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Executive Summary 
 

 19/0814/PP - ERECTION OF FOUR DETACHED DWELLING HOUSES (IN PRINCIPLE) AT 9 

MILL BRAE, BRIDGE OF WEIR, RENFREWSHIRE  PA11 3LD  

 
 

 

 The irregularly shaped application site which measures 4392 sq. metres is located 

on the northern side of Mill Brae in the centre of Bridge of Weir.  Although 

currently overgrown with young naturally generated saplings/whips the site is 

brownfield in nature having previously accommodated buildings, understood to 

have been used as a saw mill but following demolition in the 1990’s was used for 

storage purposes by the Bridge of Weir Leather Company ceasing at some stage in 

the 2000s.  The River Gryffe and a belt of trees protected by a Tree Preservation 

Order borders the site to the north east although at a significantly lower level such 

as that it is not at risk from flooding.  

 

 Mill Brae, from which the site is presently accessed, is approximately 4.8 metres in 

width and runs from the A761 Main Street to the west, downhill to a crossing over 

the River Gryffe at which point it comes to a ‘dead end.’  The road serves three 

residential properties along its south side.  Mill Brae is adopted by Renfrewshire 

Council for maintenance, as Roads Authority, and it is therefore a “public road”.  

The road carries very light traffic, serving only the three residential properties 

referred to.  However in the past, it also served the application site in its former 

use as a sawmill (and latterly for storage), and the former gasworks on the south 

side adjacent to the river (which, it is understood, later became a sewage treatment 

plant).  

  

 On the opposite side of the application site to Mill Brae exists Back Road which 

runs along the rear of properties fronting on to Main Street. This road is 

approximately 108 metres long, between Lintwhite Crescent and a vehicle repair 

garage and over this length, it is approximately 3 metres wide, with verges along 

both sides. There are no pedestrian footways or street lighting along this length.  

Back Road is not included on the list of public streets maintained by Renfrewshire 

Council, and is therefore privately maintained (albeit open as a public right of 

passage), although judging by its condition it receives very little if any 

maintenance. Until approximately fifteen years ago, Back Road continued 

approximately 50 metres further north, through to Mill Brae, crossing a bridge 

over the Pow Burn. The bridge was structurally damaged by flooding of the river 

at around that time, and was closed to traffic, although pedestrian access has been 

maintained. 
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 The application submitted to the Council and registered under Planning 

Application Reference Number 19/0814/PP had sought planning permission in 

principle for a residential development on the site.  An Indicative Layout 

accompanying the application submitted illustrates that the self-seeding 

ships/saplings would be removed and a total of four detached houses would be 

erected, accessed via a single point off Mill Brae which corresponded with the 

existing access arrangements to the site.  The belt of trees on the banking next to 

the River Gryffe which are protected by the TPO would remain and would not be 

affected by the proposed development.  

 

 The Planning Officer refused the application for the following reason: 

 

‘The development would result in additional traffic manoeuvres onto Mill Brae and 

its junction with Main Street. The access proposed would be unacceptable and could 

reduce road safety on both Mill Brae and Main Road. The proposal is therefore 

contrary to the terms of Policy P1 of both the Adopted Renfrewshire Local 

Development Plan (2014) and the Proposed Renfrewshire Local Development Plan 

(2019) and the associated Supplementary Guidance which seek to ensure that 

proposals are compatible and complementary to existing uses and should cause no 

significant harm.’ 

 

 The reason for the refusal of the application is contested on the following grounds: 

 

(a) The Planning Officer in arriving at the decision has failed to give due 

cognisance and sufficient weight to the fact that the application site, 

although vacant at present, has a lawful use for storage purposes.  Vehicle 

generation and activity generally would be sufficiently greater if the site 

were used for storage purposes again than it would be for the four dwelling 

houses proposed.  

 

(b) Setting the above aside, Mill Brae, at 4.8 metres in width along its entire 

length, is able to support and has been supporting for many years two way 

traffic movements or single lane traffic with parking along one side. 

 

(c) The development proposed will not generate high volumes of traffic on Mill 

Road or on the surrounding network.  Capacity at the junction of Main 

Road and Mill Brae is not therefore an issue. 

 

(d) Visibility at the junction of Mill Brae and Main Road meets the prescribed 

standards and only fails to be achieved when vehicles park on Main Road 

within the visibility splay in contravention of the statutory parking 

restrictions existing. This could be addressed by the Council through the 

re-application of the yellow carriageway markings and the subsequent 

enforcement of the waiting restrictions.  The Council’s failure to enforce 
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statutory restrictions of this nature does not constitute a valid reason nor 

provides any sort of justification, to refuse our client’s application.  

 

(e) The record of road injury accidents does not suggest that there is a 

particular road safety difficulty at any point on the A761 (Main Street), 

particularly at the Mill Brae junction. 

 

(f) If deemed appropriate or required, visibility at the Mill Brae/Main Road 

junction can be improved by moving the “give way” line forward in a 

similar manner to the layout at Church Manse Road. 

 

 

 Other reasons advanced in support of the application/review request include inter-

alia, the following: 

   

-  The development is proposed on a brownfield site, the condition and 

appearance of which detracts from the character and appearance of 

the area.  

 

- The scheme proposed will result in a significant improvement to the 

character and appearance of this part of Bridge of Weir by 

introducing a new active street frontage into what is otherwise a 

derelict and unkempt parcel of land. 

 

-  The application site is in a highly sustainable and accessible location 

given its proximity to the town centre, bus stops and associated cycle 

and foot path networks.   

 

- The development of the site will contribute to the supply of land for 

housing development and to the mix and range of house types available 

within the area. 

 

- The development of a dwelling house on the site will bring positive 

benefits to the economy through the creation of employment 

opportunities for locally based tradespeople.  Such benefits are 

particularly important at this time given the pressures imposed on 

those involved in the construction industry as a result of the 

implications arising from the coronavirus pandemic. 

 

 In view of the considerations outlined it is respectfully requested that this request 

to review the Planning Officer’s decision be upheld and that planning permission 

be granted for the proposal as applied for.   
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REVIEW REQUEST  
 

19/0814/PP - ERECTION OF FOUR DETACHED DWELLING HOUSES (IN PRINCIPLE) AT 9 

MILL BRAE, BRIDGE OF WEIR, RENFREWSHIRE  PA11 3LD  
 

 

1. INTRODUCTION 
 

1.1 This statement has been prepared by Derek Scott Planning, Chartered Town Planning and 

Development Consultants (Dunfermline and Edinburgh) in association with IKG Architects on 

behalf of our client, Mr. Alan Todd of Todd Development.  It is in support of a request to review 

the decision of the Appointed Planning Officer in relation to a planning application (See TD 

Document 2) which had sought planning permission in principle for the erection of four 

detached dwelling houses on a parcel of land at 9 Mill Brae, Bridge of Weir, Renfrewshire.   

The application was submitted to the Council on 29th November 2019 and refused on the 14th 

May 2020 under Planning Application Register Reference Number 19/0814/PP.     

 

 

 
Location Plan  
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2. Site Location and Description  

 

2.1 The irregularly shaped application site which measures 4392 sq. metres is located on the 

northern side of Mill Brae in the centre of Bridge of Weir.  Although currently overgrown with 

young naturally generated saplings/whips, the site is brownfield in nature having previously 

accommodated buildings, understood to have been used as a saw mill, and following demolition 

in the 1990’s had been used for storage purposes by the Bridge of Weir Leather Company, 

ceasing at some stage in the 2000s.  The River Gryffe borders the site to the north east although 

at a significantly lower level such as that it is at no risk whatsoever from flooding.   

 

 
Location Plan  

 

2.2 A mature belt of trees, which lie within the application site, define the boundary with the River.  

Those trees are protected by a Tree Preservation Order (TPO) which, it must be stressed, does 

not extend to the whips/saplings on the balance of the application site.  The boundary of the site 

with Mill Brae is defined by a natural stone wall approximately one metre in height with an 

iron railing fence above.  The north western boundary of the site is bounded by ‘The Old Manse’ 

which is a residential property; and the western boundary is bounded, in part, by a similarly 

overgrown area to the site itself and, in part, by a property identified as ‘Clairemont’ on the OS 

Plan which appears to form part of the Lochnagar Café, fronting onto Main Street. 

 

 
OS Plan 1910-1914 showing buildings occupying the site  
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Photographs of Application Site and pedestrian bridge over River Gryffe  

2.3 Mill Brae, from which the site is presently accessed runs from the A761 Main Street to the west, 

downhill to a crossing over the River Gryffe at which point it comes to a ‘dead end.’  A 

pedestrian access/bridge continues east across the river to the relatively new residential area at 

Loch Place. The junction at Mill Brae with Main Street also serves a car park to the rear of the 

adjacent restaurant and café (Lochnagar). This access branches off from Mill Brae just to the 

east of the junction.  Mill Brae is approximately 72 metres in length between the Main Street 

junction and the proposed access to the development. For the first 15 metres or so, the 

carriageway is approximately 3.7 metres wide, with a footway of 1.1 metres on its north side. 

Over the remainder of its length, Mill Brae is approximately 4.8 metres wide, with boundary 

walls along both sides, and no pedestrian footways. The road serves three residential properties 
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along its south side.  Mill Brae is adopted by Renfrewshire Council for maintenance, as Roads 

Authority, and is therefore a “public road”.  The road presently carries very light traffic, serving 

only the three residential properties referred to. However in the past, it also served the 

application site in its former use as a sawmill (and latterly for storage), and the former gasworks 

on the south side adjacent to the river (which later became a sewage treatment plant). Both of 

these uses would have led to movements by vehicles (including larger heavier vehicles) 

throughout the day, which have now ceased. 

 

      

Photographs looking east and west along Mill Brae 

 

2.4 On the opposite side of the application site to Mill Brae exists Back Road, which runs along the 

rear of properties fronting on to Main Street. Two of those properties have pedestrian accesses 

to their rear garden from Back Road, but otherwise there is no direct frontage access aside from 

a vehicle repair garage just to the south of the River Gryffe. This road is approximately 108 

metres long, between Lintwhite Crescent and the vehicle repair garage and over this length, it 

is approximately 3 metres wide, with verges along both sides. There are no pedestrian footways 

or street lighting along this length.  Back Road is not included on the list of public streets 

maintained by Renfrewshire Council, and is therefore privately maintained (albeit open as a 

public right of passage), although judging by its condition it receives very little if any 

maintenance. Until approximately 15 years ago, Back Road continued approximately 50 metres 

further north, through to Mill Brae, crossing a bridge over the Pow Burn. The bridge was 

structurally damaged by flooding of the river/burn at around that time, and was closed to traffic, 

although pedestrian access has been maintained. 

 

    
Photographs looking north and south along back road 
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3. Description of Proposed Development  
 

3.1 The application (TD Document 2) submitted to the Council and registered under Planning 

Application Reference Number 19/0814/PP had sought planning permission in principle for a 

residential development on the site.  An Indicative Layout (see below) accompanying the 

application illustrates that the self-seeding ships/saplings would be removed and a total of four 

detached houses would be erected, accessed via a single point off Mill Brae which corresponds 

with the existing access arrangements to the site.  The belt of trees on the banking next to the 

River Gryffe which are protected by the TPO would remain and would not be affected in any 

materially adverse manner.   It is important to stress that the layout is indicative in nature and 

the purposes of this application is simply and solely to obtain planning permission in principle 

for the erection of a residential development on the site.  

 

 
 

 

Proposed Site Plan 
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4. Assessment of Development Proposals  
 

4.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as amended), hereinafter 

referred to as ‘The Act,’ states that: 

 

‘where in making any determination under the planning Acts, regard is to be had to the 

development plan, the determination shall be made in accordance with the development plan 

unless material considerations indicate otherwise.’ 

 

4.2 In the context of the above it is worth making reference to the House of Lord’s Judgement on 

the case of the City of Edinburgh Council v the Secretary of State for Scotland 1998 SLT120.  

It sets out the following approach to deciding an application under the Planning Acts: 

 identify any provisions of the development plan which are relevant to the decision;  

 interpret them carefully, looking at the aims and objectives of the plan as well as 

detailed wording of policies;  

 consider whether or not the proposal accords with the development plan;  

 identify and consider relevant material considerations, for and against the proposal; and  

 assess whether these considerations warrant a departure from the development plan. 

4.3 The relevant development plan for the area comprises Clydeplan, the Strategic Development 

Plan for Glasgow and the Clyde Valley which was approved by Scottish Ministers in July 2017 

and the Renfrewshire Local Development Plan which was adopted by Renfrewshire Council in 

2014.  Other material considerations which should be considered in the determination of the 

application include Scottish Planning Policy; the Proposed Renfrewshire Local Development 

Plan 2019 and associated Supplementary Guidance; Renfrewshire’s Places Residential Design 

Guide; Consultation Responses; and Third Party Representations.  

 

              
 

Clydeplan  

4.4 Clydeplan, the strategic development plan for Glasgow and the Clyde Valley was approved by 

Scottish Ministers in July 2017.  This plan sets out a Spatial Development Strategy in the period 

upto 2036 which supports a presumption in favour of sustainable development that contributes 

to economic growth. It acknowledges the city region's legacy of development and infrastructure 

and recognises that maximising the benefit of those resources is fundamental to ensuring the 

long term success of the city region. Whilst Clydeplan provides strategic guidance for the 

preparation of local development plans and for the determination of planning applications it 
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contains no specific policies or proposals which are considered to be of overriding relevance to 

either the site or the proposed development.   

 

The Renfrewshire Local Development Plan  

4.5 The Renfrewshire Local Development Plan (LDP) was adopted by Renfrewshire Council in 

August 2014.  The application site is located within the Bridge of Weir Settlement Envelope in 

close proximity to the designated Local Service Centre as indicated below.  The site is not 

allocated for any specific purpose in the Plan (i.e. ‘white land’).   

 

 
Bridge of Weir Settlement Envelope – Renfrewshire Local Development Plan 2014  

 

4.6 The LDP aims to secure the principles of the spatial strategy in each new development and 

requires all development proposals to be considered in relation to the spatial strategy diagrams 

and the following overarching outcomes. New development will be supported where it 

incorporates the following criteria (where relevant): 

 

 The quality of the development contributes positively to the character and appearance 

of the place, benefiting the amenity of the area and protecting the built heritage, its 

setting and the natural environment; 

 

 The design of new development is demonstrated to benefit the area by following the 

principles of ‘Designing Places’ 
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 Buildings and structures are designed to support the principles of low carbon 

generating technology to reduce emissions; and  

 

 The development does not have an adverse effect on the integrity of any sites protected 

as a Natura 2000 site. 

 

Whilst the application proposals have not, at this planning in principle stage, been developed to 

comply with the terms of the criteria identified above, it is evidently clear that they are all 

matters that can be addressed at the detailed ‘Approval of Matters Specified in Conditions’ stage 

of the process following the grant of planning permission in principle.  

 

4.7 Polices within the LDP against which the planning application must be assessed include: 

 

Policy P1 – Renfrewshire’s Places 

Policy I1 – Connecting Places  

Policy I5 – Flooding and Drainage  

Policy I7 – Low Carbon Developments  

Policy ENV2 – Natural Heritage  

 

4.8 Policy P1 on ‘Renfrewshire’s Places’ states the following: 

 

  ‘Within uncoloured areas on the proposals maps there will be a general presumption in favour 

of a continuance of the built form. New developments within these areas should be compatible 

and complementary to existing uses and demonstrate that they would cause no significant harm 

to these uses as set out by the criteria in the New Development SG.’ 

 

4.9 The application site is located within a predominantly residential area and as a consequence of 

this the development proposed would be entirely compatible with the predominant land use 

existing.  The indicative layout submitted demonstrates that the four houses can be satisfactorily 

accommodated on the site and provided with satisfactory levels of private garden ground and 

acceptable plot ratios.  The rear garden area would have a depth of 13-15 metres; a separation 

distance of at least four metres between each of the dwelling houses; and a distance of at least 

17 metres from the closest existing house on Mill Brae.  The relationship between the dwelling 

houses proposed and all existing houses referred to would therefore ensure that neither the 

existing nor proposed houses would be detrimentally affected as a result of privacy loss or loss 

of sunlight (overshadowing).  It is also worth mentioning in the context of Policy P1 that the 

proposal would involve the redevelopment of a brown field site which detracts from the 

character of the area and if not used for housing could be re-used for storage purposes without 

a requirement for planning permission.  Such a use, were it to be re-introduced, would have a 

significantly greater adverse effect on the character and residential amenity of the area than the 

residential scheme proposed.  

 

4.10 The New Development Supplementary Guidance 2014 outlines eight criteria against which all 

planning applications must be assessed.  Those criteria and our responses to them are outlined 

below: 

   

 ‘The layout, built form, design and materials of new developments shall be of a high quality 

and be in accordance with the general principles of the Architecture and Place Policy and 
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Designing Streets. The density of new housing proposals will require to be in keeping with the 

density of the surrounding residential areas.’ 

  

 
 

 Response – As noted previously the indicative layout submitted with the application 

successfully demonstrates that four houses can be comfortably accommodated on the site 

without adverse effect on established residential amenity and in a manner that is sympathetic to 

the spatial density and character of the area. 

 

‘Surrounding land uses should not have a significant adverse effect on the proposed residential 

development with regards to visual amenity, noise, smell, traffic, overlooking and meeting 

statutory air quality objectives.’ 

 

 Response – As noted previously, the predominant land use in the area is residential and as a 

consequence the dwelling houses proposed are entirely compatible with the established use and 

will not be adversely affected by those surrounding properties a result of visual amenity, noise, 

smell, overlooking or air quality objectives.  It has been demonstrated elsewhere within this 

statement and in attached documents that any existing impacts or impacts arising from traffic 

generation are also acceptable.  

  

‘The density of new housing proposals will require to be in keeping with the density of 

surrounding residential areas, higher densities may be appropriate in areas which have good 

access to walking, cycling and public transport.’  

 

Response – The indicative layout submitted successfully demonstrates that the site can be 

developed for the number of dwelling houses proposed in a manner that respects the density of 

the surrounding area.  Whilst the scheme proposed is not of a high density those dwellings 

proposed are in a highly sustainable location benefitting from good access to walking, cycling 

and public transport facilities.  

 

‘It should be demonstrated that adequate provision has been made for all services including 

water, sewerage, power, communications, education, health and social facilities.  Proposals 

for community, educational and commercial facilities will require to serve the local needs of 

the area.’  
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Response – The application site can be adequately accessed and serviced and as such is 

effective and immediately capable of development.  We have not been made aware, through the 

application process, of any constraints preventing the development of the site for the residential 

use proposed.  

 

‘Where considered necessary by the Council, areas of public and private open space will be 

retained where they are of recreational or amenity value.’  

 

Response – The application site is neither an area of public nor private open space but rather a 

previously developed brownfield site; the condition of which detracts from the overall character 

and amenity of the area.  

 

‘Existing landscape and ecological features will also be retained where they make a positive 

contribution to the character of the area and should be supplemented by new integrated 

landscaping and habitat proposals.’  

 

Response – The only landscape features worthy of retention on the site is the belt of trees 

defining the boundary of the site with the River Gryffe.  Those said trees, as noted previously, 

are protected by a Tree Preservation Order (TPO) and will be retained as a result of both this 

and the very worthwhile contribution they make to the visual amenity and natural heritage of 

the area.  

 

 ‘Development proposals require to create attractive and well-connected street networks which 

will facilitate movement.’ 

 

 Response – The indicative layout submitted with the application identifies the possible 

introduction of a new street frontage off Mill Brae, which, through its active nature and ease of 

accessibility to the town centre, would bring hugely positive benefits to an otherwise 

unattractive brownfield site which detracts quite significantly from the character and 

appearance of the area.  

 

 ‘Development should contribute to the overall character of a place, public health, social 

interaction and help in tackling climate change through reduction in carbon emissions.’ 

 

Response – As noted previously the redevelopment of this unkempt brownfield site for the 

housing scheme proposed will contribute positively to the character and appearance of the area.  

Its central location and relationship with the town centre and associated facilities contained 

therein, including public transport services, will ensure that a significant contribution will be 

made to tackling climate change and reducing carbon emissions.  Other means and measures to 

reduce carbon emissions and improve energy efficiency levels can be advanced at the detailed 

stage and secured through the imposition of conditions on any planning permission in principle 

granted.   

 

4.11 As a consequence of all considerations outlined above we are firmly and unequivocally of the 

opinion that the application proposals are compliant with the terms of Policy P1 on 

‘Renfrewshire’s Places’ and the related Supplementary Guidance on ‘New Development.’  

 

4.12 Policy I1 on ‘Connecting Places’ states the following: 
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‘Increased access and connectivity to walking, cycling and public transport networks is a key 

consideration for investment locations within Renfrewshire. Getting to and from employment, 

education, residential, retail and other land uses by a range of modes is an important 

consideration when developing places and will require to be demonstrated in the submission of 

proposals. Appropriate provision to connect to active travel and public transport networks, 

hubs and interchanges as well as allowing for walking, cycling and public transport 

accessibility requires to be considered from the outset with details outlining how this can be 

achieved. The Council will support development proposals which give priority to sustainable 

modes of travel and have no significant impact on the safe and efficient operation of the local 

or trunk road network.’  

 

4.13 As noted previously the application site benefits from its location and ease of access to the town 

centre and associated public transport services and also from its relationship to the established 

foot and cycle path networks currently existing in Bridge of Weir.  It is, without exaggeration, 

one of the most sustainably located sites in Bridge of Weir and therefore entirely compliant 

with the terms of Policy I1 on ‘Connecting Places.’   

 

4.14 Policy 15 on ‘Flooding and Drainage’ states the following: 

 

‘New development should avoid areas susceptible to flooding and is required to demonstrate 

promotion of sustainable flood risk management measures by implementing suitable drainage 

infrastructure. Development must not have an impact on existing drainage infrastructure or 

increase the risk of flooding. Where any development involves land raising, effective 

compensation for any loss of local flood storage capacity must be secured. The implementation 

of new or improved drainage requires to employ Sustainable Urban Drainage Systems (SUDS) 

measures and flooding and drainage measures should aim to have a positive effect on the water 

environment as well as the natural heritage interests of the site or land surrounding the site.  

Any development will require to be assessed against the criteria and guidance set out in the 

New Development SG and be supported by an assessment of flood risk when deemed necessary 

by the planning authority.’  

 

4.15 The application site is located in an elevated position above the River Gryffe and as such is not 

at risk from flooding.  Detailed considerations relating to surface water and drainage can be 

advanced at the approval of matters specified in conditions stage following on from the grant 

of planning permission in principle.  

 

4.16 Policy I7 on ‘Low Carbon Developments’ states the following: 

 

 ‘All new buildings, with exception of those listed below, shall in meeting building regulation 

energy requirements, install technology that produces low or no amounts of carbon dioxide 

emissions, to reduce the predicted emissions by at least 15% below 2007 building standards. 

 

The developments exempt from the above standards are as follows: 

 

 Buildings exempt from building regulations; 

 Alterations and extensions to buildings; 
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 Changes of use or conversion of buildings; 

 An ancillary building that is stand-alone, having an area less than 50 square metres; 

 Buildings which will not be heated or cooled other than by heating provided solely for 

the purpose of frost protection; 

 Buildings which have an intended life of less than two years. 

 

Delivering the Infrastructure Strategy 

The submission of a statement will be required to demonstrate to the satisfaction of the Council 

that this requirement can be met or setting out the reasons why it is neither practical nor viable 

to meet the requirement in part or in full.’  

 

4.17 It is not possible to address the requirements of Policy I7 within the scope of an application for 

planning permission in principle.  However, they can all be dealt with and met and the next 

stage of the process in the event of planning permission in principle being granted.  

 

4.18 Policy Env 2 on ‘Natural Heritage’ states the following: 

 

 ‘To accord with the Local Development Plan, developments must not have an adverse effect on 

the integrity of sites protected for their natural conservation interest or which have the potential 

to protect and enhance designated sites and the wider biodiversity and geodiversity of the area.  

 

Where appropriate, the Council will seek to improve these resources. All proposals will be 

assessed in terms of the cumulative impact of development based on the precautionary principle 

considering the effect on the following: 

 

 Natura 2000 and Ramsar Sites; 

 Protected Species; 

 SSSI’s; 

 LNRs, SINCs and wildlife corridors; 

 Biodiversity; 

 Trees - Ancient and semi- natural woodland, TPOs and Conservation Areas; 

 

Developments and change of uses affecting those outlined above will be assessed against 

criteria set out in the New Development SG.’  

 

4.19 With the exception of the TPO’d trees along the boundary with the River Gryffe there are no 

other wildlife or heritage designations on the site.  As the trees referred to are being retained 

and not in any way affected as a result of the development proposed it is considered that the 

terms of Policy Env 2 are entirely complied with.  

 

4.20 Having assessed the proposal against the terms of the development plan and associated 

supplementary guidance we are of the opinion that the proposal is entirely complaint in all 

respects.  

 

Other Material Considerations  

4.21 In addition to the development plan, due consideration must also be given, as noted previously, 

to other material considerations when determining a planning application.  Such considerations 
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in this instance include Scottish Planning Policy; the Proposed Renfrewshire Local 

Development Plan 2019 and associated Supplementary Guidance; Renfrewshire’s Places 

Residential Design Guide, Consultation Responses; and Third Party Representations. 

 

 Scottish Planning Policy  

4.22 The current version of Scottish Planning Policy was published by the Scottish Government in 

2014.  Its purpose is to set out national planning policies which reflect Scottish Ministers’ 

priorities for the operation of the planning system and for the development and use of land. The 

SPP aims to promote consistency in the application of policy across Scotland whilst allowing 

sufficient flexibility to reflect local circumstances. It directly relates to the preparation of 

development plans; the design of development, from initial concept through to delivery; and 

the determination of planning applications and appeals.  

 

 
 

4.23 The SPP (Paragraph 27) introduces a presumption in favour of development that contributes to 

sustainable development.  The SPP states that ‘the planning system should support 

economically, environmentally and socially sustainable places by enabling development that 

balances the costs and benefits of a proposal over the longer term. The aim is to achieve the 

right development in the right place; it is not to allow development at any cost.’ (Paragraph 28)  

 

4.24 The SPP (Paragraph 29) states that policies and decisions should be guided by the following 

principles: 

 

 giving due weight to net economic benefit; 

 responding to economic issues, challenges and opportunities, as outlined in local 

economic strategies; 

 supporting good design and the six qualities of successful places; 

 making efficient use of existing capacities of land, buildings and infrastructure 

including supporting town centre and regeneration priorities; 

 supporting delivery of accessible housing, business, retailing and leisure development; 

 supporting delivery of infrastructure, for example transport, education, energy, digital 

and water; 
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 supporting climate change mitigation and adaptation including taking account of flood 

risk; 

 improving health and well-being by offering opportunities for social interaction and 

physical activity, including sport and recreation; 

 having regard to the principles for sustainable land use set out in the Land Use 

Strategy; 

 protecting, enhancing and promoting access to cultural heritage, including the historic 

environment; 

 protecting, enhancing and promoting access to natural heritage, including green 

infrastructure, landscape and the wider environment; 

 reducing waste, facilitating its management and promoting resource recovery; and 

 avoiding over-development, protecting the amenity of new and existing development 

and considering the implications of development for water, air and soil quality. 

 

4.25 Paragraph 32 of the SPP advises that ‘the presumption in favour of sustainable development 

does not change the statutory status of the development plan as the starting point for decision-

making. Proposals that accord with up-to-date plans should be considered acceptable in 

principle and consideration should focus on the detailed matters arising. For proposals that do 

not accord with up-to-date development plans, the primacy of the plan is maintained and this 

SPP and the presumption in favour of development that contributes to sustainable development 

will be material considerations. 

 

 
 

4.26 The proposed re-development of this brownfield site in the centre of Bridge of Weir is 

considered to contribute to sustainable development when assessed against the principles 

outlined in Paragraph 29 of the SPP for the reasons stated below: 

 

 giving due weight to net economic benefit; 

 

The proposed development will generate socio-economic benefits by providing housing choice, 

stimulating job creation and boosting economic investment – all positive attributes as we face 

up to the anticipated impacts caused by the coronavirus pandemic.    

 

 supporting good design and the six qualities of successful places; 

 

The design proposals for the residential scheme proposed, whilst outline in nature, are of a high 

quality and support the six qualities of successful places.  The proposals are distinctive, safe 

and pleasant, welcoming, adaptable, resource efficient and easy to move around.   
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 making efficient use of existing capacities of land, buildings and infrastructure 

including supporting town centre and regeneration priorities; 

 

The development is proposed on a previously developed brownfield site within an established 

residential area. The development of sites of this nature and these characteristics is preferable 

to the development of green field sites and should be supported.  

 

 supporting delivery of accessible housing, business, retailing and leisure development; 

 

The development proposed will facilitate the development of four new dwelling houses.   The 

site is in an inherently accessible location in close proximity to the town centre and benefitting 

from existing facilities and services within it and in close proximity to it including access to 

public transport, footpaths and cycle ways.     

 

 supporting delivery of infrastructure, for example transport, education, energy, digital 

and water; 

 

It is intended that the dwellings proposed will maximise the use of innovative design technology 

to ensure that they are inherently sustainable and energy efficient. The site enjoys good access 

to public transport services with bus routes and stops in close proximity.  

 

 supporting climate change mitigation and adaptation including taking account of flood 

risk; 

 

The proposed development will introduce a range of measures which will support climate 

change mitigation.  This will be achieved through enhanced levels of insulation and efficient 

heating systems/low carbon energy sources which can be secured by condition on any planning 

permission in principle granted.  The location of the houses proposed and their relationship to 

the town centre will contribute to sustainable transport movements all of which supports climate 

change mitigation. The site is not at risk from flooding.  

 

 improving health and well-being by offering opportunities for social interaction and 

physical activity, including sport and recreation; 
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The site enjoys good access to the existing public path network and therefore ease of access to 

sport and recreational facilities.  

 

 having regard to the principles for sustainable land use set out in the Land Use 

Strategy; 

 

The application proposals have been developed in due cognisance of the principles of 

sustainable land use with particular reference to the following: 

 

- the proposal will deliver a number of benefits including the development of a bespoke 

family homes. 

 

- The land on which the development is being proposed is brownfield in nature.  It is not 

presently used for any particular purpose and has an adverse effect on the character and 

appearance of its immediate area.   Its proposed use for the development of four new 

houses is not significant.  

 

- The proposals for the site, have evolved through a thorough understanding and 

appreciation of the area’s eco-system. 

 

- The development proposal will appear as an integral part of the existing settlement.   

 

 protecting, enhancing and promoting access to cultural heritage, including the historic 

environment; 

 

The development of the site will not result in an adverse effect on the area’s cultural heritage.  

 

 protecting, enhancing and promoting access to natural heritage, including green 

infrastructure, landscape and the wider environment; 

 

The retention of existing landscape features and the provision of further planting and 

landscaping will ensure that the character and appearance of the area is improved and its 

biodiversity credentials enhanced.  

 

 reducing waste, facilitating its management and promoting resource recovery;  

 

Recycling and refuse facilities will be incorporated into the design at the detailed stage.  

Collection of waste will be undertaken in line with local authority procedures.  Every effort will 

be made to ensure that waste is minimised on site and recycled in accordance with sound 

principles of sustainability where possible.  

 

 avoiding over-development, protecting the amenity of new and existing development 

and considering the implications of development for water, air and soil quality. 

 

The site will be developed at an appropriate density befitting of the locality and the landscape 

context within which it is proposed.  The amenity of existing development bordering the site 



 

23 

 

will be protected in accordance with Council standards with particular reference to issues such 

as privacy, overlooking, loss of light, overshadowing etc.    

 

4.27 In view of the above, the application proposals represent a sustainable form of development; a 

consideration to which significant weight should be given to in the determination of this review 

request.  

 

 Proposed Renfrewshire Local Development Plan 2019 and New Development 

Supplementary Guidance 2019 

4.28 The Proposed Renfrewshire Local Development Plan 2019 and New Development 

Supplementary Guidance 2019 was submitted to the Scottish Ministers on 31st January 2020 

with the examination into objections commencing on 12th May 2020.   

 

      
 

4.29 The application site is similarly zoned in the Proposed Plan as it is in the existing extant plan.  

Whilst it is not allocated for any specific purpose (i.e. white land) in the proposed plan it is, 

along with land on the opposite side of the Brae identified as a Housing Land Supply Site.  
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4.30 The polices in the emerging plan and the New Development Guidance forming part of the plan 

essentially replicate the policies contained in the extant local development plan as addressed in 

Paragraphs 4.5 to 4.20 previously.   As a consequence of this and the desire to avoid as much 

repetition as possible we are not responding to the individual policies in the emerging plan but 

would nonetheless stress that the proposal is entirely compliant with all policies contained 

therein.  For reference, the policies contained within the proposed plan which are of relevance 

to the application proposed, include the following: 

 

 Policy P1 – Renfrewshire’s Places  

 Policy P2 – Housing Land Supply  

 Policy P3 – Housing Mix and Affordable Housing  

 Policy P6 – Open Space  

 Policy Env2 – Natural Heritage  

 Policy I1 – Connecting Places 

Policy I3 – Flood & Drainage 

Policy I4 – Renewable & Low Carbon Energy Developments   

  

 Renfrewshire’s Places – Residential Design Guide  

4.31 The Council published its Residential Design Guide in March 2015.  It sets out the objectives 

of sustainable place making, design considerations and the process through which high quality 

designs can be achieved using local examples to illustrate some successful approaches to 

sustainable place making using an understanding of the Renfrewshire context.  The purpose of 

the guidance document is to encourage best practice and high quality design by showing factors 

which should be considered through the design process and appropriate ways of responding to 

these considerations. 

 

 
 

4.32 As the current application is for planning permission in principle only it is not possible to 

respond to the detail of the guidance contained within the document other than to pass remark 
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on the fact that the indicative layout submitted in support of the application demonstrates that 

the site is capable of being developed for the four dwelling houses proposed through the 

introduction of a new street frontage; the iteration of which has the potential to bring significant 

visual improvements to the appearance of the site and as a consequence the appearance of the 

surrounding area.  The detail of those improvements will be advanced via an application for 

approval of matters specified in conditions in the event of planning permission in principle 

being granted for the proposal.  

 

Consultation Responses  

4.33 According to the Report of Handling on the application consultations have been undertaken 

with the Council’s Environment and Infrastructure Services (Roads); Environment and 

Infrastructure Services (Design Services) and Environmental Protection (Environmental 

Health) Departments; the Bridge of Weir Community Council and Scottish Water.  Summaries 

of those consultation comments and our responses to them are outlined below: 

 

Renfrewshire Council’s Environment and Infrastructure Services (Roads) 

4.34 The Council’s Roads Department has provided two responses to the application raising the 

following points: 

 

 The applicant should investigate the possibility of upgrading Back Road (including the 

bridge over the Pow Burn as an alternative means of accessing the site to Mill Brae;  

 

 The junction of Mill Street and Main Street is unsuitable to accommodate any more 

traffic; and  

 

 Mill Brae would struggle during the development process to cope with construction 

traffic. 

 

Response – We attach as TD Document 3 a report prepared by Andrew Carrie, Traffic and 

Transportation Limited which responds directly to the comments of the Roads Department.  It 

makes the following key points: 

 

(a) Back Road is narrower and less suitable than Mill Brae is. Most importantly, Back Road 

has been closed since 2006 because of flood damage to the bridge over the Pow Burn.  The 

road and bridge are privately maintained by third parties, so the applicant (our client) has 

no remit to carry out repairs, which in any case, would place an unreasonable cost burden 

on the proposed development and rendering it entirely unviable. Any conditions imposed 

suspensively or otherwise requiring the upgrading of Back Road and the associated bridge 

would contravene Scottish Government Planning Circular 4/1998 on ‘The use of conditions 

in planning permissions.’  

 

(b) Mill Brae, unlike Back Road, is an adopted public road.   It currently carries very light 

traffic, as it serves only three residential properties. However in the past, it also served the 

application site in its former use as a sawmill (latterly used for storage), and the former 

gasworks on the south side adjacent to the river (which later became a sewage treatment 

plant).  Both of these uses would have led to movements by vehicles (including larger 

heavier vehicles) throughout the day.   Although now ceased, such uses could recommence 
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at any time without the need for planning permission and lead to significantly greater 

impacts on Mill Brae than the four dwellings proposed.   

 

(c) The original Transport Statement submitted in support of the application which had been 

prepared by another firm of Transport Consultants concluded, quite correctly that Mill Brae 

was ‘able to support two way traffic movements or single lane traffic with parking along 

one side.  This level of capacity would be more than capable of supporting the limited 

number of vehicle movements generated by the existing homes and the additional four units 

proposed by the development.’  

 

(d) The required splays at the junction of Mill Brae and Main Street comply with the 

appropriate design standards.  However it is acknowledged  that waiting restrictions in the 

immediate 

vicinity of the junction are largely ignored, and that that the yellow carriageway markings 

are faded and broken, and in need of replacement. It can be difficult to regularly enforce 

parking and waiting restrictions outside major urban areas, but it is this illegal parking that 

creates the likeliest hazard at this junction, and others throughout the area. As this lies 

within the powers (and indeed, the duties) of the Council, it would be unreasonable to refuse 

planning consent for on this basis.  It is more than significant to note that the Council’s 

Roads Department in arriving at its conclusion make no reference to this consideration.  

  

(e) Should the Road’s Department consider that junction visibility needs to be improved, then 

aside from on street parking enforcement, the give way line could be moved forward by 

around 1.4 metres by “hatching-out” the junction, in a manner similar to the layout installed 

at the Church Manse Lane/Main Road junction, just to the north. This would leave a main 

road width of 6.4 metres, still wider than it is further north. 

 

(f) There have only been two injury accidents on the A761 in the last 5 years, the period 

normally used for road safety analysis. There have been two further injury accidents in the 

previous 5 years. None of these accidents occurred near the Mill Brae junction.  One injury 

accident may have occurred over the past 21 years at the Mill Brae junction, in 2007. This 

accident record does not indicate any particular blackspot or difficulty requiring remedial 

action. 

 

(g) There are no grounds to refuse any application simply because it might lead to increased 

traffic flows, however marginal – if it did, it would effectively create a presumption against 

any increase in traffic or pedestrian flows, at any junction, anywhere. The test that must be 

applied, sensibly, is to ask whether any change in risk to road safety is real and / or 

significant.  In this case, the addition of traffic to and from 4 additional dwellings is not a 

significant increased road safety risk. 

 

 Whilst it is acknowledged that there would be some disruption on Mill Brae from construction 

traffic its short term nature would pail into insignificance compared to the improvements that 

the redevelopment of the site would bring to the character and visual appearance of the area 

were it  to be developed for residential purposes. The adverse effects arising from the use of the 

site for storage purposes, were it to be re-established, could be substantially greater than the 

short-term duration of the effects arising from construction traffic.  
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 Renfrewshire Council’s Environment and Infrastructure Services (Design Services) 

4.35 The Design Services Section raised no objections to the application.  

 

Renfrewshire Council’s Environmental Protection (Environmental Health) 

4.36 The Council’s Environmental Health Department has raised no objections to the application but 

have recommended the imposition of a condition, in the event of planning permission being 

granted, which requires the submission of a site investigation and remediation strategy to 

address potential contamination on the site.  Our clients have no difficultly whatsoever with a 

condition of this nature.  

 

Bridge of Weir Community Council  

4.37 The Bridge of Weir Community Council has objected to the application. The specific grounds 

of objection and our responses to them are outlined below.  However, prior to responding, one 

must question whether the views of the Community Council on this application are actually 

representative of the views of the community it claims to represent.  As noted in the Report of 

Handling on the application and below, there has not been a single letter of representation 

objecting to the proposed redevelopment of this site.  The Community Council’s comments are 

not reflective of that position.  

 

(a) Lack of proper footpath on Mill Brae this road attracts a significant footfall and with the 

increase in vehicle traffic, will require a footpath, handrail and associated lighting to 

national standards in order to facilitate safe pedestrian movement. 

 

Response – Mill Brae is, as noted previously, a publicly adopted road with a width of 

approximately 4.8 metres and therefore amply wide for two vehicles to pass each other. It is 

lightly trafficked serving only three houses and would remain lightly trafficked serving an 

additional four houses.  However it might not remain lightly trafficked if the site were re-used 

as a storage yard in association with, for example, a builder’s yard which would see many more 

vehicle movements than those associated with four additional houses.  That consideration has 

been completely overlooked by both the Community Council and the Council’s Roads and 

Planning Departments in the determination of this application.  As far as the Community 

Council’s requests for a foot path with a handrail and associated lighting are concerned, such 

improvements, whilst they might benefit the area, are not necessary or justified in association 

with the small scale housing development proposed by our client.   

 

(b) Width of road the road is narrow, two vehicles will struggle to get past at the same time 

especially if vehicles are of larger types. 

 

Response – The road as noted above, is 4.8 metres wide and provides sufficient room for 

vehicles to pass each other as the photographs submitted by the Community demonstrate.  Once 

again if the site returned to its lawful use as a storage facility, a significantly greater number of 

larger vehicles could end up using it. Viewed in that light, the erection of four additional houses 

should be openly welcomed by the community council rather than being opposed.  

 

(c) Road surface is generally poor and will need upgraded to increase its lifespan, especially 

after construction traffic usage. 
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 Response – Mill Road is a public road adopted by the Council who should be maintaining it in 

a safe and roadworthy condition. The condition of a road, due to the failure of the roads 

authority to maintain it, does not provide sufficient grounds to refuse a planning application.  

 

(d) The riverbank will need strengthened (at potentially great expense) to safeguard the site 

from the river Gryffe.  The flow of the river will be causing damage to the riverbank at the 

north of the proposed development site. 

  

 Response – The river bank does not need strengthened. All existing trees along the river bank, 

which are protected by a Tree Preservation Order, are being retained and as a consequence no 

development works are being proposed in this area.  

 

(e) It is also suggested that the weak bridge on Back road would need strengthened (at 

potentially considerable expense) to cater for vehicle traffic, along with widening and 

adoption of both Back (including Bridge) and Mill Brae roads. 

 

Response – We do not dispute the Community Council’s claims that the bridge referred to 

would benefit from strengthening.  However, Mill Brae, as we have conclusively demonstrated, 

provides an adequate means by which to access the proposed development and as a consequence 

such works are not required in association with this application.  In any event, Back Road is 

considerably narrower than Mill Brae and is of a greater length.  In the circumstances described 

the suggestion that it be used to access the site as an alternative to Mill Brae is utterly bizarre 

and lacks any credibility whatsoever.  

 

Scottish Water  

4.38 Scottish Water has no objections in principle to the application.   It has confirmed that there is 

sufficient capacity at Blairlinnans Water Treatment Works insofar as water supply is concerned.   

As far as foul drainage considerations are concerned it has confirmed that it is serviced by the 

Erskine Waste Water Treatment Plant.  Whilst they are not in a position to confirm that capacity 

exists in the Treatment Plant this is a matter that can and would normally be addressed post 

planning permission in principle.  

 

Third Party Objections  

4.39 As noted in Paragraph 4.37 above there have been no objections to the application by third 

parties thus indicating that the views expressed by the Community Council are not necessarily 

representative of the Community it claims to represent.  

 

4.40 Having considered the planning application against the terms of the development plan and all 

other material considerations, including those objections made by the Community Council, we 

are firmly of the view that the application is entirely compliant and should not have been refused 

by the Planning Officer.  
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5. Response to Reasons for Refusal 

 
5.1 The planning application was refused (TD Document 5) for one single reason.  That reason 

and our responses to it are outlined below: 

 

1. The development would result in additional traffic manoeuvres onto Mill Brae and 

its junction with Main Street. The access proposed would be unacceptable and could 

reduce road safety on both Mill Brae and Main Road. The proposal is therefore 

contrary to the terms of Policy P1 of both the Adopted Renfrewshire Local 

Development Plan (2014) and the Proposed Renfrewshire Local Development Plan 

(2019) and the associated Supplementary Guidance which seek to ensure that 

proposals are compatible and complementary to existing uses and should cause no 

significant harm. 

 

5.2 The attached statement prepared by Andrew Carrie Traffic and Transportation Limited (See TD 

Document 3) responds fully and in detail to the above reason for the refusal of the application 

and should be read as in integral part of our request to review the Planning Officer’s decision.  

The fact that the four dwelling houses proposed would result in additional traffic movements 

onto both Mill Brae and Main Street is not disputed when the comparison is made with the 

situation pertaining at present.  However if the site was in use as a storage area as per its lawful 

use or if that use was re-established, which it could be without the requirement for planning 

permission, the four dwelling houses proposed would result in a reduction in the number of 

traffic movements occurring on Mill Brae and at its junction with Main Street.  This is a key 

consideration in support of the application that, for some reason, has been over looked by both 

Roads and Planning Officials in the Council.   

 

5.3 Even setting the above aside we strongly dispute the assertions made within the reason for 

refusal that the development proposed could reduce road safety on both Mill Brae and Main 

Road citing the following considerations in support of our position: 

 

(a) Mill Brae at 4.8 metres in width along its entire length is able to support and has been 

supporting for years two way traffic movements or single lane traffic with parking along 

one side;  

 

(b) The development proposed will not generate high volumes of traffic on Mill Road or on the 

surrounding road network in isolation or when compared with the vehicle movements that 

could arise if the site was used for storage purposes;  

 

(c) Capacity at the junction of Main Road and Mill Brae is not an issue;  

 

(d) Visibility at the junction of Mill Brae and Main Road meets the prescribed standards and 

only fails to be achieved when vehicles park on Main Road within the visibility splay in 

contravention of the statutory parking restrictions existing. This could be addressed by the 

Council through the re-application of the yellow carriageway markings and the subsequent 

enforcement of the waiting restrictions.  The Council’s failure to enforce statutory 

restrictions of this nature does not constitute a valid reason to refuse our client’s application.  
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(e) If deemed appropriate or required, visibility at the Mill Brae/Main Road  junction can be 

improved by moving the “give way” line forward in a similar manner to the layout at 

Church Manse Road; and  

 

(f) The record of road injury accidents does not suggest that there is a particular road safety 

difficulty at any point on the A761, particularly at the Mill Brae junction. 

 

5.4 In light of the considerations outlined above we dispute the Planning Officer’s conclusions that 

the application is contrary to the terms of Policy P1 of both the Adopted Renfrewshire Local 

Development Plan (2014) and the Proposed Renfrewshire Local Development Plan (2019) and 

the associated Supplementary Guidance.  Whilst the policies and associated guidance referred 

to might well seek to ensure that development proposals are compatible and complementary to 

existing uses and should cause no significant harm, neither the Report of Handling nor the 

consultation response from the roads department demonstrates that any, never mind significant 

harm, would arise as a result of the proposals.  In this particular situation significantly more 

harm would be caused if the application was refused and the land reverted to its lawful use as a 

storage area which would be both incompatible with the predominant residential use prevalent 

in the area and would lead to a significantly greater number of vehicle movements.  It is, as a 

consequence, respectfully requested that the reason for the refusal of the application be 

reviewed by the Council’s Local Review Body and planning permission granted for the 

proposal.   
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6. Summary and Conclusions  
 

6.1 Having considered the proposed development against the terms of both the development plan 

and other material considerations as required under the terms of the Town and Country Planning 

(Scotland) Act 1997 (as amended) we have demonstrated and are very firmly of the opinion 

that the application/review request should be upheld and planning permission granted for the 

proposal.  Our position on this appeal can be summarised as follows: 

 

 The irregularly shaped application site which measures 4392 sq. metres is located on 

the northern side of Mill Brae in the centre of Bridge of Weir.  Although currently 

overgrown with young naturally generated saplings/whips the site is brownfield in 

nature having previously accommodated buildings, understood to have been used as 

a saw mill but following demolition in the 1990’s was used for storage purposes by 

the Bridge of Weir Leather Company ceasing at some stage in the 2000s.  The River 

Gryffe and a belt of trees protected by a Tree Preservation Order borders the site to 

the north east although at a significantly lower level such as that it is not at risk from 

flooding.  

 

 Mill Brae, from which the site is presently accessed, is approximately 4.8 metres in 

width and runs from the A761 Main Street to the west, downhill to a crossing over 

the River Gryffe at which point it comes to a ‘dead end.’  The road serves three 

residential properties along its south side.  Mill Brae is adopted by Renfrewshire 

Council for maintenance, as Roads Authority, and it is therefore a “public road”.  The 

road carries very light traffic, serving only the three residential properties referred to.  

However, in the past, it also served the application site in its former use as a sawmill 

(and latterly for storage), and the former gasworks on the south side adjacent to the 

river (which, it is understood, later became a sewage treatment plant).  

  

 On the opposite side of the application site to Mill Brae exists Back Road which runs 

along the rear of properties fronting on to Main Street. This road is approximately 108 

metres long, between Lintwhite Crescent and a vehicle repair garage and over this 

length, it is approximately 3 metres wide, with verges along both sides. There are no 

pedestrian footways or street lighting along this length.  Back Road is not included on 

the list of public streets maintained by Renfrewshire Council, and is therefore 

privately maintained (albeit open as a public right of passage), although judging by 

its condition it receives very little if any maintenance. Until approximately fifteen 

years ago, Back Road continued approximately 50 metres further north, through to 

Mill Brae, crossing a bridge over the Pow Burn. The bridge was structurally damaged 

by flooding of the river at around that time, and was closed to traffic, although 

pedestrian access has been maintained. 

 

 The application submitted to the Council and registered under Planning Application 

Reference Number 19/0814/PP had sought planning permission in principle for a 

residential development on the site.  An Indicative Layout accompanying the 

application submitted illustrates that the self-seeding whips/saplings would be 

removed and a total of four detached houses would be erected, accessed via a single 

point off Mill Brae which corresponded with the existing access arrangements to the 
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site.  The belt of trees on the banking next to the River Gryffe which are protected by 

the TPO would remain and would not be affected by the proposed development.  

 

 The Planning Officer refused the application for the following reason: 

 

‘The development would result in additional traffic manoeuvres onto Mill Brae and 

its junction with Main Street. The access proposed would be unacceptable and could 

reduce road safety on both Mill Brae and Main Road. The proposal is therefore 

contrary to the terms of Policy P1 of both the Adopted Renfrewshire Local 

Development Plan (2014) and the Proposed Renfrewshire Local Development Plan 

(2019) and the associated Supplementary Guidance which seek to ensure that 

proposals are compatible and complementary to existing uses and should cause no 

significant harm.’ 

 

 The reason for the refusal of the application is contested on the following grounds: 

 

(a) The Planning Officer in arriving at the decision has failed to give due 

cognisance and sufficient weight to the fact that the application site, 

although vacant at present, has a lawful use for storage purposes.  Vehicle 

generation and activity generally would be sufficiently greater if the site 

were used for storage purposes again than it would be for the four 

dwelling houses proposed. 

 

(b)  Setting the above aside, Mill Brae, at 4.8 metres in width along its entire 

length, is able to support and has been supporting for many years two way 

traffic movements or single lane traffic with parking along one side. 

 

(c) The development proposed will not generate high volumes of traffic on 

Mill Road or on the surrounding network.  Capacity at the junction of 

Main Road and Mill Brae is not therefore an issue. 

 

(d) Visibility at the junction of Mill Brae and Main Road meets the prescribed 

standards and only fails to be achieved when vehicles park on Main Road 

within the visibility splay in contravention of the statutory parking 

restrictions existing. This could be addressed by the Council through the 

re-application of the yellow carriageway markings and the subsequent 

enforcement of the waiting restrictions.  The Council’s failure to enforce 

statutory restrictions of this nature does not constitute a valid reason nor 

provides any sort of justification to refuse our client’s application. 

 

(e) The record of road injury accidents does not suggest that there is a 

particular road safety difficulty at any point on the A761 (Main Street), 

particularly at the Mill Brae junction. 

 

(f)  If deemed appropriate or required, visibility at the Mill Brae/Main Road 

junction can be improved by moving the “give way” line forward in a 

similar manner to the layout at Church Manse Road. 
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 Other reasons advanced in support of the application include the following: 

   

-  The development is proposed on a brownfield site, the condition and 

appearance of which detracts from the character and appearance of the 

area.  

 

- The scheme proposed will result in a significant improvement to the 

character and appearance of this part of Bridge of Weir by introducing a 

new active street frontage into what is otherwise a derelict and unkempt 

parcel of land. 

 

-  The application site is in a highly sustainable and accessible location given 

its proximity to the town centre, bus stops and associated cycle and foot 

path networks.   

 

- The development of the site will contribute to the supply of land for 

housing development and to the mix and range of house types available 

within the area. 

 

- The development of a dwelling house on the site will bring positive 

benefits to the economy through the creation of employment opportunities 

for locally based tradespeople.  Such benefits are particularly important at 

this time given the pressures imposed on those involved in the construction 

industry as a result of the implications arising from the coronavirus 

pandemic. 

 

6.2 In view of the considerations outlined it is suggested that this request to review the Planning 

Officer’s decision be upheld and planning permission granted for the proposal as applied for.  

We reserve the right to respond to any submissions on the review request from either the 

Appointed Officer, Consultees or Third Parties.  

 

 

 

 

 

 

Signed  

                         Derek Scott 

 

Date        11th August 2020  
 


