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APPLICATION TYPE Full Planning Permission 

RECOMMENDATION Grant subject to conditions 

 

APPLICATION 
 

18/03129/FUL  DATE VALID 
 

23.10.2018 

SITE ADDRESS 
 

12 Newton Place Glasgow G3 7PR 

 

PROPOSAL 
 

Use of offices as dwellinghouse with associated external alterations and erection of 
mews garage/workshop to the rear. 
 

APPLICANT 
 

Mr Gordon And Natasha Russell 
37 Otago Street 
GLASGOW 
G12 8JJ 
 

AGENT 
 

DETAIL 
37 Otago Street 
GLASGOW 
G12 8JJ 
 

WARD NO(S) 
 

10,  Anderston/City/Yorkhill COMMUNITY 
COUNCIL 

 

02_021,   Yorkhill & Kelvingrove 

CONSERVATION 
AREA 

 

 
 
 
 
 

Park 
 
 

 
 
 
 

LISTED  B 
 
 

ADVERT TYPE 

 
 

 

Affecting a Conservation 
Area/Listed Building 

 

PUBLISHED 02 November 2018 

CITY PLAN 
 

City Development Plan 
 

 
 
REPRESENTATIONS/ CONSULTATIONS 

 
Seven letters of objection from members of the public were received within the statutory timescales. The grounds 
of objection are summarised as: 
• Scale, design and materials of the mews garage/workshop 
• Mews would not be used as a garage/workshop but rather as a residential property  
• Loss of sunlight and daylight 
• Privacy and overlooking  
• No dedicated pedestrian space on the carrigeway to the lane 
• Traffic congestion on the lane 
 

SITE AND DESCRIPTION 
 
The application site is a townhouse in the Category ‘B’ Listed terrace at Newton Place within Park Conservation 
Area. The property is formed over two storeys with basement and attic. The terrace at Newton Place is on the 
north side of Sauchiehall Street with a landscaped area and access roads allowing a set back from the main 
thoroughfare. To the rear much of the area between the building and lane is tarmacked for car parking. An existing 
retaining wall is formed close to the rear of the building with steps up from the rear entrance door to the car park. 
None of the original boundary walls to the lane or to neighbouring properties have been retained.    
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The proposal is for the conversion of the townhouse from its current use as an office to form a single 
dwellinghouse. The conversion would involve internal and external alterations to this Category ‘B’ Listed building. 
To the front a set of new stone steps would be formed down from the footway into the lightwell. To the rear the 
proposal includes the erection of a mews garage/workshop facing onto Woodside Place Lane. The proposed 
mews building would seek to emulate the massing and materials of historic mews properties within Park 
Conservation Area.  
 

SPECIFIED MATTERS 
 

Planning legislation now requires the planning register to include information on the processing of each planning 
application (a Report of Handling) and identifies a range of information that must be included.  This obligation is 
aimed at informing interested parties of factors that might have had a bearing on the processing of the application.  
Some of the required information relates to consultations and representations that have been received and is 
provided elsewhere in this Committee report.  The remainder of the information, and a response to each of the 
points to be addressed, is detailed below.   
 
A. Summary of the main issues raised where the following were submitted or carried out 
 

i. an environmental statement 
 
Not applicable to this application.  

 
ii. an appropriate assessment under the Conservation (Natural Habitats etc.) Regulations 1994 
 
Not applicable to this application.    

  
iii. a design statement or a design and access statement 
 
Design Statement (submitted 25 October 2018) 

  
iv. any report on the impact or potential impact of the proposed development (for example the retail 

impact, transport impact, noise impact or risk of flooding) 
 
Not applicable to this application.  

 
B. Summary of the terms of any Section 75 planning agreement 
 
 Not applicable to this application.   
 
C. Details of directions by Scottish Ministers under Regulation 30, 31 or 32 
 
 These Regulations enable Scottish Ministers to give directions. 
 

i. with regard to Environmental Impact Assessment Regulations (Regulation 30). 
 

 Not applicable. 
 

ii. 1. requiring the Council to give information as to the manner in which an application has been 
dealt with (Regulation 31). 

 
   Not applicable. 

 
 2. restricting the grant of planning permission 

 
 Not applicable. 

 
iii. 1. requiring the Council to consider imposing a condition specified by Scottish Ministers 

 
  Not applicable. 

 



PAGE 3  18/03129/FUL 

 

 2. requiring the Council not to grant planning permission without satisfying Scottish Ministers that 
the Council has considered to the condition and that it will either imposed or need not be 
imposed. 

 
  Not applicable.   
 
POLICIES 

 
The City Development Plan consists of high level policies with statutory Supplementary Guidance providing further 
information or detail in respect of the policies. Some Supplementary Guidance is still under preparation and these 
items are considered as Interim Policy Guidance. 
 
The following policies are considered particularly relevant to the application assessment: 
 
CDP 1 The Placemaking Principle 
CDP 9 Historic Environment 
CDP 11 Sustainable Transport 
 
Relevant Supplementary Guidance (including Interim Non-Statutory guidance): 
 
SG 1 The Placemaking Principle 
SG 9 Historic Environment 
SG 11 Sustainable Transport 
 
The City Development Plan contains two overarching policies: CDP 1 The Placemaking Principle and CDP 2 
Sustainable Spatial Strategy, which must be considered in relation to all development proposals. Other policies 
and associated supplementary guidance provide more detail on specific land uses or environments which 
contribute to meeting the requirements of the overarching policies. 
 
ASSESSMENT AND CONCLUSIONS 

 
Section 25 of the Town and Country Planning (Scotland) Act 1997 requires that where an application is made 
under the Planning Acts, it shall be determined in accordance with the Development Plan unless material 
considerations indicate otherwise.  
 
The issues to be taken into account in the determination of this application are considered to be:- 
 
1) whether the proposal accords with the Development Plan; 
 
2) whether the proposal preserves or enhances the character or the appearance of the Conservation Area 
 and; 
 
3) whether any other material considerations have been satisfactorily addressed. 
 
In addition, under the terms of Section 64 of the Planning (Listed Building and Conservation Areas) (Scotland) 
Act 1997, the Council is required to pay special attention to the desirability of preserving or enhancing the 
character or appearance of the conservation area. 
 
External Alterations 
 
SG 9 Historic Environment  
 
The Council encourages the sensitive alteration and extension of Listed Buildings where this will not harm their 
special interest. To this end, proposals for the alteration of a Listed Building must: 
a) respect the original layout and plan form of the building; 
b) not result in the loss of historic fabric, including fixtures and fittings, which contribute to the building's special 
interest; 
c) incorporate detailed design and traditional materials which reflect or complement the period, style and 
architectural character of the building; 
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d) replace missing traditional features, such as period doors or decorative plasterwork with good quality replicas 
of the originals; 
e) follow further detailed guidance for repairs, alterations and extensions; and 
f) seek advice at the outset as to whether the project will give rise to any archaeological issues. 
 
Comment:  
 
The proposed steps from the footway down to the lightwell would be formed in stone and positioned against the 
boundary with 13 Newton Place. The position of the proposed steps would be similar to a number of existing steps 
to the lightwells of other properties on the terrace. As such it is considered that the design and materials used for 
the steps would complement the character and appearance of the terrace.        
 
The metal bars to the basement windows would be removed. An existing non-original door opening to the front at 
basement level would be replaced with a window formed replicating the original proportions and new sandstone 
infill beneath it. A new door would be formed under the flying stair with the existing window opening having been 
enlarged. This re-configuration of the openings to the front at basement level is considered to better reflect the 
original appearance of the building and subject to conditions regarding the proportions of the window and the 
material of the sandstone infill is acceptable. To the rear, two non-original windows would be replaced at ground 
and first floors. The proposed replacements would match the design of the other historic windows.  
 
Mews Garage/Workshop 
 
SG 1 The Placemaking Principle  
 
Policy SG 1 states that the construction of new mews houses in lanes in Park Conservation Area could adversely 
affect the residential amenity of the flats in the main buildings, e.g., by restricting daylight to the lower floors of the 
main building, presenting an outlook to the residents of a nearly blank rear wall or, when proposed as part of the 
subdivision of the main building, restricting their amenity space to a very small rear yard. 
 
New mews houses are only likely to be acceptable if historical Ordnance Survey maps (available at 
www.nls.uk/maps) show a mews house on the site originally, or if the proposal is for a site between original mews 
buildings. The conversion of existing mews properties to residential use, however, is encouraged, and any 
alterations should also comply with the following criteria. 
New mews houses should meet all the following criteria: 
• the scale and massing should match the original standard for the lane, with ridge and eaves height to match; 
• houses should have pitched roofs, clad in slate, with gable ends; 
• elevations facing on to the lane, and on to the main property, should both be finished in stone, with all windows 
• having a vertical emphasis and being framed in timber; and 
• any windows proposed in the roof to be conservation style rooflights only. 
 
Comment: 
 
Scale and massing 
 
Within Park Conservation Area, the historic built form to the rear of the terraces is often characterised by mews 
buildings formed over two storeys. While modern development to the rear of the terraces associated with the 
commercial occupants has eroded some of this historic character, we encourage proposals that respect the 
historic character. The applicant has submitted evidence in the form of historic mapping showing that a mews 
building appears to have previously occupied the site. The proposed mews has been designed to emulate the 
scale and form of historic mews properties within Park Conservation Area. We are content that the erection of a 
mews building of a similar scale on the site would, subject to consideration of the detailed design and materials, 
reflect the historic built form on Woodside Terrace Lane.    
 
Design and materials  
 
The proposed mews would have a pitched roof covered with slate. This proposed form is considered to be 
consistent with the historic design of mews properties in the area. The proposed use of ashlar sandstone to the 
elevation facing the lane would incorporate a partially randomised coursing pattern to give the façade a degree of 
variation and according to the applicant avoid giving a uniform appearance not characteristic of historic mews 
buildings. The gable elevations would be rendered and the rear elevation formed with glazed brick.      
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Sunlight and daylight 
 
An analysis of the impact of the amount of sunlight reaching neighbouring gardens to the rear has been 
undertaken in accordance with the BRE guidelines. This demonstrates that the proposal would not have a 
noticeable impact on the amount of sunlight reaching the garden ground to the rear of 16 Woodside Terrace.  
 
The impact on the amount of daylight reaching the properties on Woodside Terrace is unlikely to be noticeable 
with the existing terrace on Newton Place likely to be having a greater impact than the proposed mews. The 
existing mews property at 17 Woodside Terrace Lane may be impacted, however this is considered to be 
consistent with what would be expected for original mews properties on the lane where the historic built form is 
more compact.   
 
SG 11 Sustainable Transport 
 
Where car parking is proposed for new residential development, a minimum standard of one allocated car parking 
space per dwelling for residents plus 0.25 unallocated spaces per dwelling for visitors. Passive electric vehicle 
charging provision is required for 100% of car parking spaces in new residential developments.  
 
For new residential development, the guidance sets a minimum cycle parking standard of 1 space per unit plus 
0.25 spaces per unit for visitor parking where cycle parking is provided in communal stores. 
 
Comment:  
 
The proposal includes two car parking space within the mews garage. This is in excess of the minimum standard 
therefore this aspect is considered consistent with the guidance contained in this regard.  
 
OTHER MATERIAL CONSIDERATIONS 
 
With regard to (2) whether the proposal is appropriate having regard to the provisions of the Planning (Listed 
Buildings and Conservation Areas) (Scotland) Act with respect to the proposed development and its impact on 
the character and appearance of the Central Conservation Area. It is considered that the proposed development 
will preserve and enhance the character of the Park Conservation Area for the reasons outlined above. 
 
In respect of (3), other material considerations and issues raised by consultation responses or from letters of 
representation, the grounds may be summarised, with appropriate comment, as follows: 
   
7 objections have been received in relation to the proposal, comments on the issues raised are summarised 
below: 
 

 Scale, design and materials of the mews garage/workshop 
  
 Comment: The scale of the proposed mews garage/workshop is assessed according to the guidance in 

policy SG 9 Historic Environment requiring that the scale and massing should match the original standard 
for the lane. While many of the historic mews properties to Woodside Place Lane have been demolished 
to make way for car parking, the proposed mews would be of a similar scale to the modern mews properties 
in this location. With regard to the design and materials being proposed, it is considered that the form of 
the proposed mews would incorporate aspects including the pitched roof that reflect the design of historic 
mews properties. The use of slate for the roof covering, sandstone to the elevation facing the lane and 
glazed brick on other elevations would reflect the appearance of historic mews properties in the area. As 
such it is considered that the proposed mews would complement the historic character of the lane and Park 
Conservation Area. Further consideration of the impact of the scale on the amount of sunlight and daylight 
received by neighbouring properties in considered below.    

 

 Loss of sunlight and daylight 
 
 Comment: The proposed mews would be located on the southern side of Woodside Terrace Lane opposite 

a modern mews property at 17 Woodside Terrace Lane and the rear garden of 16 Woodside Place. The 
rear garden of 16 Woodside Place is a communal garden for the two flatted properties. An analysis of the 
impact of the amount of sunlight reaching neighbouring gardens to the rear has been undertaken in 
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accordance with the BRE guidelines. This demonstrates that the proposal would not have a noticeable 
impact on the amount of sunlight reaching the garden ground to the rear of 16 Woodside Terrace.   

 

 Privacy and overlooking  
 
 Comment: The proposed mews has windows that have been designed to minimise any privacy issues with 

the window on the upper floor facing the lane having been re-positioned so that it is at an oblique angle to 
the window of the mews property to the north. The window on the upper floor of the proposed mews would 
overlook the enclosed communal garden ground to the rear of 16 Woodside Terrace, however given that 
this garden ground is already overlooked from other properties on Woodside Terrace the impact on the 
privacy enjoyed by occupiers is considered to be limited.      

 

 Mews would not be used as a garage/workshop but rather as a residential property  
 
 Comment: The proposal is for the use of the mews as a garage/workshop associated with the proposed 

dwellinghouse at 12 Newton Place. While the granting of consent for the erection of the mews would not 
prohibit the occupant of 12 Newton Place from forming habitable rooms in the mews at a later date, the use 
of the mews as a dwellinghouse would require an application for planning permission. This would ensure 
that a full assessment would be carried out regarding the acceptability of converting the mews 
garage/workshop to a dwellinghouse.  

 

 No dedicated pedestrian space on the carrigeway to the lane 
 
 Comment: While applicants are required to address the improvement of the townscape of the rear lanes, 

with solid boundaries reinstated, there is no requirement for the upgrading of the lane itself.  
 

 Traffic congestion on the lane 
 
 Comment: It is anticipated that the volume of cars using the lane would decrease with the proposed mews 

garage/workshop having two car parking spaces which is fewer than the number of car parking spaces 
currently on the site.   

 
CONCLUSION 
 
It is considered that the proposal for the internal and external alterations associated with the conversion of the 
townhouse to form a single dwellinghouse and the erection of a mews garage/workshop to the rear is in 
accordance with overarching policies CPD 1 The Placemaking Principle and CPD 2 Sustainable Spatial Strategy 
and relevant supporting policies and supplementary guidance of the adopted Glasgow City Development Plan 
and will preserve and maintain the character and appearance of the Conservation Area.  
 
Other material considerations, including the consultation responses and the points raised in the letters of 
objection, have been considered but do not outweigh the Development Plan.  
 
CONDITIONS AND REASONS 

 

01. External materials for the proposed mews garage/workshop shall be natural sandstone, render, glazed 
brick, aluminium framed windows and rooflights, and slate. Samples shall be submitted to and approved by 
the planning authority in writing in respect of type, colour and texture. Written approval shall be obtained 
before the materials are used on site. 
 
Reason: In order to protect the appearance of both the property itself and the surrounding area.  
 
In order to protect the visual amenity of the surrounding area. 

 
02. The metal bars on the windows shall be removed and the stonework repaired to the satisfaction of the 

Planning Authority. 
 
Reason: To safeguard the character of the listed building and the character of the surrounding conservation 
area. 
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03. New windows shall match the originals in all aspects of their design: proportions, profile, framing thickness, 
detailing, method of opening and materials. 
 
Reason: To safeguard the character of the listed building and the character of the surrounding conservation 
area. 
 

04. Stone repairs shall be carried out using replacement natural stone to match the original stonework in every 
respect including colour, geological character, texture and coursing pattern. A petrographic analysis of the 
original stonework and the proposed replacement stone together with samples shall be submitted to and 
approved in writing by the planning authority before work on this element of the development commences. 
Reason: To safeguard the character of the listed building and the character of the surrounding conservation 
area. 
 
Reason: To safeguard the character of the listed building and the character of the surrounding conservation 
area. 
 

05. External facing materials for the steps shall be natural stone. Samples shall be submitted to and approved 
by the planning authority in writing in respect of type, colour and texture. Written approval shall be obtained 
before the materials are used on site. 
 
Reason: To safeguard the character of the listed building and the character of the surrounding conservation 
area. 

 
06. Before any work on the site is begun, a scheme of landscaping shall be submitted to and approved in 

writing by the planning authority. The scheme shall include hard and soft landscaping works, boundary 
treatment(s), details of trees and other features which are to be retained, and a programme for the 
implementation/phasing of the landscaping in relation to the construction of the development. All 
landscaping, including planting, seeding and hard landscaping, shall be completed in accordance with the 
approved scheme. 
 
Reason: To ensure that the landscaping of the site contributes to the landscape quality and biodiversity of 
the area. 

 
07. Before any work on the site is begun, details of refuse and recycling storage areas and bins shall be 

submitted to and approved in writing by the planning authority. These facilities shall be completed before 
the development/the relevant part of the development is occupied.  
 
Reason: To ensure the proper disposal of waste and to safeguard the environment of the development. 

 
08. Provision shall be made in the design of the development for the parking of 2 cycles. The cycle parking shall 

be available for use in accordance with the approved drawings before the development is occupied. 
 
Reason: To ensure that cycle parking is available for the occupiers/users of the development. 

 
09. 100% passive electric vehicle charging provision is required for all the units with allocated car parking spaces. 

 
Reason: In order to promote sustainable transport. 
 

10. Noise from or associated with the completed development (the building and fixed plant) shall not give rise to 
a noise level, assessed with windows closed, within any dwelling or noise sensitive building in excess of that 
equivalent to Noise Rating Curve 35 between 0700 and 2200, and Noise Rating Curve 25 at all other times. 
 
Reason: To protect the occupiers of dwellings or noise sensitive buildings from excessive noise. 

 

REASON(S) FOR GRANTING THIS APPLICATION 

 
The proposal was considered to be in accordance with the Development Plan and there were no material 
considerations which outweighed the proposal's accordance with the Development Plan. 
 
ADVISORY NOTES TO APPLICANT 
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01. The applicant should contact Land and Environmental Services regarding the collection of refuse from the 

development. 
 

02. The applicant is advised that it is not permissible to allow water to drain from a private area onto the public 
road and to do so is an offence under Section 99 (1) of the Roads (Scotland) Act 1984. 

 
for Executive Director of Development and Regeneration Services DC/ SWO/ 

23/04/2019 

 
BACKGROUND PAPERS 

 
 
 
 
 
 
 

PLEASE NOTE THE FOLLOWING: 
 
Any Ordnance Survey mapping included within this report is provided by Glasgow City Council under licence from 
the Ordnance Survey in order to fulfil its public function to make available Council-held public domain information. 
Persons viewing this mapping should contact Ordnance Survey Copyright for advice where they wish to license 
Ordnance Survey mapping/map data for their own use. The OS website can be found at www.ordnancesurvey.co.uk 
 

If accessing this report via the Internet, please note that any mapping is for illustrative purposes  
only and is not true to any marked scale. 

 

 

 

 

http://www.ordnancesurvey.co.uk/
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