
 
 

 
EAST RENFREWSHIRE COUNCIL 

 
LOCAL REVIEW BODY 

 
9 September 2015 

 
Report by Deputy Chief Executive  

 
REVIEW OF CASE - REVIEW/2015/11 

 
ERECTION OF SINGLE STOREY DWELLINGHOUSE  

 
AND ALTERATIONS TO HARDSTANDING 

 
AT 11 OTTERBURN DRIVE, GIFFNOCK 

 
 

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:- 2015/0158/TP). 
 

Applicant:   Mr Gunter Loffler. 
 
Proposal:  Erection of single storey dwellinghouse and alterations to 

hardstanding. 
 

Location: 11 Otterburn Drive, Giffnock G46 6PZ. 
 

Council Area/Ward: Giffnock and Thornliebank (Ward 3). 
 
 
REASON FOR REQUESTING REVIEW 
 
3. The applicants have 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. 

AGENDA ITEM No.4 



 
 

 
(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 (Planning, Economic Development and City Deal). 
 
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 his application.  A copy of the applicant’s Notice of Review 
and Statement of Reasons is attached as Appendix 4. 
 
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 that his 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. 
 
 
INFORMATION AVAILABLE TO ALLOW REVIEW OF APPLICATION 
 
11. 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. 
 



 
 
12. 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); 
 
(b) Report of Handling by the planning officer under the Scheme of Delegation - 

Appendix 2 (Pages); 
 
(c) Decision notice and reasons for refusal - Appendix 3 (Pages);  and 

 
(d) A copy of the applicant’s Notice of Review and Statement of Reasons - 

Appendix 4 (Pages).  
 
13. 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 5 (Pages). 
 

(a) Cover sheet and location plan; 
 
(b) Existing building – PP101: 

 
(c) Existing site plan – PP103; 
 
(d) Refused – Proposed site plan – PP104; 
 
(e) Site layout comparison – PP105; 
 
(f) Existing street elevation – PP106; 
 
(g) Proposed street elevation – PP107; 
 
(h) Refused - Proposed ground floor plan – PP108; 
 
(i) Refused – Proposed floor plan – PP109; 
 
(j) Sections – PP110; 
 
(k) Refused – West elevation – PP111; 
 
(l) Refused – East elevation – PP112; 
 
(m) Refused – South elevation – PP113; 
 
(n) Refused – North elevation – PP114; 
 
(o) Perspective – PP115; 
 
(p) Sections – PP116;  and 
 
(q) Plan of trees to be removed. 

 
14. 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.  
 
15. 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. 
 

http://www.eastrenfrewshire.gov.uk/


 
 
 
RECOMMENDATIONS 
 
16. 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:- August 2015 
 
 
KEY WORDS:   
 
A report presenting information to allow the Local Review Body to review the decision taken 
by the appointed officer to refuse the application for planning permission in terms of the 
scheme of delegation. 
 
Key Words:- Local Review Body, Notice of Review, Statement, Reasons. 
 



 
 
 
 
 
 
 
 
 
 
 
 
 

APPLICATION  
 

FOR  
 

PLANNING PERMISSION 

APPENDIX 1 



















 
 
 
 
 
 
 
 
 
 
 
 
 
 

REPORT OF HANDLING 

APPENDIX 2 



REPORT OF HANDLING 
 
Reference: 2015/0158/TP Date Registered: 20th March 2015 

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

Ward:  3 -Giffnock And Thornliebank   
Co-ordinates:   256251/:658446 
Applicant/Agent: Applicant: 

Mr Gunter Loffler 
11 Otterburn Drive 
Giffnock 
East Renfrewshire 
G46 6PZ 
 

Agent: 
Cameron Webster Architects 
The Printworks 
10 Otago Street 
Glasgow 
G12 8JH 
 

Proposal: Erection of single storey dwellinghouse and alterations to hardstanding 
Location: 11 Otterburn Drive 

Giffnock 
East Renfrewshire 
G46 6PZ              

 
CONSULTATIONS/COMMENTS:  
 
East Renfrewshire Council Roads and 
Transportation Service 

 
No objections subject to conditions 

 
Scottish Civic Trust No response at time of writing  
 
Architectural Heritage Society No response at time of writing 
 
PUBLICITY:  
 
03.04.2015 Glasgow and Southside Extra Expiry date 24.04.2015 

  
SITE NOTICES:  
  
Development within a 
Conservation Area 

Date posted 03.04.2015 Expiry date 24.04.2015 

   
 
SITE HISTORY:       
1994/0056/TP INSTALLATION OF 

FRONT FIRE ESCAPE 
VELUX WINDOW 

Granted 15.02.1994 

    
2009/0092/TP Erection of single storey 

rear extension. 
Approved subject 
to conditions 

16.03.2009 

        
REPRESENTATIONS:  No representations have been received.  
 
DEVELOPMENT PLAN & GOVERNMENT GUIDANCE: See Appendix 1 
 
SUPPORTING REPORTS:   
    
Design Statement The Statement discusses the justification for the demolition of the house, 

the brief for, and design of, the house and concludes that the proposed 
development makes a positive contribution to the area, promotes good 
architectural design and meets the specific requirements of the family. 

 
ASSESSMENT: 
 
The site is located on the east side of Otterburn Drive at its junction with Douglas Avenue and is 
situated within the Giffnock Conservation Area which was designated in April 2005. The area is 



characterised by a wide variety of built forms and house types. The application property is a detached 
two storey house, built after 1940, with a flat roofed extension on the south gable, a lean-to extension 
on the north gable and a freestanding brick garage at the side of the house on the Douglas Avenue 
frontage. The property is finished in render and red rosemary tiles. The site is bounded by established 
hedging with a number of mature trees/shrubs predominately around the perimeter of the garden 
ground. Trees within the site are protected by the provisions of the Conservation Area legislation. 
 
Planning permission is being sought to erect a new house on the site. A concurrent application for 
Conservation Area Consent (2015/0159/CAC) for the demolition of the existing house has been 
recommended for approval. This recommendation has been referred to Historic Scotland and they 
have no comments to make on it and the Conservation Area Consent application can be determined 
without further reference to them. 
 
The proposed new house is single storey and of contemporary design with a general "U" shaped 
footprint that extends to approximately 270 sqm. The existing access onto Otterburn Drive would be 
retained. The house fronts onto Otterburn Drive and would comprise an integral double garage at the 
front while on the opposite side of the entrance courtyard there would be the kitchen and lounge area. 
These two parts of the house would link into the widest part of the house to the rear which would 
accommodate five bedrooms. All three sections of the house would have monopitch roofs with a flat 
roofed section over the entrance hall and a galleried corridor. Multiple sets of glazed sliding doors 
would open out onto a rear terraced area with the majority of windows being high level, horizontal, 
openings. The house would be finished in render with timber cladding panels and a slate finish on the 
pitch roof. Minor alterations to the existing areas of hardstanding are proposed. It is anticipated that two 
trees would be removed adjacent to the existing garage with the intention to retaining existing the 
boundary treatment/hedge.  
 
The Giffnock Conservation Area Appraisal identifies Otterburn Drive as within the oldest part of the 
Conservation Area with large detached properties that are set in generous gardens. Many of these pre-
date 1900 and most built before circa 1940. The property has been identified in the Appraisal as an 
unlisted "positive building" although it is not specifically referred to in the document. The existing house 
was built circa 1941-1970. Section 8.3 of the Appraisal sets out 6 criteria against which new 
developments should be assessed. 
 
The application requires to be assessed against the Development Plan and any material 
considerations. The relevant policies in the East Renfrewshire Local Plan are E1, E4, DM1 and DM2.2.  
Policy E1 presumes against developments which would be out of keeping with, and detrimental to, the 
surrounding area. Policy E1 also requires that, where acceptable, proposals comply with Policy DM1.  
 
Policy E4 requires that a development within a Conservation Area should preserve or enhance its 
character and be consistent with the Council's Conservation Area Appraisal.  
 
Policy DM1 sets out general planning criteria against which all developments are assessed. In this 
case the determining criteria are considered to be: 1) not result in significant loss of character or 
amenity to the 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 involve a significant loss of trees; 
6) ensure open space standards are met; 7) meet Council car parking and access arrangements; and 
8) not prejudice the amenity of neighbouring properties by restricting sunlight or privacy.   
 
Policy DM2.2 sets out four determining criteria against which proposals for replacement houses will be 
assessed. The relevant criteria in this case are considered to be as follows: 1) the proposed plot should 
reflect the established pattern of development and should  be of a size, shape and disposition capable 
of accommodating a dwellinghouse and attached land behind the front building line and surrounded by 
enclosure that provides secluded garden ground of a scale and character compatible with the 
neighbourhood;  3) existing building lines should be respected; and 4) proposals should preserve and 
enhance the character and amenity of the area. 
 
While the design of the existing house itself does not make a significant contribution to the 
Conservation Area or the immediate area the site does contribute to the townscape qualities of the 
area. A redevelopment proposal which, for example, maintains existing building lines, respects the 
predominate built form at the locus and has minimal impact on established trees and hedging, could 
enhance and add value to the streetscape qualities on this prominent and important corner site.  As 
previously stated, the Giffnock Conservation Area Appraisal indicates that Otterburn Drive is within the 
oldest part of the Conservation Area where there are large houses on generous plots. There are also 
smaller houses, including single storey houses, on more modest plots particularly, for example, to the 
rear and south of the application site.  While the preference would be for a two storey replacement 



house which would provide, and continue to have, a presence on this corner plot, there are no 
objections, in principle, to the erection of a single storey house on the site. The acceptability or 
otherwise of the proposal will depend on its design and detailing. It should also be noted that the 
decision on the Conservation Area Consent application does not automatically presume that the new 
house being proposed is acceptable.    
 
The proposed new house is of a contemporary design which does not relate to the established 
properties within the Conservation Area.  In particular, the proposed house has monopitch roofs which 
conflict with the clearly predominant traditional dual pitch roof profiles in the area and the wider 
Conservation Area. It is noted that the proposed sloping roof planes of the monopitch roofs are outward 
facing and would be finished in a slate finish which, the applicant considers, would match the older 
existing properties.  While there are aspects of the roof profile which are acceptable, the new house 
does not respect local architecture and built form and would present a discordant element on the 
streetscape.  Approval of the proposed house would neither preserve nor enhance the character of the 
Conservation Area as required by the Development Plan, the Giffnock Conservation Area Appraisal 
and Scottish Government advice. 
 
Location in a Conservation Area does not specifically presume against innovative designs provided 
they do not create undue harm to established amenity and character of the Area. Consideration could 
be given, for example, to a two storey house with a frontage which respects the character of the area 
and a more contemporary rear elevation. Alternatively, a single storey house which respects houses in 
the area could be considered.  It is considered that the submitted proposal will not make a positive 
contribution to area and therefore does not accord with Policies DM1(1) and DM1(2).  
 
The proposal would not result in significant loss of trees and details of any tree works can be 
addressed by appropriate conditions if approved. The proposal is considered to accord with Policy 
DM1(3). 
 
Adequate garden ground can be provided for this development and is therefore considered to accord 
with Policy DM1(6). 
 
With regard to the Policy DM1(7), the Council’s Roads Service has no objections to the proposal 
subject to conditions relating to alterations to the footway crossover and surface water drainage. The 
proposal is considered to accord with Policy DM1(7). 
 
The proposal will not result in significant overlooking or loss of privacy to the neighbouring properties. 
The site is set on a north/south axis and there will be no significant overshadowing of neighbouring 
properties. The proposal does not therefore conflict with Policy DM1(8).  
 
Policy DM2.2 refers specifically to the erection of a replacement house and the matters relating to 
criteria 1 have already been addressed. The proposal therefore fails to comply with DM2.2(1).  
 
With regard to criterion 3, the proposed house is set forward of the front of the existing house and 
therefore projects beyond the established building line on this part of Otterburn Drive. The proposal 
conflicts with Policy DM2.2(3).  
 
Criterion 4 requires that proposals should preserve and enhance the character and amenity of the area. 
In order to "preserve" a development is considered to leave the character or appearance of the area 
unharmed and "enhance" is to make a positive contribution to the area.  For reasons stated above, it is 
considered that the proposal would neither preserve nor enhance the area.  It would have a negative 
impact on the established amenity and would not add value to the character of the area due to the 
design and siting of the house. The proposal conflicts with Policy DM2.2(4). 
 
Drawing the above matters together, it is considered that the proposal does not fully comply with 
Policies DM1 and DM2.2 and cannot be supported by Policies E1 and E4. 
 
In terms material considerations, the proposed Local Development Plan represents the Council’s up-to-
date policy position in respect of the consideration of development proposals. Significant weight can 
now be give to this document as the proposed Local Development Plan Examination Report was 
received from the Scottish Government in January 2015 and the recommendations will be adopted by 
the Council in the near future. In this case, the relevant policies are D1, D11 and it’s supporting 
Supplementary Planning Guidance (SPG): Management and Protection of the Built Environment and 
Policy D15. These policies generally reflect the adopted Local Plan policies and, therefore for reasons 
previously stated, the proposal does not accord with the proposed Local Development Plan.  
 



The Supplementary Planning Guidance (SPG): Management and Protection of the Built Environment 
provides clear guidance to applicants and developers for bringing forward development proposals.  
Section 2.3.4 states that: 
 
Development and demolition within a conservation area or affecting its setting shall preserve or 
enhance its character and be consistent with any relevant conservation are appraisal. 
 
Section 2.3.9 states that: 
 
No building should be demolished unless it can be clearly demonstrated that the replacement scheme 
will preserve and enhance the special character of the conservation area 
 
Section 2.3.12 provides additional criteria and states that: 
 
Redevelopment proposals within any of the conservation areas will also require to comply with other 
policies and in particular Policy D1 and D15. 
 
For reasons given in preceding paragraphs, the proposal does not comply with the SPG and is 
therefore unacceptable. 
 
The applicant has submitted a Design Statement to support and justify the proposal. The applicant 
considers that the original property post dates 1940 and is without architectural distinction as it has 
been altered and extended over the years. The building has little in common with the older, more 
historic, buildings in the locality and has little townscape value.  It is argued that the value is in the size, 
disposition and character of the plot with, for example, its mature trees and hedging.  The house is not 
suited to the challenging needs of a family member as it is split over multiple levels and the access is 
elevated which means that the building cannot be reconfigured. Any further alterations/additions to the 
house would further compromise the appearance of the building to the potential detriment of the 
character of the Conservation Area. The applicant considers the proposed house would allow access to 
all internal parts unaided and externally will provide a modest streetscape with no detriment to the 
positive attributes of the site.  
 
Additional supporting documentation has been submitted in respect of the bespoke facilities required 
due to the family's circumstances. While the Planning Service is not unsympathetic to the applicant’s 
situation, there is insufficient justification for setting aside the relevant planning policies and approving 
this particular house.  
 
To conclude, the proposed new dwellinghouse is considered to be: 
 
contrary to Policies E1, E4, DM1 and DM2.2 in the adopted East Renfrewshire Local Plan; 
contrary to Policies D1, D11, and D15 in the proposed Local Development Plan; and  
conflicts with the Supplementary Planning Guidance: Management and Protection of the Built Heritage  
 
Accordingly, it is considered that for reasons stated above, that there are no material considerations 
that would justify setting aside the Development Plan and approving the application. It is therefore 
recommended that the erection of the new house be refused. 
 
RECOMMENDATION: Refuse 
 
PLANNING OBLIGATIONS:   None  
 
REASONS FOR REFUSAL: 
 
                1. The proposed development is contrary to Policies E1, E4, DM1(1),DM1(2), DM2.2(1), 

DM2.2(3) and  DM2.2(4)  in the adopted East Renfrewshire Local Plan as the siting of the 
proposed house does not respect the established building line and the design of the roof will 
not be in keeping with established building form in the surrounding area.  The proposal 
introduces a building of inappropriate design and appearance which will have an adverse 
visual effect on the character of the Giffnock Conservation Area 

 
                2.The proposed development is contrary to Policies D1(1), D1(2), D2, D11 and D15 in the 

Proposed Local Development Plan as the siting of the proposed house does not respect the 
established building line and the design of the roof will not be in keeping with established 
building form in the surrounding area.  The proposal introduces a building of inappropriate 



design and appearance which will have an adverse visual effect on the character of the 
Giffnock Conservation Area 

 
                3. The proposed development is contrary to the Supplementary Planning Guidance-

Management and Protection of the Built Environment as it does not comply with the design 
principles contained therein. 

 
ADDITIONAL NOTES: None 
 
ADDED VALUE:      None 
 
BACKGROUND PAPERS: 
Further information on background papers can be obtained from Ms Alison Mitchell on 0141 577 3117. 
 
Ref. No.:  2015/0158/TP 
  (ALMI) 
 
DATE:  27th May 2015 
 
DIRECTOR OF ENVIRONMENT 
 
Reference: 2015/0158/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 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 E4 
Conservation of the Built Heritage 
The Council will safeguard the special character of Conservation Areas and the area at Netherlee 
subject to an Article 4 Direction (identified on the Proposals Map), Listed Buildings and their settings 
and properties included on the Inventory of Gardens and Designed Landscapes.  Development likely to 
prejudice these assets will be resisted.  
 
b) Conservation Areas 
Development and demolition within a conservation area or affecting its setting shall preserve or 
enhance its character and be consistent with any relevant conservation area appraisal or management 
plan that may have been prepared for the area. 
 
The design, materials, scale and siting of any development shall be appropriate to the character of the 
conservation area and its setting.  Trees which are considered by the planning authority to contribute to 
character and appearance shall be preserved.  Given the importance of assessing design matters, 
outline planning applications will not normally be considered appropriate for developments in 
conservation areas. 
 
Where an existing building, listed or not, contributes positively to the character of the conservation 
area, the demolition aspect of policy (a) above shall apply.  Where an existing building does not make a 
positive contribution to the character of the conservation area, proposals for its demolition will not be 
considered favourably unless there is a detailed planning application for a replacement development 
that enhances or preserves that character.  Demolition shall not begin until evidence is given of 
contracts let for an approved replacement development. 
 
Schedule E4 
 



Ref 
Location 
 
E4.3 
Giffnock Conservation Area 
 
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. 
 
Policy DM2.2 
Sub-division of the Curtilage of a Dwellinghouse for a New Dwellinghouse and Replacement  
of an Existing House with a New House 
1.       The proposed plot should reflect the established pattern of development and should  
           be of a size, shape and disposition capable of accommodating a dwellinghouse and  
           attached land behind the front building line and surrounded by enclosure that provides  
           secluded garden ground of a scale and character compatible with the neighbourhood.   
2. A sufficient area of ground for a garden and associated uses for the existing house  
           must be retained in line with Policy L4 - "Open Space Provision in New  
           Developments" and Appendix 1.   
3. Existing building lines should be respected. 
4. Proposals should preserve and enhance the character and amenity of the area. 
 
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. It is now intended to adopt the LDP. 
 
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  
            '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 D11 
Management and Protection of the Built Heritage  
 
The Council will safeguard the special character of conservation areas and the Netherlee  



Article 4 Direction Area ; sites included on the Inventory of Gardens and Designed Landscapes;  
scheduled monuments and archaeological sites; and listed buildings and their settings.   
Development likely to adversely affect these assets will be resisted.    
 
Further detailed information and guidance is provided in the Management and Protection of  
the Built Heritage Supplementary Planning Guidance.   
 
The Council will seek to secure the implementation of the environmental protection projects  
shown on the Proposals Map and listed in Schedule 5. 
 
Policy D15 
Sub-division of the Curtilage of a Dwellinghouse for a New Dwellinghouse  
and Replacement of an Existing House with a New House 
 
-The proposed plot should reflect the established pattern of development and should  
  be of a size and shape capable of accommodating a dwellinghouse. There should also be  
  sufficient land to provide garden ground that is of a scale and character compatible with  
  the locality.   
-Any new house must reflect the scale and character of the surrounding residences and the  
 established pattern of development in the area.  It should be designed to contribute to the  
 visual character of the area. 
-Existing building lines should be respected. 
-Development should provide safe vehicular access and parking in accordance with the  
 Council's roads and parking standards. 
 
GOVERNMENT GUIDANCE: 
 
Scottish Planning Policy on Conservation Areas indicates that proposals for development within 
conservation areas and proposals outwith which will impact on its appearance, character or setting, 
should preserve or enhance the character and appearance of the conservation area. Proposals that do 
not harm the character or appearance of the conservation area should be treated as preserving its 
character or appearance. Where the demolition of an unlisted building is proposed through 
Conservation Area Consent, consideration should be given to the contribution the building makes to the 
character and appearance of the conservation area. Where a building makes a positive contribution the 
presumption should be to retain it. 
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1.1       The Brief

This planning report has been prepared by 
cameronwebster architects to accompany the application 
for planning consent in relation to the proposal to demolish 
the existing building, 11 Otterburn Drive, Giffnock, Glasgow 
G46 6PZ and to construct a new detached five bedroom 
single storey family house in its place, that will cater for the 
needs of the owners’ disabled daughter. The development 
includes the retention of the garden space, along with the 
boundary hedge and trees around the perimeter, and will 
enhance the leafy open nature of the area.

1.2 Pre-Application Discussion

This proposal has evolved following a series of discussions 
and pre-application submissions since 14 March 2014 with 
Ms Alison Mitchell, a senior planner of the Development 
Management Department of East Renfrewshire Council. 
A justification for demolition was requested, along with 
detailed proposals of what was intended to replace the 
existing building.

The purpose of this report is threefold; to argue that the 
existing building at 11 Otterburn Drive does not merit its 
classification as a “positive” building in conservation area; 
to explain that the building is not capable of repair or 
alteration to meet the needs of the disabled daughter; and 
to demonstrate that the proposed replacement will be a 
significant improvement over the existing building and will 
make a positive contribution to the  character of the area.

1.0 Introduction



aerial view of the site
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2.0 Justification for demolition

 

The Site

The building subject to this application sits on the former 
site of a tennis court that belonged to a neighbouring 
detached period house of historic architectural merit, prior 
to the properties being split. They are now in separate 
ownership. 

The site is a corner plot which comprises a single detached 
dwelling sitting in a large garden. The house is set back 
from the road and is surrounded by a tall hedge. There 
are several mature trees in the vicinity of the site although 
none are protected by tree preservation orders.11 Otterburn Drive
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2.1 Defining a positive Building

From pre-application discussions it has been made clear to 
us that Number 11 enjoys protected status by dint of being 
within the conservation area and furthermore identified as 
a ‘positive building’ in the Townscape Appraisal Map. The 
conservation area appraisal defines ‘positive buildings’ as 
those ‘which retain all or a high proportion of their original 
architectural detailing and which add interest and vitality to 
the appearance of the conservation area’ and further states 
that they will be ‘good examples of relatively unaltered 
historic buildings … that make a positive contribution to the 
special interest of the conservation area.’

However we would contend that Number 11 does not 
deserve this protected status. It was originally built 
after 1940, in a block-like two storey form without any 
architectural distinction, and has since undergone a series 
of clumsy alterations and additions, a flat roof extension, a 
converted garage unsympathetically positioned aside hous 
and pastiche “trusses” applied to the external render and 
to the chimney. A building that shares little in common with 
the historic houses for which conservation area protection 
was originally imposed has been further impaired by these 
changes. In appearance it shares much in common with 
other buildings that have been purposely excluded from the 
‘positive building’ designation. ( see opposite page)



south west elevation from street

front elevation from street



front elevation- vehicular access to house- 
entrance set back from road

2.2 Number 11’s positive attributes

Considering the above, the ‘positive’ contribution made 
by number 11 to the character of the conservation area 
is dependant solely on its nature as a single detached 
dwelling on a large plot, set back from the main road 
and surrounded by mature trees and well established 
hedges which will be retained in the proposed scheme. 
The appearance of the building itself plays no part in this 
contribution. The building is not listed.

We would argue that ‘the building is of little townscape 
value’ and our proposal for the demolition of Number 11 
therefore meets the justification of the Scottish Historic 
Environment Policy (para.3.58) (SHEP), as required in the 
Council’s Conservation Area Appraisal (7.1.1)



view towards the front elevation

view towards the north east elevation



view towards the south west elevation

2.3 Unreasonable adaptation

In addition to this justification SHEP also states that 
demolition of a building in a conservation area may 
be permitted ‘if its form … makes its re-use extremely 
difficult.’ In this case the family’s daughter is significantly 
disabled and at present Number 11 is extremely difficult 
for her to access and does not meet her needs, contrary 
to the Council’s own Development Management Policy 
(Chapter 11 Policy DM1 no 10) that requires buildings ‘…
to meet disability needs and include provision for disabled 
access.’ Adapting the house is not viable due to its existing 
form. The accommodation is split over multiple levels, 
the access is elevated above the ground and the entire 
building cannot be reconfigured. Her needs, which are 
increasing as her condition deteriorates, could be best met 
by a new bespoke house where the necessary accessibility 
provisions and adaptations can be designed in rather than 
added to an existing building. 

Attempting to achieve the same condition in the existing 
building would result in further alteration to its appearance 
and therefore its contribution to the character of the 
conservation area may be further compromised. 

access to front door





2.4 Otterburn Drive vernacular

As a final justification for the demolition and replacement 
of Number 11, the Council’s policy E4, as supported 
by SHEP 3.59, states that proposals for demolition will 
not be considered favourably unless accompanied by a 
proposition for a replacement building that would preserve 
or enhance the character of the conservation area.

Otterburn Drive largely features storey and a half 
dwellings, on large plots, with a mix of hipped and gable 
roof types. It is not unusual to see a gable end fronting the 
street (see images B and G)



3.0 Design Proposals

3.1 Key design considerations

The proposal is for a single storey dwelling within the 
existing planted site perimeter to comply with Development 
Management Policy DM2, using appropriate materials 
that are compatible with the existing properties in the 
conservation area.

The key design considerations are as follows:

To demolish the existing house as it cannot accommodate 
the needs of the disabled child and does not make a 
positive contribution to the area. 

To retain the existing garden without substantial loss and 
maintain the present location of the building on the site.

To design the entire house at a single level, to allow the 
handicapped daughter to access all parts of it unaided.

To reduce the height of the pitched roofs so that they 
are below the height of the existing trees, (matching the 
height of its neighbour in Douglas Avenue), retaining the 
trees and hedges, and thus increasing and enhancing the 
perception of the leafy nature of the area. 

To positively address the streetscape - maintaining an 
appropriate scale and materiality in relation to the street as 
shown in section 3.5

3.2 Space standards

Unlike many modern houses, the space standards 
proposed are generous and more comparable to the older 
houses considered to be ‘positive’ in the conservation area, 
with a total internal floor area of 205 sq metres, and large 
double height public rooms.
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3.3 The standards set out in Lifetime Homes are 
achieved as follows:

1. On site car parking is provided, capable of  achieving 
3300mm width.

2. The distance from the car to the front door is kept to a 
minimum, and is covered.

3. The approach to all entrances is gently sloping, if not 
level.

4. The main entrance is covered and illuminated.

5. The width of internal doorways and hallways conform to 
the building regulations  for wheelchair access.

6. The living room (and all other rooms) is at entrance 
level.

7. An accessible shower and toilet with drainage is 
included.

8. Walls in bathrooms and toilets can take handrails as 
required.

9. A hoist from a bedroom to the bathroom can be fitted.

10. Windows in the living room come down to ground level 
and are easy to open.

11. Switches and sockets are located at a height useable 
by all.
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3.4 Materials

The new house will have pitched roofs, with wet dash 
rendered walls and timber windows and doors, to match 
the materials of the older existing properties. 



3.5 Streetscape

The existing mature trees are located around the perimeter 
of the site, along with the well established hedge. These 
will be retained as it is felt that they do make a positive 
contribution to the nature of the conservation area.

The proposed building provides a modest streetscape, with 
no detriment to the ‘positive’ attributes of the street.

existing west elevation showing relationship with 13  Otterburn Drive

proposed west elevation showing relationship with 13  Otterburn Drive





Douglas Drive, existing east elevation

Douglas Drive, proposed east elevation
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3.6 Sectional design considerations

- maximized ceiling height in principal living space for 
comfortable living conditions- sense of space
- maximized storage space in loft
- level floors and thresholds throughout
- air movement- energy efficient, clean and comfortable 
environment



In addition to sensitive design this proposal provides 
all facilities required to comply with policy for a new 
dwellinghouse 

3.7 Waste and Recycling management

A bin store will be provided at the entrance to the house to 
facilitate ease of collection.
This will be sized to accommodate storage, in line with 
East Renfrewshire’s waste collection policy:

1. Room for two 240 litre landfill bins
2. Recycling box.
3. Food waste box
4. Clothes recycling

The kitchen will have an under counter waste bin to allow 
for the separation of waste and recycling.
In line with the principles of Secure by Design, the binstore 
will be constructed with the same materials as the main 
house in a secure, windowless enclosure, and the door will 
be lockable.

It will have a washdown facility to comply with BS5906

3.8 Servicing and maintenance

As a single storey building there will not be any difficulty in 
cleaning the windows. Maintenance access for gutters will 
be via a ladder and a safe access point will be identified in 
the maintenance schedule.

3.9 Cycle Storage

There will be covered storage in the garage for up to six 
bicycles, hung from the walls.

3.10 Crime and Security

In line with the National Planning Policy Framework, the 
scheme will provide a safe and accessible environment 
thus helping in part to reduce crime and disorder.
The windows in the kitchen and bedroom corridor give 
good views of the front court, and the rear and side garden 
is overlooked by the bedroom and living area windows.
Door and window locking hardware and doorsets will 
comply with the performance and material standards set 
out by the relevant British Standards.

External lighting will be provided to provide security, with 
PIR controlled sensors.



4.0 Conclusion

The proposal seeks to reconcile the requirements of the 
family and their disabled daughter with the requirements 
of the conservation area, and to enhance the latter while 
providing good quality living conditions for the family’s 
particular circumstances.

The addition of a fully wheelchair accessible home to the 
wider housing stock of the area, which are few and far 
between, will in time be a benefit to the wider community.

The proposals have been developed carefully and 
sensitively in relation to the site, whilst promoting good 
architectural design and contemporary living standards.

We believe that No 11 Otterburn drive has been wrongly 
identified in Figure 12 (Townscape Appraisal Map) of the 
Giffnock Conservation Area Appraisal for the reasons given 
above, and that its demolition is appropriate. Construction 
of a new single storey house in its place will make a 
positive contribution to the area, retain the garden trees 
and hedge and be fully compliant with current regulations 
and inclusive access, as well as allowing the family’s 
disabled daughter to continue to live there as an active part 
of the community.
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