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REQUEST FOR REVIEW IN RESPECT OF THE REFUSAL OF AN APPLICATION FOR 

PLANNING PERMISSION FOR THE INSTALLATION OF AN EXTRACT VENT TO THE 

FRONT OF A FLATTED DWELLING, FLAT 3, 29 ATHOLE GARDENS, GLASGOW,G12 9BD 

(LPA REFERENCE 25/00894/FUL) 

 

GROUNDS FOR REVIEW 

 

1. Site Description: 

 

1.1 The review application property is a first floor flat within a terrace of 

properties located on Athole Gardens, Dowanhill (see Figure 1 below).  

The building is not listed however it is located within the Glasgow West 

Conservation Area. 

 

 
 

Figure 1: The Review Application Property © Google Streetview 

 

2. Proposed Development: 

 

2.1 The development proposed is the installation of a small vent cover 

measuring just 150mm x 150mm (6” x 6”) on the front elevation of the 

property. 

 

2.2 The vent will be for a bathroom and must be installed in order to achieve 

compliance with the provisions of the Building (Scotland) Regulations 

2004.  The flat is single aspect and so it is not possible to install the required 

vent on the rear elevation of the building. 



 

 

Page | 2                            Prepared by Michael Hyde MRTPI Planning Consultant 

3. Reasons for Refusal: 

 

3.1 The review application was refused on 4 July 2025 for the following 

reasons (Document 1): 

 

01. The proposal was not considered to be in accordance with the 

Development Plan and there were no material considerations 

which outweighed the proposal's variance with the Development 

Plan. 

 

02. The development proposal is contrary to NPF4 Policy 7: Historic 

Assets & Places, CDP 1: The Placemaking Principle, SG1: 

Placemaking Part 1 and Part 2, CDP 9: Historic Environment and SG 

9: Historic Environment of the Glasgow City Development Plan as 

specified below, and there is no overriding reason to depart 

therefrom. 

 

03. The proposal is contrary to Policy 7: Historic Assets & Places of 

National Planning Framework 4 in that the proposed development 

fails to preserve or enhance the character and appearance of Park 

Conservation Area.  This is due to the siting of the vent on the front 

elevation introducing an incongruous element to the facade. 

 

04. The proposal is contrary to SG9 Paragraphs 2.85 and 2.86 as the 

siting of the proposed development will negatively impact the 

visual amenity of the Conservation Area.  The proposed fitting will 

be seen from public view at street level on the front elevation of an 

unlisted building in a Conservation Area. 

 

05.  The proposal is contrary to CDP 1 and SG1 Parts 1 and 2 of the City 

Development Plan in that the proposed development fails to meet 

the highest standards of design while providing high quality amenity 

to existing and new residents in the City.  Furthermore, the proposed 

development fails to respect the quality and character of the 

historic environment and does not protect the City's heritage. 

 

4. Relevant Development Plan Policies: 

 

3.1 Section 25 of the Town and County Planning (Scotland) Act 1997 states 

that “where in making any determination under the planning act regard is 

to be had to the Development Plan, the determination shall be in 

accordance with the plan unless material considerations indicate 

otherwise”. 

 

3.2 The adopted Development Plan relevant to the current application for 
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review comprises: 

 

• The National Planning Framework (2023); and 

• The Glasgow City Development Plan (2017). 

 

3.3 Section 13 of the Planning (Scotland) Act 2019 is now in force.  This alters 

Section 24 of the 1997 Act to state that in the event of ‘any 

incompatibility’ between a provision of the National Planning Framework 

(‘the NPF’) and a provision of a Local Development Plan (‘the LDP’), 

whichever of them is the later in date is to prevail. 

 

3.4 The following policies of the adopted Development Plan are referred to in 

the reasons for refusal: 

 

National Planning Framework 4 (2023) 

 

Policy 7 (Historic Assets and Places), which states that development 

proposals in or affecting conservation areas will only be supported where 

the character and appearance of the conservation area and its setting is 

preserved or enhanced.  Relevant considerations include the: 

 

i.  Architectural and historic character of the area; 

ii.  Existing density, built form and layout; and 

iii.  Context and siting, quality of design and suitable materials. 

 

Glasgow City Development Plan (2017) 

 

Policy CDP 1 (The Placemaking Principle), which states that in order to be 

successful, new development should aspire to achieve the six qualities of 

place as defined in draft Scottish Planning Policy and reinforced by 

Creating Places and Designing Streets.  New development should also 

respect the environment by responding to its qualities and character, 

while protecting the City’s heritage. 

 

Policy CDP 9 (Historic Environment), which states that the Council will 

protect, preserve and, where appropriate, conserve and/or enhance the 

historic environment, in line with Scottish Planning Policy, Historic 

Environment Scotland Policy Statement, and this policy together with 

associated supplementary guidance (SG), for the benefit of our own and 

future generations.  For clarity, historic environment encompasses, in this 

context, world heritage sites, listed buildings, conservation areas, 

scheduled monuments, archaeological sites, Inventory and non-Inventory 

gardens and designed landscapes and Inventory battlefields.  The 

Council will assess the impact of proposed developments that affect 

historic environment features and/or their settings according to the 
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principles set out in relevant SG.  The Council will not support 

development that would have an adverse impact on the historic 

environment, unless SG criteria are fully satisfied. 

 

Supplementary Guidance  

 

SG 1 (Placemaking), which states that the placemaking priorities in the 

Historic Environment are: 

 

a)  Protecting and enhancing the unique character of historic 

buildings, structures and settings; 

b)  Promoting new development of the highest design and material 

quality which respects and integrates with the existing historic 

environment; and 

c)  Maximising the contribution that the Forth and Clyde Canal, River 

Clyde and other waterways can make it terms of the City’ cultural 

heritage. 

 

SG 9 (Historic Environment), which states as a general rule, modern 

exterior apparatus including, gas and water pipes, gas and electricity 

meter boxes, balance flues, gas ventilation grilles, satellite dishes, solar 

panels, wind turbines, burglar alarms, security lights and cameras, air 

conditioning and ventilation plant, should not be located in such a 

manner or position that they would harm the character of a Listed Building 

or affect the visual amenity of the Conservation Area.  Proposals for 

external fittings should comply with the following: 

 

a)  Fittings should be sited to minimise their visual impact and to 

minimise any harm they may have on the character, appearance 

and setting, of a Listed Building or Conservation Area; 

b)  Fittings should not be seen from public view at street level; 

c)  Fittings should not be affixed to the front elevation of a Listed 

Building or unlisted building in a Conservation Area; and 

d)  Where fittings are acceptable, they should be painted out or be 

manufactured in a colour to match the background to which they 

are attached and be fixed into mortar joints, as far as possible, to 

prevent damage to masonry or brickwork. 

 

5. Grounds for Review: 

 

5.1 With respect to the submitted application for review, having regard to the 

provisions of the adopted Development Plan, and also the relevant 

material considerations, the following is the only planning issue that will 

require to be assessed. 
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Will the installation of the extract vent significantly harm the character and 

the appearance of the Glasgow West Conservation Area? 

 

5.2 An application for a Building Warrant for “alterations to flat to remove and 

re-build mezzanine and re-configure internal layout” was submitted last 

year (GCC reference 24/01392/BW).  There is an existing bathroom vent to 

the left of the bay window however the existing kitchen has no external 

vent.  With the proposed internal reconfiguration, Building Standards now 

require a separate new external vent for the kitchen.  As noted above, 

the application flat is single-aspect meaning that is not possible to install 

this on the rear elevation of the building, hence the submission of the 

review application. 

 

5.3 The proposed vent cover will measure just 150mm x 150mm (6” x 6”) and 

will be located immediately to the left of an existing rainwater downpipe 

in the position shown by the red circle on Figure 2 below.     

 

5.4 On this elevation of the existing building there are three existing vents, and 

a large entry ‘buzzer’, in the positions shown by the yellow circles.  So far 

as the Council’s website indicates no planning permission for any of these 

additions to the building has been sought or obtained. 

 

 
 

Figure 2: The Review Application Property © Google Streetview 

 

5.5 The Planning Officer has said in the Report of Handling (Document 2) that 

the vent cover would be “an incongruous modern element to the 



 

 

Page | 6                            Prepared by Michael Hyde MRTPI Planning Consultant 

traditional façade” which would erode the character of the Conservation 

Area.  Given the number of existing vents etc. on the front elevation of the 

building this assessment is fully understood or accepted. 

 

5.6 Furthermore, whist the submitted drawing indicated a black metal vent 

cover to match other vents on the front elevation of the building; it could 

if required be finished in a colour that would match the background 

stone.  By attaching a condition to a grant of planning permission 

requiring this, the proposed vent cover would be barely noticeable from 

public views at street level and would thus not harm in any way the 

character of the appearance of the Glasgow West Conservation Area. 

 

6. Conclusions: 

 

6.1 In conclusion it is not considered that the installation of a small vent cover, 

which is being required by Building Standards, would significantly harm the 

character and the appearance of the Glasgow West Conservation Area, 

particularly given that the Council can easily require this to be painted the 

same colour as the background stone.  On this basis there would also be 

no conflict with the requirements of Policy 7 of National Planning 

Framework 4, or Policy CDP 1 or Policy CDP 9 of the City Development 

Plan.  Planning permission for the installation of the proposed vent cover 

should therefore be able to be granted. 
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