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My Ref: 
Contact: Clare Murray 
Telephone: 07483 370667 
Email: 
Date: 

dc@renfrewshire.gov.uk 
20 June 2022 

Graham + Sibbald 
233 St Vincent Street 
Glasgow 
G2 5QY 

Proposal: Erection of dwellinghouse (in principle). 
Location: Barochan West Lodge, Chapel Road, Houston, Johnstone, PA6 7AX, 
Application Type: Planning Permission in Principle 
Application No: 21/1625/PP 

Dear Sir/Madam, 

NOTIFICATION OF REFUSAL OF CONSENT 

The Council has decided to refuse your application, details of which are given above. I enclose 
a Decision Notice which provides details of the reasons for refusal. I also enclose a copy of your 
submitted plans duly endorsed. 

You have the right to appeal against this decision to the Local Review Body and notes on how 
to appeal are attached. 

Yours faithfully, 

Alasdair Morrison 
Head of Economy and Development 
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REFUSE Consent subject to the reasons 
 
Ref.  21/1625/PP     

 
DECISION NOTICE 
 
Town and Country Planning (Scotland) Act 1997 
Planning etc. (Scotland) Act 2006 
Town and Country Planning (Development Management Procedure) (Scotland) Regulations 2013     
 
TO 
R & R Construction (Scotland) Ltd 
Unit 4 
22 Churchill Tower 
Ayr 
KA7 1JT 
 
With reference to your application registered on 27 October 2021 for Planning Consent for the 
following development:- 
 
PROPOSAL 
Erection of dwellinghouse (in principle). 
 
LOCATION 
Barochan West Lodge, Chapel Road, Houston, Johnstone, PA6 7AX 
 
DECISION 
The Council in exercise of their powers under the above Acts and Orders, having considered 
the above proposal, the plans endorsed as relating to it and the particulars given in the above 
application hereby:- 
 
REFUSE Consent subject to the reasons listed on the reverse/paper apart. 
 
PLANS AND DRAWINGS 
The plans and drawings relative to this refusal are those identified in the Schedule of 
Plans/Drawings attached as a paper apart and forming part of this Decision Notice. 
 
Dated: 20/06/2022 
 

 
Signed .....
Appointed Officer 
on behalf of Renfrewshire Council 
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Ref. 21/1625/PP 
 
REASON FOR REFUSAL 
 
PAPER APART 
 
TERMS AND CONDITIONS 
 
Reason for Decision  
 
 1. The proposal is contrary to Policy ENV 1 of the Adopted Renfrewshire Local 

Development Plan 2021 as the proposal has not demonstrated a need for new housing 
that is necessary to support an established greenbelt activity and the details provided 
are such that it may have an adverse impact on the character of the green belt. 

 
 2. The proposal is contrary to Policy E4 of the Adopted Renfrewshire Local Development 

Plan and the draft New Development Supplementary Guidance, Tourism as it has not 
been demonstrated that there is a specific location need for the dwellinghouse or that 
the development would strengthen the appeal and attraction of Renfrewshire to a range 
of visitors. The details provided are such that the scale of the proposal may also not be 
proportionate or fit in well with the location.     

 
 3. The proposal is contrary to the draft New Development Supplementary Guidance, Green 

Belt Development Criteria and Housing in the Green Belt as the proposal does not 
require a specific green belt location or justify the requirement for a residential use 
outwith the settlement and from the details provided does not demonstrate outstanding 
quality of design of an appropriate scale for its setting such that it would integrate and 
enhance the established character of the area. 
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TOWN AND COUNTRY PLANNING (SCOTLAND) ACT 1997 

 
1. If the applicant is aggrieved by the decision to refuse permission for or approval required by a 
condition in respect of the proposed development, or to grant permission or approval subject to 
conditions, the applicant may require the planning authority to review the case under section 
43A of the Town and Country Planning Act (Scotland) Act 1997 within three months beginning 
with the date of this notice. The notice of review should be addressed to Head of Legal and 
Democratic Services, Renfrewshire House, Cotton Street, Paisley PA1 1PR. 
 
2. If permission to develop land is refused or granted subject to conditions and the owner of the 
land claims that the land has become incapable of reasonably beneficial use in its existing state 
and cannot be rendered capable of reasonably beneficial use by the carrying out of any 
development which has been or would be permitted, the owner of the land may serve on the 
planning authority a purchase notice requiring the purchase of the owner of the land's interest in 
the land in accordance with Part 5 of the Town and Country Planning (Scotland) Act 1997.    
 
 
 
 
 
 



Appendix 1 
 

RENFREWSHIRE COUNCIL 
 

Application No: 21/1625/PP 

CHIEF EXECUTIVE’S SERVICE 
RECOMMENDATION OF PLANNING APPLICATION 

Regd:11 November 2021 

  
Applicant Agent 
R & R Construction (Scotland) Ltd 
Unit 4 
22 Churchill Tower 
Ayr 
KA7 1JT 
 

Graham + Sibbald 
233 St Vincent Street 
Glasgow 
G2 5QY 
 

Nature of Proposals 
Erection of dwellinghouse (in principle). 
 
Site 
Barochan West Lodge, Chapel Road, Houston, Johnstone, PA6 7AX 
 
Description 
 
This application seeks planning permission in principle for the erection of a residential 
dwellinghouse to house an estate manager, within the grounds of a vacant lodge house with a 
view to converting the lodge house to office use, should the proposal prove acceptable. The 
application site is located on Barochan Estate, to the northeast of Houston, and comprises the 
estate gatehouse, known as West Lodge, and its garden grounds.  The site is located at the 
corner of Chapel Road and Corsliehill Road, at the access to Barochan Estate which lies to the 
east of the site. 
 
The application site extends to approximately 0.16Ha and accommodates the existing gate house 
and gardens.  The gatehouse comprises a 2-bedroom single storey traditional building with a 
pitched slated gable ended roof, with a more recent single storey extension to the rear. 
 
It is proposed to retain the gatehouse, divide the plot, and erect a new replacement house in the 
garden ground to the rear.   
 
The applicant has indicated that the gatehouse is in poor condition with significant areas of damp 
and timber rot which pose a structural and health hazard.  It has been indicated that the house 
cannot be reasonably returned to a habitable state without extensive and prohibitive financial 
outlay and that a new dwellinghouse is required to fund these works and house a manager for the 
letting accommodation associated with the estate, which has recently been augmented by a 
development of 5 lodges.  No structural survey information has been submitted in support of this 
claim. 
 
The applicant has submitted a statement in support of the application claiming the need for the 
manager’s accommodation and potential offices is justified by the requirements of the estate and 
by other planning permissions in the area, which it is submitted, establish a precedent for housing 
in the green belt.  
 
 
History 



 
Application No: 18/0871/PP 
Description: Erection of five holiday lodges. 
Decision: Granted subject to conditions 
 
Application No: 17/0664/PP 
Description: Planning permission in principle for tourism chalet development 
Decision: Granted subject to conditions 
 
 
Policy and Material Considerations 
 
Adopted Renfrewshire Local Development Plan 2021 
Policy ENV1 - Green Belt 
Policy E4 - Tourism 
 
Draft New Development Supplementary Guidance  
Delivering the Environment Strategy - Green Belt Development Criteria, Housing in the Green Belt  
Delivering the Economic Strategy - Tourism 
 
Material considerations 
Design Guide for Conversion of Existing Buildings and for New Buildings in the Countryside 
Planning Advice Note 72 - Housing in the Countryside 
 
Planning legislation requires that planning decisions are made in accordance with the 
Development Plan unless material considerations indicate otherwise. In this case, the proposal 
requires to be assessed in terms of the policies set out above, and any other material 
considerations. 
 
Publicity 
 
An Advert was placed on the press on 1 December 2021 for the following reasons; 
Potentially Contrary to Development Plan. 
 
Objections/Representation 
 
None received. 
 
Consultations 
 
Environment & Infrastructure Services (Roads) - No objection subject to relocation of parking 
spaces outwith the visibility splay. 
 
Environment & Infrastructure Services (Design Services) – No objection.  
 
Summary of Main Issues of: 
 
 
Environmental Statement – n/a 
 



Appropriate Assessment – n/a 
 
Design Statement – n/a 
 
Access Statement – n/a 
 
Other Assessments – Planning Statement which provides a critique of the proposal, including a 
justification against planning policy. 
 
Planning Obligation Summary – n/a 
 
Scottish Ministers Direction – n/a 
 
 
Assessment 
 
Policy ENV1 of the Adopted Renfrewshire Local Development Plan 2021 states that development 
within the green belt will be considered appropriate in principle where there is a housing land 
shortfall remedy which satisfies Policy 8 of Clydeplan or is in support of certain uses. These uses 
include that of a tourism related development acceptable under Policy E4. Stating that support will 
be given to developments that are able to demonstrate diversification within green belt and rural 
areas which promote new employment, tourism opportunities or community benefits. It also states 
that development within the green belt will only be considered acceptable where it can be 
demonstrated that it is compatible with the provisions of the New Development Supplementary 
Guidance. 
 
The draft New Development Supplementary Guidance (SG) states that development can be 
acceptable in principle where it is for a purpose in support of acceptable green belt uses. Green 
Belt Development Criteria provides a set of guidance that all development require to meet, 
including that traffic and access infrastructure can be sensitively accommodated and that it has 
been demonstrated that there has been careful consideration of the siting, design, scale and 
grouping of any buildings and infrastructure. Further to this guidance Housing in the Green Belt 
states residential development proposals require to be assessed against the following criteria. 
 

• The development is required to maintain and support an established activity that is suitable 
in the green belt and is ancillary and within the boundary of the established use;  

• It is demonstrated that there is a need for the residential use to be located out with the 
settlement; Buildings which have special architectural, traditional or historic character 
which contribute to the setting of the area may be converted or re-used for residential 
where it can be demonstrated that it is no longer suitable for the purpose originally 
intended, with the original building forming the main part of the development;  

• The proposal demonstrates outstanding quality of design, is of an appropriate scale within 
its setting and makes a positive contribution to the site and surrounding area;  

• The proposal integrates with, complements and enhances the established character of the 
area and has no significant detrimental impact on the landscape character; and,  

• Replacement dwellings must reflect the specific character of the location, fit well with the 
surrounding landscape and achieve a high design standard and environmental quality. 
Replacement dwelling(s) require to be of a similar scale, character and massing to other 
residential units in the surrounding area. 

 



 
Policy E4 considers that proposals for sustainable tourism development including new or 
expanded tourism related facilities will be supported where it can be demonstrated that; the 
proposed development is capable of strengthening the appeal and attraction of Renfrewshire to a 
range of visitors; the scale of the proposal is proportionate, fits in well with the location and would 
be compatible with neighbouring land uses; the development will complement existing/proposed 
tourist facilities in that area; additional visitors may be attracted to the area and can be 
accommodated by existing infrastructure; the development can demonstrate a specific locational 
need. Further guidance is also provided under Tourism within the draft New Development 
Supplementary Guidance. 
 
The applicant has claimed that the proposal is required in support of holiday accommodation 
granted under planning permission Application Reference No: 18/0871/PP, together with other 
rental accommodation within the estate and estate business.  On this basis, the proposal requires 
to be assessed against the requirements of Policy E4 and the associated SG.  When the 
proposal is assessed in this way the following conclusions can be made.   
 
The tourist facility granted planning permission though Application Reference No: 18/0871/PP 
(Erection of five holiday lodges) was for a stand-alone tourist related proposal and not one which 
required a new managers house to make viable. I do not consider that the erection of a new 
dwellinghouse to house a manager would either increase the appeal of the holiday lodges or the 
tourism attraction of Renfrewshire as a whole.  Given the scale and character of this tourism 
facility I do not consider that it has been demonstrated that the proposal is required to support this 
facility.  Further to this the proposed development does not demonstrate a specific locational 
need as it could be accommodated reasonably within existing surrounding built up areas. It is also 
noted that the indicative footprint of the proposed house is not of a scale that could be considered 
to be proportionate to the adjoining lodge house such that it would fit in well with the location. 
 
Therefore, I do not consider that the proposal is in compliance with Policy E4 or the associated 
SG.   
 
The draft New Development Supplementary Guidance also sets out guidance specifically relating 
to housing in the green belt. When assessed against this guidance it can be concluded that, the 
proposal does not require a specific green belt location. It also does not justify the requirement for 
a residential use outwith the settlement and from the indicative plans it may not integrate or 
enhance the established character of the area given the size of the building footprint shown.  
 
In view of the above, the proposal is considered contrary to the draft New Development 
Supplementary Guidance on Housing in the Green Belt. 
 
All developments within the green belt must also be assessed against the SG general Green Belt 
Development Criteria. In this instance, there will be no loss of prime quality agricultural land. 
There is no requirement for additional access or traffic infrastructure. It is not anticipated that there 
will be a significant effect on public water supply or water courses from pollution risk. As no details 
in relation to the design and scale of the building have been submitted, I am not able to assess 
whether there would be significant detrimental effect on local landscape character, identified 
nature conservation interests, access to open space, or existing landscape features. However, it is 
noted that the indicative footprint of the proposed house is not of a scale that could be considered 
to be proportionate to the adjoining lodge house such that it would fit in well with the location.  
 
Overall, the proposal does not accord with Policy ENV 1.  








