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Approach along Earlbank Avenue. Proposed extension is not visible. 

 

View standing directly opposite extension (at pavement level). A small section of 

the proposed extension is visible. 
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Approved Extension at 34 Vancouver Road (with rear extension projecting past the building line) 

 

 

Refused Extension at 126 Earlbank Avenue (with rear extension project past the building line) 
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1.0 Summary 

 

___________________________________________________________ 

  

 

This appeal is submitted due to the inconsistent nature of the decision by Glasgow City planning 

authority. The proposed extension has been designed in accordance with Glasgow City Council 

Conservation Area Guidance and is in accordance with all Policies. Similar extensions have been 

approved within the Scotstoun Conservation Area and by the same case officer. There are no 

material differences between the approved extensions, which would cause the proposed 

extension to be refused. 

 

In summary, the application must be decided on the Glasgow City Council Conservation Area 

Guidance, recent history and local context surrounding the application site. It is inconsistent that 

one application should be approved, and the other is not. 

 

 

We have provided a summary of the reasons to overturn the decision below: 

 

• The proposed extension is in accordance with all policies in the Glasgow City Council 

Conservation Area Guidance. 

 

• The proposed extension is single storey containing a low impact green living flat roof (in 

accordance with Glasgow City Council Conservation Area Guidance SG9).  

 

• The proposed extension is at the rear of the dwelling with a small projection to the side 

(in accordance with Glasgow City Council Conservation Area Guidance SG9). 

 

• The proposed extension is modest in scale and simple in form. It is not readily visible to 

the public and does not detract from the Conservation Area.  

 

• Several extensions have been approved within the Scotstoun Conservation Area with 

the same materials and siting – see images overleaf showing proposed extension and 

recently approved extension at 34 Vancouver Road. 

 

• The proposed extension is a modest size and of a high architectural design. 

 

• The proposed extension is contemporary in nature creating a clearly distinct addition to 

a traditional dwelling.  

 

 

 

 

 

 

 

 



 

 

Photograph of application site showing mature boundary planting obscuring view to the rear of 

the dwelling and proposed extension location. 

 

Photograph of application site showing limited view to side of dwelling and proposed extension 

location. 
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2.0 Reasons for Refusal 

 

___________________________________________________________ 

  
 

 

 
The Decision Notice lists nine reasons for refusal. However, none of the reasons for refusal are 

supported by any planning policies or planning guidance. As such, the application has been 

recommended for refusal based on the case officer’s opinion, not planning policy. We have 

provided a summary of our discussions with the council below. 

 

The case officer first noted an issue with the design of the part of the extension projecting 

beyond the side building line and the material of the flat roof. See email extract below from the 

case officer James McArdle. 

• “The flat roof design and use of a single-ply rubber membrane finish.  If a flat-roof is 

integral to the overall design, it should have a green/sedum roof. 

• The front elevation which fronts onto the street.  If the intention is to have the extension 

protrude beyond the original side building-line, this element of the design requires 

amendments.  Again, the flat roof fronting onto the street is an issue.  The window 

proportions and use of black timber cladding are also incongruous on this elevation.” 

The case officer requested the flat roof material was changed to a green roofing system. He also 

requested the front elevation (projecting past the building line) was revised. Nicholas Lindsay 

Architects took this feedback on board and in the interest of working with the case officer made 

alterations to the proposed design. A green roofing system to the flat roof was proposed, and the 

front elevation was amended to be in keeping with the traditional design of the existing dwelling. 

The revised front elevation included natural stone walling and a white traditionally proportioned 

window. However, the amended design was not accepted by the case officer, which was 

surprising as we had accepted all feedback provided and made the relevant changes to the 

design. 

We also undertook a video call with Mark Thomson, the Team Leader of the Glasgow City Council 

West Planning Team on 16th February 2026. Mark commented that the only reason for refusal 

was the projection of the extension past the building line of the existing dwelling. Mark stated if 

the extension was brought back in line with the building line, the application would be approved. 

This in stark contrast to the decision notice which comments on poor design which is detrimental 

to the Scotstoun Conservation Area. It is clear the reasons in the decision notice are not a fair 

reflection of the proposed extension.  

 

It is also worth noting that between 3rd December 2025 and 30th January 2026, Nicholas Lindsay 

Architects contacted Mark Thomson, Andy Dale and Sarah Shaw requesting clarification on the 

application and the case officer’s feedback. We understood the proposed extension was in 

accordance with all Glasgow City Council Conservation Area Guidance. Unfortunately, no 

clarification response was received despite numerous phone calls, voicemails and email 

correspondence. 

 

The planning decision is not in accordance with the Glasgow City Council Conservation Area 

Guidance and is inconsistent with the previously approved extensions at 34 Vancouver Road, 

1356 Dumbarton Road, 2 Verona Avenue and 27 Norse Road. There are no material differences 

between these extensions, which would cause the proposed extension to be refused. 



 

 

“The proposed development is considered to be, generally, sympathetic to the 

character of the property itself and the character and appearance of the 

surrounding conservation area. No issues pertaining to the amenity of 

neighbouring residential properties would arise as a result of the proposed 

development.” 

Extract from the Handling Report written by James McArdle for approved application at 34 

Vancouver Road (21/01323/FUL). 

 

“2.63 Extensions should be located to the rear or side of the property. Extensions 

should not protrude beyond the front elevation of the existing building. The 

setting back of extensions will be encouraged.” 

Glasgow City Council Supplementary Guidance 9: Historic Environment 

 

2.67 Roofs should be ridged or mono-pitched. Flat roofs should be avoided unless 

the intention is to provide a green roofing system or the design is integral to an 

overall approved contemporary design. 
 

Glasgow City Council Supplementary Guidance 9: Historic Environment 

 

“In terms of the design it is considered that the resultant development would 

represent a visually acceptable addition that would provide an appropriate 

solution to upgrade the property for modern living. It is considered the proposed 

extension will have a neutral impact upon the conservation area. The extension 

will not dominate the appearance of the original dwellinghouse or result in the 

loss of important original features or detailing, and accordingly would preserve 

and enhance the character of the Scotstoun Conservation Area.” 

Extract from the Handling Report written by James McArdle for approved application at 34 

Vancouver Road (21/01323/FUL). 
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3.0 Justification 

 

___________________________________________________________ 

  
 

 

 

The main reason for refusal of this application, was the protrusion of the rear extension past the 

side building line. However, there are no planning policies or planning guidance which prevent rear 

extensions from extending past the side building line. Indeed, the Glasgow City Council 

Conservation Area Guidance supports extensions to the side of dwellings (see clause 2.63 overleaf). 

 

The case officer comments within the Report of Handling that the extension would have an adverse 

impact on the character of the Scotstoun Conservation Area. However, other extensions have been 

approved within the Scotstoun Conservation Area with extensions projecting past the side building 

line, and by the same case officer. The Report of Handling also comments on the design and 

materials being of poor quality. However, natural stone and natural timber cladding are high 

quality materials that have been approved on other extensions within the Scotstoun Conservation 

Area. We have provided examples of approved extensions nearby the application site (around 

Victoria Park) on page 13, showcasing the standard of design which is deemed acceptable.  

 

The case officer notes the proposed extension will be observable from out with the site boundary. 

However, this is normal for dwelling extensions and provides no justification for an extension to 

be refused. The site photographs on page 7 of this document show the restricted view to the side 

and rear of the dwelling. Additionally, we have prepared a visual impact study proving only a small 

part of the extension (natural stone South facing elevation) can be seen. This is further reduced by 

the mature boundary planting providing natural screening to the extension. 

 

We have included comments from the decision notice for the extension at 34 Vancouver Road 

application overleaf. Please note, this project features a rear extension with side projection past 

the building line and was determined by the same case officer, James McArdle. The similarities 

between the approved extension at 34 Vancouver Road and the proposed extension at 126 

Earlbank Avenue are shown on the pages prior. It is inconsistent that one application should be 

approved, and the other is not. 

 

We have listed our responses to the main reasons for refusal below. 

Siting 

The proposed extension is sited to the rear of the dwelling with a small projection past the side 

building line. This is in accordance with the recently approved extensions within the Scotstoun 

Conservation Area at: 

 

o 1356 Dumbarton Road, Glasgow G14 9EX (17/00760/DC) 

o 34 Vancouver Road, Glasgow, G14 9HR (21/01323/FUL) 

o 27 Norse Road, Glasgow, G14 9HW (11/00185/DC) 

 

Therefore, the principle of extending past the side building line within the Conservation Area has 

been established. Additionally, the Glasgow City Council Supplementary Guidance 9, states 

extensions must be sited to the rear and side. Therefore, the siting of the proposed extension is 

in accordance with the Glasgow City Council Conservation Area guidance and recently approved 

extensions within the Scotstoun Conservation Area.  



 

 

 

 

 

 
Approved extension at 2 Verona Avenue using the same materials as the proposed extension in 

this application. 

 

 

 

Approved extension at 1356 Dumbarton Road showing rear extension projecting past the 

building line of the existing dwelling. 
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Design 

The design features a modest single storey rear extension and flat roof with green roofing 

system. The Glasgow City Council Supplementary Guidance 9, states extensions with flat roofs 

must be provided with a green roofing system. Therefore, the design of the proposed extension 

is in accordance with the Glasgow City Council Conservation Area guidance.  

The floor area of the extension has been designed to create essential additional living space for a 

growing family. The family have lived in this area for 12 years, their children attend local schools, 

and they wish to make a small addition to the house so they may continue to live there. The cost 

of moving to a new house is excessive in the current housing market and the family do not want 

to relocate to a new area. The proposed extension provides modest additional space and the 

minimum required for the family. It is not an indulgent extension; it is vital for the family. In order 

to avoid negatively impacting the adjacent dwelling at 124 Earlbank Avenue, the proposed 

extension cannot be extended further to the rear. This is to avoid overlooking and 

overshadowing their neighbour. The flat roof is necessary to ensure the first-floor windows on 

the existing dwelling are not impacted by the extension. It is therefore necessary to form the 

extension in the design, shape and location proposed. 

 

Materials 

The proposed extension features a mixture of black timber cladding, natural stone cladding and a 

green roofing system. This is in accordance with the recently approved extension within the 

Scotstoun Conservation Area at: 

 
o 2 Verona Avenue, Glasgow, G14 9DZ (24/02978/FUL) 

 
The extension at 2 Verona Avenue (image overleaf), features black timber cladding, a green roof 

and dark grey metal window frames. The dwelling is a similar end of terrace with back lane to the 

side. The boundary planting is low resulting in the extension and materials being readily visible to 

public view. There are therefore no material differences between the two extensions, which 

would cause the proposed extension to be refused. 

 

 

 
Public Comments: 

 

There were no neighbour objections or public consultation objections submitted to the 

application. 
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4.0 Conclusion 
 

 

___________________________________________________________ 

  

 

The proposed extension presents a high quality of design and detailing. The contemporary nature 

of the extension contrasts visually with the existing dwelling allowing it to be read as an obvious 

addition to the existing dwelling. We believe the proposed extension is in accordance with all 

local authority policies and the Glasgow City Council Conservation Area Guidance and wish to 

make the following statements: 

• The proposed extension is at the rear of the dwelling with a small projection to the side 

(in accordance with Glasgow City Council Conservation Area Guidance SG9). 

 

• The proposed extension is a modest single storey extension, and it is not visible to the 

public eye from either of the North, East or West elevations. A small section of the 

extension is visible to the South elevation; however, we have designed this elevation of 

the extension with traditional materials (natural stone) to be in-keeping with and 

sympathetic to the traditional character of the existing building. 

• The existing mature boundary planting prevents views of the extension from the public 

domain. 

• This proposed extension cannot be sited in another location as it will negatively impact 

the adjacent dwelling at 124 Earlbank Avenue. 

• The proposed extension is single storey containing a low impact green living flat roof (in 

accordance with Glasgow City Council Conservation Area Guidance SG9).  

 

• Several extensions have been approved within the Scotstoun Conservation Area with 

the same materials and siting. 

We believe we have demonstrated through this Appeal Statement and the detailed drawings, 

that the refusal decision by the planning authority is inconsistent with recent applications within 

the Scotstoun Conservation Area and Glasgow City Council Conservation Area Guidance and 

should be overturned. 
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