
Glasgow Airport No objections. 
 
East Renfrewshire Council Environmental Health 
Service 

No objections subject to conditions on 
construction hours, removal of waste and 
contamination survey. 

 
East Renfrewshire Council Development 
Contributions Officer 

The proposed residential care home is applied 
for under Use Class 8 'Residential Institutions'.  
It is considered that this development would not 
create new or exacerbate existing deficiencies 
in local infrastructure, facilities or environment 
to an extent that would require mitigation 
through the provision of a development 
contribution. 

 
National Air Traffic Service No objections 
 
PUBLICITY:  
 
04.07.2014 Glasgow and Southside Extra Expiry date 18.07.2014 

  
SITE NOTICES:  None  
 
SITE HISTORY:       No relevant applications within the last 10 years   
  
REPRESENTATIONS:  
  
A total of 15 representations have been received: 
 
Representations can be generally summarised as follows: 
 
Overlooking/impact on privacy 
Noise/disturbance during construction  
Insufficient parking/overspill onto nearby streets 
Narrow /steep access 
Poor public transport links 
Overdevelopment 
Size, scale and height 
No need/other facilities in area/no benefit to local residents 
Loss of trees/impact on wildlife 
Exacerbate existing drainage issues 
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DEVELOPMENT PLAN & GOVERNMENT GUIDANCE: See Appendix 1 
 
SUPPORTING REPORTS:   
   
Design Statement Discusses the proposal against the Local Plan, the site constraints, site 

appraisal and design principles. 
   
Ground Investigation 
Report  

Site assessed with regard to, for example, geology, mining, hydrogeology, 
hydrology, waste, ground and surface water.  Concludes that site unlikely 
to be impacted by extensive or severe contamination.  Insignificant or low 
risks for statutory receptors. Recommends further survey before work 
commences. 

   
Habitat Survey Site comprises mire, scrub, and matures broadleaf and conifer trees. 

Moderate species variety and habitats not considered as exceptional 
value. Likely to be otters in the burn and the potential for roosting bats. 
Recommend bat and otter surveys and nesting survey 

   
Bat Survey No evidence of, or potential for, bats. The trees can be felled at any time. 

Recommend that site resurveyed if works start after 10th July 2015. 
   
Otter Survey No sign of otters within the area of the burn or the site but may be used as 

transit site. Recommends 10m stand-off from burn. 
   
Road Safety Audit In respect of new access junction. Discusses impact of landscaping, 

accommodating traffic entering/leaving care home, prevention of conflict 
between pedestrians and turning vehicles. 

   
Transport Assessment Examines issues such as existing and proposed road network, 

accessibility, accidents, pedestrian and cycle facilities, public transport, 
car movements, travel plan. 

   
Tree Report Approximately 20 trees surveyed and identifies: 10 category B trees, 6 

category C trees and 2 category U trees (of no value). Many self seeded 
trees in and around the hardstanding area. Recommends removal of two 
trees and protection for those retained during construction work. 

 
ASSESSMENT: 
 
This is a Local Development under the terms of the Town and Country Planning (Hierarchy of 
Developments) (Scotland) Regulations 2009. However, as more than 10 objections have been 
received, the application has to be presented to the Planning Applications Committee for 
determination. 
 
The site is located on the west side of Mearns Road at the roundabout junction with Humbie Road 
and is situated within the urban area. The irregular shaped site, which extends to approximately 
0.68 hectares, was formally a nursery business and is in poor condition with the remnants of 
derelict polytunnels, ancillary buildings and hardstandings. There is a watercourse to the south 
west of the site. Accessed off Mearns Road by means of a steep access track, the site is situated 
below road level and is bounded by residential properties in Newton Grove to the east; 
established tree belts associated with a housing estate within the grounds of the former 
Mearnskirk Hospital to the north and west; and two detached residential properties to the south. 
The latter are situated elevated above the site with a large retaining wall, comprising concrete 
blocks in mesh cages in partial timber cladding. 
 
Planning permission is being sought for the erection of a two and three storey building that is to 
accommodate a 76 bed care home with associated access road and car parking. The existing 
access is to be upgraded and extended to serve the new development. The building effectively 
comprises two wings orientated from west to east linked by a shorter section aligned north to 
south of varying height between two and three storeys. Overall, the lower ground floor would 
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comprise ancillary uses such as kitchens and laundry, recreational uses and eight ensuite 
bedrooms. On the first floor (which is the entrance level) there are to be 34 ensuite bedrooms and 
two day rooms/dining room/lounges and an external roof terrace on the south wing. The second 
floor would largely replicate the ground floor but would have a larger roof terrace. The building 
takes account of the constraints of the site in terms of levels and the design encompasses varying 
ridge heights, different elevational treatments and external materials. External materials would 
include slate, render, stone and timber. 
 
The current access into the site would be upgraded and retained. The junction arrangement with 
Mearns Road would be realigned to provide safer arrangement for accessing the two properties 
fronting Mearns Road i.e. Blueacre and Chavey Down and would require a Stopping-Up Order for 
a section of footpath. Twenty car parking spaces would be provided within the site plus four 
disabled spaces, an ambulance bay and four overspill car parking spaces. A new footpath would 
link the development to the existing footway onto Mearns Road.  
 
Garden space for use by the home would be provided around the building with both communal 
and individual accesses in addition to two outdoor roof terraces on the southern wing.  
 
The application is to be assessed against the Development Plan and any material considerations. 
The Development Plan comprises the Glasgow and the Clyde Valley Strategic Development Plan 
(adopted 2012) and the East Renfrewshire Local Plan (adopted 2011). As the proposal does not 
raise any issues on a strategic level, the proposal will be assessed against the adopted East 
Renfrewshire Local Plan. Material considerations are considered to be consultation responses, 
representations and the proposed Local Development Plan. 
 
Adopted East Renfrewshire Local Plan 
 
Proposals for new developments are assessed against the 14 criteria set out in Policy Strat2. In 
this case, the relevant criteria are considered to be: 1) a proven need for the development; 2) The 
consideration of alternative locations, forms and layout of the development; 3) resulting 
community and economic benefits: 4) the impact on communities, individual properties and 
existing land uses: 6) the transport impact of the development and 7) the impact on the built and 
natural environment. 
 
The applicant’s Design and Access Statement discusses the need for the development on the 
grounds that there is a national and local need for further specialist accommodation for the 
elderly. The proposal is considered to be in compliance with criterion 1.   
 
With regard to criterion 2, the proposed development accords with the preference for urban 
locations and brownfield sites to be developed before greenfield sites and this site complies with 
the requirements of criterion 2. 
 
There will be some benefits associated with the development through jobs creation during both 
the construction phase and when the home is open. The applicant has indicated that there could 
be approximately 33 staff at some periods during the day and 8 over night staff. 
  
Although the proposal, in terms of land use, is appropriate for the site, it will inevitably have a 
resultant visual impact on the area. However within the wider area the proposal is considered to 
have a limited visual impact on amenity and character. The proposal is considered to comply with 
criterion 4.   
 
The Council’s Roads Service has been consulted on the application and has raised no issues with 
the proposal, subject to conditions. The proposal is not considered to conflict with criterion 6. 
 
An Environmental Impact Assessment Screening Opinion has been adopted that concludes that 
the development does not require an Environmental Impact Assessment in terms of Town and 
Country Planning (Environmental impact Assessment) (Scotland) Regulations 2011. The 
applicant’s Habitat Survey does not raise any issues with regard to the impact on natural heritage 
and wildlife habitats. The proposal does not conflict with criterion 7. 
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On balance, it is considered that while the proposal does not significantly conflict with some the 
key tests for new developments. It should be noted that as the proposal relates to a Class 8 use in 
terms of the Town and Country Planning (Use Classes) (Scotland) Order 1997, there is no 
requirement for either developer or affordable housing contributions.   
 
The proposed site is covered by Policy E1 of the adopted Local Plan which presumes against 
significant developments in the general urban area which are not compatible with the character 
and amenity of the locality and its surrounding uses. Given that the site is located within an 
established residential area, it is considered that the general principle of the development is 
acceptable. The details of the development however have to be assessed against Policy DM1. 
 
Policy DM1 sets out 14 determining criteria for the assessment of all developments. The relevant 
criteria are considered to be: 1) not result in a significant loss of character or amenity to the 
surrounding area; 2) be of a size, scale and density in keeping with the buildings in the locality 
and respect local architecture, building form and materials; 4) not impact on the landscape, 
greenspace or biodiversity features; 5) ensure that landscaping is an integral element within the 
layout design; 7) meet parking and access requirements and; 8) not prejudice the amenity of 
neighbouring properties by unreasonably restricting sunlight or privacy. 
 
The proposal will result in the development of the site which has a history of non-conforming 
uses/business uses in a residential area. The proposal will result in, for example, improved access 
arrangements; limited impact on significant trees and the removal of a number of redundant and 
unsightly structures. Although the proposed building is much larger in terms size and scale 
relative to the current buildings and the immediate neighbouring houses, the siting and setting 
lessens the visual impact on the locality. The proposal therefore complies generally with Policy 
DM1 (1). 
 
The height of the building varies taking account of the topography of the site which has resulted in 
two to three storey elevations. The predominant height is two and a half storeys with a mansard 
roof that assists in minimising the scale of the development. The maximum ground floor to ridge 
height is approximately 11.5m on the south elevation which is separated from the properties in 
Cresswell Place by established woodland. The roof profile varies across the building and is 
considered to add interest to the design.  The footprint of the building has been designed so that 
the longest elevation is on the south side of the site. The elevation facing the rear of the properties 
in Newton Place is the shorter wing and is angled away from the houses with a separation 
distance ranging from approximately 9m to 21m. The elevation facing Newton Place is two and a 
half storeys with a small three storey section on the far northwest corner. The hipped roof detail, 
the use of slate and render respect the character of the area. It is considered that on balance, the 
proposal accords with Policy DM1(2). 
 
Trees within the site are protected by a Tree Preservation Order and are part of a wider coverage 
which includes the former Mearnskirk Hospital site and the established residential area to the 
south of Mearns Road. The submitted drawings indicate that one tree would be removed. The 
applicant has submitted a Tree Survey Report which advises that 18 trees were surveyed 10 
category B (trees of moderate quality or value), 6 category C (trees of low quality) and 2 category 
U (trees deemed to be of no value). No category A trees were found (Trees of high quality and 
value). The report identifies two trees for felling and recommends the removal of self seeded 
trees. It should be noted that only those trees which were in place when the TPO was designated 
which in this case was December 1989 , are protected by the provisions of the legislation. The 
submitted drawings indicate new tree planting along the north boundary and in the vicinity of the 
car park. It is considered that the site and the wider TPO area will not be significantly prejudiced 
by the proposal. Consequently, the proposal does not conflict with Policy E3 and DM1(4). 
 
The applicant has submitted ecological reports which indicate that the site supports moderate 
species diversity and that the habitats are not considered to be of exceptional value. There is no 
evidence of protected species although it is likely that there are otters in the burn. No bat roosts 
were found in the site and the development would not impact on forging in the vicinity.  Subject to 
appropriate conditions, the proposal does not conflict with Policy DM1(4). 
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With regard to Policy DM1(5), as many trees as possible will be retained on the site and apart 
from the car park, hardstanding will be kept to a minimum.  Appropriate condition(s) can ensure 
that a detailed landscaping scheme is submitted should permission be granted.  The proposal 
does not conflict with Policy DM1(5). 
 
As previously stated, the proposal involves the formation of improved access arrangements from 
Mearns Road together with the provision of over 20 car parking spaces. The applicant has 
submitted a Road Safety Audit and Transportation Statement.  During the processing of the 
application, the access arrangements have been revised and improved. The current private 
access is a “historic entrance” that was in existence prior to the construction of the roundabout 
junction of Mearns Road with Humbie Road and the associated re-alignment of these routes. Both 
the access to Blueacre and the neighbouring property “Chavey Down” are served across the old 
re-alignment of Mearns Road which has been dis-adopted and is no longer part of the public road 
network. The Roads Service has assessed the submission and supporting documentation and, 
subject to conditions, has no issues with the proposal.  Consequently, the proposal accords with 
Policy DM1(7). 
 
The position of the proposed building on the site and the separation distances between the 
nearest existing residential properties, are such that there will be no significant overlooking or 
overshadowing issues. The proposal is considered to accord with Policy DM1(8). 
 
On balance and in view of the foregoing, it is considered that the proposal will not have a 
significant impact on the amenity and character of the area and as such accords with Policy E1. 
 
Proposed Local Development Plan  
  
In terms of the Proposed Local Development Plan, this represents the Council’s current policy 
position in respect of the consideration of development proposals. This document has similar 
policies as the adopted Local Plan relating to, for example, the strategic assessment of 
applications, general urban areas, detailed development guidance and the protection of natural 
features. Strategic Policy 2 set out 15 criteria against which all developments are assessed and 
the relevant criteria are considered to be 1, 2, 3, and 4 and, with the exception of criterion 1, 
generally equate with those in the adopted Local Plan.  With regard to Strategic Policy 1(1), it 
should be noted the reference to the “consideration of alternative locations” in the corresponding 
adopted Local Plan policy Strat 2 (2) has been removed. Similarly, the relevant criteria in Policy 
D1 are 1,2,3,4 and 9. It should be noted that the site now lies within a defined Local Biodiversity 
Site covering the wider area of Mearnskirk Woods.  It is considered that, for the same reasons as 
stated earlier in the report, the proposal accords with the Proposed Local Development Plan.  
 
Representations 
 
The comments of the representees are noted and have generally been addressed in the report. 
For matters not discussed in the assessment, the following comments are made. 
 
It is considered that the care home would not on a day-to-day basis generate unacceptable levels 
of noise. It is accepted that there will inevitably be noise and disturbance to the nearest properties 
during the construction of the development which could be minimised by restrictions on 
constructing hours. In the event that there were complaints about noise, these would be 
investigated by the Community Wardens and the Council’s Environmental Health Service. 
 
It is acknowledged that elements of the building are three storeys and will inevitably be higher 
than the adjacent buildings. However, given, for example, the separation distances and orientation 
of the existing and proposed buildings, it is considered for reasons previously discussed that 
residential amenity will not be significantly prejudiced. 
 
With regard to comments about poor transport links, the Council’s Roads Service has not raised 
any issues with the applicant’s Travel Plan contained within the Transport Statement. 
 
Although Scottish Water have not responded, it is the responsibility of the developer to ensure 
that all appropriate drainage arrangements are carried and consents are in place. Neither SEPA 
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nor the Council’s Roads Service has raised any issues with the information submitted in relation to 
proposed drainage of the site. 
 
Material Considerations 
 
Matters material to the consideration of the application are deemed to be the requirement and 
need for specialist housing for the elderly and the status of the LDP.  Scottish Government 
publications acknowledge that there is an ageing population and a need for appropriate housing 
provision.  The Council’s Local Housing Strategy document confirms, at a local level, the need to 
provide housing for elderly people across East Renfrewshire and census information illustrates 
that numbers of people over 65 years and 80 years is increasing and will continue to do so.  The 
proposal will provide care for 76 residents.  The Council's Local Housing Strategy also advises 
that the Council is under pressure to meet the current and future housing needs of older people.  
While there is no way of controlling that the future occupants of the care home will be from  East 
Renfrewshire, the development would have local and a wider community benefit and provide 
specialist care for elderly persons which is supported by national and local strategies. 
 
Conclusion 
 
Drawing all the above matters together, it is considered that this is an acceptable development at 
this location. It is therefore recommended that the application be approved. 
 
RECOMMENDATION: Approve Subject to Conditions 
 
PLANNING OBLIGATIONS:   None  
 
CONDITION(S): 
 
 1. There shall be no construction work or offloading of delivered materials at the 

development site outwith the hours of 0800 to 1900 Monday to Friday and 0800 to 1300 
on Saturday with no working on Sunday or local or national public holidays unless 
otherwise agreed in advance in writing by the Head of Environment (Property, Planning 
and Regeneration).  

 
                Reason:     To prevent noise nuisance to the surrounding area. 
 
 2. Development shall not commence until details of the phasing of the development have 

been submitted to and approved in writing by the Head of Environment (Planning, 
Property and Regeneration).  Thereafter the development shall be implemented in 
accordance with the approved phasing scheme. 

 
               Reason:      In order to ensure a properly programmed development. 
 
 3. Development shall not commence until a site investigation of the nature and extent of 

any ground contamination has been carried out in accordance with a methodology 
which has previously been submitted to and approved in writing by the Head of 
Environment (Planning, Property and Regeneration).  The results of the site 
investigation, including measures to be taken to remediate the site to render it suitable 
for the development hereby approved, shall be submitted to and approved in writing by 
the Head of Environment (Planning, Property and Regeneration) prior to work 
commencing on site. The site shall be remediated in accordance with the approved 
measures prior to commencement of construction. 

 
               Reason: In the interests of public health and to protect users of the development and 

the wider environment from the effects of contamination. 
 
 4. If, during the course of development, any contamination is found which has not been 

identified in the site investigation, additional measures for the remediation of this source 
of contamination shall be submitted and approved in writing by the  Head of 
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Environment (Planning, Property and Regeneration). The remediation of the site shall 
incorporate the approved additional measures. 

 
                 Reason: In the interests of public health and to protect users of the development and 

the wider environment from the effects of contamination. 
 
 5. Development shall not commence until details of all external lighting (including details of 

the lighting units, the angle and intensity of illumination and hours of operation) have 
been submitted to and approved in writing by the Head of Environment (Planning, 
Property and Regeneration). Thereafter the lighting shall be implemented as approved. 

 
               Reason:     In order to ensure that the lighting is acceptable at this location and to 

protect the amenity of the surrounding area. 
 
 6. Development shall not commence until the alterations to the access shown on drawing 

PL-02(00) REV A hereby approved have been fully implemented and visibility splays of 
2.4 metres by 90 metres by 1.05m provided in both directions at the junction of the new 
access with Mearns Road unless otherwise agreed in advance in writing by the Head of 
Environment (Planning, Property and Regeneration). 

 
               Reason: In the interests of pedestrian and vehicular safety. 
 
 7. The parking spaces shown on the approved layout plan shall be constructed, surfaced 

and delineated on the site in all respects before the building hereby permitted is brought 
into use. The layout shall not be altered without the prior written consent of the Head of 
Environment (Planning, Property and Regeneration) 

 
               Reason: To ensure the provision of adequate parking facilities to reduce the incidence 

of roadside parking. 
 
 8. No trees other than the tree  indentified for removal on the drawing PL-02(00) REV A 

hereby approved shall not be felled, removed or disturbed in any way without the prior 
written approval of the Head of Environment (Planning, Property and Regeneration). 

 
               Reason: To protect the existing trees so that they continue to contribute to the 

environmental quality of the area and soften the impact of the development 
 
 9. Development shall not commence until the trees marked for retention on the drawing 

PL-02(00) REV A hereby approved have been protected by suitable fencing.  Fencing 
should be erected on at least the fullest extent of the canopy on broadleaf trees and half 
the height of conifer trees as set out in BS3998/1989 and BS5837/2005.  Details of the 
location and type of fencing shall be submitted and approved in writing by the Head of 
Environment (Planning, Property and Regeneration) prior to the commencement of 
works 

 
               Reason: To protect the existing trees so that they continue to contribute to the 

environmental quality of the area and soften the impact of the development. 
 
10. Should the development hereby approved commence after 10 July 2015, the site shall 

be resurveyed for protected species and an updated ecological survey submitted for the 
written approval of the Head of Environment (Planning, Property and Regeneration). 

 
                Reason: In order to protect European Protected Species. 
 
11. Development shall not commence until a scheme of hard and soft landscaping works 

has been submitted to and approved in writing by the Head of Environment (Planning, 
Property and Regeneration).  Details of the scheme shall include (as appropriate):- 
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                i) Details of any earth mounding, hard landscaping, grass seeding and turfing; 
                ii) A scheme of tree and shrub planting, incorporating details of the number, variety 

and size of trees and shrubs to be planted; 
                iii) Other structures such as street furniture and play equipment; 
                iv) Details of the phasing of the landscaping works; 
                v) Proposed levels; and 
                vi) Schedule of maintenance. 
 
                Thereafter the landscaping works shall be implemented as approved. 
 
                Reason: To ensure the implementation of a satisfactory scheme of landscaping to 

improve the environment quality of the development. 
 
12. The development shall be landscaped in accordance with the approved scheme as 

follows:- 
                 

a) Completion of the scheme during the first planting season following the completion of 
the buildings or in compliance with the phasing programme agreed to comply with 
Condition 11 above.   
b) Maintenance of the landscaped area for a period of five years.  Any trees, shrubs or 
areas of grass which die, are removed, damaged or diseased within 5 years of the 
completion of the landscaping shall be replaced in the next planting season with others 
of a similar size and species. 

 
               Reason:  To ensure the implementation of a satisfactory scheme of landscaping to 

improve the environment quality of the development. 
 
13. Development shall not commence until detailed levels, diagrams and sections, showing 

the existing and proposed levels throughout the site and finished floor levels in relation 
to a fixed datum point have been submitted to and approved in writing by the Head of 
Environment (Planning, Property and Regeneration).  Thereafter the development shall 
be constructed in accordance with the approved levels. 

 
               Reason:     To ensure that the levels are acceptable at this location. 
 
14. Development shall not commence until samples of materials to be used on all external 

surfaces of the building and hard surfaces have been submitted to and approved in 
writing by the Head of Environment (Planning, Property and Regeneration). Thereafter 
the development shall be implemented in accordance with the approved details. 

 
                Reason:     To ensure the development is acceptable in appearance. 
 
15. Development shall not commence until details and location of all walls (including 

retaining walls) and fences to be erected on the site have been submitted to and 
approved in writing by the Head of Environment (Planning, Property and Regeneration). 
Thereafter the development shall be implemented in accordance with the approved 
details. 

 
                Reason:     To ensure the development is acceptable in appearance. 
 
16. Development shall not commence until details and location of an otter proof fence to be 

erected along burn has been submitted and approved in writing by the Head of 
Environment (Planning, Property and Regeneration) and thereafter implemented in 
accordance with the approved details. The approved fencing shall remain in place for 
the duration of the building works and shall not be altered or removed prior to 
completion of the building works without the prior written approval of the Head of 
Environment (Planning, Property and Regeneration) 

 
               Reason: In order to protect a European Protected Species from the development site. 
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ADDITIONAL NOTES: 
 
The applicant is advised to contact Scottish Water, Developer Services, Clyde House, 419 
Balmore Road, Glasgow, G22 6NU, prior to commencing any works on site. 
 
The applicant is required to consult with East Renfrewshire Council Protective Services regarding 
compliance with the Workplace (Health, Safety & Welfare) Regulations 1992. 
 
The applicant is required to consult East Renfrewshire Council Protective Services regarding 
compliance with the provisions of the Health & Safety at Work Etc Act 1974 and the Food Safety 
Act 1990. 
 
Waste materials arising from the demolition on site shall be disposed of to a licensed waste 
management facility or to a landfill site in accordance with the Waste Management Regulations 
1994 (as amended) and the Special Waste Regulations 1996. 
 
The applicant is requested to comply with the requirements of Scottish Environment Protection 
Agency (SEPA). 
 
There shall be no burning on site 
 
The Developer is required to consult with East Renfrewshire Council's Development Plans Section 
on 0141 577 8542 on proposed street naming and numbering at an early stage in the 
development. 
 
East Renfrewshire Council Roads Service should be consulted regarding a Road Opening Permit 
for service connections and footway crossover. 
 
Appropriate provision shall be made for refuse collection. 
 
A Stopping-Up Order is required for a section of footpath at Mearns Road at the developer’s 
expense 
 
ADDED VALUE:     
Improvements to the proposal were achieved at the pre-application stage. 
    
Road, footway or parking improvements have been achieved during the processing of the 
application to ensure that the proposal does not have a detrimental impact on road users. 
    
Conditions have been added that are necessary to control or enhance the development and to 
ensure the proposal complies with the Council's Local Plan policies.   
 
BACKGROUND PAPERS: 
Further information on background papers can be obtained from Ms Alison Mitchell on 0141 577 
3117. 
 
Ref. No.:  2014/0416/TP 
  (ALMI) 
DATE:  4th March 2015 
 
DIRECTOR OF ENVIRONMENT 
 
 
 
 
 
 
 
 

14



 
Reference: 2014/0416/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. 
 
East Renfrewshire Local Plan  (Adopted 14th February 2011) 
 
Policy Strat2 
Assessment of Development Proposals 
 
Proposals for new development, other than smaller scale proposals (such as applications for 
single houses, householder or shop frontage alterations), will be assessed against the criteria 
below: 
1. A proven need for the development. 
2. The consideration of alternative locations, forms and layout of development. 
3. Resulting community and economic benefits. 
4. The impact on communities, individual properties and existing land uses. 
5. The impact on existing and planned infrastructure. 
6. The transport impact of the development, taking into account the need for a   
   Transport Assessment and the scope for Green Transport Plans. 
7. The impact on the built and natural environment, including local greenspace,   
   the wider greenspace network, and the Green Belt, taking into account the    
   need for Environmental Impact Assessment. 
8. The impact on air, soil and water quality. 
9. The potential for remedial or compensatory environmental measures. 
10.The contribution to energy reduction and sustainable development. 
11.The impact on health and well being. 
12.The cumulative impact of the development. 
13.The impact of proposals on other proposals set out in the Local Plan. 
14.The suitability of proposals when assessed against any approved  
    Supplementary Planning guidance. 
 
Other strategic considerations to be taken into account are as follows: 
 
Sequential Approach 
 
The Council will adopt a sequential approach in the assessment of all development proposals with 
preference being given to urban locations and in particular brownfield sites. Preference will also 
be given to sustainable locations (town and neighbourhood centres and other sites within the 
urban area well-served by public transport, walking and cycling). Where this is not possible, the 
Council will entertain other sites within the urban area. In all cases, the proposal should not 
prejudice other Local Plan policies and proposals. Locations within the Green Belt will only be 
considered where it has been clearly demonstrated that a suitable site does not exist within the 
urban area. The onus will be on the prospective developer to prove to the Council that the first or 
second preferences cannot be met.    
 
Precautionary Principle 
The Council will apply the precautionary principle, which states a general presumption against 
development that is judged to pose a significant risk of serious or irreversible environmental 
damage or adverse impact on public safety. However, if measures can be taken by the developer 
to minimise this potential threat to levels acceptable to the Council, then planning permission may 
be granted, subject to appropriate conditions. 
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Developer Contributions 
The Council wishes to secure community, infrastructure and environmental benefits arising from 
new development to offset their environmental or social costs.  Where a proposed development 
would create new or exacerbate existing deficiencies in local physical or community infrastructure, 
facilities or the environment, the Council will seek contributions from developers to assist in 
making good the deficiencies.  The Council will also encourage `percent for art¿ contributions 
from developers to fund public artwork in appropriate developments. Developers will be expected 
to assist in developing local work skills and employability in line with the Scottish Governments 
initiatives in relation to securing “Community Benefits in Procurement” and “Linking Opportunity 
and Need”.  It is the Council’s intention to produce Supplementary Planning Guidance on the 
matter of Developer Contributions. 
 
Affordable Housing 
The Council will give favourable consideration to proposals for affordable housing on greenfield 
sites or in the green belt provided that: 
* the development is small scale and respects the setting, form and character of  
  any adjacent urban area and the surrounding landscape; 
* the proposal is for 100% affordable housing and would meet a local need as  
  identified through the Local Housing Strategy; 
* it would comply with the terms of the Council’s SPPG on Affordable Housing and  
  Policy H3 Affordable Housing; 
* in the case of green belt sites it is located adjacent to the urban area; and 
* it is of a scale and nature appropriate to its location and to the objective  
  of achieving a mixed and balanced community. 
 
Other housing proposals (for less than 100% affordable housing) to meet an identified deficiency 
in the land supply fall to be assessed against this policy and proposed supplementary planning 
policy guidance (as set out under proposal H1).  
 
Where acceptable in principle, development proposals also require to meet the general planning 
principles set out in Policies DM1, DM2, DM3 and DM4.   
 
Policy E1 
General Urban Areas 
Within the general urban area, as shown on the Proposals Map, there will be a presumption 
against significant new development or change of use not compatible with the character and 
amenity of the locality and its surrounding land uses.  
 
Policy E3 
Protection of Natural Features 
The Council seeks to protect and where appropriate enhance East Renfrewshire’s natural 
heritage and landscape features, including wildlife habitats within urban greenspaces.  
 
There will be a strong presumption against development where it would compromise the overall 
integrity of Sites of Special Scientific Interest (SSSIs), Sites of Importance for Nature 
Conservation (SINCs), Tree Preservation Orders (TPOs) and ancient and long established 
woodland sites.  The locations of SSSIs, SINCs, TPOs are identified on the Proposals Map.  
 
In addition, the Council will encourage woodland management and tree retention and will support 
planting schemes which contribute to the creation of new native woodlands and to the landscape 
value and amenity of the area.   
 
b) Protected Species 
Planning permission will not be granted unless the Council  is satisfied  that the proposed 
development will either not impact adversely on any protected species on the site or that the 
terms of The Conservation (Natural Habitats) Regulations 1994 are likely to be satisfied. 
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d) TPOs 
The Council will seek to protect trees that are subject to tree preservation orders.  Where 
permission is granted for the removal of trees, replacement planting will be expected.  
 
Policy DM1 
Detailed Guidance for all Development 
Where the principle of development is deemed to be acceptable in terms of the other Policies 
contained within this  
Local Plan, proposals for development will require to conform to the appropriate criteria below: 
1. Not result in a significant loss of character or amenity to the surrounding area. 
2. Be of a size, scale and density in keeping with the buildings in the locality and  
       respect local architecture, building form, design, and materials. 
3. Not constitute backland development without a road frontage. 
4. Not impact adversely on the landscape character, involve a significant loss of  
       trees or other Important landscape, greenspace or biodiversity features (see  
        Policies E3 - "Protection of Natural Features", E6 - "Biodiversity" L1 - "Protection  
 of Important Urban Greenspace", and L2- "Safeguarding the Local Greenspace  
            Resource". 
5. Ensure that landscaping is an integral element in layout design, taking account of  
            existing physical features (e.g. trees, hedgerows, walls, etc.).  Where appropriate, tree  
            planting should augment the amenity and appearance of the site. 
6. Ensure that the standards for 'Open Space' are satisfied see Policy L4 -   
           "Open Space Provision in New Developments" and Appendix 1). 
7. Meet the parking and access requirements of the Council and provide Appropriate  
            mitigation to minimise the impact of new development (see Policies T3 - "New  
            Transport Infrastructure" and T5 -"Other Traffic Management and Calming Measures). 
8. Not prejudice the amenity of neighbouring properties by unreasonably restricting 
  sunlight or privacy. 
9. Seek to create safe and secure environments and reduce the scope for anti-social  
            behaviour and fear of crime. 
10. Be designed to meet disability needs and include provision for disabled access  
            within public areas. 
11. Minimise the extent of light pollution caused by street and communal lighting and   
            any flood lighting forming part of, or associated with, development. 
12. Be designed to include provision for the recycling, storage, Collection and composting  
            of waste materials. 
13. Be designed to retain on-site, for use as part of the development, as much as possible  
            of all waste material arising from construction of the development. 
14. Be designed where applicable to take into account the legacy of former mining activity. 
 
Proposed Local Development Plan 
 
The Proposed Local Development Plan (LDP) outlines the Council’s most up to date statement of 
planning policy. The LDP has been examined by the Scottish Government and the Examination 
Report has been published. 
 
Strategic Policy 2 
Assessment of Development Proposals 
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; 
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4. The impact on the landscape character as informed by the Glasgow and Clyde Valley  
            Landscape Character Assessment, 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,  
            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 Environmental Impact Assessment and the 
requirement for proposals to provide a defensible green belt boundary and links to green 
network; 

9.  he impact on air, soil, including peat and water quality; 
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;  
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, water  
            management, 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 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  
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            '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. As much as 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, particularly walking and cycle opportunities including cycle parking  
            and provision of facilities such as showers/lockers, 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.  
 
Policy D2 
General Urban Areas 
 
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 Proposed Plan.   
 
Policy D8 
Natural Features  
 
There will be a strong presumption against development where it would compromise  
the overall integrity of Sites of Special Scientific Interest, Local Biodiversity Sites, Tree  
Preservation Orders and ancient and long established woodland sites. The location of  
Sites of Special Scientific Interest, Local Biodiversity Sites and Tree Preservation Orders  
are identified on the Proposals Map. 
 
Planning permission will not be granted for development that is likely to have an adverse  
effect on protected species unless it can be justified in accordance with the relevant  
protected species legislation.   
 
Development within or in close proximity to the natural features outlined above shall be  
assessed against the criteria set out in the Green Network Supplementary Planning Guidance. 
 
Through Dams to Darnley Country Park the Council will promote the designation of a Local  
Nature Reserve at Waulkmill Glen as shown on the Proposals Map.  This will be  
undertaken in partnership with Glasgow City Council and in conjunction with Scottish  
Natural Heritage. 
 
GOVERNMENT GUIDANCE: None relevant 
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