
Planning Services 231 George Street GLASGOW G1 1RX Tel: 0141 287 8555 Email: onlineplanning@glasgow.gov.uk 

Applications cannot be validated until all the necessary documentation has been submitted and the required fee has been paid. 

Thank you for completing this application form: 

ONLINE REFERENCE 1007397 49-001 

The online reference is the unique reference for your online form only. The Planning Authority will allocate an Application Number when 
your form is validated. Please quote this reference if you need to contact the planning Authority about this application. 

Applicant or Agent Details 
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Ms 
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10 
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G41 3HB 

Page 1 of 4 

Avril Wyber
Text Box
Item 6

3rd March 2026









APPEAL STATEMENT  

Local Review – Application 25/01701/FUL 

Flat 10, Balfour Court, 4 Lethington Avenue, Glasgow G41 3HB 

Appellant: Amanda Federici 

 

I am appealing the refusal of planning permission for continued short-term let use of 
my home. The decision misapplies planning policy, ignores evidence from a successful 
two-year trial period, and produces the opposite outcome to that intended by the 
Development Plan and National Planning Framework 4 (NPF4). 

The property is a 32 m² studio flat and is my only home in Scotland. I am a UK 
diplomat working overseas on rotation, returning to Glasgow approximately every 
six weeks to live in the flat myself. When I am abroad, I let the flat on a short-term 
basis to cover essential maintenance and ownership costs. I have rented the property 
successfully since 2019, including under a two-year temporary planning 
permission granted in November 2023, without a single complaint or amenity issue. 

The decision: 

• Creates housing loss, rather than preventing it 

• Jeopardises my housing security 

• Ignores proven compliance 

• Penalises a lawful, non-commercial owner-occupier 

• Applies policy in a blanket manner, contrary to its intent 

The refusal is not a proportionate or reasonable application of planning policy. I 
respectfully request that the Local Review Committee overturn the decision and grant 
planning permission. 

The refusal claims that approval would cause a loss of housing. In reality, refusal 
forces the flat to sit empty for long periods while I am overseas, reducing effective 
housing supply and jeopardising my own housing arrangements. 

This refusal also implies that the appropriate alternative is long-term letting, with 
me, the owner using short term accommodation when back in Glasgow. This is 
neither realistic nor reasonable. It would require me to give up my home and force me to 
use short-term lettings myself. This approach increases pressure on the very sector 
the policy seeks to manage. 



NPF4 requires housing to be protected and used efficiently. This proposal achieves 
that by keeping a small owner-occupied home in active use year-round rather than 
vacant. 

Amenity is protected by: 

• a two-year successful trial period, 

• the flat’s own entrance, path, garden and parking, and 

• no complaints since 2019. 

This is a proportionate, evidence-based use of a primary residence and is materially 
different from commercial short-term letting. 

The refusal is unsupported by evidence, misstates site facts, ignores the 
successful trial period and produces housing loss. It is not in accordance with the 
Development Plan or NPF4 and should be overturned. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

RESPONSE TO THE CASE OFFICER’S JUSTIFICATION (Neil Stevenson email reply to 
MP and Councillors) 

Officer statement 

“To protect residential amenity planning permission will not be granted for a change of 
use from a residential flat to short-stay accommodation within existing blocks of 
residential flats, resulting in a mix of mainstream residential flats and short-stay 
accommodation within a single building sharing a means of access.” 

Response 

This assessment is factually and evidentially flawed. 

• The property has its own main door, private garden, and private parking 

• Access is not shared in the manner described; the upstairs neighbour accesses 
their property via a separate route 

• The use has operated since 2019, including under a two-year temporary consent, 
without a single complaint, objections or recorded issues 

• No evidence of actual harm to residential amenity has been identified 

• Planning decisions must be based on evidence; the evidence shows that this use 
is compatible with residential amenity. 

Conclusion: 

Amenity impact is speculative, not evidenced, and contradicted by years of successful 
operation. 

Officer statement 

There is a general presumption against the granting of planning permission for a change 
of use from residential flat to short-stay accommodation. Point b) and c) above does not 
apply. With regards to point a), the property is located within an existing flatted block 
containing 2 residential properties and would result in a mix of mainstream and short 
stay use. It is noted that the application site has its own means of access; however, it 
shares the main pathway access to the building from Lethington Avenue with the upper 
floor flat which could impact upon residential amenity.  

Response 



This is factually incorrect. The flat has its own main door, private garden and private 
parking. The upstairs neighbour accesses her flat via a separate route. Even if part of a 
path were technically shared, two years of operation without complaint demonstrates 
no harm exists. 

Officer statement 

“There is a general presumption against the granting of planning permission for a 
change of use from residential flat to short-stay accommodation.” 

Response 

Policy requires case-by-case assessment, not automatic refusal. 

• This is a single, owner-occupied studio, not a commercial or investor-led unit 

• The temporary consent was explicitly granted to test acceptability in practice- 
that test was passed 

• The refusal fails to engage with the evidence generated during the trial period 

Planning policy must be applied case-by-case, not by blanket presumption. This is a 
small, owner-occupied home used primarily as a residence and let only when I, the 
owner, work overseas as a UK diplomat. 

The practical effect of the Council’s position is to suggest that I should rent out my own 
home long-term and then find licensed short-term accommodation when I return to 
Glasgow. That is not a housing solution; it is an unreasonable displacement of a lawful, 
compliant resident and contrary to NPF4’s housing objectives. 

Officer statement 

“In terms of the housing crisis, the proposed change of use raises concerns as it would 
create a loss of a 1 bedroom flat within a residential area of high demand. There are 
many short term lets within the area, therefore, approval of a permanent short term let is 
not considered appropriate due to the cumulative effect this would have on the housing 
stock within the area. …” 

Response 

This reasoning is fundamentally flawed in this case. 

• I cannot offer the flat for long-term rent as it is my home 

• I have no intention of selling 

• Refusal therefore creates no housing gain 

• Instead, it forces the flat to sit empty for many months of the year 



• This is the opposite of policy intention, and the refusal creates housing loss.  

The flat is my only home in Scotland. It is not for sale and cannot be offered for long-
term rent. Refusal therefore forces the flat to sit empty for long periods while I am 
overseas, reducing housing use. Granting permission keeps it in active use. The refusal 
therefore creates housing loss.  

Officer statement 

“There are many short-term lets within the area… due to the cumulative effect…” 

Response 

• No figures, thresholds, or spatial evidence are provided 

• My flat is very small, owner-occupied, non-commercial, and demonstrably 
successfully managed and low impact 

• Many short-term lets in the area are unlicensed and unregulated, yet 
enforcement is focused on a fully compliant resident 

• The cumulative impact argument is unsupported and disproportionate. 
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